




This draft Masterplan is the result of a long process of discussion and consultation combining external expertise with local knowledge and consultation, with the support and commitment of officers 
of Wiltshire Council. 

The intention is to provide a document to inform and form a part of the local plan, combining and resolving often conflicting interests to deliver the Chippenham Vision and create a strong and vibrant 
community. It should provide clarity and guidance for developers and for the council, and set objectives for transport, highways and other infrastructure to facilitate delivery of the required accessibility 
and quality of environment. 

It should form the basis for attracting economic development and regeneration, and for working with the Swindon and Wiltshire Local Enterprise Partnership (SWLEP) and Local Transport Body 
(LTB) to promote the economy of the town and Wiltshire as a whole. It is most encouraging that the strategic economic importance of Chippenham Station to Wiltshire as a whole is recognised in 
their Strategic Economic Plan (SEP), opening possible funding routes in the delivery of the required enhancements, access, and parking.  

There will be opportunity for further development and refinement of the plan as some of the developments are implemented, influencing the form and requirements of subsequent strategic plans. 
The changes that have taken place between the draft and this final document are indicative of the rate of change, and of the need to review and update this overall document regularly. 

I would like to thank all those involved for their patience and commitment to the process so far, for their willingness to consider alternative points of view, and for focussing on what would benefit the 
town as a whole. 

Whilst this is the culmination of much work to date, it is only the beginning of the next stage, the implementation of development to the benefit of the town. This will require much further work, patience 
and clarity from all current and future partners who have the interests of the town at heart. 

I would like to thank all those who have taken the time to become involved, to attend consultations, to read and comment upon drafts and previous documents, we know that finding time for such 
things is not easy and have genuinely tried to reconcile and incorporate comments in the light of the overall Vision. In a number of cases these support the case for further, more detailed work in 
particular areas as we have set out. The overall objective remains the betterment of the town, including taking the opportunities presented from the growth of the town and the range of redevelopment 
possibilities within the central area to do so. 

Thank you for your support and patience. 

Tom Jacques – Chair of the Chippenham Vision
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01. INTRODUCTION

1.1 INTRODUCTION
Wiltshire Council has commissioned a consultant 
team to prepare a sustainable Strategic 
Framework and Masterplan for the regeneration 
of central Chippenham to attract and channel 
new investment into the town centre. 

This Masterplan is based on an analysis of how 
the region, Chippenham and its town centre 
are performing and planning for housing and 
employment growth. Guidance to improve 
the town centre and surrounding area is set 
out, based on further analysis, stakeholder 
consultation and the Strategic Framework. The 
Strategic Framework set out the broad direction 
of travel in order to guide the specific proposals 
in the Masterplan.

The analysis is derived from documents at 
the national and local level. The issues and 
considerations identified in the draft Wiltshire 
Core Strategy have been a key source, as has 
its supporting baseline evidence and the suite 
of documents produced by Chippenham Vision 
to date. 

The Masterplan provides further detail and 
guidance on development set out in Core Policy 
9 of the draft Core Strategy ‘Chippenham Central 
Area of Opportunity’. 

1.2 WHY IS THIS DOCUMENT IMPORTANT?

Chippenham as an historic market town has 
grown in the past and responded to change 
brought about by the railway and new road 
connections.  Once again, it is needing to adapt 
to changing economic influences, the closure 
or reduction in scale of businesses in the town 
and the need to improve the attractiveness of its 
High Street and town centre offer for residents, 
visitors and businesses.

Without a clear Masterplan in place there is a 
significant risk that planned strategic growth and 
regeneration of individual sites in the central area 
will fail to improve the town centre and achieve 
Chippenham’s full potential as a thriving riverside 
market town. The Masterplan provides guidance 
to aid understanding on how the development of 
individual sites should fit into and contribute to 
the whole.

1.3 GUIDANCE AREA
The draft Masterplan area comprises the 
Chippenham Central Area of Opportunity as set 
out in the draft Wiltshire Core Strategy CP9. This 
includes:

• the town centre

• nearby major regeneration opportunities

• central transport routes that may be 
significantly affected by strategic growth

• the central section of the River Avon corridor.

These areas are chosen due to their important 
role in the town and their potential to influence 
the town centre.

1.4 STRUCTURE
This document is structured as follows:

Chapter 1: introduces the document and 
Masterplan Area.

Chapter 2: describes key elements of the draft 
Wiltshire Core Strategy and other planning 
policy that sets the planning framework for this 
guidance report.

Chapter 3: explains how the rest of the region 
is changing and looks at Chippenham in this 
context. 

Chapter 4: this chapter sets out how the town 
operates and the  likely effect of planned growth 
on the town centre. 

Chapter 5: presents the Chippenham Vision and 
Strategic Objectives. These are based upon 
extensive public and stakeholder engagement 
undertaken by Chippenham Vision and Wiltshire 
Council. 

Chapter 6: presents the illustrative Masterplan 
and explains overarching guidance for the whole 
central area, including approximate potential 
floorspace quantum and illustrative Masterplan.

Chapter 7: presents issues, opportunities and 
bespoke design and policy guidance for each 
character area. 

Chapter 8: explains the market conditions and 
potential phasing, delivery strategy, infrastructure 
priorities and partner roles. 
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02. PLANNING POLICY CONTEXT

The policies highlighted here provide the 
objectives and policy context for the Masterplan 
Area. 

2.1 NATIONAL POLICY
The National Planning Policy Framework 
(NPPF, 2012) sets a presumption in favour of 
sustainable development and this Masterplan 
encourages development opportunities that meet 
the  sustainable needs of the area.

The NPPF states that local authorities should 
recognise:

• town centres are the heart of a community 
and their viability and vitality should be 
actively supported

• residential development can play an important 
role in ensuring the vitality of town centres 
and residential development should be 
encouraged on appropriate sites

• developments should add to the overall 
quality of an area and establish a strong 
sense of place

• conservation of the historic environment can 
bring wider social, cultural, economic and 
environmental benefits.

2.2 LOCAL POLICY: CHIPPENHAM
Chippenham is identified in the draft Wiltshire 
Core Strategy as a ‘Principal Settlement’ (Core 
Policy 1) because it is ‘a strategically important 
centre and primary focus for development’, 
alongside Trowbridge and Salisbury.

Over the period to 2026 Chippenham will provide 
26.5ha of additional employment land and at 
least 4,510 new homes (Core Policy 10). No 
allocations have been identified at Chippenham. 

The scale of housing is expressed as a minimum 
to allow a pattern of development that supports 
infrastructure requirements and can best realise 
the towns economic potential. This will be 
identified through a separate development plan 
document for Chippenham.

Over 1,000 of these homes have already been 
delivered or permitted. Proposed changes to 
CP10 introduces six criteria to guide the selection 
of strategic sites at Chippenham and a diagram 
of potential strategic areas. These are the basis 
for deciding the most appropriate directions for 
growth. The six criteria are:

1.  The scope for the area to ensure the delivery 
of premises and land for employment 
development reflecting the priority to support 
local economic growth and settlement 
resilience. 

2.  The capacity to provide a mix of house types, 
for both market and affordable housing 
alongside the timely delivery of the facilities 
and infrastructure necessary to serve them.

3.  Improves local traff ic and redresses 
traffic impacts affecting the accessibility 
attractiveness of the town centre.

4.  Improves accessibility by alternatives to the 
private car to the town centre, railway station, 
schools and colleges. 

5.  Has an acceptable landscape impact upon the 
countryside and the settings to Chippenham 
and surrounding settlements, improves 
biodiversity and access to the countryside.

6.  Avoids all areas of flood risk (therefore within 
zone 1) and surface water management 
reduces the risk of flooding.

2.3 LOCAL POLICY: THE MASTERPLAN 
AREA

The ‘Chippenham Central Areas of Opportunity’ 
(Core Policy 9) from the draft Wiltshire Core 
Strategy is the principal policy for this document. 
The policy states redevelopment is supported at:

• Bath Road car park and Bridge Centre: 
A retail extension to the town centre that 
provides a supermarket and comparison 
retail units

• Langley Park:  A mixed-use solution that 
supports the retention of significant business 
uses on part of the site. 

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

The Central Area of Opportunity contains  
Primary and Secondary Retail Frontage Areas 
(Local Plan saved policies R1 and R2) The 
majority of the Bath Road site is in the primary 
retail frontage and the remainder (the Bridge 
Centre) is in the secondary retail frontage area. 
Langley Park is outside both town centre retail 
frontage areas. Hathaway Retail Park, which is 
adjacent to Langley Park, is in the secondary 
retail frontage area. 

The Core Strategy seeks to protect the vitality 
and viability of the town centre,   Core Policy 38 
provides that the redevelopment of sites outside 
of the Primary and Secondary Retail Frontage 
for retail or leisure uses must demonstrate that 

they will not harm the vitality and viability of the 
town centre.

The regeneration of brownfield sites, such as 
Bath Road and Langley Park, is further supported 
where they introduce a range of  uses that 
compliment existing town centre.

A key priority for this Masterplan is that green 
and river corridors should be ‘developed and 
improved’ to enhance the sub-regional green 
infrastructure network. This is relevant to the 
River Avon corridor and its connection to the 
countryside and growth sites to the east and 
south-west. 

The emerging Core Policy also requires new 
development to ‘create a strong sense of 
place’ through proposals that complement their 
surroundings and through high quality design 
(Core Policy 57). It also seeks to ‘protect, 
conserve and where possible enhance the 
historic environment’ (Core Policy 58). This 
Masterplan complements the Chippenham 
Conservation Area Appraisal and Management 
Plan.

New developments should also reduce the 
need to travel by car where possible and 
encourage sustainable travel (Core Policy 61). 
The Masterplan supports uses that are likely to 
encourage walking, cycling and the use of trains 
and buses, as long as they also conform to the 
other relevant policies.

A transport study for the Masterplan Area will 
be developed subsequent to this document in 
order to propose town centre improvements and 
support the identified growth.
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2.4 SUMMARY
The Masterplan addresses the above by:

• enhancing the self containment and identity 
of Chippenham

• promoting the town centre and riverfront as 
the physical and symbolic focus 

• promoting the regeneration and revitalisation 
of Chippenham’s built and natural heritage

• intensifying the town centre and improving 
its retail and commercial offer in the context 
of its phased growth

• promoting the role of green infrastructure 
and encouraging legibility and connectivity 
across the town.
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03. SPATIAL CONTEXT:
REGIONAL 

3.1 REGIONAL CENTRES

The future role of Chippenham and its town centre 
needs to be placed within its regional context 
and its relative position with other settlements.  
Through an assessment of its current position 
the Masterplan has looked to identify what 
development and investment is required within 
the town centre to enable it to achieve its full 
potential and meet the requirements of residents 
and businesses.

Chippenham lies within the M4 corridor that 
contains a number of major urban centres 
including Bath, Swindon and Bristol that all 
provide a wider range of facilities.  Since the 
1980s areas such as Bath, Bristol and Swindon 
have benefited from significant town centre 
and employment investment.  Consequently, 
although Chippenham has also benefited from 
investment, overall its relative town centre offer 
has declined.  As a result, Bath and Swindon 
in particular have attracted local residents’ 
expenditure that would normally be anticipated 
to occur in Chippenham town centre, creating 
significant out-commuting.  Given the housing 
and employment growth proposals within each 
of these regional centres if Chippenham town 
centre is to compete it must improve its retail 
and leisure offer.

BATH

Bath has a high-quality retail, leisure and 
employment offer enhanced by the recently 
developed Southgate Centre that is easily 
accessible from Chippenham by rail and road.  It 
has a wide variety of festivals and markets  and 
a strong fashion retail offer with a proven track 
record of attracting investment through difficult 
economic periods.  The planned employment 
growth (5Ha) and residential development of 
6,000 homes is lower than Swindon and Bristol. 
The planned employment growth in Chippenham 
is higher, which creates an opportunity to reduce 
outcommuting and enhance the town. The Bath 
and North East Somerset Core Strategy is being 
reviewed and these figures are not final.

SWINDON

Swindon has a prosperous economy with major 
employers including Honda and Nationwide.  
The town centre has a poor image but major 
retail developments are planned to enhance 
the centre on parts of The Parade and Regent  
Circus. The Outlet Centre is a significant local 
retail centre in itself, attracting expenditure from 
Chippenham.  A University Technical College 
focussing on engineering and enterprise has 
been approved for the town centre.  Swindon, 
with over 50 hectares of planned employment 
growth, should continue to be a resilient and 
successful employment hub, drawing employees 
from across the region with major employment 
sectors in biotechnology, ICT and R&D.

BRISTOL

The centre of Bristol does not attract significant 
retail trade from Chippenham being further away 
than Bath and Swindon.  However, Bristol is the 
region’s capital for office space and the city’s 
retail offer has been improved by the Cabot 
Circus development. The future employment land 
allocations for Bristol is similar to Chippenham.

3.2 WILTSHIRE’S PRINCIPAL 
SETTLEMENTS
Besides Chippenham the other two principal 
settlements within the county are Trowbridge 
and Salisbury.

The County town of Trowbridge offers a broadly 
similar scale of retail floorspace but does 
perform better in the national retail rankings.  
The catchment population is larger than that of 
Chippenham but less affluent and older.  The 
Shires Gateway development (retail, leisure 
and housing) has enhanced the town’s offer 
recently and a significant planning permission 
has been granted for a cinema, hotel and 
restaurants at St Stephen’s Place.  Alongside 
plans for the regeneration of the central area this 
development could increase the attractiveness 
of Trowbridge for future inward investment to 
address an identified capacity for comparison 
retail floorspace. It has approximately double the 
town centre parking provision of Chippenham.

Salisbury relates primarily to the larger urban 
centres of Andover and Southampton and has 
little influence on Chippenham.  

The amount of new employment land to be 
provided in both Trowbridge and Salisbury is of 
a similar scale to that planned in Chippenham.

3.3 MARKET TOWNS
The four market towns of Calne, Corsham, 
Devizes and Melksham are situated to the south, 
east or west of Chippenham.

Over the coming years the potential catchment 
population of Chippenham will be increased by 
the planned growth of 8,000 homes and over 
25ha of employment land within these market 
towns.  If it can improve its offer, Chippenham 
should be the natural service centre of choice 
for retail and leisure facilities not found in these 
towns and also provide a focus for employment 
opportunities for their residents. 

3.4 SUMMARY

As noted above and illustrated in the following 
plans the above settlements and their town 
centres have varying degrees of planned growth 
in terms of housing and employment space 
that will reinforce their roles within the region 
and provide the opportunity to improve the 
attractiveness of their retail and leisure offer.

The draft Wiltshire Core Strategy proposes 
at least 42,000 homes and around 178 ha of 
employment land by 2026 Overall this means 
that Chippenham is expected to deliver 5% 
of the total number of homes, yet 10% of the 
total employment land (similar in quantum 
to that expected in Bristol) within the county. 
This potentially provides the town centre with 
additional demand from which to improve its 
retail, leisure and commercial offer. Going 
forward the connectivity between the new 
developments and the town centre will be 
particularly important in ensuring  the maximum 
benefit of this additional growth is achieved.
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4.1 THE MARKET CONTEXT
At the local level the principles underpinning 
this Masterplan are based on an understanding 
of a current market view of the town in terms of 
its retail and leisure offer, the employment and 
housing markets, an assessment of the transport 
network and analysis of the spatial context.

RETAIL

There is a reasonable retail offer in the town 
centre, but some of the local population are 
currently choosing to shop elsewhere and the 
town centre offer is becoming increasingly 
fragile. Additionally an application for an out 
of town convenience store has recently been 
approved, which is considered to have had 
an adverse effect on the vitality and viability 
of the town centre. Chippenham’s prime town 
centre rents are currently low (c. £55 per sq ft 
ITZA) in comparison with those seen in new 
developments in Trowbridge. Should the quality 
and range of comparison shops not improve, 
particularly in the context of planned growth in 
the catchment population, the town centre will 
lose out further to Trowbridge and the regional 
centres.

There are two key retail evidence base 
documents: the Wiltshire Council Town Centre 
and Retail Study (GVA, 2011)  and the Wiltshire 
Core Strategy Topic Paper 6 (‘Retail’, 2012) . 
These provide a robust evidence base for the 
approach to retail set out in this Masterplan. 

The town centre retail offer should be improved 
by:

• providing flexible and modern comparison 
retail units in the town centre that are of 
sufficient size and configuration to meet 
retailer requirements

• developing opportunities within the town 
centre (such as the Bath Road site for 
comparison retail) and leisure to anchor and 
catalyse improvements to the High Street

• building on strengths such as its range of 
independent niche retailers, historic high 
street character and the untapped potential 
of the river and the riverside

• enhancing the quality of the public realm at 
key points in the town centre

• improving accessibility to and within the town 
centre.

LEISURE AND CULTURE

Chippenham benefits from a range of arts and 
culture facilities, such as: Chippenham Museum 
and Heritage Centre; Wiltshire and Swindon 
History Centre; St. Andrew’s  Church; Neeld 
Hall. The church hosts performances by the 
North Wiltshire Orchestra and there are plans to 
improve the Neeld Hall for a range of community 
and cultural uses. 

Chippenham has a very limited commercial 
leisure offer with no modern multiplex cinema 
and insufficient bars and restaurants. This is an 
opportunity to bring people into the town centre 
and benefit from the creation of an evening 
economy. The local population are choosing to 
spend leisure time in other locations. 

The potential for overnight visitors and tourism 
is restricted by a limited range of hotels. The 
major employment land allocations and tourist 
attractions nearby represent a key opportunity 
to attract visitors to the town centre.

The town centre leisure and culture offer could 
be improved by:

• improving provision, quality and access 
to theatre, arts, and cinema, assisting to 
establish a greater evening economy

• maintaining, consolidating and improving 
sport and recreation provision in the town 
centre, in particular utilising the river corridor

• providing facility for commercial hotel, 
bar and restaurant provision (in attractive 
consolidated settings).

EMPLOYMENT

Chippenham is a attractive location for employers 
because it is well located on the ‘M4 corridor’ 
between London and Bristol, has good transport 
links and provides affordable accommodation 
compared to equivalent located  towns and cities. 
The majority of modern employment space is 
outside the town centre and large land allocations 
on the edge of town will continue this trend 
(see Chapter 2 for details). The scale of these 
land allocations are positive for the town centre 
because they bring opportunities for Chippenham 
to enhance its employment base and provide 
credible alternatives to the employment hubs 
of Swindon and Bath and thereby increase the 
critical mass of the catchment population.

Office and other employment space within the 
Masterplan area though is generally poor quality. 
The offer should be improved through new 
town centre developments that complement the 
out of town employment sites by offering well 
connected intensive employment opportunities 
close to the town centre and station. The 
provision of significant office space is more 
challenging in the short term with in-town rents 
at approximately £9-£12 per sq ft. However, 
better quality employment space in the centre 
could be realised by building on its strengths, 
such as fast railway links to London (and planned 
electrification), Bristol and other areas, the good 
secondary and tertiary education offer and the 
benefits that an enhanced riverside market town 
centre could provide. 

04. SPATIAL CONTEXT:
LOCAL 
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HOUSING

The housing market in Chippenham is reasonably 
strong as the town is an attractive place to live 
and has several excellent schools. Chippenham 
is more affordable than Bath, Bristol and some 
of the surrounding villages, although housing 
affordability remains a challenge for the entire 
UK. Local housing demand will be primarily 
met through plans for homes, which has the 
potential to further benefit the town centre from 
an improved critical mass. 

Housing in the Masterplan area is currently 
limited. There are sites within this area that 
have potential to complement the town centre 
with additional housing, such as Langley Park 
and along Westmead Lane. There are also 
sites within the town centre itself that provide 
opportunities for town centre living. Town centre 
living can be beneficial in assisting with improving  
the town’s evening economy.

4.2 TRANSPORT
Chippenham is highly accessible by road but 
much of the cross-town traffic is channelled 
through the Masterplan area, creating bottlenecks 
at times. These are at the Bath Road gyratory, 
Station Hill and the one-way loop north of the 
Western Arches. The strategic growth will add 
extra traffic to the Masterplan Area, particularly 
the Hathaway/Little George Roundabout and 
Bridge Centre/Gladstone Bridge. Development 
solutions should be sought that do not generate 
traffic levels that would overload these junctions 
and opportunities should be taken through the 
strategic growth to alleviate pressure of traffic on 
the town centre where possible. Efforts should be 
made to improve the public realm at these key 
entry points to the town.

Bath Road and Borough Parade car parks are 
well connected to strategic transport routes and 
considered to be essential town centre assets. 
Both the Emery Gate car park and the parking 
provision around the railway station are less 
accessible and can create local congestion, but 
are key features of the town centre network.

The town centre solutions should consolidate and 
improve accessibility to, and provision of parking 
entry points to the town centre. Solutions should 
also improve pedestrian access within and to the 
town centre. 

Allowing vehicles to use the High Street and 
Town Bridge in the morning rush hour restricts 
the street’s potential as barriers and signs are 
needed. This is not regarded as an essential 
part of the network. However, it is recognised 
that servicing access is required at certain times 
of the day.  Similarly, the northern entrance to 
Emery Gate car park and Wilkinson’s service yard 
detract from the potential riverfront experience 
and it is considered that, with alterations, there 
is potential for this access to be closed.

The railway and bus stations are major benefits to 
the town centre although the public realm should 
be improved to make them more appealing arrival 
points to the town with improved provision and 
visibility of pedestrian routes to the town centre.

4.3 SPATIAL CONTEXT
Chippenham was originally framed by the river 
and the town centre grew around it. Over time 
the context has changed and the majority of the 
town has grown progressively away from the 
centre to the north. The railway line and strategic 
roads have created barriers that divide the town 
and isolate the town centre. New development 
around the town will need to help to improve 
connections to the town centre and the balance 
of growth around it. 

Chippenham consists of different types of 
neighbourhood reflecting its growth over time, 
such as historic interconnected streets, larger 
industrial/retail units and post-war housing 
areas. The Masterplan recognises this and 
identifies a series of character areas within 
which complementary and appropriate uses are 
promoted to better connect the town centre with 
the rest of the town.

The structuring principles, spatial form and 
impact of strategic growth on the town centre 
is set out in more detail in the diagrams in this 
chapter.
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05. VISION AND OBJECTIVES
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CHIPPENHAM VISION

Chippenham will strive to be as attractive as possible in terms 
of shopping and leisure provision and will emphasise its role as a 

Riverside Market Town surrounded by beautiful countryside and attractive villages. 

Chippenham will recognise and build on its natural assets and its important heritage 
will be cherished.  Its setting on the River Avon will be its defi ning and connecting 

feature combined with the historic centre, the market, pleasant parks and open 
spaces; creating a thriving artery and distinctive identity for the town. 

Chippenham will be a place where young people choose to stay to live and work, 
because of the excellent education facilities, the choice and quality of work, 

range of leisure opportunities and access to housing. 

Chippenham will be a retail destination of choice for the surrounding area due to 
its range of shops, excellent market, lively cafes and restaurants and leisure facilities 

which are complemented by its programme of events, festivals and activities.

Chippenham will take advantage of its excellent rail and road links and its position 
on the high tech corridor between London, Bristol and beyond. It will strengthen

 its offer and role as a business location ensuring people can live and work locally.  

Chippenham will have an integrated approach to transport so that traffi c 
fl ow will be more effi cient, the town centre will be less congested and 

there will be improved access for sustainable modes of transport.
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. 5.2 STRATEGIC OBJECTIVES
The draft Core Strategy Policy 9 identifies 
strategic objectives for the Central Opportunity 
Area of Chippenham. These are set out below:

1. A PLACE TO LIVE AND WORK
Proposals should be for mixed use schemes and 
incorporate high quality design standards

2. THE RIVER AS A DEFINING AND 
CONNECTING FEATURE OF THE TOWN

Any proposals for development in the central 
opportunity area should demonstrate how they 
will contribute to enhancing the river as an 
attractive feature of the development, providing 
improved pedestrian and cycle routes, public 
open space and active riverside frontages. 

3. A RETAIL DESTINATION OF CHOICE
Retail proposals will be supported in the 
central opportunity area providing it is clearly 
demonstrated how the proposals will strengthen 
the retail offer of the town and not lead to 
fragmentation or a weakening of the existing 
offer.

05. VISION AND OBJECTIVES

4. A VIBRANT BUSINESS LOCATION 
Mixed use proposals will be supported, 
particularly including office development, if this 
is well integrated into high quality development 
schemes providing for a range of appropriate 
town centre uses.

5. AN ACCESSIBLE TOWN CENTRE
All proposals should establish appropriate 
high quality public realm and pedestrian and 
cycle routes to create a lively visual and social 
environment focused on linking all parts of the 
town with its centre.

5.3 REALISING THE VISION AND 
OBJECTIVES 
The remaining chapters of this Masterplan set 
out how the Vision and Strategic Objectives 
should be realised, based on an analysis of how 
the region, Chippenham and its town centre 
are performing and planning for housing and 
employment growth. 
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6.1 INTRODUCTION AND STRATEGIC 
GUIDANCE
The Illustrative Masterplan indicates how 
development could occur in the central area 
and how it could be delivered. It provides 
parameters for individual solutions to come 
forward to address the issues and opportunities 
as set out in Chapter 7.

6.2 LAND USE

Residential

There is potential for approximately 300 
dwellings in the central area, which will 
significantly boost the local population and 
encourage activity in the centre during both 
day and night. By promoting town centre living, 
the Masterplan seeks to improve the vitality 
of shops and services, increase footfall and 
support reducing the number of car based 
journeys to and from the town centre. These 
dwellings will be predominantly accommodated 
in the Langley Park area, Cocklebury area and 
Residential area.

Affordable housing provision of 40% (net) will 
be provided on sites of 5 or more dwellings 
as set out in draft Core Policy 43. Only in 
exceptional circumstances, where it can be 
proven that on-site delivery is not possible, will 
a commuted sum be considered.

The tenure of development should be negotiated 
on a site-by-site basis to reflect the nature of 
the development and local needs, as set out 
in Core Policy 45.

Employment

The Vision believes it is appropriate to deliver 
additional employment space in the central 
area of opportunity. This will allow Chippenham 
to take advantage of its excellent rail and road 
links, to the benefit of the town centre. There is 
potential for approximately 10,000sqm of office 
and industrial development. 

Development in accordance with this document 
could also provide significant jobs for the town, 
which could be in the order of 2,000, based on 
the Employment Densities Guide (Homes and 
Communities Agency, 2010).

The Masterplan promotes working in the town 
centre to support shops, services and help 
increase vitality. This can be supported by office 
development around the railway station.

Retail

The Masterplan provides for development that 
could deliver approximately 10,000sqm of retail 
and leisure floorspace (i.e. restaurants and 
cafes) to support the vitality and vibrancy of the 
town centre. Delivery of retail in the town centre 
is critical to ensure Chippenham becomes a 
retail destination of choice for the immediate and 
surrounding area. 

The High Street offer will be enhanced by  retail 
development on the Bath Road/Bridge Centre site, 
which should provide suitable accommodation  to 
attract a mix of retailers to help address leakage 
and enhance Chippenham’s position as a retail 
destination. Retail development can be further 
strengthened on areas fronting onto the river, 
and areas in close proximity of the town bridge 
(further guidance is set out in chapter 7).

A Development Brief is necessary for the 
Emery Gate Shopping Centre Area to identify 
the appropriate amount of development in this 
location and the above figure therefore excludes 
this area. 

Leisure, culture, community and sport

The Masterplan sets out the potential for new 
hotel and community uses to support the 
Chippenham Vision and draft Core Strategy. These 
developments will be essential to attract visitors 
as part of a varied town centre offer. Community 
uses will be encouraged in accordance with 
the findings of the Chippenham Campus Team. 
There is also potential to enhance community 
and cultural uses in the Westmead area of the 
town. The town’s leisure and evening economy 
offer will be enhanced through redevelopment 
at Bath Road, Langley Park, and by enhancing 
frontage and activity onto the River Avon. Within 
the central area of opportunity the Olympiad will 
remain a focal point for sports provision. 

Flexible land uses

The key aim of this document is to help achieve the 
Chippenham Vision and support the vitality and 
viability of the town centre. Where it is unnecessary 
to restrict development to a particular land use, the 
guidance provides for a certain degree of flexibility 
to encourage development that will complement 
the town centre. The Masterplan indicates a range 
of use classes that would be acceptable for each 
of the flexible use areas.

Development type
Potential jobs

(full time equivalent, 
approximate)

Employment 700

Retail 600

Other uses 700

Total potential job 
creation 2,000

DEVELOPMENT SCHEDULE

This table provides indicative information only and excludes 
floorspace potentially lost through demolition, which will vary 
dependent on detailed schemes brought forward.

Source: AECOM assumptions, based on HCA 
Employment Densities Guide, 2010

POTENTIAL JOB CREATION

Development type Potential amount of
 development (approximate)

Residential  300 units

Employment  10,000sqm

Retail  10,000sqm

Hotel  2000sqm

Community & Leisure  3750sqm

Flexible land uses 4000sqm

06. ILLUSTRATIVE MASTERPLAN 
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6.3 URBAN DESIGN

This section establishes the Masterplan’s 
urban design strategy. Effective urban design 
ensures all buildings have a clear relationship 
with the public realm. Key design principles 
are set out in Chapter 7.

Urban structure

All development and public realm improvements 
must respect the historic character of the town 
centre in accordance with the Chippenham 
Conservation Area Management Plan (2010). 

Buildings and spaces within the central area 
of opportunity should relate and respond  
positively to their immediate and wider context. 
The individual and unique opportunities 
afforded by a development site to conserve 
and enhance the character of Chippenham 
should be thoroughly assessed and realised.

New buildings which are significantly taller 
than their neighbours will only be permitted if it 
can be demonstrated that they will not detract 
from: local residential amenity; listed buildings 
and their settings; the conservation area and 
its setting; positive views, vistas, landmarks 
and focal points as set out in the Chippenham 
Conservation Area Appraisal (2007).

Chapter 7 contains further guidance on each 
character area.

Heritage

Chippenham is a historic market town and 
the majority of the plan is contained within the 
Chippenham Conservation Area. The proposals 
seek to sensitively enhance the character and 
attraction of this specially designated area. The 
plan has been informed by the Chippenham 

Conservation Area Appraisal and supports the 
detailed Management Proposals set out in the 
Conservation Area Management Plan. This 
Masterplan is designed to be updated at regular 
intervals to reflect change. It would be beneficial 
to update the CAMP at the same time.

Urban form

This Masterplan aims to provide:

• a legible street pattern

• active frontages onto streets, public spaces, 
and the River Avon

• the preservation and enhancement of the 
town’s historic buildings and spaces.

Parking and Servicing

The Masterplan provides a series of intensified 
and multi level car parks within or on the 
edge of the town centre. These car parks 
should be sensitively designed and of high 
townscape quality to minimise their impact on 
the streetscene. All retail service areas should 
be wrapped by development or landscaping to 
avoid any detrimental impact on streetscene.

6.4 SUSTAINABILITY
The Masterplan promotes a mix of land uses that 
will contribute to the sustainable development 
of Chippenham, through improved access to 
new homes, jobs, services and enhanced public 
spaces. Development is located to support the 
vitality and vibrancy of the town centre and 
reduce the need to travel by private car. The 
Masterplan will be supported by Policies 41 and 
42 of the draft Wiltshire Core Strategy, which 
identifies the expected sustainability measures 
of new development. 

6.5 PUBLIC REALM
Improved public realm within the Masterplan 
area will play a key role in delivering an 
effective and attractive town centre. It is 
essential to create a pleasant environment as 
well as legible routes and clear wayfinding. Key 
to this will be rebalancing the use of town centre 
streets from vehicle dominance to a pedestrian 
friendly retail experience.

The plan on the following page indicates areas 
for improvement and investment through a 
variety of treatments ranging from small scale 
interventions to wider special treatment areas. 

The Special Treatment Areas serve a variety 
of different purposes (wayfinding, retail 
routes, and gateways) but have a significant 
opportunity to create distinctive areas that 
encourage activity and movement between 
these points.   

It is recommended that a public realm strategy 
is commissioned for Chippenham. This should 
include the following topics;

- Identifying and describing hierarchies of 
space and movement.

- Enhancing Chippenham’s historic environment

- River

- Market Place

- Parks and open spaces

- Value of public realm to encourage investment 
and tourism

- Integration with rail, bus and road links

- Signage and wayfinding 

- Safety and security

- Landscape character

 

These topics should be adequately addressed 
in all proposals that effect the public realm in the 
town centre to refl ect the principles and vision set 
out in the Masterplan.

To assist movement and wayfinding the 
Masterplan promotes the implementation of 
consistent and accurate signage throughout the 
town centre and Masterplan study area. Lighting 
and public art can also be used to help provide 
an identity for the town centre and strengthen 
key pedestrian routes.










