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Executive Summary

Executive Summary
Background
AECOM has been commissioned to undertake an independent site appraisal for the Tisbury and West
Tisbury Neighbourhood Plan on behalf of the Tisbury and West Tisbury Neighbourhood Plan Steering
Group. The Neighbourhood Plan is being prepared in the context of the adopted Wiltshire Core
Strategy 1 . The Neighbourhood Plan, when adopted, will include allocations for housing.
Tisbury and West Tisbury Neighbourhood Plan Steering Group has made good progress in preparing
the Neighbourhood Plan, and it is now looking to ensure that key aspects of its proposals will be
robust and defensible. In this context, the Steering Group have asked AECOM to undertake an
independent and objective assessment of the sites that are available for housing for inclusion in the
Neighbourhood Plan.
The Wiltshire Core Strategy was adopted in January 20151. The Core Strategy, which covers the
period up to 2026, provides a framework for how future development across Wiltshire will be planned
and delivered. The Core Strategy sets out an allocation of 420 new homes for the wider Tisbury
Community Area (which includes 16 parishes) between 2006 and 2026, with 200 allocated for Tisbury
itself. Whilst this allocation has now almost been met in Tisbury, the Tisbury Neighbourhood Plan
Steering Group wish to help ensure that community benefits are secured through Tisbury and West
Tisbury Neighbourhood Plan through encouraging a degree of development which recognises the
potential for more development that is required for Tisbury by the recently adopted Core Strategy.

Sites appraised
This site appraisal has considered 12 sites in Tisbury and West Tisbury parishes.
Following the completion of the site appraisal, it is considered that two sites are most appropriate for
shortlisting by the Neighbourhood Steering Group for taking forward as allocations for housing in the
Tisbury and West Tisbury Neighbourhood Plan. This is due to their suitability, their availability, and the
opportunities offered at the sites.
The two sites are as follows:


Site 1: St. Modwen (Land at the Station Works);



Site 7: Weaveland Road (Land on Churchill Estate);

In addition to these sites, five further sites that are potentially suitable for taking forward for the
purposes of the Neighbourhood Plan, however in a number of cases their availability needs to be
determined prior to allocation. These sites are:


Site 2: Sacred Heart Church allotments



Site 4: Magistrates’ Court and Old Police Station (operational requirements of the Fire Service
would also need to be overcome prior to allocating);



Site 6: Land at the Old Sports Centre;



Site 11: Old Council Yard (Land at Tuckingmill Highways Depot); and



Site 12: St. Johns Close Redevelopment.

Table ES1 summarises the suitability of the sites for allocation in the Neighbourhood Plan.

1

Wiltshire Council (January 2015) Wiltshire Core Strategy http://www.wiltshire.gov.uk/adopted-local-plan-jan16-low-res.pdf
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Table ES1. Suitability of sites for taking forward for the purposes of the Tisbury and West
Tisbury Neighbourhood Plan
Site
No.

Site Name

Appropriate for taking forward for the purposes of the Neighbourhood
Plan?

1

St. Modwen (Land
at the Station
Works)

Yes – development at this location would involve the redevelopment of a
brownfield site of poor visual quality. This has significant opportunities for
enhancing the quality of the public realm at this location and offers significant
scope for improving the landscape and townscape setting of this part of
Tisbury.
Development should ensure that three key conditions are met: sa fe vehicle
and pedestrian access is put in place across the railway line to provide
enhanced access into Tisbury village centre; some employment land should
be retained in the development of the site; and where necessary, space is
included within the site for the potential dualling of the railway line. There is
also the need for a detailed assessment on the extent to which the site is
contaminated due to its history as a gas works, and for remedial action to be
taken.

2

Sacred Heart
Church allotments

Potentially – The site could support in the region of 8 dwellings at a location
accessible to village centre facilities. Development at this location however
has the potential to impact on the setting of the conservation area and
adjacent buildings of local im portance.

3

Nadders Close Car
Park

No – Despite the development potential of the site, the importance of the car
park for the vitality of the village centre is considered to be a key issue.

4

Magistrates’ Court
and Old Police
Station

Potentially – the redevelopment of a brownfield site in the centre of Tisbury
offers a number of opportunities. However there are a number of issues that
would need to be overcome prior to allocating, in particular relating to the
availability of the site and the operational requirements of the Fire Service.

5

Land opposite the
Avenue

No – Development is considered to have significant impacts on the setting of
this part of Tisbury, and is likely to have adverse effects on the integrity of the
AONB and Tisbury Conservation Area.

6

Land at the Old
Sports Centre

Potentially – The site consists of previously developed land with no
significant environmental, landscape or heritage constraints. However the
availability of the land for development is unclear, including relating to
planning conditions. This would need confirming prior to allocation. The land
is also outside of the housing policy boundary and has been recommended
to be set aside for future extension of the primary school.

7

Weaveland Road
(Land on Churchill
Estate)

Yes – The site currently consists of informal open space within a residential
area. The site has few constraints to development; and thus considered
suitable for allocation. Development would need to incorporate the TPO on
the boundary of the site. It is also only a very small site and it forms a useful
pedestrian access into the community field so may be better suited for
allocation as Local Green Space.

8

Lush’s Field (Land
north of Vicarage
Road)

No – The site has no suitable access, and it is not considered that access
could be readily provided. Development would impact on the setting of the
Tisbury Conservation Area and the AONB, and the site has a number of
ecological constraints.

9

Tuckingstones
(Land adjacent to
Tuckingstones,
Tisbury)

No – Development of the site is likely to significantly impact on the views
from surrounding properties and on the setting of historic environment assets
in this location. In addition, the land provides an important landscape gap
between Tisbury and Tuckingmill which would be lost with development at
this location.

10

Old Quarry at Hatch No – Part of the site is designated as a County Wildlife Site and therefore
Lane (land and
has potential to support protected species; development would therefore see
disused quarry at
a loss of an important local ecological resource.
Tuckingmill)
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Site
No.

Site Name

Appropriate for taking forward for the purposes of the Neighbourhood
Plan?

11

Old Council Yard
Potentially – Development at this location would involve the redevelopment
(Land at Tuckingmill of a brownfield site, adjacent to existing residential properties. Development
Highways Depot)
would need to ensure potential effects on the adjacent County Wildlife Site
are avoided and mitigated.

12

St. Johns Close
Redevelopment

Potentially – The site currently consists of low density housing that is
located close to the centre of Tisbury centre. The site has few constraints to
development and redevelopment could provide a higher density of housing
than currently. However, the availability of the land for development is
unclear and this will need confirming prior to allocation and there will be a
likely need to relocate existing residents.

Next steps
Sites to be taken forward for the purposes of the Neighbourhood Plan will be considered and chosen
by the Tisbury and West Tisbury Neighbourhood Plan Steering Group on the basis of:


The findings of this site appraisal;



Information on site availability;



Responses received during consultation on proposed sites;



The scope for the sites to meet identified infrastructure needs of the community, including
through Community Infrastructure Levy contributions; and



The extent to which the sites support the Vision and Objectives for the Neighbourhood Plan.

This process will be incorporated within the next stages of development for the Neighbourhood Plan
in conjunction with engagement with landowners, the public, Wiltshire Council and other stakeholders.

AECOM
E3

Tisbury and West Tisbury Neighbourhood Plan Site Assessment

1.

Introduction

1.1

Background

AECOM has been commissioned to undertake an independent site appraisal for the Tisbury and West
Tisbury Neighbourhood Plan on behalf of Tisbury and West Tisbury Neighbourhood Plan Steering
Group. The work undertaken was agreed with the Steering Group and the Department for
Communities and Local Government (DCLG) in September 2016.
Figure 1.1 provides a map of the Tisbury and West Tisbury Neighbourhood Plan area, which covers
the parishes of Tisbury and West Tisbury. The Neighbourhood Plan is being prepared in the context of
the adopted Wiltshire Core Strategy1 . The Neighbourhood Plan, when adopted, will include
allocations for housing.
The Tisbury and West Tisbury Neighbourhood Plan Steering Group has made good progress in
preparing the Neighbourhood Plan, and it is now looking to ensure that key aspects of its proposals
will be robust and defensible. In this context, the Steering Group have asked AECOM to undertake
an independent and objective assessment of the sites that are available for housing for inclusion in
the Neighbourhood Plan.
The purpose of the site appraisal is therefore to produce a clear assessment as to whether the
identified sites are suitable and available. In this context it is anticipated that the site selection
process will be robust enough to meet the Basic Conditions considered by the Independent Examiner,
as well as any potential legal challenges by developers and other interested parties.

1.2

The Local Plan context for the Neighbourhood Plan

The Neighbourhood Plan is being prepared in the context of the Wiltshire Core Strategy, which was
adopted in January 20152. The Core Strategy, which covers the period up to 2026, provides a
framework for how future development across Wiltshire will be planned and delivered.
Neighbourhood Plans will form part of the development plan for Wiltshire, alongside, but not as a
replacement for the Core Strategy. The Core Strategy states that it seeks to give communities a solid
framework within which appropriate community-led planning policy documents, including
neighbourhood plans, can be brought forward. Neighbourhood plans are required to be in conformity
with the Core Strategy and can develop policies and proposals to address local place-based issues.
In this way it is intended for the Core Strategy to provide a clear overall strategic direction for
development in Wiltshire, whilst enabling finer detail to be determined through the neighbourhood
planning process where appropriate.
In relation to the wider Tisbury Community Area, the Core Strategy states that:
“The strategy for Tisbury Community Area is to provide for modest growth of both
housing and employment to ensure development is balanced, thus helping to
minimise out-commuting and also to provide support for local services and
communities. Identifying suitable non-strategic allocations will include work ing closely
with existing employers to ensure they have the potential to meet their future needs.
The strategy will respond to the Community Area’s location (in full or part) within a
nationally designated landscape. In the Tisbury Community Area this includes the
Cranborne Chase & West Wiltshire Downs Area of Outstanding Natural Beauty. It will
deliver, within the overall objective of conserving the designated landscape, a modest
and sustainable level of development.”
Tisbury village has been designated through the Core Strategy Settlement Strategy as a ‘Local
Service Centre’.

2

Wiltshire Council (January 2015) Wiltshire Core Strategy http://www.wiltshire.gov.uk/adopted-local-plan-jan16-low-res.pdf
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The Core Strategy sets out an allocation of 420 new homes for the wider Tisbury Community Area
(which includes 16 parishes) between 2006 and 2026, with 200 allocated for Tisbury itself. Whilst this
allocation has now almost been met in Tisbury, the Core Strategy seeks to stress that “the indicative
figures also allow a flexible approach which will allow the council including through the preparation of
the Sites Allocation Development Plan Documents and local communities preparing neighbourhood
plans to respond positively to opportunities without being inhibited by an overly prescriptive, rigid
approach which might otherwise prevent sustainable development proposals that can contribute to
maintaining a deliverable five year housing land supply and delivering the strategic objectives of the
plan. Neighbourhood Plans should not be constrained by the specific housing requirements within the
Core Strategy and additional growth may be appropriate and consistent with the Settlement Strategy.”
In this context the Tisbury and West Tisbury Neighbourhood Plan Steering Group wish to help ensure
that community benefits are secured through Tisbury and West Tisbury Neighbourhood Plan through
facilitating a degree of development which supports the Neighbourhood Plan objectives, including
through supporting the vitality of the Neighbourhood Plan area.

1.3

Sites considered through the site appraisal

Sites to be considered through the site appraisal have been selected via the following methods:


Review of Wiltshire Council’s Strategic Housing Land Availability Assessment (SHLAA)3;



Review of known free land in the Neighbourhood Plan Area; and



A call for sites by the Neighbourhood Plan Steering Group.

This process resulted in 12 sites being taken forward for the purposes of the site appraisal process .
These 12 sites are presented in Table 1.1. Nine of these sites are located in Tisbury Civil Parish (CP)
and three sites are located within West Tisbury CP.
The location of the sites are presented in Figure 1.2 (Tisbury CP) and Figure 1.3 (West Tisbury CP).
Table 1.1. Sites considered through the site appraisal
Site Num ber

Site Nam e

Size (ha)

1

Station Works/ St. Modw en

4.00

2

Sacred Heart Church allotments

0.29

3

Nadders Close Car Park

0.14

4

Magistrate’s Court and Old Police Station

0.14

5

Land opposite the Avenue

2.47

6

Land at the Old Sports Centre

0.35

7

Weaveland Road (Land on Churchill Estate)

0.1

8

Lush’s Field (Land north of Vicarage Road)

1.29

9

Tuckingstones

1.04

10

Old Quarry at Hatch Lane

1.28

11

Old Council Yard (Land at Tuckingmill Highw ays Depot)

0.25

12

St. Johns Close Redevelopment

0.66

3

Wiltshire Council (February 2014) Strategic housi ng land availability assessment - Output report
http://www.wiltshire.gov.uk/shlaa-output-2012-report.pdf
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2.

Methodology for the site appraisal

2.1

Introduction

Site selection and allocations is one of the most contentious aspects of planning, raising strong
feelings amongst local people, landowners, builders and businesses. It is important that any selection
process carried out is transparent, fair, robust and defensible and that the same criteria and thought
process is applied to each potential site. Equally important is the way in which the work is recorded
and communicated to interested parties so the approach is transparent and defensible.
The approach undertaken to the site appraisal is based primarily on the Government’s National
Planning Practice Guidance (Assessment of Land Availability) published in 2014 with ongoing
updates, which contains guidance on the assessment of land availability and the production of a
Strategic Housing Land Availability Assessment (SHLAA) as part of a local authority’s evidence base
for a Local Plan.
Although a Neighbourhood Plan is at a smaller scale than a Local Plan, the criteria for assessing the
suitability of sites for housing are still appropriate. This includes an assessment of whether a site is
suitable, available and achievable.
In this context, the methodology for carrying out the site appraisal is presented below.

Task 1: Development of site appraisal pro-forma

2.2

Prior to carrying out the appraisal, site appraisal pro-forma were developed. The purpose of the proforma is to enable a consistent evaluation of each site through the consideration of an established set
of parameters against which each site can be then appraised.
The pro-forma utilised for the assessment enables a range of information to be recorded, including
the following:






2.3

Background information:
─

Site location and use;

─

Site context and planning history;

Suitability:
─

Site characteristics;

─

Environmental considerations;

─

Heritage considerations;

─

Community facilities and services;

─

Other key considerations (e.g. flood risk, agricultural land, tree preservation orders); and

Availability.

Task 2: Initial desk study

The next task was to conduct an initial desk study for each of the sites. In addition to gaining
preliminary information relating to each site, the purpose of this stage was to highlight areas which
should be examined in more detail during the subsequent site visit.

2.4

Task 3: Site visit

After the completion of the initial desk study, a site visit to the Neighbourhood Plan area was
undertaken by two members of the AECOM Neighbourhood Planning team. The purpose of the site
visit was to evaluate the sites ‘on the ground’ to support the site appraisal. It was also an opportunity
to gain an opportunity to better understand the context and nature of the Neighbourhood Plan area.

AECOM
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2.5

Task 4: Consolidation of results

Following the site visit, further desk-based work was carried out. This was to validate and augment
the findings of the site visit and to enable the results of the site appraisal to be consolidated.
Section 4 presents a summary of the findings of the site appraisal.
The completed pro-forma for each site are subsequently provided in Appendix 1.

3.

Indicative housing capacities

Where sites were previously included in Wiltshire Council’s Strategic Housing Land Availability
Assessment (SHLAA)4 the indicative housing capacity listed in this document has been used. For
sites not included within the SHLAA, the indicative housing capacity for each of the sites has been
calculated utilising the methodology outlined below.
In terms of housing density, the methodology assumes a density of 30 dwellings per hectare (dph) for
all sites.
This figure does not necessarily equate to the amount of land that is suitable for development, as, for
larger sites, land needs to be allocated for non-housing uses, for example community facilities and
open space (the net development area).
To address this, the methodology provides ratios to calculate the net housing density based on the
size of sites. The approach is based on the notion that: the bigger the site, the more land that needs
to be put over for non-housing uses. The ratios are provided in Table 3.1.
Table 3.1. Net housing density
Area

Gross to net ratio standards

Net Housing Density:

Up to 0.4ha
0.4 to 2ha
2ha to 10 ha
Over 10 ha

90%
80%
75%
50%

30
30
30
30

The indicative number of dwellings for each site is shown in Table 3.2. Those sites calculated by
AECOM using the above methodology are noted with an asterisk (*). It should be noted that these
densities are for comparative purpose. For a number of the sites, a higher density is likely to be
achievable. Where this is the case, this is indicated in the site appraisal summaries below.
It is viewed that the above approach reflects the provisions of the Wiltshire SHLAA Methodology,
which states that “In light of the consultation responses and the revision to PPS3 removing the
minimum density requirement, it is considered appropriate to apply a single density assumption of
30dph across the board…”5

4
5

Wiltshire Council (2014) SHLAA 2012 Output Report, February 2014
Wiltshire Council (2011) SHLAA Methodology, September 2011
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Table 3.2 Indicative number of dwellings
Site
Number

Site name

Size (ha)

Indicative Number of
Dwellings

1

St. Modw en (Land at the Station Works)

4.00

89

2

Sacred Heart Church allotments

0.29

8*

3

Nadders Close Car Park

0.14

4*

4

Magistrates Court and Old Police Station

0.14

48*

5

Land opposite the Avenue

2.47

51

6

Land at the Old Sports Centre

0.35

9*

7

Weaveland Road (Land on Churchill Estate)

0.1

3*

8

Lush’s Field (Land north of Vicarage Road)

1.29

30

9

Tuckingstones (Land adjacent to Tuckingstones,
Tisbury)

1.04

24

10

Old Quarry at Hatch Lane (land and disused quarry
at Tuckingmill)

1.28

11

Old Council Yard (Land at Tuckingmill Highw ays
Depot)

0.25

12

St. Johns Close Redevelopment

0.66

31
8

16*

* Site capacity calculated by methodology presented above
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4.

Summary of site appraisals

The following sections provide a summary of the findings linked the evaluation of the 21 sites
considered through the site appraisal for the Tisbury and West Tisbury Neighbourhood Plan.
These summaries should be read alongside the completed pro-forma presented in Appendix 1.

4.1

Site 1: St. Modwen (Land at the Station Works)

The site is located to the south of Tisbury Railway Station. It comprises a series of warehouses
currently used for commercial use. The site has a total size of 4.00ha and could accommodate 89
houses.

AECOM
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4.1.1

Site Development Potential

Development on this site has the capacity to deliver 89 houses on a brownfield site and is understood
to be available as well as deliverable within 0-5 years. Redevelopment of the site would result in the
regeneration of a run-down site on the edge of Tisbury. Development has the potential to lead to
significant enhancements in the quality of the public realm at this location and provides opportunities
to enhance views from Tisbury village, as well as the landscape setting of this part of the village.
The site has reasonable access to community services and facilities.

4.1.2

Key Constraints

Redevelopment of the site for residential use would result in a loss of employment land; and in 2002
and 2004 planning applications for the redevelopment of the site for mixed use, consisting of
residential and employment use, as well as alterations to site access was refused by Wiltshire
Council.
The site has a number of constraints, principally vehicle access, flood risk, contamination and
restraints on the developable area. In addition, the site is outside of the settlement boundary of
Tisbury, as defined by Wiltshire Council (Policy CP1 Settlement Framework of the Wiltshire Core
Strategy).
Currently no vehicle access is available directly into Tisbury village centre, with traffic having to
access the site from Jobber’s Lane. A pedestrian crossing exists across the rail line (see photograph
above). However, this is not considered suitable in the event the site is developed for residential use.
In regards to restraints on the developable area, the southern part of the site has a steep
embankment up to higher level that would restrict development on this area of the site; furthermore, it
is understood to be necessary to leave space for the dualling of the railway line that is adjacent to the
site.
The site may have the potential for contamination based on current and previous land uses; in
particular it is known that a gas holder was located on the eastern part of the site, as well as the
centre.
In regards to flood risk, the access road onto site is at risk of fluvial (Flood Zone 2) and surface water
flooding (low to medium flood risk); furthermore, Jobbers Lane is within fluvial flood zone 2 and 3, and
at high risk of surface water flooding.

4.1.3

Recommendations

The site has a number of constraints that would need to be managed as part of the redevelopment of
the site. However, it is considered that redevelopment of an underused brownfield site, which has the
potential to deliver a large number of homes close to the centre of Tisbury, would bring a range of
benefits to the community in terms of landscape and visual effects.
In this regards, the site is appropriate for allocation in the Neighbourhood Plan with a number of key
conditions: safe vehicle and pedestrian access is put in place across the railway line to provide direct
access into Tisbury village centre; some employment land should be retained in the curtilage of the
site; and where necessary, space is included within the site for the potential dualling of the railway
line. There is also the need for a detailed assessment on the extent to which the site is contaminated due
to its history as a gas works, and for remedial action to be taken.

AECOM
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4.2

Site 2: Sacred Heart Church allotments

The site is located in the centre of Tisbury village on the High Street. The site is located within the
grounds of the Sacred Heart Church and adjacent vicarage, part of which is currently used for private
allotments. The site has a total size of 0.29 ha and could accommodate 8 houses.

4.2.1

Site Development Potential

The site is located in Tisbury village centre, with excellent access to community services and fac ilities,
including the adjacent recreation ground. Development would relate well to its surroundings which
includes residential use if designed appropriately. It is considered that development would only affect
short views from surrounding viewpoints.
The site is not currently accessible, however the site includes land to the south of the vicarage that
would provide space for vehicular access to the site from the High Street.

4.2.2

Key Constraints

There are a number of heritage constraints on the site; the site is at the eastern boundary of Tisbury
Conservation Area and close to The Clock House, a Grade II listed building approximately 50m to the
north-west of site; in addition the Sacred Heart Church and Trellis House are buildings of local
importance. Development of the site is therefore likely to affect the conservation area and setting of
the adjacent Sacred Heart Church and Trellis House, through removal of trees (one of which is
considered to be of importance) and changes to the character and presence of the conservation
area.
Development at this location would lead to the loss of allotments, a key community facility.
The site has flood constraints on part of the site. The southern boundary of the site is located in fluvial
flood zone 2, while the north eastern section of site is at low risk of surface water flooding.
AECOM
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4.2.3

Recommendations

The site is well located with excellent links to community facilities and services; however the s ite could
only provide a limited number of houses. Given the open perspective of the site, development has the
potential to impact on the setting of the conservation area and adjacent buildings of local importance.
However, there is a precedent for high quality design in this location; adjacent areas have recently
been redeveloped for residential uses of a design sensitive to the setting of the location.
For these reasons the site is potentially appropriate for allocation within the Neighbourhood Plan, if
appropriate design and layout is incorporated within new development.

4.3

Site 3: Nadders Close Car Park

The site is located within Nadders Close Car Park, the main car park for the village centre. The site
has a total size of 0.14 ha and could accommodate four houses.

4.3.1

Site Development Potential

The site is adjacent to the village centre, so has excellent links to community services and facilities.
The site is a brownfield site and it is also located adjacent to residential development, and has good
access. The site could accommodate in the region of five houses. Development would only affect
short views from existing residential areas, and as such development is considered to relate to its
surroundings well.

4.3.2

Key Constraints

While the site is not at flood risk, Nadders Close, adjacent to site, is at low risk of surface water
flooding. In addition the site is adjacent to the Tisbury Conservation Area, and development would
affect views out to the east from the village centre to the east across the Nadder Valley; though this is
not listed as being a key view in the Tisbury Conservation Area Appraisal and Management Plan.
AECOM
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Development on the land would result in the loss of Nadders Close Car Park, the main car park for
the village centre. This will significant reduce car parking available in the area, with the potenti al to
affect the vitality of the village centre.

4.3.3

Recommendations

Despite the development potential of the site, the importance of the car park for the vitality of the
village centre is considered to be a significant issue. For this reason the site is not considered
appropriate for allocating within the Neighbourhood Plan.

4.4

Site 4: Magistrates Court and Old Police Station

The site is located on land previously occupied by the Magistrates Court and the Police Station. The
buildings associated with these remain, however are not in use. The site is adjacent to the Fire
Station. The site has a total size of 0.14 ha and could accommodate four houses.
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4.4.1

Site Development Potential

The site benefits from being located on brownfield land currently not utilised, in the village centre with
good access to community facilities and services. The site is also within the settlement boundary of
Tisbury (Wiltshire Core Strategy Policy CP1).
Development is considered to fit in well with the site’s surroundings, which include residential
development. The site is within flood zone 1.

4.4.2

Key Constraints

The site is within the Tisbury Conservation Area. However development would not necessarily have
significant effects on the conservation area, as it is an infill site, which would not affect views into or
out of the Conservation Area. There are also a number of listed buildings and buildings of local
importance located in close proximity to the site.
Current vehicular access is provided from The Avenue in front of the Fire Station, however this is
shared with the Fire Station, and outside the boundary of the site. For operational reasons the Fire
Station would need their own access so a new access would be required for the development. The
site is steeped up from the road, making access difficult. Parking may need to be provided in parking
bays at a lower level than the houses themselves.
It is not known if the site is available, and in addition, part of the site leased to the Fire Service; as
such development would need to be sensitive to the operational requirements of Fire Service in
regards to access, training, and parking.

4.4.3

Recommendations

The site has the capacity to deliver four homes, on an unused brownfield site in the centre of Tisbury.
There are some constraints, in particular availability and the operational requirements of the Fire
Service that would need to be overcome.
Therefore the site is considered to be potentially suitable for taking forward for the purposes of the
Neighbourhood Plan.
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4.5

Site 5: Land opposite the Avenue

The site is a linear strip of agricultural land, currently used for grazing cattle. The site is located along
the southern edge of The Avenue, and north of the River Nadder. The site has a total size of 2.47 ha
and could accommodate 51 houses.

4.5.1

Site Development Potential

The site has the potential to deliver a large number of houses in a location close to Tisbury village
centre, and therefore has good access to community services and facilities. The site is located on
Grade 3 agricultural land and it is considered that development would relate well to surroundings, with
residential development to the north and east.
While the site is not at risk of fluvial flooding, the site is directly adjacent to the boundary of an area at
risk of flooding (flood zones 2 and 3); as well as an area at high risk of surface water flooding. Only a
small part of the site is at low risk of surface water flooding, which in itself is not a significant
constraint.
Furthermore, the site is available for development (0-5 years) and in single ownership.

4.5.2

Key Constraints

The site has a number of environmental, landscape and heritage constraints. The site is located close
to the River Nadder, which is designated as a County Wildlife Site, with water voles and otters known
to use the area. There are no barriers between the County Wildlife Site and the site, and as such, the
site could therefore be used for protected species. The site is also within the SSSI impact risk zone for
the River Avon System SSSI, and as such development could have impacts on this, if not mitigated.
Development on the site would have a significant impact on long distance views of the Nadder Valley
from the village centre, as well as impacting on the landscape through the redevelopment of a
greenfield site in a river valley to residential land use. Furthermore, the site is also adjacent to the
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Tisbury Conservation Area, which borders the site to the north east and north west. The Tisbury
Conservation Area Management Plan mentions that the Nadder Valley can be best seen from the
Avenue, through the line of trees. Development therefore has the potential to have significant effects
on the setting of the conservation area and the AONB.

4.5.3

Recommendations

The site has the potential to deliver a large number of houses in a location close to Tisbury village
centre; however the likely impact of development on the AONB and Tisbury Conservation Area are
considered to be significant. For these reasons the site is not considered appropriate for taking
forward for the purposes of the Neighbourhood Plan.

4.6

Site 6: Land at the Old Sports Centre

The site is located on land previously used as a sports centre; however the building is now vacant
following the development of the Nadder Centre on an adjacent site. The site has a total size of 0.35
ha and could accommodate nine houses.

4.6.1

Site Development Potential

The site is a brownfield site that has the potential to deliver in the region of nine houses. It is in a
location adjacent to a school and community and sports centre; as well as being located in an area
adjacent to residential housing. The site is also with a reasonable walking distance of Tisbury village
centre.
The site is not at risk of fluvial or surface water flooding, nor are there considered to be any other
environmental or heritage constraints.
It is considered that there are only short views in to the site from the adjacent community and sports
centre, primary school and residential area to the east of site. Development is also not considered to
have a significant effect on the views or landscape, and thus the integrity of the AONB.
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4.6.2

Key Constraints

The land is understood to be available for development, however there are two potential constraints
for development. Firstly, it is understood that the land was donated to Wiltshire Council by the Fonthill
Estate for educational use, there could therefore be a covenant on the land restricting residential
development. Secondly, the land is also subject to an existing planning permission that would see the
demolition of the building and landscaping of the site as a wildflower meadow.
The site is outside the settlement boundary for Tisbury (Wiltshire Core Strategy Policy CP1).

4.6.3

Recommendations

The land is considered appropriate for residential development, due to its location and lack of
environmental, landscape or heritage constraints. However the availability of the land for development
is unclear; this will need confirming prior to allocation within the Neighbourhood Plan. The land is also
outside of the housing policy boundary and has been recommended to be set aside for future extension of
the primary school.

The site is therefore considered to be potentially suitable for taking forward for the purposes of the
Neighbourhood Plan.

4.7

Site 7: Weaveland Road (Land on Churchill Estate)

The site is located to the west of Tisbury village centre, on the Churchill Estate. The site is currently
open space within the housing estate, with no formal use. The site has a total size of 0.1 ha and could
accommodate 3 houses.

4.7.1

Site Development Potential

The site has the potential to accommodate a number of houses in a location that is adjacent to an
existing residential area, as well as being located relatively close to the village centre, and thereby
AECOM
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close to community services and facilitates. The site has no environmental or heritage constraints;
and the site is within the settlement boundary of Tisbury.
The site is well screened from open countryside and is not considered to affect long distance views
and thus the AONB.

4.7.2

Key Constraints

The site contains a TPO(/s) on the boundary, and development of the site would see the loss of a
small plot of grassland that is currently available for use for recreational purposes by surrounding
residents. It forms a useful pedestrian access into the adjacent community field. However, as the land is
not designated for recreation use, and recreation space is available locally this should not prohibit the
development of the site. The development would affect short distance views from the neighbouring
properties.

4.7.3

Recommendations

The site currently consists of open space within a residential area that has no formal designation. The
site has few constraints to development; and thus considered suitable for allocation. It is however
only a very small site and it forms a useful pedestrian access into the community field . As such, the site
may be better suited for allocation as Local Green Space.

4.8

Site 8: Lush’s Field (Land north of Vicarage Road)

Agricultural land located to the west of Tisbury, to the north of Vicarage Road and Tuckingmill Farm.
The site has a total size of 1.29 ha and could accommodate 30 houses.
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4.8.1

Site Development Potential

The site has the potential to accommodate a large number of houses in a location that is relatively
close to Tisbury village centre, and within a reasonable walking distance of other community services
and facilitates. The site is part surrounded by residential development.
While the site is not at risk of fluvial flooding, the site is directly adjacent to the boundary of an area at
risk of flooding (flood zone 3); as well as an area at high risk of surface water flooding.
Furthermore, the site is available for development (0-5 years).

4.8.2

Key Constraints

The site is located on greenfield agricultural land that is outside the settlement boundary of Tisbury
(Wiltshire Core Strategy Policy CP1). Construction of houses as well as access to the site would be
difficult, as the site falls steeply to the south west down to the watercourse (Oddford Brook) and
Vicarage Road. It is not easily conceivable how access could be provided to the site from Vicarage
Road.
In regards to environmental constraints, the site is adjacent to a County Wildlife Site to the west,
which also consists of deciduous woodland, a Biodiversity Action Plan (BAP) Priority Habitat; as a
result the site could support protected species.
In regards to the historic environment, the site is adjacent to Tisbury Conservation Area to the south
along Vicarage Road. The Tisbury Conservation Area Management Plan notes that the cohesion of
the hamlet around Tuckingmill Farm is formed around the stream and the enclosing form of the
buildings to the lane, and that the dwellings are a ‘cohesive and intimate group’. It is therefore
possible that development on the site would affect the conservation area.
The western boundary of the site may be at risk of surface water flooding.
The site has long distance views to the south east, and development could affect views to and from
the AONB.
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4.8.3

Recommendations

The site has the potential to deliver a large number of houses, however it is not considered that
access can be readily provided to the site. Furthermore, development could have an adverse effect on
Tisbury Conservation Area, the AONB, as well as on ecological constraints. For these reasons, the
site is not considered suitable for allocation in the Neighbourhood Plan.

4.9

Site 9: Tuckingstones (Land adjacent to Tuckingstones, Tisbury)

Agricultural and residential land located in Tuckingmill, to the south of Vicarage Road. The site has a
total size of 1.04 ha and could accommodate 24 houses.

4.9.1

Site Development Potential

The site has the potential to accommodate a large number of houses in a location that is within a
reasonable walking distance to Tisbury village centre, however, other community services and
facilitates are further away. The site is in part surrounded by residential development. The site is not
at risk of fluvial or surface water flooding and it is flat as well as accessible, with access easily
provided from Mount Pleasant, where the current farm access gate is located.

4.9.2

Key Constraints

The site is predominantly greenfield land, however two residential properties are located on it.
The site is overlooked by adjacent residential properties, as well as from the surrounding landscape,
particularly from the north-east and east. It is therefore considered that development would affect the
long distance views from properties on Mount Pleasant; and shorter distance views from other
properties adjacent to the site. In addition, the site forms the only gap between Tisbury and
Tuckingstones.
In regards to the historic environment the site is located adjacent to a number of features, including
the Tisbury Conservation Area, listed buildings and an area of archaeological potential. Development
on the site, which is largely open, could therefore affect the setting of these. In particular, development
could alter the cohesion of the hamlet around Tuckingmill Farm, which is reported in the Tisbury
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Conservation Area Management Plan as a ‘cohesive and intimate group’ of dwellings. Development
at this location would also lead to the merging of Tisbury and Tuckingmill as distinctive settlements.
The SHLAA also reports that the site is not currently considered available, as the site is within multiple
or unknown ownership. However it is reported as deliverable in 6-10 years.

4.9.3

Recommendations

Development of the site could potentially significantly impact on the views from surrounding properties
and on heritage receptors. In addition, the land provides the only break between development Tisbury
and Tuckingmill. For these reasons, the site is not considered suitable for allocation in the
Neighbourhood Plan.

4.10

Site 10: Old Quarry at Hatch Lane (land and disused quarry at
Tuckingmill)

The site comprises land located on the western boundary of Tuckingmill, to the south of Hatch Lane.
The site has a total size of 1.28 ha and could accommodate 31 houses. The site, which was
previously a quarry, has been designated as a County Wildlife Site.

4.10.1 Site Development Potential
The site has the potential to accommodate a large number of houses on the boundary of Tuckingmill.
The site has no heritage constraints and is not at risk of fluvial flooding.

4.10.2 Key Constraints
The site is a County Wildlife Site, and has potential to support protected species; development would
therefore see a loss of an important local ecological resource.
There are a number of other constraints to development including: the distance from Tisbury village
centre and associated community services and facilities; the effect development would have on the
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views from surrounding residential properties; overhead electricity lines traversing part of the site;
and a risk of surface water flooding on the south-eastern tip of the site.
Furthermore, the site is outside the settlement boundary and is of uncertain ownership.

4.10.3 Recommendations
Due to the significant constraints present at the site, principally the ecological constraints associated
with the County Wildlife site designation, the site is not considered suitable for allocation of
residential development through the Neighbourhood Plan.

4.11

Site 11: Old Council Yard (Land at Tuckingmill Highways Depot)

The site comprises previously developed land located on the west of Tuckingmill, to the south of
Hatch Lane. The site has a total size of 0.28 ha and could accommodate eight houses. The site is
currently unused; however it was previously the Council’s Highway Depot.

4.11.1 Site Development Potential
The site has the potential to accommodate a number of houses on the boundary of Tuckingmill;
development would fit in with the linear nature of development in this area. The site is a brownfield
site that is currently not in use. Development would not affect the views from existing residential
properties, due to the screening afforded by the trees on the boundary of the site. The site has no
heritage constraints and is not at risk of fluvial or surface water flooding.

4.11.2 Key Constraints
The site is adjacent to a County Wildlife Site that is located to the south eastern part of the site. A
number of mature trees are present on the site boundary. As such, the site has ecological potential.
The site is located outside of the settlement boundary (Wiltshire Core Strategy Policy CP1), and not
within immediate proximity to Tisbury village centre and associated community services and facilities;
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with the village centre approximately 1 km to the east and St. Johns Church of England Primary
School 1.3km away.

4.11.3 Recommendations
The site has the capacity to deliver a small number of houses on a brownfield site adjacent to existing
residential properties. Development at this location would need to ensure effects on the adjacent
County Wildlife Site are avoided, and potential biodiversity assets on the site (including trees) are
retained.
It is therefore concluded that the site is potentially suitable for the allocation of residential
development through the Neighbourhood Plan.

4.12

Site 12: St. Johns Close Redevelopment

The site is located to the south west of Tisbury. The site currently consists of approximately 16
sheltered houses, managed by Wiltshire Council. The site has a total size of 0.66 ha and could
accommodate a significant number of houses if densities are increased.

4.12.1 Site Development Potential
The site has the potential to accommodate a larger number of houses than at present in a location
that is close to Tisbury village centre, and within a reasonable walking distance of community services
and facilitates. The site is surrounded by residential development and is within the settlement
boundary of Tisbury (Wiltshire Core Strategy Policy CP1).
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4.12.2 Key Constraints
There are limited environmental constraints in the vicinity of the site. St. Johns Close (the road only) is
at a low to medium risk of surface water flooding and approximately 150m north of the site is a County
Wildlife Site associated with the River Nadder.
From an availability perspective, the site is currently occupied, primarily by older residents in
sheltered accommodation, who would need relocating during any redevelopment. It is also not known
if Wiltshire Council are willing to redevelop the site.

4.12.3 Recommendations
The site currently consists of low density housing that is located close to Tisbury village centre. The
site has few constraints to development; and redevelopment could provide a higher density of
housing. However, the availability of the land for development is unclear; this would need confirming
prior to allocation within the Neighbourhood Plan.
As such the site is considered to be potentially suitable for taking forward for the purposes of the
Neighbourhood Plan.
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5.

Conclusions

5.1

Housing sites to take forward for the purposes of the Tisbury and
Tisbury West Neighbourhood Plan

This site appraisal has assessed the 12 sites put forward by the Tisbury and West Tisbury
Neighbourhood Plan Steering Group. These have been evaluated utilising the consistent criteria
presented in the pro-forma developed by AECOM.
Following the completion of the site appraisal, it is considered that two sites are most appropriate for
shortlisting by the Neighbourhood Steering Group for taking forward as allocations for housing in the
Tisbury and West Tisbury Neighbourhood Plan. This is due to their suitability, their availability, and the
opportunities offered at the sites.
The two sites are as follows:


Site 1: St. Modwen (Land at the Station Works);



Site 8: Weaveland Road (Land on Churchill Estate);

In addition to these sites, five further sites that are potentially suitable for taking forward for the
purposes of the Neighbourhood Plan, however in a number of cases their availability needs to be
determined prior to allocation. These sites are:


Site 2: Sacred Heart Church allotments



Site 4: Magistrates Court and Old Police Station (operational requirements of the Fire Service
would also need to be overcome prior to allocating);



Site 6: Land at the Old Sports Centre;



Site 11: Old Council Yard (Land at Tuckingmill Highways Depot)



Site 12: St. Johns Close Redevelopment.

Table 5.1 below summarises the suitability of the sites in the Neighbourhood Plan Area for taking
forward for the purposes of the Neighbourhood Plan.
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Table 5.1. Suitability of sites for taking forward for the purposes of the Tisbury and West
Tisbury Neighbourhood Plan
Site
No.

Site Name

Appropriate for taking forward for the purposes of the Neighbourhood
Plan?

1

St. Modwen (Land
at the Station
Works)

Yes – development at this location would involve the redevelopment of a
brownfield site of poor visual quality. This has significant opportunities for
enhancing the quality of the public realm at this location and offers significant
scope for improving the landscape and townscape setting of this part of
Tisbury.
Development should ensure that three key conditions are met: safe vehicle
and pedestrian access is put in place across the railway line to provide
enhanced access into Tisbury village centre; some employment land should
be retained in the development of the site; and where necessary, space is
included within the site for the potential dualling of the railway line. There is
also the need for a detailed assessment on the extent to which the site is
contaminated due to its history as a gas works, and for remedial action to be
taken.

2

Sacred Heart
Church allotments

Potentially – The site could support in the region of 8 dwellings at a location
accessible to village centre facilities. Development at this location however
has the potential to impact on the setting of the conservation area and
adjacent buildings of local importance.

3

Nadders Close Car
Park

No – Despite the development potential of the site, the importance of the car
park for the vitality of the village centre is considered to be a key issue.

4

Magistrate’s Court
and Old Police
Station

Potentially – the redevelopment of a brownfield site in the centre of Tisbury
offers a number of opportunities. However there are a number of issues that
would need to be overcome prior to allocating, in particular relating to the
availability of the site and the operational requirements of the Fire Service.

5

Land opposite the
Avenue

No – Development is considered to have significant impacts on the setting of
this part of Tisbury, and is likely to have adverse effects on the integrity of the
AONB and Tisbury Conservation Area.

6

Land at the Old
Sports Centre

Potentially – The site consists of previously developed land with no
significant environmental, landscape or heritage constraints. However the
availability of the land for development is unclear, including relating to
planning conditions. This would need confirming prior to allocation. The land
is also outside of the housing policy boundary and has been recommended
to be set aside for future extension of the primary school.

7

Weaveland Road
(Land on Churchill
Estate)

Yes – The site currently consists of informal open space within a residential
area. The site has few constraints to development; and thus considered
suitable for allocation. Development would need to incorporate the TPO on
the boundary of the site. It is also only a very small site and it forms a useful
pedestrian access into the community field so may be better suited for
allocation as Local Green Space.

8

Lush’s Field (Land
north of Vicarage
Road)

No – The site has no suitable access, and it is not considered that access
could be readily provided. Development would impact on the setting of the
Tisbury Conservation Area and the AONB, and the site has a number of
ecological constraints.

9

Tuckingstones
(Land adjacent to
Tuckingstones,
Tisbury)

No – Development of the site is likely to significantly impact on the views
from surrounding properties and on the setting of historic environment assets
in this location. In addition, the land provides an important landscape gap
between Tisbury and Tuckingmill which would be lost with development at
this location.

10

Old Quarry at Hatch No – Part of the site is designated as a County Wildlife Site and therefore
Lane (land and
has potential to support protected species; development would therefore see
disused quarry at
a loss of an important local ecological resource.
Tuckingmill)
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Site
No.

Site Name

Appropriate for taking forward for the purposes of the Neighbourhood
Plan?

11

Old Council Yard
Potentially – Development at this location would involve the redevelopment
(Land at Tuckingmill of a brownfield site, adjacent to existing residential properties. Development
Highways Depot)
would need to ensure potential effects on the adjacent County Wildlife Site
are avoided and mitigated.

12

St. Johns Close
Redevelopment

Potentially – The site currently consists of low density housing that is
located close to the centre of Tisbury centre. The site has few constraints to
development and redevelopment could provide a higher density of housing
than currently. However, the availability of the land for development is
unclear and this will need confirming prior to allocation and there will be a
likely need to relocate existing residents.

If site allocations are included in the plan, it is recommended that the Steering Group discuss site
viability with Wiltshire Council. Viability appraisals for individual sites may already exist. If not, it is
possible to use the Council’s existing viability evidence (such as an Affordable Housing Viability Study
or Community Infrastructure Viability Study) to test the viability of sites proposed for allocation in the
Neighbourhood Plan. This can be done by ‘matching’ site typologies used in existing reports, with
sites proposed by the Steering Group to give an indication of whether a site is viable for development
and therefore likely to be delivered. Likewise the developer should be contacted to ensure that the
site remains deliverable.
Overall it is recommended that the policy approaches proposed by the Neighbourhood Plan should
seek to address the potential constraints highlighted in this report and through the strategic
environmental assessment process currently being undertaken for the plan. This can include targeted
site-specific Neighbourhood Plan policies to address the elements raised relating to environmental
constraints and accessibility.

5.2

Next steps

Sites to be taken forward for the purposes of the Neighbourhood Plan will be considered and chosen
by the Tisbury and West Tisbury Neighbourhood Plan Steering Group on the basis of:


The findings of this site appraisal;



Information on site availability;



Responses received during consultation on proposed sites;



The scope for the sites to meet identified infrastructure needs of the community, including
through Community Infrastructure Levy contributions; and



The extent to which the sites support the Vision and Objectives for the Neighbourhood Plan.

This process will be incorporated within the next stages of development for the Neighbourhood Plan
in conjunction with engagement with landowners, the public, Wiltshire Council and other stakeholders.
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Appendix A Completed site appraisal pro-forma
A.1

Site 1: St. Modwen (Land at the Station Works)

A.2

Site 2: Sacred Heart Church allotments

A.3

Site 3: Nadders Close Car Park

A.4

Site 4: Magistrate’s Court and Old Police Station

A.5

Site 5: Land opposite the Avenue

A.6

Site 6: Land at the Old Sports Centre

A.7

Site 7: Weaveland Road (Land on Churchill Estate)

A.8

Site 8: Lush’s Field (Land north of Vicarage Road)

A.9

Site 9: Tuckingstones (Land adjacent to Tuckingstones, Tisbury)

A.10 Site 10: Old Quarry at Hatch Lane (land and disused quarry at
Tuckingmill)
A.11 Site 11: Old Council Yard (Land at Tuckingmill Highways Depot)
A.12 Site 12: St. Johns Close Redevelopment
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