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Foreword
Welcome to this draft copy of Chipping Campden Neighbourhood Development Plan (NDP) which has been
prepared based upon provisions of the Localism Act allowing the local community to form a view of and shape
their towns future. The Town Council is responsible for leading the project with very significant support from a
working party, key Societies and organisations in the area. Three documents are available for this consultation
i.e. the core Neighbourhood Development Plan, an Appendix and a Community Design Statement (CDS) and
we look forward to comments from residents on the content. The key areas covered in the core NDP are
Environment, Housing, the local Economy, Education, Health, Infrastructure, Transport and Parking. The NDP
has been prepared in parallel with the Cotswold District Council (CDC) draft Local Plan.
Partly driven by our unique history, architecture and landscape, it is perhaps not surprising that housing
development has been given prominence, and this raises notable differences in conclusions compared with
those of the CDC. These planning issues we believe are at the heart of our position on how best to promote
and protect our unique market town and its surrounding landscape. To help the reader focus on several key
issues (particularly housing) we have summarised them below.
1.
ORGANIC GROWTH
For centuries our town has evolved in an “organic” manner and we believe it is essential this continues
into the future. Hence housing developments should be preferably of maximum size 10 houses per site to
allow absorption into the community without irreparably damaging our valuable townscape and
landscape.
2.
DEVELOPMENT BOUNDARY
Our existing Development Boundary should be protected to deter opportunistic and inappropriate
development and not be unjustifiably extended.
3.
HOUSING NEED
Housing development numbers should be based on well proven “need“ in our immediate area and not
some arbitrary allocation.
4.
MAJOR ASTON FIELD DEVELOPMENT.
Based upon the above three criteria we oppose the CDC draft Local Plan proposal for a 120-house
development on the Aston Road. We already have a 168-house development programme, which
generates three times the affordable housing “need” registered in the Housing Needs Survey of 2012.
Furthermore, in a seven-mile radius, just over the AONB border adjacent parishes have approvals for
nearly 8000 houses which is well in excess of the targets set them. Hence there are no justifiable
"exceptional circumstances" in our area of the AONB.
5.
PARKING AND SURGERY.
These are recognized as high profile issues and are given substantial support.
In conclusion, we hope that residents through a number of routes (e.g. website, mail drop, exhibition and
public meeting) will become acquainted with the major features of this report and support us in what we
strongly recommend as the best way to promote and protect our beautiful and unique Market town and its
surrounding landscape. Finally, I would like to express my appreciation to all those individuals and
organisations who have made such valuable contributions in the preparation of this our first Neighbourhood
Development Plan.

Bob King
Chairman
Chipping Campden Town Council
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Chipping Campden Neighbourhood Development Plan
Introduction
The Chipping Campden Neighbourhood Development Plan (The Plan) is part of the Government’s
approach to planning set out in the ‘Localism Act’ which came into force in April 2012. The Plan
identifies the opportunities and the issues facing the Town and Parish, provides a Vision and key Goals
for the future of the Town and proposes planning policies, projects and actions which should help to
achieve the Vision and Goals over the life of the Plan to 2031. The Localism Act states that policies in the
Plan must be in line with the National Planning Policy Framework and the relevant Local Plan, which in
Chipping Campden’s case, is the Cotswold District Local Plan 2011-2031 (the Local Plan).
The Neighbourhood Plan focuses on the issues facing the Town which were identified through research
and public consultation. It has considered the Local Plan policies in detail and the impact that they might
have on the issues facing the Town and Parish. Local Plan policies that are relevant to the issues
identified in the Neighbourhood Plan are referenced in the Plan. Where the Neighbourhood Plan is
silent on particular issues the policies in the Local Plan will apply.
The Plan has been developed over a period of more than three years during which there has been
extensive consultations with residents, interested parties, the business community and others with an
interest in the Town and parish. It builds on the Chipping Campden 2010 Healthcheck, ‘The way
Forward’, and the 2012 Housing Needs Survey. Guidance has been sought from Cotswold District Council
and the format of the Plan follows the District Council’s instructions. Details of the consultations,
evidence gathering and decision making have been recorded in a Consultation Report which is available
on the Town Council’s website and provides an overview of the consultations, demonstrating that it fully
accords with the requirements of the Localism Act and meets the requirements of Regulation 14 of the
Neighbourhood Planning (General) Regulations 2012. The Plan has been amended in response to
comments and other information received during its preparation particularly in relation to the Cotswold
Local Plan. The Plan is in seven parts:
1.

Neighbourhood Development Plans and the planning system – sets the Neighbourhood
Development Plan in the context of national and local legislation
2. The history and character of the Cotswolds and Chipping Campden – provides a snapshot of the
Cotswolds and the Plan area
3. The current opportunities and issues facing the Town and Parish – considers the current
situation, the Local Plan proposals and the community’s responses to four key topics, historic
and natural environment, housing, the economy and infrastructure
4. The Vision and Goals for the Neighbourhood Plan- sets out the goals which will guide the
policies in the Neighbourhood Plan
5. Neighbourhood Plan Policies – the Policies to achieve the Goals
6. Projects and actions - that should help to achieve the Goals and deliver the Policies
7. Supporting documentation – documentation that legislation requires to accompany the
Neighbourhood Plan
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Neighbourhood Development Plans and the planning system
What is neighbourhood planning?1

Unlike ‘Parish’ or ‘Community’ Plans, a Neighbourhood Development Plan forms part of and sits
alongside, the Local Plan prepared by the local planning authority. Decisions on planning
applications will be made using both the Local Plan and the Neighbourhood Plan. Because
of this, Neighbourhood Plans are covered by detailed central government guidance and
legislation, most notably that:
•

Neighbourhood Development Plans should:
- Support the strategic development needs set out in Local Plans, including policies for
housing and economic development
- Plan positively to support local development, shaping and directing development in
their area that is outside the strategic elements of the Local Plan
- Identify opportunities to use Neighbourhood Development Orders to enable
developments that are consistent with their neighbourhood plan to proceed
- Neighbourhood planning gives communities direct power to develop a shared vision
for their neighbourhood and shape the development and growth of their local area.
Communities are able to choose where they want new homes, shops and offices to be
built, have their say on what those new buildings should look like and what
infrastructure should be provided, and grant planning permission for the new
buildings they want to see go ahead. Neighbourhood planning provides a powerful
set of tools for local people to ensure that they get the right types of development for
their community where the ambition of the neighbourhood is aligned with the
strategic needs and priorities of the wider local area

•

Local communities can choose to:
- Set planning policies through a neighbourhood plan that is used in determining
planning applications
- Grant planning permission through Neighbourhood Development Orders and
Community Right to Build Orders for specific development which complies with the
order
- Neighbourhood planning is not a legal requirement but a right, which communities in
England can choose to use. Communities may decide that they could achieve the
outcomes they want to see through other planning routes, such as incorporating
their proposals for the neighbourhood into the Local Plan, or through other planning
mechanisms such as Local Development Orders and supplementary planning
documents or through pre-application consultation on development proposals.
Communities and local planning authorities should discuss the different choices
communities have to achieving their ambitions for their neighbourhood
- Neighbourhood planning provides the opportunity for communities to set out a
positive vision for how they want their community to develop over the next ten,
fifteen, twenty years in ways that meet identified local need and make sense for local

1

Department for Communities and Local Government Planning Practice Guidelines
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people. They can put in place planning policies that will help deliver that vision or
grant planning permission for the development they want to see
- To help deliver their vision, communities that take a proactive approach by drawing
up a neighbourhood plan or Order, and secure the consent of local people in a
referendum, will benefit from 25 percent of the revenues from the Community
Infrastructure Levy arising from the development that takes place in their area
- Neighbourhood planning can inspire local people and businesses to consider other
ways to improve their neighbourhood than through the development and use of land.
They may identify specific actions or policies to deliver these improvements. Wider
community aspirations than those relating to development and use of land can be
included in a neighbourhood plan, but actions dealing with non-land use matters
should be clearly identifiable. For example, set out in a companion document or
annex
Sustainable development
The National Planning Policy Framework2 requires local plans to seek to achieve sustainable
development which the NPPF says has three dimensions - economic, social and
environmental:
•

•

•

An economic role – contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying and
coordinating development requirements, including the provision of infrastructure;
A social role – supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations; and
by creating a high quality built environment, with accessible local services that reflect
the community’s needs and support its health, social and cultural well-being; and
An environmental role – contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt to
climate change including moving to a low carbon economy.

It is against this background that the Chipping Campden Neighbourhood Plan has been prepared

Significance of the Cotswold District Local Plan3
The current ‘approved’ Local Plan for Cotswold District is the ‘Cotswold Local Plan 2001-2011’.
However, the emerging Local Plan - Cotswold District Local Plan 2011-2031 (June 2016) is
at its final consultation stage before being submitted to an external Inspector for approval
and if approved, will replace the 2001-2011 Local Plan. The Chipping Campden
Neighbourhood Plan therefore seeks to take into account the provisions in the emerging
Local Plan 2011-2031.
When considering the content of the Chipping Campden Neighbourhood Plan it is important to see
this in the light of the national legislation which governs the Plan’s contents. It is also
National Planning Policy Framework
3 Cotswold District Local Plan 2011-2031: submission draft reg.19 June 2016
2

3
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advisable that readers of the Neighbourhood Plan are aware of the contents of the current
Cotswold Local Plan. This is a substantial document which contains a wide range of polices
not all of which are repeated in the Neighbourhood Plan.
The Chipping Campden Neighbourhood Development Plan is based on the policies and proposals in
the National Planning Policy Framework (NPPF), Cotswold District Council’s Local Plan
2011-2031 (June 2016), the Chipping Campden Town Council’s Community Plan - ‘The Way
Forward’ (2010), the Chipping Campden Housing Needs Survey (June 2012) and the
subsequent consultations, research and surveys work carried out by the Neighbourhood
Plan Team while bearing in mind directions from central government that:
Proposals to be included in a Neighbourhood Plan must relate to planning and
infrastructure issues e.g. housing and employment numbers; affordable housing types and
location; design; conservation areas; listed buildings, infrastructure and services.
Environmental, community and social, economic and transport proposals should only be
included where they relate to changes to buildings or land.
The Cotswold Local Plan also states that:
The Cotswold Local Plan sits alongside the NPPF, which, together with national Planning
Practice Guidance (PPG), must also be taken into account in making decisions on planning
applications and in the preparation of local and Neighbourhood Development Plans.
Neighbourhood Development Plans (NDP), when adopted, form part of the Local Plan.
NDPs are prepared by local communities and can be as simple or as detailed as local
people want - provided they are in line with national planning policy and the relevant local
plan. Where the Local Plan or any development plan documents are adopted after a NDP
has already been adopted, the District Council will issue a statement of conformity to
clarify whether any policies in the NDP have been superseded.
Legislation states that, at the stage the Local Plan has now reached:
Any representations about the Local Plan should relate to the soundness of the Submission
Draft Local Plan or to its compliance with legal requirements. Planning Regulations state
that a local planning authority should submit a plan for examination which it considers to
be “sound” – namely that it is:
•

•
•
•

Positively prepared – the plan should be prepared based on a strategy which seeks to
meet objectively assessed development and infrastructure requirements, including
unmet requirements from neighbouring authorities where it is reasonable to do so and
consistent with achieving sustainable development;
Justified – the plan should be the most appropriate strategy, when considered against
the reasonable alternatives, based on proportionate evidence;
Effective – the plan should be deliverable over its period and based on effective joint
working on cross-boundary strategic priorities; and
Consistent with national policy – the plan should enable the delivery of sustainable
development in accordance with the policies in the NPPF.

Representations made at this stage should therefore focus on whether the plan meets the
tests listed above. Representations can only be submitted in response to the contents of
this document. The consultation exercise is not an opportunity to reiterate the content of
representations submitted in response to earlier consultation documents.
During the preparation of both the Local Plan and the Neighbourhood Plan, Chipping Campden Town
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Council made substantial representations to Cotswold District Council about certain
aspects of the Local Plan which the Town Council did not feel were in the best interests of
the Town. However, the suggestions made by the Town Council with regard to housing do
not appear in the latest version of the Local Plan. The Town Council has therefore
requested a hearing by the Local Plan independent examiner.
All of this means that, as things stand, the Council is not at liberty to change the proposals and
policies in the Local Plan. The Council may make policies in The Neighbourhood Plan for
additional actions to address the opportunities and issues that it has identified in the Plan
area provided these policies do not conflict with the policies in the Local Plan.
To ensure that the Chipping Campden Neighbourhood Plan met the legal criteria for the preparation
of the Plan, advice was sought on the format and content of the Plan from Cotswold
District Council and by consulting the relevant legislation. This indicated that the Plan
should focus on the Goals the Plan seeks to achieve and the land use Policies it proposes to
achieve these Goals. Although specific projects are not part of the Plan for statutory
planning purposes they are included in the Neighbourhood Plan as statements of actions
intended to achieve the Plan Policies. Some of these projects may not be land use based
but may nevertheless, help to achieve the Plan’s Goals
Government guidance requires that the preparation of Neighbourhood Development Plans must
follow six broad stages which Government has set out in national guidelines4. These are:
Stage 1: Defining the neighbourhood
Stage 2: Preparing the Plan
Stage 3: Independent check
Stage 4: Community referendum
Stage 5: The plan comes into Legal Force
Stage 6: Implementation of the Plan
Further details of the Plan making process are contained in the Supporting Material

4

The Neighbourhood Planning Regulations 2012 Neighbourhood Planning Regulations 2012
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How the Chipping Campden Neighbourhood Development Plan was
prepared
Government guidance recommends that Neighbourhood Development Plans should build on any
consultation and planning work that has already been carried out in the community. The
Neighbourhood Development Plan is the result of a long planning process in Chipping
Campden stretching back many years.
In November 2000, the Government published a Rural White Paper entitled ‘The Future of the
Countryside', introducing measures aimed at securing a strong future for rural
communities. The main objective was to provide ideas and help with access to funding
and, with assistance from a number of different agencies, to address the changing face of
the countryside and its communities.
Chipping Campden Town Council became involved in the planning process in 2004. Following a series
of meetings to discuss whether a ‘Community Plan’ was needed, in November 2004, the
Chipping Campden Area Partnership (CCAP) was formed to carry out research and seek the
views of the community to identify the issues facing the community and to prepare a plan
to address them.
The resulting ‘Community Plan’ entitled ‘The Way Forward’ – was based on the substantial amount of
information gathered. It was a distillation of several years of working through the
prescribed ‘Healthcheck’ process using detailed worksheets and community consultation
to identify needs and priorities. The Community Plan was set in the context of the
Gloucestershire Local Area Agreement (2009) and the Cotswold District Local Plan (2003),
and was aimed at improving the quality of life in the town and parish.
In July 2010 Chipping Campden Town Council approved ‘The Way Forward’ which provided an
overview of the parish, the key issues facing it and possible actions that might be taken to
deal with these issues and in June 2012 the Town Council approved the ‘Chipping
Campden Housing Needs Survey’ prepared on its behalf by Gloucestershire Rural
Community Council.
Most importantly in June 2016 Cotswold District Council issued the Cotswold District Local Plan 20112031. The Neighbourhood Development Plan is required to comply with the policies and
proposals in the Local Plan. Preparation of the Chipping Campden Neighbourhood
Development Plan comprised ten stages some of which ran concurrently.
Step 1: Definition of the area to be covered by the Plan
Step 2: Setting up of a community based ‘Neighbourhood Plan Team’ including eight
‘Theme Groups’ for the duration of the Plan making process
Step 3: Review of existing plans, studies, guidance and other relevant material and
consultation with the wider local community and stakeholders to identify the issues,
opportunities and constraints affecting the future of the Plan area, particularly the policies
and proposals contained in the Cotswold District Local Plan
Step 4: Formulation and agreement on the Vision for the plan
Step 5: Identification of the Plan Goals to achieve the Vision
©Chipping Campden Town Council 2017
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Step 6: Identification of the Policies which will help to achieve the Plan Goals
Step 7: Identification of the Projects and actions that could help to achieve the Plan Goals
Step 8: Bringing all this together into a draft Plan ensuring that the Neighbourhood Plan is
in line with national and Local planning policy
Step 9: Consulting the local community and other stakeholders on the Draft Plan
Step 10: Submitting the Plan for approval to Cotswold District Council as the Local Planning
Authority.

The Plan making timetable
Planning and development is covered by a wide range of legislation and guidance including:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•

1970 – 1990 – Chipping Campden Conservation Area designated and reviewed
January 1985 Cotswold District Council ‘Article 4 direction’ covering the Chipping
Campden Conservation Area
November 2000 – Government Rural White Paper ‘The Future of the Countryside’
November 2004 – Chipping Campden Area Partnership established to identify the
issues facing the Town and to prepare a plan for the future
September 2009 Gloucestershire Local Area Agreement 2008-11
July 2010 Campden Town Council approves ‘the Way Forward’ as the plan for the
future of the Town and Parish
2011 the Localism Act comes into force setting up Neighbourhood Development Plans
2011 Cotswold Edge Enterprise Ltd shopping survey of Chipping Campden town Centre
2012 Neighbourhood Plan Act and National Planning Policy Framework
March 2012 - Campden Town Council commissions Gloucester Rural Community
Council to conduct a ‘Housing Needs Survey’
June 2012 – Chipping Campden Town Council approves the recommendations in the
Housing Needs Survey’
2013 Cotswolds AONB Management Plan 2013-18
November 2013 Chipping Campden Town Council submits application to Cotswold
District Council to prepare a Neighbourhood Development Plan
14th February 2014 Cotswold District Council approves Chipping Campden’s application
10th July 2014 – the Town Council holds a meeting at which the members of the public
to brief them on the Local Plan process and form eight theme groups to work on
different aspects of the Plan
30th September 2014 Natural England publishes National Character Area profiles: data
for local decision making – the Cotswolds
April 2016 Chipping Campden Business Forum publishes its Plan to ‘Safeguard, Sustain
and Inspire the future economic vitality of business in Campden’
June 2016 Cotswold District Council publishes Cotswold District Local Plan
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Defining the Neighbourhood
The Chipping Campden Neighbourhood Development Plan covers the whole of the Chipping
Campden Parish area. The boundary of the Plan area coincides with the Parish boundary.
Then after a public consultation period the Plan area was approved by Cotswold District
Council on 14th February 2014.

Boundary of Plan area shown in blue
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History and character of the Cotswolds and Chipping Campden
Chipping Campden’s location

Chipping Campden – population 2,2885 - is located in the north Cotswolds. It is well placed for
employment and shopping, lying 35 miles south of Birmingham, 65 miles north east of
Bristol, 40 miles northwest of Oxford, 23 miles east of Cheltenham and 28 miles east of
Gloucester, all of which are major centres of shopping and employment. Cirencester is 30
miles south. The Town is also just over 2 hours by car from London, and there are also rail
links to Oxford, Reading and London from Moreton in Marsh and Honeybourne.
Apart from its position in the northern most extremity of the Cotswold District it is also
important to note that it sits at the intersection of three counties (Glos, Worcs, Warks) and
three districts, Cotswold, Stratford and Wychavon. Reflecting on the guidance noted in the
recently published white paper we believe that a cross boundary holistic view of our
geographic area is worthy of consideration. This is analysed in appendix 2 with very
significant conclusions.

5

Total Parish Population 2011 Census Office for National Statistics
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Chipping Campden location

Cotswold District - a portrait6
The Local Plan provides a snapshot of the Cotswolds and the main issues facing the area, many of
which are common to Chipping Campden. The Plan points out that:
The main challenge facing Cotswold District is to plan for future development requirements
in the most sustainable way possible, making provision for homes for local people, jobs and
community facilities, while protecting the area’s outstanding natural and built
environment.

6

From Cotswold District Local Plan 2011-2031
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Natural and Historic Environment7
2.1

The Cotswolds is internationally renowned for its natural beauty. The distinctive local
building stone and the many magnificent historic buildings are important parts of the
character that makes the Cotswolds a famous tourist destination. The natural environment
is a defining characteristic throughout the District, especially within the Cotswolds Area of
Outstanding Natural Beauty (AONB).

This distinctive heritage is reflected in:
•
•
•
•
•
•
•
•

The market towns and villages, their settings and townscape heritage
The quality of the natural environment in the AONB
144 Conservation Areas
4,991 listed buildings
239 Scheduled ancient monuments
32 registered historic parks and gardens
37 Sites of Special Scientific Interest
Over 260 locally designated Key Wildlife Sites

The District’s natural and historic environment is its greatest asset. It is imperative that the character,
appearance and diversity of the District is protected and wherever possible enhanced,
especially within areas of high historic, landscape or nature conservation importance. It is
important to ensure that new development, especially new housing, is well designed,
respects biodiversity and green infrastructure, and does not lead to the coalescing of
settlements.
Housing
Household growth between 2001 and 2011 was 5.3% in Cotswold District (England 7.9%) whilst
population growth at 3.1% has been slower, leading to a decrease in the average
household size. The District has a high proportion of elderly people and a low proportion of
children and young people.
The attractiveness of the area has brought housing pressures, particularly in the north of the District,
where Chipping Campden is located. These pressures are driven by the ability to commute
from Campden to and from the West Midlands and the London conurbation. Movement
out of London and the south-east has also made the Cotswolds particularly attractive for
retirement and holiday or second homes.
Although the area has high property values, the median earned income of full-time employees in the
Cotswold District is £26,933. Failure to provide an appropriate mix of housing has led to
more economically-active people, particularly the young, being forced to look elsewhere
for somewhere to live. These high property values have a direct consequence in
connection with the availability of “affordable” housing. This is analysed in some detail in
appendix 3.

7

7 Op Sit
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The Economy
Each of the larger Cotswold towns has a strong and distinctive role. Moreton-in-Marsh is regarded by
many as the main centre for the north Cotswolds, while Bourton-on-the-Water, Chipping
Campden, Fairford, Lechlade, Northleach, Stow-on-the-Wold and Tetbury perform the role
of service centres for surrounding rural areas.
There is a range of employment land and premises in most of the larger market towns and villages
and despite poor broadband coverage throughout much of the District, the economy has a
strong representation of small businesses and a reasonably diverse economic base. These
businesses make a significant contribution to the economic well-being of the District, offer
local employment opportunities, and have made the area fairly resilient to fluctuations in
the national and global economies. Unemployment rates are relatively low.
In 2011, almost 8,000 (13.3%) people worked from home in the Cotswolds. This rate is double the
national average and significantly higher than Gloucestershire’s average of 8.5%. This is
partly due to the rural nature of the District and a highly skilled and entrepreneurial
workforce.
The economically active population is declining across the District, and the labour market is
considered tight by local businesses with labour supply issues, particularly in the
professional, skilled trades and engineering sectors, potentially impacting on economic
growth. Enquiries for employment land and premises, particularly from small, knowledgebased businesses who want to secure a quality environment or a site for an existing local
business, tend to be focussed upon Cirencester and established business parks.
There are significant levels of retail "leakage" of comparison (non-food goods) shopping trips to other
centres outside the District. The wholesale and retail trades represent the largest employer
in the District (17.3%). The next largest groups are education (10.7%) and human health
and social work activities (8.3%). Cotswold has an above average proportion of residents
working in agriculture, forestry and fishing, accommodation and food services, and
professional, scientific and technical activities. The service sector accounts for the largest
proportion of local jobs. There are a number of large businesses such as Campden BRI,
which offer opportunities for higher value growth.
Tourism and its associated hospitality is a major and growing part of the local economy. The challenge
is to enable and manage sustainable tourism, which will safeguard the countryside,
heritage and culture for future generations while providing benefits to the local economy.
The District's economy has been resilient during the recession and it is forecast to continue to grow.
However, the District imports labour to support its growth and experiences problems
recruiting suitably skilled staff, particularly in the professional, skilled trades, engineering
sectors, hospitality and agriculture. A well-skilled and accessible workforce is necessary to
support the growth of existing and new employers.
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Infrastructure
The continuing loss of village shops, post offices, schools and pubs has meant that the retention of
rural services and facilities has become a key issue throughout much of the District. The
relatively large and growing elderly population, coupled with a reduction in the numbers of
young people, has implications for the structure of communities and the demand for
health and public services.
To help ensure the continued success of micro businesses, there is a need to support the
improvement of broadband speeds and mobile telecommunication connections in many
rural parts of the District.
Transport
In 2011, almost 14,000 residents commuted out of the District; many using the area as a rural base
from which to commute to larger employment centres, notably Swindon, Cheltenham and
Gloucester, and the West Midlands and London conurbations where there are higher value
jobs. Conversely, almost 16,000 commuted into the District, an increase of around 5,000
since 2001. Over 16,300 Cotswold residents also work in the District, excluding
homeworkers and people with no fixed working location. Given the rural nature of the
area, average travel-to-work times are longer than in most other parts of the County
There is high dependence on car travel, coupled with a significant proportion of residents who
commute daily into and out of the District. Much of the District has good road links, with
easy access to the motorway network via A-class routes, although this does not apply to
the northernmost parishes such as Chipping Campden. The ‘missing link’ section of the
A417(T) between the Brimpsfield roundabout and Brockworth bypass is, however, a major
bottleneck, which badly delays access to and from the M5 motorway at peak times. The
District is served by just two railway stations, at Kemble (on the Swindon-Gloucester line)
and Moreton-in-Marsh (on the Oxford-Worcester line). Kingham and Honeybourne stations
lie just outside the District boundary to the east and north respectively, but provide a
valuable service for Cotswold District residents.
The recommended HGV route from Shipston on Stour and the Fosse Way at Portobello crossroads
directs traffic toward the acute turn by Campden’s Church, and along the one-way sections
of Church Street and the narrow end of the main street called Leysbourne. The reverse
journey takes large HGV’s up the narrow Cider Mill Lane and the main entrance to the
school, with a very tight turn back to Station Road. These traffic routes, plus an increasing
number of movements to and from the packing station on Station Road is causing concern
by its impact on the historic (Grade I listed) buildings which line much of this part of the
town.

Chipping Campden
Chipping Campden is one of the larger market towns in the north Cotswolds nestling in a fold in the
hills in the Cotswolds Area of Outstanding Natural Beauty. It is often referred to as “the
Jewel of the Cotswolds”. The town is sited in a deep natural bowl, which is surrounded on
three sides by high wolds that provide an exceptional rural landscape backdrop. The
Cotswolds Area of Outstanding Natural Beauty (AONB) designation covers the entire Plan
©Chipping Campden Town Council 2017
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area.
Wool was the source of the mediæval prosperity of the town. The sheep, known as ‘Cotswold Lions,’
with their thick fleeces having a long staple, brought wealth to the merchants of the area.
In the reign of King James I, a rich and well-connected London merchant, Sir Baptist Hicks,
bought the manor (about 1608) and built a fine manor house for himself, alms houses for
the poor and a Market Hall for the High Street.
In 1902 C.R. Ashbee brought his Guild of Handicraft to Campden from London's East End. Ashbee was
a follower of William Morris and started the Guild in 1888, believing that country living was
better for handicrafts, he and 150 people with workshops and equipment moved to
Campden. The Guild was dissolved in 1910 but many descendants of the Guildsmen still
live in the town. The Silk Mill in Sheep Street, where Ashbee set up the Guild, still houses
craftsmen, including the Robert Welch Design Studios and Hart’s workshop which carries
on the family silver smithing business started by George Hart.
The Cotswold ‘Olympicks’ – otherwise known as Robert Dover’s Games – are held on Dover’s Hill
every year. Originally, it is said, the Games were started by Robert Dover, a local lawyer,
and Endymion Porter of Mickleton who was a friend of, and art-collector for, King James I.
In the beginning the sports included shin-kicking, back-swords, hare-coursing and similar
country pastimes. The games were closed down in the mid-nineteenth century for being
too rowdy – but were restarted in the twentieth century and take place on the Friday
evening before Scuttlebrook Wake.
Development opportunities in the Town are restricted for a number of reasons - many of the
buildings are listed, most notably on the High Street; the landscape cradles the town and
surrounding fields drain water into the River Cam which runs through the town which
means that building on these fields could increase the risk of flooding; and the existing
infrastructure of the town, particularly the road network, would need improvement to
accommodate large-scale housing development.
The hinterland of the Parish is rural with the type of agriculture depending upon the topography. It is
an area of Outstanding Natural Beauty and links between the town and country are
enhanced by the tourists who come to walk the many designated paths. The Town attracts
many walkers as it is the starting and finishing point for the Cotswold Way.
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Opportunities and issues facing the Town and Parish
Key issues facing Chipping Campden and the Parish

Once Cotswold District Council approved the Town Council’s application to prepare a Neighbourhood
Development Plan, the Town Council sought volunteers from the community to form a
‘Neighbourhood Plan Team’ including eight ‘Theme Groups’, to research and identify the
issues affecting the Town, to formulate a Vision and Goals for the Plan and suggest the
policies, projects and actions that the plan should propose which could achieve these
Goals. Each Theme Group dealt with a separate topic:
•
•
•
•
•
•
•
•
3.1

Historic and the natural environment
Housing
Economy
Education
Health
Community infrastructure
Transport and parking
The History of the town

These Groups remained in place for duration of the Plan preparation and were a key part
of the community engagement process. They performed a number of important functions
including researching existing plans and survey material, carrying out new surveys and
generating reports on particular issues such as parking, and preparing the Community
Design Statement, and consulting with organisations such as Chipping Campden Business
Forum, the Cotswolds Conservation Board, local schools, the local surgery, the Cricket Club
and the owners of sites that might be considered for development. The eight Groups met
together regularly with Town Council representatives to report on and discuss their
findings in order to find out whether the outcomes of one theme had an impact on other
themes. The Groups also acted as a ‘sounding board’ of community opinion on the issues
facing the Town, the proposals in the Cotswold District Local Plan and the likely content of
the Neighbourhood Plan as the planning process progressed.

The Groups’ first task was to identify the opportunities and issues facing Chipping Campden based on
the outcomes of ‘The Way Forward’, the community consultation which began in early
2014 and other plans and documentation which emerged during the plan making period.
Unsurprisingly the issues raised by the community reflected the issues for Cotswold District
identified in the Local Plan namely:
•
•
•
•
•
•
•

Concern that the unique townscape and environment of the Town and Parish would
be conserved and enhanced and not spoilt by inappropriate development
The need for affordable / social housing for local people
The need for housing suitable for an aging population
The need to maintain and develop the Town’s economy
The need for new employment opportunities within the parish.
The need for a new medical centre for the Town
The need for more parking, better access to public transport and a reduction in the
impact of through traffic especially HGVs
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Historic and natural environment issues
Current situation
In his book ‘Villages Buildings of Britain’8 Matthew Rice describes the unique character of Cotswold’s
towns and Villages.
All the buildings in the Cotswolds look alike in one way as, from the manor house to the
smallest cottage, every house is an exercise in the same style. This style is a legacy from the
sixteenth century - of heavily mullioned windows, drip-mouldings where the protruding line
of the masonry above the windows drops down through a right angle taking the water
away from the walls, and dormer windows poking out of heavy stone roofs.
Most extraordinary though is the stone. The warm yellow limestone, oolite, is part of the
limestone belt that runs from the Dorset to the Yorkshire coast and is at its widest in the
Cotswolds. There are huge quantities of limestone only just below the surface throughout
the area. So easily accessible is it, that every wall and garden shed has been built from
Cotswold stone, giving the Cotswolds more perfect villages per square mile than anywhere
else in Britain. Oolite is easily workable when quarried but hardens with exposure to the
atmosphere. This has led to a very high standard of decorative masonry, particularly in the
splendid town and village churches. Towns such as Chipping Campden have quite unfair
proportions of perfect town houses with squat gothic doors or grander, classical porches.
However, he issues a warning:
The beauty of the area, coupled with royal patronage and relative closeness to London, has
brought about development, conversion and renovation. Oblivious to the traditions of the
area this trio blunders on having a fatal effect on the area - new houses are built of bland
reconstituted stone which does not have the subtle colour variations and liveliness of the
native limestone.
For many years, architectural and historical experts have emphasized the importance of Chipping
Campden’s unique townscape.
•
•

3.2

Sir Nikolaus Pevsner described it as the best piece of townscape in Gloucestershire arguably one of the best in England.9
In 1907, the author and photographer Henry William Taunt described Chipping
Campden as A Gem of the Cotswolds10
John Julius Norwich describes the Town as One of the most attractive small towns in
the Cotswolds, if not all England, Chipping Campden owes its great distinction to
wool, and to four outstanding benefactors - William Grevel, whose late fourteenth
century house survives; Sir Baptist Hicks, who gave the town its market hall and
almshouses and built himself a great mansion, destroyed in the Civil War, whose
lodges and gateway still stand next to the churchyard; C. R. Ashbee, who established
his Guild of Handicraft here in 1902; and F.L. Griggs, who founded the Campden
Trust in 1929. Thanks to this admirable organisation, the town has been
magnificently preserved, with scarcely an eyesore anywhere.11

This acclaim has been warmly welcomed and appreciated by the local community which is

Matthew Rice – ‘Village Buildings of Britain’ 1992
‘Gloucestershire -The Cotswolds’ Pevsner Architectural Guides - Buildings of England
1010
Henry William Taunt ‘A Gem of the Cotswolds. Chipping Campden, Gloucestershire’ - 1907
11
John Julius Norwich, “The Architecture of Southern England”, 1985
8
9
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immensely proud of the Town’s architectural heritage and works hard to maintain and
enhance it. The quality of the Town’s environment is a major element in people’s desire to
live there resulting in the high house prices that the Town commands. It is also the main
attraction for the many tourists who visit the Town to the benefit of the local economy.
3.3

Chipping Campden’s High Street is famous for its elegant terraced houses made from
honey-coloured Cotswold limestone. The Street dates from the 14th to the 17th Century
and the entire centre of the Town is a Conservation Area - designated by Cotswold District
Council in 1970, almost half a century ago - and covered by an Article 4 Direction promoted
by Cotswold District Council in 1985. It has been described as ‘the most beautiful village
street now left in the island’ by the noted historian G.M. Trevelyan. The Town contains 4
Grade I, 16 Grade II*, and 176 Grade II listed buildings and the gardens of Old Campden
House are a scheduled monument.

Listed buildings and scheduled monument

3.4

The Town’s townscape is therefore of national and international architectural importance,
a fact recognised in the District Local Plan which states that arguably Chipping Campden
has the highest quality townscape of all the conservation areas in Cotswold District,
together with an unrivalled landscape setting within the AONB. Any planning strategy
should be geared towards conserving this architectural gem, whilst enabling the town to
accommodate an appropriate level of development that will help it to remain a vibrant
local service centre. Therefore, the proposals to develop a further 120 dwellings (net 80
with 40 already approved) is not appropriate. This conclusion is further endorsed (see
3.36) by the commitment to date of in progress house build plus approved of 163 dwellings
and hence at least 65 “affordable” ie three times the demonstrated “need”.
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The Local Plan and other strategies
In the current Local Plan Cotswold District Council believes that, when considering the issues for the
Natural and Historic Environment:
It is imperative that the character, appearance and diversity of the District is protected and
wherever possible enhanced, especially within areas of high historic, landscape or nature
conservation importance. It is also important to ensure that new development is well
designed; respects biodiversity and green infrastructure; and does not lead to the
coalescence of settlements. The District’s natural and historic environments are its greatest
assets. The challenge is to harness these sensitive assets to economic advantage by
managing tourism, agricultural diversification, minerals, waste and other changes to rural
areas in a sustainable and non-intrusive manner. Future housing, employment and other
development will need to be suitably designed and located to minimise visual and other
impacts on the sensitive Cotswold landscape and built heritage.
‘The Local Plan's ‘Vision’ supports the following priorities set out in the District Council's Corporate
Strategy:
•
•

Protect and enhance the local environment whilst supporting economic growth
Champion issues which are important to local people

Specifically, for Chipping Campden the Local Plan states that:
Chipping Campden has a high-quality townscape together with a fine landscape setting
within the AONB. New land allocations need to be sensitive to the environmental
constraints and the need to ensure that the town's historic character is maintained.
The Objectives for the Natural and Historic environment in the Local Plan are that:
Through the use of appropriate planning policies in the development management process:
a. Conserve and enhance the high quality, local distinctiveness and diversity of the natural
and historic environment
b. Ensure that new development is of high quality and sustainable design, which reflects
local character and distinctiveness, is appropriately sited, and provides attractive and
inclusive environments
c. Protect the open countryside against sporadic development, while also avoiding
coalescence of settlements
d. Support the creation of new green infrastructure to enhance environmental quality and
provide health benefits
The rural area of the plan
3.5

The Cotswolds Area of Outstanding Natural Beauty (AONB) and Natural England’s ‘Natural
Character Area Profile 107’ – The Cotswolds’, cover the entire Plan area. The use of land in
the Plan area is predominantly for food production and should remain so. However, the
Plan acknowledges that changes in food production and therefore the appearance of the
cropped landscape will be influenced by world and national food markets.
(Add in rail links to the map?)
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Cotswold Area of outstanding Natural Beauty

3.6

Apart from its ‘AONB’ and ‘Character Area’ status the Neighbourhood Plan area also
contains substantial clusters of listed buildings, a conservation area and a scheduled
monument in Chipping Campden, areas of ancient woodland, deciduous and traditional
orchards. The AONB is subject to the controls of the Cotswolds AONB Management Plan
2013-18, and Natural England’s Character Area Profile and will be subject to the provisions
of the Local Plan including Cotswolds Design Guide.

The Cotswolds Conservation Board is an independent statutory body that works:
To conserve and enhance the natural beauty of the Cotswolds AONB, to increase
understanding and enjoyment of its special qualities, and to foster the social and economic
well-being of local communities. Established in 2004, the board is a statutory body and is
the only organisation looking after the Cotswolds AONB as a whole. It has 37 members
drawn from local authorities, parish councils and communities across the Cotswolds, a staff
team of 15 based in Northleach, Gloucestershire and 300+ voluntary wardens throughout
the AONB.
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The Plan area constraints

The AONB Board works to the Cotswolds AONB Management Plan 2013-18, which sets out its aims
and objectives over this five-year period. The two key purposes of the Board are:
•
•

To conserve and enhance the natural beauty of the Cotswolds AONB
To increase understanding and enjoyment of the special qualities of the AONB,
ensuring that these complement the conservation and enhancement of the area

In fulfilling these roles, the board seeks to foster the social and economic well-being of local
communities within the AONB.
3.7

The main ‘brownfield’ site in the Plan area is the 24ha (58 acre) former ‘Polish Camp’
located south of the junction of the A44 and B4081. Although it is believed that the owners
of the site are preparing proposals for its development these are not known at this time.

3.8

The rural area of the Plan is therefore well covered by policies and organisations with
responsibility for securing its future. Nevertheless, just as national government policy
appears to have been a major factor in determining some policies and proposals in the
Local Plan concern was also expressed that similar development pressures in the rural part
of the plan area might lead to inappropriate development which would have an adverse
Community response

3.9

In the latter stages of the preparation of the Neighbourhood Development Plan,
considerable efforts were made by the Neighbourhood Plan Team in consultation with the
community and the Town Council, to ensure that the Neighbourhood Plan took the
proposals and policies in the latest iteration of the Local Plan into account. This had a
considerable impact on the community’s attitude towards concerns about the townscape
and environmental issues. While agreeing with the District Council’s aspirations in the Local
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Plan, the community’s experience of the way in which the District Council dealt with the
issue of new housing in Chipping Campden in the Local Plan, left local people particularly
concerned for the future of Chipping Campden’s unique Townscape and environment.
The community’s response to the historic and natural environment issues identified by the
Neighbourhood Plan Team’s researches and through community consultation was that:
•

•

•

•

•

•

Central government directives could override the townscape and environmental aims
in the Local Plan and the wishes of the local community, leading to the development
of areas of new housing which would have a negative effect on the Town, its
environment and townscape.
The land quality and sensitivity of the Chipping Campden are has been independently
and objectively assessed for the LPA in the Study of Land Surrounding Key Settlements
in Cotswold District by White Consultants dated June 2000 (the White Report). The
White Report and its various updates comprise part of the LPA’s evidence base for the
emerging development plan. As the AONB washes over Chipping Campden, the White
Report considers the sensitivity of the areas surrounding it and at paragraph 7.15
identifies 3 “areas where development is not suitable”: these are the valley floor of
the Cam and the Coneygree to the south of the church; the steep slopes on the
northwest edge of the town; and the low ridge directly to the north of the school
(Aston Road sites). In October 2014, an update to the White Report was published
and at paragraph 9.15 the following additional “areas where development is not
suitable” were identified: view corridors and vistas to the church and tower;
landscape to the south between Chipping Campden and Broad Campden; and rising
ground to the east.
Without any discussion with the local community and the Town Council the
development boundary of the Town had been significantly extended into the AONB so
that it now includes the two Aston Road sites which were the subject of a recent
planning application which was refused by Cotswold District Council. It also includes
Badger’s Field and the allotments. Following the refusal by CDC’s Planning Committee
for 90 homes on the Aston Road site due to their impact on the landscape in the
AONB, this refusal has been further supported by the High Court Decision in East
Bergholt Parish Council V Babergh District Council which supports the Town Council’s
position in that the Aston Road sites should be removed from the Development
Boundary in CDC’s Local Plan.
Legislation requires that Local Plans should be:
- Positively Prepared – yet the Local Plan provides no objectively assessed
justification for the imposition of 208 houses on Chipping Campden
- Consistent with national policy – the plan should enable the delivery of sustainable
development in accordance with the policies in the NPPF. The Local Plan is clearly in
conflict with the NPPF “major sites” criteria of sustainable development in
accordance with the policies in the NPPF.
The proposals in the Local Plan for housing development, particularly the two sites at
Aston Road, were ‘the thin end of the wedge’ and would lead to the Town being
surrounded by a ring of inappropriate housing developments.
Although developments in the Town had been subject to the provisions of the
conservation area status and the Article 4 direction for many years, and may be
subject to the Cotswold Design Guide contained in the Local Plan, past experience
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suggested that the fact that these policies and guidelines existed, did not guarantee
that they would be rigorously implemented or that the Cotswold District Council staff
responsible for the implementation of the guidelines would have the special skills
required to implement them.
Despite the Cotswold Design Code being part of the Local Plan it was felt that the
uniqueness of Chipping Campden’s townscape warranted a more detailed set of
guidelines specifically relating to Chipping Campden, to ensure that all developments
given planning consent would be of a quality of design and materials commensurate
with that which exists in the Town and would be sensitive to the cultural context in
which they would be being built, including the use of local materials and vernacular
building styles. The ‘Community Design Statement’ for Chipping Campden, is therefore
an integral part of this Development Plan.
Chipping Campden’s unique townscape is a key factor in attracting tourism to the
town, an important element in the town’s prosperity. Proposals which would have a
negative impact on the quality of Chipping Campden’s townscape would affect its
attraction to tourists, damaging the local economy
Land values in Chipping Campden, which are particularly high due to the popularity of
the Town as a place to live, could lead to developers trying to put as much
development as possible on a particular site to compensate for the high land values.
Over the centuries, Chipping Campden has evolved into its present form in a slow,
‘organic’ way and this ‘organic’ form of development should be allowed to continue in
future. This approach has been endorsed by the recent Inspector’s decision at Thame
Town Council V South Oxfordshire District Council. While residents reluctantly
accepted that development in Chipping Campden was probably an inevitable part of
the Town’s development if housing developments were limited to a maximum of ten
dwellings at any one time, the existing average rate of housing development in the
Town would be around eight to ten houses per annum, it is felt that adopting this form
of ‘organic’ development would give the Town enough time to absorb the impact of
new buildings and the increasing numbers of people living within its boundaries.
There was a desire that appropriate controls would be put in place to secure the
future of the existing green spaces in the Town. This issue is taken up in the section on
‘Green Infrastructure’.

These views represent a genuine concern by the Chipping Campden community, that while
the community accepts the principle that Chipping Campden will continue to grow; if
appropriate controls are not put in place and rigorously implemented, a precious, unique,
historical and architectural asset could be damaged by inappropriate development.

Housing Issues
The current situation
3.11

As elsewhere in the Cotswolds, the attractiveness of the Chipping Campden area has
brought housing pressures which are driven in part, by commuting to and from the West
Midlands and the London conurbation. The area has high property values, yet the median
earned income of full-time employees in the Cotswold District is about £27,000. Failure to
provide an appropriate mix of housing, particularly affordable housing, has led to more
economically-active people, particularly the young, being forced to look elsewhere for
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somewhere to live.
Average house prices in Chipping Campden Parish
House Type
Price
2012
2016
Detached
£557,074
£556,950
Semi-detached
£342,042
£376,315
Terraced
£360,294
£296,776
Flats
£204,077
£313,500
All
£433,082
£450,227

Number of Sales
2012
36
12
18
9
75

2016
53
23
24
2
102

3.12

In 2016, a two-bedroomed terrace house Castle Nurseries in Chipping Campden lets for
about £800 per calendar month plus services and community charge. A two-bedroomed
end-terrace house in Noel Court lets for £1000 per calendar month plus services and
community charge. A 6 bedroom, attached property on Blind Lane lets for £2,750 per
calendar month plus services and community charge.

3.13

The availability of affordable housing would enable local young people and others to take
up local employment opportunities and help provide sufficient accommodation for an
economically active population to support existing services and facilities. The most acute
issue is the high cost of property. First time buyers on average incomes are priced out of
the housing market in Cotswold District and in Chipping Campden in particular. Home
ownership rates among the 25 to 34 age group are amongst the lowest in the County. The
cost of housing in Chipping Campden outstrips the average wage in the area.

3.14

The lack of local affordable / social housing is also a challenge for businesses and public
sector employers (e.g. health and education). Unless the issue of affordability is addressed,
more people on middle and lower incomes, particularly the young, will continue to be
forced to leave the District in increasing numbers with serious economic and social
consequences for the future of the District. This issue is explored in more detail in
appendix 3.
Chipping Campden Housing Needs Survey12

3.15

In 2012 Chipping Campden Town Council commissioned Gloucestershire Rural Community
Council to undertake a Housing needs survey of Chipping Campden. A total of 1,207
questionnaires were distributed to every home in the town. 455 (37%) replies were
received – a favourable response compared with other Cotswold towns. Although the
survey was carried out in 2012 it is unlikely that the situation with respect to affordable
housing has changed much since then.

3.16

The survey found that Chipping Campden had a total of 177 affordable / social dwellings,
including 142 rented and 35 shared ownership units. However, there was still a shortage of
properties in Chipping Campden for local persons who cannot obtain property at open
market prices and therefore require affordable / social housing – either rented or shared
ownership. Of the 46 respondents to the questionnaire who needed to move to suitable
accommodation, 22 households required affordable housing. The remaining 24 indicated
that they could afford suitable open market housing.

12

Chipping Campden Housing Needs Survey 2012 – Gloucestershire Rural Community Council
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Of the 16 respondents requiring rented accommodation there were
•
•
•

8 single persons aged 17, 17, 52 and others ages not stated
1 couple aged 52 and 55
7 families - 2 parents with son aged 3; parent with daughters aged 16 and 19; 2
parents with sons aged 2 and 3; parent with sons aged 16 and 21; parent with
daughters aged 3 and 30 and a foster child; parent with daughter aged 15

Financial information provided by respondents indicated that the following 6 households might be
able to afford intermediate housing i.e. low cost home ownership or affordable rent i.e. up
to 80% market rent:
•
•
•

3 single persons - aged 33, 42, and age not stated
2 couples - aged 40 and 47
1 family - 2 parents with daughter aged 22

There were 24 households assessed as being able to afford open market housing:
•
•
•
3.17

7 single persons - aged 32, 54, 68, - ages of remainder not stated
15 couples - aged 62; 25 and 26; 28 and 35; 65 and 67; 68 and 70; 67 and 72; 80 and
83 - and ages of remainder not stated
2 families - ages and description of members of both families not stated

76 respondents worked from home – 27 for an employer and 49 had their own business.
This issue is taken up in the section on the local economy.
Existing affordable housing stock in Chipping Campden

3.18

The existing affordable stock in Chipping Campden is set out in the table below.
Affordable housing stock in Chipping Campden
Tenure
1 bed
2 bed
1 bed 1 bed
Landlord
bungalow Bungalow flat
house
Bromford Living
Gloucestershire Housing Association
Gloucestershire Housing Association

Rented
Rented
Shared
ownership

17

Total

All tenures

17

12

27

12

9

27

9

2 bed 3 bed 4 bed 5 bed
house house house house
22

1

1

32

52
1
3

54

56

1

1

Details of the housing required to satisfy the identified needs are set out in the tables below
Households in need of rented accommodation
Type of accommodation
Single Couples Families Families with
persons
with
2 children
1 child
1 bedroom general purpose i.e.
8
1
flat/house/bungalow
2 bedroomed house
3 bedroomed house
4 bedroomed house

-

-

2
-
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Families
with 3
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-
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Families details not
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Households in need of shared ownership/intermediate
Type of accommodation
Single
Couples
person

Family with 1
daughter

Family with 2
children

Family with 3
children

1 bedroom general purpose i.e.
flat/house/bungalow

3

2

-

-

-

2 bedroomed house
3 bedroomed house

-

-

1
-

-

-
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Households seeking to buy a home on the open market
Preferred size of residence
Single persons Couples
1 bedroom
1
2 bedrooms
5
7
3 bedrooms
1
5
4 bedrooms
1
2 bed sheltered
2
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Families
2
-

According to the Housing Needs Survey there is a therefore a locally identified need in Chipping
Campden for:
• 16 additional properties for affordable rent
• 6 properties for sale at a discount to market value or on a shared equity basis.
A total of 22 new dwellings.
Existing housing permissions
Five sites in Chipping Campden already have planning permission for housing development two of
which, Badgers Field and Berrington Mill have started on site:
•
•
•
•
•
•
•
•
•

Pre-2014 – 31 dwellings
Badgers Field – 16 dwellings
Berrington Mill – 26 dwellings
Chipping Campden Academy – 34 dwellings – 13 for key workers/21 for sale
existing permission (net increase of 20 dwellings)
Bathing Lake – 7 dwellings of which 3 are affordable
Back Ends Stables – 5 dwellings – Existing permission
Barrels Pitch – 3 dwellings
Land at Aston Road 40 dwellings of which 20 affordable
Windfall sites - 20

If developed as proposed these sites would deliver a total of 168 new dwellings of which (at
40% quota) 65 would be affordable. This is three times the 22 identified by the housing needs
survey.
Complementing the above information on existing house planning for the Chipping Campden
Parish Area, very interesting conclusions also arise when examining the house build activity in
our adjacent geographic area i.e. not bound by county or district boundaries. Analysis of both
the north Cotswold cluster and a seven-mile zone around the town are given in appendices 1
and 2 with very significant conclusions.

The Local Plan housing proposals
The housing objective in the Local Plan is that the Local Plan would:
‘Provide an adequate supply of quality housing, of appropriate types and tenures, to at
least meet objectively assessed needs’.
To achieve this, the Local Plan sets a target for Chipping Campden of 120 new houses (with 40
already approved) net 80 during the Local Plan period. The Local Plan states that to identify
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sufficient sites to deliver housing in the first five years, the District Council drew on
information from the Strategic Housing Land Availability Assessment and other relevant
evidence. Unfortunately, the Local Plan is silent how the precise allocation of 120 new
houses to three sites in Chipping Campden was arrived at other than that the sites were
available, in the ownership of Gloucestershire County Council and were therefore ‘suitable’
for housing development despite being located in the AONB and conflicting on four counts
with NPPF criteria. This approach has been completely discredited by the High Court
Decision in East Bergholt Parish Council V Babergh District Council. It can only be assumed
that the District Council based its decision on the fact that legislation requires that at the
point of adoption of the Local Plan sites must be:
•
•
•

Available – the site is available now
Suitable – the site offers a suitable location for development now and would
contribute to the creation of sustainable, mixed communities
Achievable – there is a reasonable prospect that housing will be delivered on the site
within five years.

And not on an Objective Assessment of Need (OAN) for housing in Chipping Campden.
The Local Plan also proposes that:
•

•

•
•

All housing developments will be expected to provide a suitable mix and range of
housing in terms of size, type and tenure to reflect local housing need and demand in
both the market and affordable housing sectors, particularly the requirements of an
ageing population and smaller more affordable open market homes to reflect local
earnings.
Developers will be expected to provide a range of types and sizes of market homes and
demonstrate how the proposed mix of market housing provision will meet local
demand with regard to household size and income, thereby reducing the need for
affordable housing in the District.
Any affordable accommodation with 2 or more bedrooms will be expected to be
houses or bungalows unless there is a need for flats or specialist accommodation.
On sites of more than 20 dwellings developers will be required to provide at least 5%
of dwellings for sale as serviced self or custom build plots, having regard to the need
identified on the Local Planning Authority’s Self Build and Custom Build Register.

For affordable housing, which the Plan defines as Social rented and intermediate housing, provided
to specified eligible households whose needs are not met by the market, the Local Plan
states that:
•

•

•

All housing developments that provide six or more new dwellings or comprise an area
of 0.3 hectares or larger, will be expected to contribute towards affordable housing
provision to meet the identified need in the District and address the Council’s strategic
objectives on affordable housing.
Schemes providing 5 new dwellings or less, or on sites smaller than 0.3 hectares, will
make a financial contribution by way of a commuted sum towards the District’s
affordable housing need subject to viability.
The affordable housing requirement on all sites requiring a contribution, subject to
viability is:
Up to 30% of new dwellings gross on brownfield
sites; and
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Up to 40% of new dwellings gross on all other
sites.
In exceptional circumstances, consideration may be given to accepting a financial
contribution from the developer where it is justified that affordable housing cannot be
delivered on-site, or that the District’s need for affordable housing can be better
satisfied through this route. A financial contribution will also be required for each
partial number of affordable units calculated to be provided on site.
The type, size and mix, including the tenure split, of affordable housing will be
expected to address the identified and prioritised housing needs of the District. This
should be proportionate in scale and mix, resulting in a balanced community of
housing that is designed to be tenure blind and distributed in clusters. It will be
expected that affordable housing will be provided on site as completed dwellings by
the developer, unless an alternative contribution is agreed, such as serviced plots.
Developers will be expected to agree the affordable housing provision and design at
planning application stage.
Where viability is questioned or a commuted sum is considered, an “open book”
assessment will be required. The local planning authority will arrange for an external
assessment which will be paid for by the developer.

The Local Plan proposes three housing sites:
•
•
•

Land at Aston Road (34 dwellings on 1.281ha (3.17acres) @ 11 dwellings/ acre)
Land at Aston Road (80 dwellings on 3.905ha (9.65acres @ 8 dwellings/ acre)
Barrels Pitch and Land north of Cherry Trees, Aston Road (6 dwellings)

3.19

These three sites are – identified as being suitable for residential development within the
plan period. These sites have a potential combined capacity of 120 dwellings. However, the
capacity of the larger Aston Road site may reduce at the detailed design stage due to its
landscape sensitivity. A lower impact development that includes a single storey community
facility such as a doctors’ surgery would be more acceptable in landscape terms. For the
other two sites, developers will be required to demonstrate that there is adequate water
supply capacity both on and off the site to serve the development and that it would not
lead to problems for existing or new users. It may be necessary for developers to fund
studies to ascertain whether the proposed development will lead to overloading of existing
water infrastructure. No reference is made in the Local Plan to the refusal of an application
on the same Aston Road site for 90 houses (less than the existing proposal).

3.20

If fully developed these three sites could deliver 120 dwellings over the life of the Local
Plan. However, based on the criteria for affordable housing in the Local Plan the two larger
Aston Road sites could deliver 46 affordable houses. In addition, there may be ‘windfall
sites’ totalling 20 new dwellings i.e. sites which have not been identified during the plan
making process but which may come forward during the life of the Local Plan.
Housing densities

3.21

The densities proposed for the two larger Aston Road sites compare favourably with some
of the existing densities in the Town:
Densities of existing and proposed housing sites
Site/ area of Town
Site area (acres) No of Houses

Houses/acre
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Calf Lane – south side
Aston Road – east side
Cherry Orchard Close
Littleworth
Park Road – south side
The Bratches

1.77
1.86
2.137
1.389
1.42
0.855

Aston Road 23B
Aston Road 23C

3.17
9.65
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Existing Housing
8
4.5
9
4.8
11
5
29
21
17
12
20
23
Proposed New Build
34
11
80
8

1/5th of an acre
1/5th of an acre
1/5th of an acre
1/6th of an acre
1/12th of an acre
1/25th of an acre
1/10th of an acre
1/8th of an acre

A site of a tenth of an acre is quite adequate to accommodate a 4/5 bedroomed house
with a double garage.

Community’s response
3.22

As with the Local Plan policies for the historic and natural environment, considerable
efforts were made by the Neighbourhood Plan Team in consultation with the community
and the Town Council, to ensure that the Neighbourhood Plan took the proposals and
policies for housing in the latest iteration of the Local Plan into account and as stated
earlier, this had a considerable impact on the community’s attitude towards the Local Plan
housing proposals.

While agreeing with the District Council’s aspirations in the Local Plan that New land allocations need
to be sensitive to the environmental constraints and the need to ensure that the town's
historic character is maintained and that the provision of affordable housing will enable
young people to take up local employment opportunities, help provide sufficient
accommodation for an economically active population to support the local economy and
sustain existing services and facilities. the community’s experience of the way in which the
District Council had dealt with the issue of new housing in the Local Plan left local people
particularly concerned for the future of Chipping Campden’s unique townscape and
environment.
The community’s response to the housing proposals in the Local Plan was that the proposal to locate
120 new houses on sites along Aston Road was unacceptable for the following reasons:
•
•

•
•

•

The Local Planning Authority has taken no account of “The White Report” which states
that it is on an “area where development is not suitable”.
Despite repeated requests for an explanation of why this number of houses had been
allocated to these particular sites, no credible explanation had been provided by the
District Council which is required following the High Court decision in East Bergholt
Parish Council V Babergh District Council.
There had been insufficient consultation with the local community on the issue
The decision to locate this number of houses on the Aston Road sites is simply
opportunistic and an expedient way of the District Council meeting a nationally
derived housing target based on the fact that the sites are available and in the
ownership of Gloucestershire County Council.
Cotswold District Council’s Local Plan fails to take significant account of the need for
bungalows to meet the needs of property owners who would like to downsize and,
therefore, recycle their larger properties back into the local market, reducing the need
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for new four and five and bedroom units.
The size and location of the proposed developments will simply create a peripheral
estate which will fail to respect the unique townscape of Chipping Campden and will
not be integrated into the fabric of the Town
The proposals in the Local Plan for housing development, particularly the two sites at
Aston Road, were ‘the thin end of the wedge’ and would lead to the Town being
surrounded by a ring of inappropriate and poorly designed housing developments
which would be of a poorer quality than that which already exists in the Town
The community did not express a wish by communication or in any meeting, that new
housing for sale should be provided in the Town, as it was felt that this is the
responsibility of the private sector not of the community or the Town Council.
Despite the Local Plan commitment to:
- Conserve and enhance the high quality, local distinctiveness and diversity of the
natural and historic environment
- Ensure that new development is of high quality and sustainable design, which
reflects local character and distinctiveness, is appropriately sited, and provides
attractive and inclusive environments
- Protect the open countryside against sporadic development, while also avoiding
coalescence of settlements
these commitments have been ignored in the decision to develop at Aston Road,
particularly the guidance in the Cotswold Design Code and the fact that the sites are in
the AONB, are outside the Town’s development boundary, are on land classed as high
grade agricultural Land and the confirmed location of a nesting site for Skylarks an
endangered species. Development of the sites would also be visually intrusive.
Apart from the need for 22 affordable housing units (including a small number of
social housing units to meet the needs of the lower income earners in the area) which
were identified in the 2012 Housing Needs Survey, there is no demand within the
community for additional housing for sale in the Town. Furthermore, this identified
need has already been met and exceeded by the permissions already granted.

Additional Housing and Community Issues
3.23

The Provision of Single Storey Accommodation

4

The two estates of twenty or more units currently under construction in 2017 are both
divided equally between large 4/5 bedroom houses, and low-cost three-bedroom housing.
There is nothing either modest, or single-storey for the retired or elderly.

5

The existing stock of single-storey properties have been greatly reduced, either by gross
enlargement on generous 1960’s plots, or by opportunistic redevelopment upwards into
substantial houses.

6

The inclusion of some single-storey units within any development of ten units or more
should be encouraged, with a greater density allowed but with thoughtful design
maintaining privacy, and ideally with a requirement for the imposition of a covenant
against enlargement.
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In part, the objective would be to reduce the proportion of long distance commuters in the
community, as well as relieving social housing pressures upon the housing of the elderly.
The Enhancement of Balanced Communities

8

In any planning consent for larger sites (over 15 units), we would encourage the
employment of ‘cluster’ development.

9

The objective would be to reduce the possibility of lengthy roads of similar family
properties on sites that would be subject to continuing development, and unsightly for
some years, in favour of discrete ‘closes’ of ten or twelve units developed and absorbed
one at a time.

10

Each close would have a variety of property types and sizes, with the objective of
producing a balanced mini-community.

11

Concomitant with this layout, is the enhancement of security, and the safety of children
playing away from through or faster moving traffic.

12

A further objective is the phasing of developments, so that say 40 units could be
developed in discrete blocks over seven or eight years, rather than just two. With a variety
of property types, and the phasing, the shock and pressure upon health and education
services is eased, and better accommodated. As an incidental benefit, more of the building
work could fall to local tradesmen, with some even purchasing in an early phase.
Building a Local Community

13

As a renowned Cotswold town, Campden is becoming a base for ‘weekenders’ and
‘second-homers’. The impact that this has already had upon small villages and hamlets
nearby, in crushing both rounded communities and economic activity is very clear, and
with no obvious solution.

14

The ongoing impact could be limited somewhat by obliging developers to impose a
covenant upon new-build properties requiring purchasers to occupy any property as a sole
or primary residence.

The Local economy - opportunity and issues.
Cotswold economy – the current situation13
14.1

13

Cotswold District’s economy is healthy with fairly affluent communities and low
unemployment rates. It has the highest rate of employed residents in senior professional
and technical roles in Gloucestershire and 21% of the resident employed population is selfemployed, the 7th highest level of home working in England.

Cotswold District Local Plan 2016
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14.2

The 2012 Employment Study14 shows that the Cotswolds economy is likely to grow in
several sectors, such as business services, education, health and social care, hotels and
restaurants. Growth potential also exists within other services and the distribution sector.
The Study identified that approximately 7,555 jobs will require new employment
accommodation over the Local Plan period. The high cost of living in the Cotswolds means
that many businesses face skills and labour shortages

14.3

The service sector accounts for the largest proportion of local jobs in the District. There is
also small scale business development within the rural areas. The declining sectors are
likely to include manufacturing and agriculture although compared with other areas of the
Country, agriculture is still important.

14.4

Tourism is a major and growing part of the local economy with the ‘Cotswolds’ as an
internationally recognised brand. Tourism generated an estimated total spend of £83mn in
2010 and in 2013, there were 6,000 jobs in tourism-related sectors in the Cotswolds. The
main categories of visitor expenditure are accommodation, shopping, food and drink,
attractions, entertainment and travel. Cultural activity also has high economic value by
attracting tourists.

14.5

Due to the District's environmental and heritage constraints, it can be difficult to find
suitable sites for new employment land and there are few vacant employment sites and
premises available to the market. Nevertheless, with a highly skilled population and key
business assets, the Cotswolds offer a unique business location with a high quality of life in
an outstanding natural and historic environment.

14.6

Cotswold market towns and villages provide the day-to-day shopping and services for
residents of the District. However, the District is not self-contained, larger cities and towns,
especially Cheltenham, Gloucester and Swindon, draw expenditure out of the District and
function as service and employment hubs for many Cotswold residents.

14.7

The Local Economic Partnership ‘GFirst’s’ ‘Strategic Economic Plan’ 15 sets out plans to
accelerate economic growth in Gloucestershire by focusing on key drivers of productivity
and supporting growth in high value sectors. Although the plan focuses on the major
centres such as Cirencester and Cheltenham, it also emphasises the importance of
developing businesses in key settlements such as Chipping Campden

Chipping Campden economy- the current situation
Employment
Employment statistics16 for the Plan area present a robust picture of the economy. Unemployment is
low at below 4.5% of the economically active population. One fifth of the economically
active population is self-employed with roughly one quarter retired.
Part 2 of the Cotswold Economy Study PBA 2012/ Hewdon and POS Reports 2014
GFirst Strategic Economic Plan 2014
16
2011 Census Office for National Statistics
14
15
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Economic Activity
Chipping Campden Parish
Economic Activity
All Usual Residents Aged 16 to 74
Economically Active; Employee; Full-Time
Economically Inactive; Retired
Economically Active; Self-Employed
Economically Active; Employee; Part-Time
Economically Inactive; Student (Including Full-Time Students)
Economically Inactive; Looking After Home or Family
Economically Inactive; Long-Term Sick or Disabled
Economically Active; Unemployed
Economically Inactive; Other
Economically Active; Full-Time Student
Long-Term Unemployed
Unemployed; Age 50 to 74
Unemployed; Age 16 to 24
Unemployed; Never Worked
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Nos
1,593
457
381
331
205
47
46
42
33
27
24
14
10
8
1

%
29
24
21
13
3
3
3
2
2
2
1
1
1
0

As with the rest of the Cotswolds, 88% of the workforce works in the service sector which is the
growing sector of the national economy. 7% work in manufacturing, 4% in agriculture and
1% in quarrying and mining.
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Employment by Industry
Chipping Campden Parish
Industry
Wholesale and Retail Trade; Repair of Motor Vehicles and Motor Cycles
Accommodation and Food Service Activities
Education
Professional, Scientific and Technical Activities
Construction
Human Health and Social Work Activities
Manufacturing
Administrative and Support Service Activities
Agriculture, Forestry and Fishing
Real Estate Activities
Financial and Insurance Activities
Information and Communication
Public Administration and Defence; Compulsory Social Security
Transport and Storage
Water Supply; Sewerage, Waste Management and Remediation Activities
Mining and Quarrying
D Electricity, Gas, Steam and Air Conditioning Supply
R, S, T, U Other
All Usual Residents Aged 16 to 74 in Employment

Page 39 of 65

Nos
162
124
103
97
89
79
71
54
42
31
26
24
24
23
8
1
1
57
1016

%
16
12
10
10
9
8
7
5
4
3
3
2
2
2
1
0
0
6
100

87% of the workforce work in managerial, professional, skilled or administrative occupations. 9%
work in elementary occupations and 4% in process, plant and machinery.
Employment by occupation
Chipping Campden Parish
Occupation
All Usual Residents Aged 16 to 74 in Employment
Managers, Directors and Senior Officials
Professional Occupations
Skilled Trades Occupations
Associate Professional and Technical Occupations
Elementary Occupations
Caring, Leisure and Other Service Occupations
Administrative and Secretarial Occupations
Sales and Customer Service Occupations
Process, Plant and Machine Operatives

Nos
1016
215
176
176
102
95
82
67
66
37

%
21
17
17
10
9
8
7
6
4

This means that the economy of the Plan area is well placed to take advantages of any growth in the
service sector and would not be badly damaged by a fall in manufacturing employment.
Business accommodation17
Campden BRI, Chipping Campden
14.8

17

The largest employer in Chipping Campden is Campden B.R.I. Food Research Station, part
of the site of which lies just outside the Plan boundary. Campden BRI is a food research
and development institution where national and international food testing and research is
undertaken. Over the years, it has seen significant growth in business, with food security
being a key issue for both private and public sector members. Campden BRI currently has
2,100 members from 70 countries, including Pepsi, Kellogg and Warburtons. It holds
conferences and training events for 17,000 visitors per year. The company employs 300

Cotswold Local Plan 2016
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staff at Chipping Campden.
14.9

The site comprises approximately 15,000m 2 of two storey accommodation in a number of
buildings, some of which no longer meet modern standards of design or efficiency for a
research and development institution. If the facility is to be extended, there is a 4.76ha
vacant site available which, if developed for two storey accommodation, could yield an
additional 19,000m2 of new ‘science park and research and development accommodation
and up to 577 full time employment jobs. The overriding constraint in the development of
the site is its location within Flood Zone 3b. Campden BRI is working with the Environment
Agency to resolve this issue, access to the site and the site’s location within the AONB.
Campden Business Park

Campden Business Park comprises 2,260m 2 of one and two storey relatively modern B1/B2
accommodation and 560m2 of basic single storey B2 accommodation. The existing vacant
0.96ha site is located where there is existing infrastructure and could provide an extension
to the Business Park. If developed the site could accommodate 2,840m 2 of new two storey
business accommodation which could yield up to 116 FTE jobs.
Evidence suggests that these types of site are the most suitable and viable for delivering employment
development and would make an appropriate contribution to meeting the District-wide
requirement for land for ‘B’ class uses which comprise:
•
•
•

B1 Business - Offices, research and development of products and processes, light
industry appropriate in a residential area.
B2 General Industrial - Use for industrial process other than one falling within class B1
(excluding incineration purposes, chemical treatment or landfill or hazardous waste).
B8 Storage or distribution - This class includes open air storage.18

There are two other large sites in the Plan area which are currently used for B2 (general Industrial
and B8 (Outdoor storage)
•
•

Former Westington Quarry (4ha)
Springhill Industrial Estate (6ha)

Other business related sites adjacent to the Plan area include:
• Northwick Business Park
• A number of business locations off Honeybourne and Weston Roads.
These are all within about three miles of Chipping Campden.
14.10

Apart from some of the locations off Honeybourne Road, the other locations offer fairly
basic converted business space but are nonetheless important in providing
accommodation for local service companies and start-ups.

14.11

71 respondents to the Housing Needs Survey worked from home – 27 for an employer and
49 have their own business. Because many of these types of businesses are not registered
for VAT and for personal reasons may be unwilling to disclose what they do, it can difficult
to find out just how many operate in the Town. Nevertheless, they represent an important

18

The Town and Country Planning (Use Classes) Order 1987 (as amended)
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opportunity for growing employment in the Town.
Tourism and retail
14.12

The Chipping Campden economy relies for its income mainly on tourism and agriculture
with some commercial activity, mainly in small businesses. The employment rate is higher
than the national average. Shops and other businesses rely heavily on the support of local
residents whose continuing custom is essential if they are to maintain their presence in the
Town.

14.13

Visitors make an important contribution to Chipping Campden's economy and as a local
snapshot more than 33000 visitors went through the Chipping Campden Information
Centre in 2016 (compared with 22000 in 2006). They come to the town to enjoy its unique
heritage and townscape, including the many historic buildings in the High Street and
Westington and around St James’ Church and the Town’s Arts and Crafts heritage including
the Court Barn Museum, the Silk Mill the craft shops and galleries. ‘The Campden
Experience’, led by the Tourist Information Centre aims to create more opportunities for
visitors to understand and enjoy the town.

The Cotswold Way long-distance footpath runs from Chipping Campden to Bath and several other
long-distance footpaths pass through the town making it a popular departure point and
destination for walkers.
The 2012 retail study
The 2012 Retail Study19 revealed that there was a significant leakage expenditure on comparison
goods i.e. non-food goods - to other centres outside the District and Cirencester can be
expected to remain the dominant comparison shopping destination in the District. For all
of the other main retailing centres, there seems to be no need to significantly change their
future comparison goods retail strategy.
14.14

14.15

14.16

19

20

Cotswold Edge Enterprise Town Centre Study 201220
The Town Centre survey found that the majority of people used the Town for top-up
grocery shopping rather than mainstream shopping. The two main grocery retailers are
part of major chains. The local community is deeply concerned about the recent loss of
two core independent retailers: the butchers and the green-grocers.
Respondents commented that the Town was ‘very fortunate’ to have the range of shops
available and residents should ‘either use them or lose them’. Comments were received
that the WI Market and Campden Market were a good idea and increased the opportunity
of a wider range of purchases.
Town Centre Services
Respondents were content with the services available in the Town centre in 2012 including
the Post Office, Banking, Library, accountants, solicitors, dentists and opticians. There was
a general feeling that a new medical centre was required for the Town. This is dealt with in
the ‘Infrastructure’ section. However, since 2012, one bank has closed and the other only
operates restricted hours, three days a week. The status of the Post Office has also been

Part 3 of The Cotswold Economy Study, 2012
Cotswold Edge Enterprise Town Centre Study 2012
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down-graded from a sub-branch to an in-shop offering.
Town Centre Parking
Older people tended to use their cars for heavier weekly shopping although this meant that they did
not do the ‘weekly shop’ in the Town. Robust comments were made about the need to
have a car park close to the shopping facilities e.g.
•
•
•
•
•
•
•
•
14.17

‘Parking diabolical’
‘Street blocked all day by office/shop workers, cars for sale and Cotswold Way walkers’.
‘Mickleton has better parking and easier shopping’
‘Get A Car Park’
‘Parking is the essence’
‘Too many long term parked vehicles’
‘Whenever planning is given parking provision should be mandatory ‘
‘Opportunities in the past missed’

When asked about the form of transport people used to access the Town Centre
walking was the preferred method of most shoppers.
Method of accessing the Town Centre
Age
Mode
30
30
30
56-70
56-70
56-70
70+
70+
70+

walk
cycle
drive
walk
cycle
drive
walk
cycle
drive

within 5min
6
0
1
19
4
4
25
0
1

Time from town centre
5-10min
10-15min
3
0
0
1
5
2
6
1
5
1
5
1
12
3
0
0
8
3

Parking is dealt with in the Infrastructure section.

Local Plan proposals
Business accommodation
14.18

The Local Plan seeks to safeguard existing employment sites where they are attractive to
the market, and secure high quality employment sites where there is an identified need for
further development opportunities. The Strategy also supports small scale employment
development appropriate to the rural area.

14.19

The Local Plan will deliver this by:
o

Allocating land to meet the employment requirement for B-class uses and which has
the capacity to provide a range of unit sizes and premises, including for start-ups and
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small and medium sized enterprises (SMEs);
Wherever possible encouraging the growth and/or expansion of existing businesses in
the District; safeguarding employment sites for employment use and maximising the
potential of existing sites balanced against the environmental and heritage constraints
of the District; and
Implementing planning policies that positively guide development proposals for all
types of employment-generating development, e.g. retail, tourism, etc.

To maintain and enhance the role of existing employment sites and to prevent of changes to other
uses. Development proposals must in accordance with policies in the Local Plan:
•
•

•

Within Development Boundaries - proposals for employment–generating uses on sites
that are not currently in employment use will be permitted in principle
Outside Development Boundaries, and outside established employment sites,
proposals for small-scale employment development appropriate to the rural area will
be permitted where they are justified by a business case, demonstrating that the
business is viable; do not entail residential use as a principal element of the business;
and facilitate the retention or growth of a local employment opportunity
Where an ancillary residential use is acceptable, the proposal may be classed as a
‘live/work’ unit but the residential floor space of the live/work unit can only be
occupied by the person solely, mainly or last employed in the business occupying that
unit

In Chipping Campden the Local Plan proposes protecting existing employment sites at:
•
•

Campden Business Park and its extension
Campden BRI and its extension – however Campden BRI requires a development
strategy which supports investment in new laboratories, business accommodation, and
supporting infrastructure to fulfil its growth aspirations

The Campden BRI Master Plan will:
•

•

•
14.20

Include a plan demonstrating the comprehensive phasing programme for the
construction, reuse or demolition of existing redundant buildings and infrastructure
within the site;
Demonstrate, in association with the Environment Agency, that all flood constraints
are identified and overcome including the implementation of appropriate mitigation
measures which can be secured through conditions or separate contractual
agreements; and
Incorporate any appropriate safeguarding measures alongside the adjoining railway
line to potentially facilitate a new station in accordance with the Local Transport Plan.

The Local Plan also allows for a suitable level of growth at key settlements such as Chipping
Campden to strengthen their employment function. The provision of high quality
workspace in rural locations will also continue to make an important contribution to the
economy.

A substantial proportion of jobs growth will occur in other sectors, including, retail, hotels,
restaurants, education and healthcare. Provision for job growth in non-B Class use sectors
the economy is acceptable e.g.:
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All types of employment generating uses which involve Agricultural Diversification
Town centre uses, including retail
Tourism facilities, attractions and accommodation
Within Development Boundaries
Proposals for employment–generating uses on sites that are not currently in
employment use will be permitted in principle where they facilitate the retention or
growth of a local employment opportunity

Town Centre Retail
Cotswold market towns and villages provide the day-to-day shopping and services for residents of
the District. The Local Plan aims to:
•
•
•
•

strengthen the vitality and viability of Key Centres set out in a retail hierarchy
maintain key local service provision
reduce car journeys
retain market share and prevent further expenditure leaving the District

Main town centre uses will be permitted in the following centres which form the retail hierarchy for
Cotswold District.
•
•
•
•

Primary Town Centre - Cirencester
Key Centres - Bourton-on-the-Water, Chipping Campden, Moreton-in-Marsh, Stow-onthe-Wold and Tetbury
District Centres - Fairford and Lechlade
Local Centres - Northleach and South Cerney

'Main town uses’ include - retail development, leisure, entertainment facilities, intensive sport and
recreation uses, offices and arts, culture and tourism development. Retail development will
take place in accordance with the Retail Hierarchy. The five Key Centres including Chipping
Campden, have the widest variety of shops, facilities and services. The vitality and viability
of the Key Centres will be promoted and enhanced as locations in the District for main
‘town centre’ uses.
The Local Plan states that:
On upper floors, there will be support for a diverse range of uses such as residential and
office space. The use of upper floors adds vitality to town centres without fragmenting the
retail and services available on the ground floor. The Local Planning Authority will seek to
ensure that local residents have access to a range and choice of A1 shops.
The loss of an active retail use cannot be prevented and changes of use to other uses can
make the centre less attractive and convenient. The Local Planning Authority considers that
a robust marketing exercise is the most transparent way of demonstrating that retail
facilities are no longer viable. To demonstrate that the marketing activity is proportionate
and effective it should be undertaken continually for at least a twelve-month period. All
details of marketing activity and enquiries should be provided to the LPA together with full
reasons why any offers have not progressed.
It is important to define the boundaries of the Centres identified in the Retail Hierarchy as
the primary location of retail development, maintaining a concentration of Class A1 uses
which are important to the attractiveness of the centres. These are designated as Primary /
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Key / District and Local Centres on the Policies Map. Within these boundaries, proposals for
ground floor non-retail uses will only be permitted if the development does not harm the
retail focus on these frontages.
Small local shops and services (including public houses, post offices and surgeries) in rural
settlements are recognised as important economic assets but also as a focus for wider
social and community activities. Proposals which would result in the loss of services and
facilities should be avoided where this would damage the viability of a settlement or
increase car travel by local residents.
Proposals for main town centre uses should:
•
•
•
•
•

Be of a size, scale, function and intensity appropriate to the position of the Centre in
the Retail Hierarchy
Be consistent with the strategy for the settlement;
Help maintain an appropriate mix of uses in the Centre;
contribute to the quality, attractiveness and character of the settlement, including the
Centre, and the street frontage within which the site is located; and
be consistent with floor space provision requirements for the Centre identified in the
latest evidence.

The importance of parking as a key issue in town centres is dealt with under ‘Infrastructure’.
Tourism
Tourism is a major and growing part of the local economy with the ‘Cotswolds’ as an internationally
recognised brand. The Local Plan supports the appropriate development of new or
extended tourist facilities and visitor attractions whilst protecting the heritage and
environmental assets that make the Cotswolds attractive to tourists in the first place.
Development that has a low environmental impact, which also addresses an identified
weakness or gap in the tourism economy, will be encouraged. The Local Plan supports the
appropriate development of new or extended tourist facilities and visitor attractions whilst
protecting the heritage and environmental assets that make the Cotswolds attractive to
tourists in the first place.
14.21

The Destination Management Plan for Tourism Across the Cotswolds, April 2014 vision is To
ensure that the Cotswolds is a vibrant year-round destination where visitors enjoy high
quality, authentic experiences and tourism makes an increasing contribution to the
economic, social and environmental sustainability of the local economy. A strengths,
weaknesses, opportunities and strengths analysis in the Plan highlights a significant range
of challenges and opportunities that the Local Plan could help to address. Opportunities
include: converting day visits to staying visits by product development; increasing the
range of outdoor activities; supporting local and independent shops. Weaknesses include:
lack of low cost accommodation; poor road signage; limited conference facilities;
concentration of tourism in honeypot destinations with little to offer younger people and
families; and limited parking.

The Local Plan seeks to ensure that new tourism development will be effectively and appropriately
controlled to protect the high quality natural and built environment of the District,
especially in the AONB. Attractions for which there is no special justification for their
location in that particular area, will not normally be permitted.
©Chipping Campden Town Council 2017

Chipping Campden Neighbourhood Plan

Page 46 of 65

Generally, hotel accommodation in the District is considered to be adequate, but with scope for the
upgrading of existing facilities and further development of conference facilities. Hotels and
other serviced accommodation will normally be acceptable within settlements as well as
extensions to existing facilities.
Development in the rural area of the plan
Agriculture and other land-based sectors, including energy, tourism and recreation, underpin the
rural economy of the Cotswolds and support a considerable number of ancillary
businesses. Changes in agriculture have made diversification increasingly important to the
economic viability of farm units. The Local Plan encourages the positive development of
small rural employment premises in appropriate locations to help sustain the rural
economy and create local employment opportunities.
Continued demand for rural workspace driven by lifestyle choices, a strong tourism sector, and the
footloose nature of small enterprises is expected. Self-employment in the Cotswolds is
significantly higher than the national average and opportunities for home working need to
be strengthened. Flexible working practices, such as the integration of residential and
commercial uses within the same unit, are therefore an important planning tool to support
the local economy. Proposals outside Development Boundaries that have residential use as
the principal element of the business will not be acceptable.
If suitable buildings become available on a holding, it is important that these are used in preference
to new-build development. It is important to ensure that new uses are sympathetic to the
rural character of the area, respecting local building styles and materials, in keeping with
their surroundings, without creating adverse environmental effects due to, for example,
nuisance or traffic generation.

Community response
14.22

The proposals for Chipping Campden in the local Plan are supported including policies for:
o
o
o
o
o
o
o

14.23

Campden BRI
Chipping Campden Business Park
The Rural area of the plan
Live work units
Town centre retails and other uses
Tourism development
Parking

The Neighbourhood Plan also takes the view that these land use policies are a response to
market demand rather than a stimulus to economic regeneration. The Neighbourhood Plan
takes a positive view which envisages ‘a thriving Chipping Campden economy, renowned
for its creativity, culture and commerce, as much as for the beauty of its buildings and
natural surroundings. A community working together to realise the potential of our young
people, develop our businesses, provide financially rewarding work and fulfilling activities
for all our residents’.

To help achieve this vision and ensure a thriving local economy, the Campden Plan identifies six key
©Chipping Campden Town Council 2017

Chipping Campden Neighbourhood Plan

Page 47 of 65

sectors to be encouraged and supported:
•
•
•
•
•
•

Homeworkers and Micro-businesses
Cultural and Creative Industries
Hospitality and Tourism
Food
Retail
Education and Learning

Homeworkers and micro businesses
14.24

Nationally the number of people working for themselves has increased by 30% since 2000.
Chipping Campden provides a wonderful location for those working from home or
developing small scale businesses as it offers such attractive living conditions, a central
situation with easy access to the south of England and the Midlands and an environment
conducive to good business practice. The provision of high-speed broadband is crucial to
both start-up and existing businesses.
Culture and Creative Industries

14.25

In 2012 there was national growth of 10% in the cultural and creative industries sector
which is now worth £71 billion pa or 5.2% of UK economy. Chipping Campden was the
destination for a wave of ‘arts & crafts’ creatives in the early 20th century and is wellplaced to welcome another influx of creatives in both traditional arts and ‘modern’ sectors
such as IT, design and marketing. It already has a thriving cultural scene, spearheaded by a
music festival, which provides a solid base for more similar festivals in other disciplines,
including those attractive to the young.
Hospitality and Tourism

14.26

Tourism is a major contributor to the local economy and has scope for further growth. The
Town is a popular destination for visitors from around the world and should enhance its
offering whilst ensuring that the town does not become submerged in tourism.
Food

14.27

The town is home to a food research business of global standing and is surrounded by
prime agricultural land including one of England’s major market gardening areas. There are
also a large number of excellent restaurants and pubs serving food in the town attracting
substantial numbers of visitors. These factors provide the basis for attracting small-scale
specialist food businesses adding value to locally produced ingredients and the area
becoming a destination for ‘foodies’.
Retail

14.28

The presence of shops catering for both everyday needs and destination shopping sets
Chipping Campden apart from many similar sized Cotswolds settlements. It is essential that
this unique selling point is preserved and enhanced in what are currently difficult times for
retail everywhere.
Education and learning

14.29

With an ‘Academy’ school noted for its excellence and two primary schools the town is
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already very attractive in the field of formal education. The many clubs, societies and
establishments provide a valuable way for more informal learning. These could come
together to create an Education and Learning Campus providing activities such as summer
schools at the Academy and develop the “learning” economy in the town.
The Neighbourhood Plan proposes ten actions which should help to achieve this vision for the
Chipping Campden economy:
•
•
•
•
•
•
•
•
•
•
14.30

Appointment of a Town Economy Coordinator and Publicist
Support for development at the Campden BRI & Battlebrook Drive Sites
Promotion of the development of small scale business space in Town Centre
Support for the inclusion of live/work units in future housing developments
Promotion of an Education and Learning Campus
Support for business development on the former Polish Camp site
Promotion of a new Wool and Stone Museum
Provision of additional car parking to service the town centre
Support the re-instatement of the railway station
Promotion of the re-establishment of the Mannerist Garden

Together these proposals would balance tourism with other business sectors and provide
economic activity for residents in or near the town rather than forcing them to commute
long distances.

Infrastructure Issues
Current situation
Parking
14.31

Visitors clearly make an important contribution to Chipping Campden's economy, though
the resulting additional car parking in the historic town centre is a long-standing issue. Offstreet parking has been seen as a potential solution to the visual impact that parked
vehicles have on the High Street.

14.32

The Town Council set up a working party to study the issue of parking and to analyse the
availability of sites for the provision of increased parking capacity. The Working Party
report is attached as an Appendix. A total of nine sites were evaluated - Wolds End, The
Recreation Ground, The Badgers Field cul-de-sac, Back Ends Verges, The Craves, Cutts Yard,
Back of the Butchers, former Groves Builders Yard and The Sheppey. These sites were then
ranked against ten criteria - access, costs and funding, number of park spaces created,
ownership, timescale, distance from the Town Centre, green aspect, flooding risk and
traffic flow implications.

Each criterion was ranked at three levels i.e. 3 high value, 2 medium level, 1 low value or
problematic. The three sites that emerged with highest rating were:
•
•
•

Badgers Field cul-de-sac (28 points)
Wolds End (25 points), and
The Recreation Ground (25 points)
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Other sites ranked from 22 down to 14 points

Health and Public Safety
14.33

In Cotswold District a higher proportion of residents have good general health compared
with the rest of the county and life expectancy continues to rise. There is a variety of local
groups providing health promotion activities, community and end-of-life care, and
volunteer drivers offer a valued transport service. A strategy is needed for the future
support of older people. Health and care services are increasingly centralised, making
access difficult for patients in the Chipping Campden area without transport. Poor
emergency response times have caused concern - the First Responder Scheme is in part a
solution

14.34

The rate of growth in patient numbers at the present medical practice requires the
provision of a new Medical Centre which would comprise not only a surgery but also
accommodation for District Nurses, Physiotherapists, Occupational therapists and
Chiropody/Podiatry provision for day care for the elderly and for those with learning
disabilities and a drop-in centre for the younger patients.

14.35

The existing cemetery at Chipping Campden is nearing capacity. The Town Council, and
other local groups, have indicated that there is an urgent need to identify a new site
Education and training

14.36

Educational facilities for children are good in Chipping Campden and opportunities are
improving for a wider range of vocational training. Adult education has declined in recent
years since funding for courses by the government/ local authority was withdrawn, and it is
possible that more use could be made of the facilities at Chipping Campden School out of
school hours.
Sport and Leisure

14.37

There are many opportunities for sport and leisure activities in the town but some are only
available in out-of-school hours, limiting the participation of older people. Campden has
some good local walks and these could be promoted more effectively. The Recreation
Ground has been subject to an award-winning refurbishment, but still requires further
investment in adult exercise equipment. There is also scope for the provision of another
community building for use by the various user-groups of the Recreation Ground. There is
also a need for consideration of play provision in other parts of the town.
Water and flooding

14.38

Water to power the various mills was important in the early stages of the development of
the town. As Campden lies in a bowl, there will always remain a risk of flooding. Many of
the original drains and ditches within the town have been covered or piped. It is essential
therefore that where ditches have been piped, regular maintenance should be carried out.
Where possible, it is better that watercourses are left open.
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Campden Neighbourhood Plan Proposals
Community-led planning documents and surveys have identified a number of projects to address
issues raised, which include the provision of an indoor-based tourist attraction; improving
leisure and play area provision; the re-opening of the railway station; and provision of a car
park. Specifically, these include:
•

•

•
•

•

The allocation of land at Wold's End Orchard for a public car park. Representations
have been received from the site owners confirming the availability of the site for car
parking and that the planning permission on the site has started to be implemented.
A new railway station at Chipping Campden which is included in a provisional list of
major schemes in the current Local Transport Plan for the period 2019 -2026, hence
the station site is protected. Given the location of part of the old station within the
Campden BRI site, it should be considered as part of the potential redevelopment of
the wider BRI site. Proposals for the Stratford - Honeybourne railway line re-opening
are also supported, as this will make a new station at Chipping Campden more viable.
The development of a new station would provide local residents with access to the
national rail network and improve prospects for commuting to and from the south
east and the midlands.
A new open space or pocket park in the north and the east of the village is supported
The need for more parking, better access to public transport and a reduction in the
impact of through traffic on the historic buildings and to the Town Centre is
recognised. It is anticipated that HGV routes and traffic management issues will be
reviewed in and around Chipping Campden as part of the latest review of the Local
Transport Plan by Gloucestershire County Council.
Once contributions to delivery of infrastructure required in the North Cotswolds Sub
Area (Policy SA3) have been made, development proposals will, subject to viability, be
expected to help deliver or make appropriate contributions towards a new open space
or pocket park in the north and the east of the Town.

Community response
The Neighbourhood Plan endorses the following proposals set out in paras 3.116 – 3.118 above with
the following additions:
One further site:
- The Recreation ground – for up to 60 parking spaces
Should be allocated for additional parking
•

Green infrastructure
Although the Local Plan encourages the development of a ‘green network’ within communities it is
silent as far as a proposal for Chipping Campden is concerned. The following sites were
identified as requiring designation as green spaces to afford them the protection such
designation would confer:
•
•

The Craves
Badgers Field (the Southern side)
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Back Ends, The Hoo
Old Campden House Gardens
Berrington Mill – adjacent land to the new housing development
Recreation Ground
Wolds End Orchard (part not included in the car park scheme)
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The Vision and key Goals for the Neighbourhood Development
Plan

The Plan’s ‘Vision’ for Chipping Campden that the Neighbourhood Plan seeks to achieve is that
Chipping Campden will continue to be:
A vibrant community, renowned for its creativity, culture and commerce, as much as for
the beauty of its buildings and natural surroundings. A society working together to
realise the potential of our young people, develop our businesses, provide financially
rewarding work and fulfilling activities for all our residents.

Key Goals to achieve the vision
Based on the issues identified during the Plan consultations, the existing material available and the
various surveys undertaken the Plan sets out four goals to achieve this vision:
•
•
•
•

Goal 1: To ensure that the unique townscape and environment of the Town and the
surrounding Parish is conserved and enhanced
Goal 2: To ensure that the community has an adequate supply of affordable housing
to meet its needs
Goal 3: To secure and develop the town’s economy
Goal 4: To ensure that the community has appropriate infrastructure in terms of
health services, traffic and parking, public transport and its green infrastructure.

These Goals are in line with the National Planning Policy Framework and the objectives in Cotswold
District Council’s Local Plan 2011-2016. The Neighbourhood Plan includes a range of
policies which should help to achieve these goals.
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The policies to achieve the Plan’s Goals
This part of the Neighbourhood Plan sets out the policies proposed to achieve the Plan’s
Goals. Each policy starts with a statement of the objective of the policy which is followed
by the policy itself.

Historic and natural environment
Goal 1: To ensure that the unique townscape and environment of the Town and Parish is
conserved and enhanced
Local Plan
1.1

The Neighbourhood Plan endorses the following objectives and policies in the Local Plan
that:
•
•

•
•

New land allocations need to be sensitive to the environmental constraints and the
need to ensure that the town's historic character is maintained
New development is of a high quality and sustainable design, which reflects local
character and distinctiveness, is appropriately sited, and provides attractive and
inclusive environments
Protect the open countryside against sporadic development, while also avoiding
coalescence of settlements
Support the creation of new green infrastructure to enhance environmental quality
and provide health benefits.

Neighbourhood Plan
1.2

The National Planning Policy Framework - ‘Requiring Good Design’ - states that ‘permission
should be refused for developments of poor design which fail to take the opportunities
available for improving the character and quality of an area and the way it functions.
However, despite the existence of “The Cotswold Design Code”, in recent years all too
often the design, materials and detailing of new buildings in Chipping Campden has fallen
far short of being ideal – and as such has been detrimental to the overall appearance of
the Town.

16.2

Because the urban environment of Chipping Campden is so precious and unique, Chipping
Campden requires a Community Design Statement which is specific to the needs of the
Town.

16.3

Policy ENV1: Chipping Campden Design Guide
To ensure that all new developments will conserve and enhance the unique character of
Chipping Campden Town and parish, applications for new development will only be
granted which:
• Maintain the character of the existing Town and parish environment
• Will not adversely affect the character of the town
• Conform to the Cotswold Design Code, the Chipping Campden Conservation Area and
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Article 4 direction
Conform to the Chipping Campden Community Design Statement
Conform to the AONB and Character Area Guidelines

Policy ENV2: Chipping Campden Design Statement
To ensure that all new developments will conserve and enhance the unique character of
Chipping Campden Town and parish, Chipping Campden Town Council will seek to have the
Chipping Campden Design Statement adopted as supplementary Planning Guidance as
specified in the Government’s National Planning Policy Framework.
The NPPF states that Supplementary planning documents should be used where they can help
applicants make successful applications or aid infrastructure delivery, and should not be
used to add unnecessarily to the financial burdens on development21. However as has been
stated earlier in the Plan because of the way property developments are appraised a
detailed Design Statement is a benefit to developers and does not ‘add unnecessarily to
the financial burdens on development’. This also applies to the restoration of listed
buildings.
Policy ENV3: Organic development
To ensure that the fabric of the Town has enough time to absorb the impact of new
housing developments and the increasing numbers of people living within its boundaries.
New housing developments will be limited to a maximum of ten dwellings at any one time.
16.4

While residents accepted that development in Chipping Campden was an inevitable part of
the Town’s development, the existing average rate of housing development in the Town is
around eight to ten houses per annum which the Town is able to absorb. Chipping
Campden has therefore evolved into its present form in a slow, ‘organic’ way and this form
of development should be allowed to continue in future. It was felt that adopting this form
of ‘organic’ development where housing developments were limited to a maximum of ten
dwellings at any one time, would give the Town enough time to absorb the impact of new
buildings and the increasing numbers of people living within its boundaries. This should
not prevent the delivery of the housing proposed in the Plan over the Plan period.
Policy ENV4: Amendment to the Development Boundary
To minimize the possibility of further encroachment into the AONB, the existing Town
Development Boundary as shown in CDC’s Local Plan 2001 - 2011 should be retained, the
development of the small site at Back Ends, the development of 16 houses at Badgers Field
(not the whole field) and the development of 26 houses at Berrington Mill.

Housing including Affordable Housing
Goal 2: To ensure that the community has an adequate supply of good quality affordable
housing
Local Plan
1.3

The Neighbourhood Plan endorses the following objectives and policies in the Local Plan:
•

21

The development of the Barrels Pitch site for housing

NPPF Section 153
©Chipping Campden Town Council 2017

Chipping Campden Neighbourhood Plan

•
•

Page 55 of 65

The proposals for housing mix and the percentage of affordable housing to be
provided in any new development
Support for live/work housing

Neighbourhood Plan policies
1.4

Apart from the need for twenty-two affordable housing units, there was no demand within
the community for additional housing for sale in the Town. The Local Plan proposal to
locate 114 houses on the Aston Road sites is simply an opportunistic and expedient way for
the District Council to meet a nationally derived housing target based, apparently, on the
fact that the sites are available and in the ownership of Gloucestershire County Council and
not on an objectively assessed need for this number of houses for sale in Chipping
Campden.
Policy H1
To ensure that any new affordable housing is made available to local people, priority in the
letting or sale of these houses will be given to people in need of affordable housing who
can also demonstrate a local connection on first and subsequent occupation.
Policy H2
To ensure that new housing developments provide adequate parking, proposals for new
residential development will only be permitted where it can be demonstrated that off-street
parking provision complies with the level of parking provision specified in the Local Plan
and is adequate to meet likely future needs.
Policy H3
To ensure that new housing development provides appropriate infrastructure including
community facilities and that it will not add to flooding in parts of the Town, development
proposals will require to demonstrate that these problems can be resolved as part of the
development before planning permission is granted or may be a condition placed on the
planning consent.
Policy H4
To ensure that new housing development makes best use of previously developed land and
existing buildings, support will be given to development proposals which bring previously
developed land and existing buildings into use provided the proposals confirm to the
conditions in Policies ENV1

Economy
Goal 3: To secure and develop the town’s economy, particularly the Town Centre
Local Plan
1.5

The Neighbourhood Plan supports the following Local Plan policies
•
•
•

Protection of the existing business uses and the extension of the Campden BRI and the
Chipping Campden Business Park sites
Provision of Live/Work units
Supporting small-scale development/expansion for class B1 employment uses in the
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town centre, subject to high standards of design and where they do not detract from
the vitality and viability of the town centre
Maintaining A1 retail use in town centre retail frontages
The provision of an indoor tourist attraction, such as a town museum or heritage
centre
Provision of additional car parking at Wold’s End Orchard

Neighbourhood Plan Land Use Policies
Policy EC1: Business accommodation for food related companies
To create new employment by building on Chipping Campden’s existing business strengths,
the development of additional business accommodation on the Campden BRI site and the
Chipping Campden Business Park targeted at food supply sector businesses is supported.
1.6

The principal objective in developing these sites will be to attract added-value food
businesses such as fruit juice, charcuterie, wine and cheese makers, to locate in Chipping
Campden in order to create a food industry ‘hub’.

1.7

Development of the internet has increased the opportunity for home working and a
percentage of dwellings in new developments could include the provision of integral
workspace. This type of accommodation would appeal to skilled tradesmen, retailers,
creatives and others, and encourage people to set up in business, avoiding the costs of
separate premises. No specific location is envisaged but such units could be incorporated
into 20% of houses in any new housing developments. Provision of a number of small
workshops in this way would help sustain the strong Cotswold craft tradition and
encourage the creation of small local ventures.
Economy Policy EC2: Live / Work Units
To create new employment by building on the large number of home workers already living
and working in Chipping Campden, new housing developments which include live/work
units where small scale businesses can be set up at the place where the business owner
lives will be supported
Economy Policy EC3: Brownfield Sites
To provide additional business accommodation and upgrade the existing provision to avoid
using valuable agricultural land and encroaching on the AONB, the redevelopment and
modernization of the following sites is supported:
• Westington Quarry
• Springhills
• Polish Camp
• Weston Industrial Estate
• Northwick Park
Policy EC4: Cotswolds Wool and Stone Museum
Help to build on the Town’s attraction for tourists, to generate additional turnover and
create additional employment, the creation of a Wool and Stone Museum is supported.

1.8

Chipping Campden’s history and much of its wealth is centred on wool and stone. A Wool
and Stone Museum would tell the story of these two materials from an historic
perspective, relating them to the local area, and include an appraisal of their current use.
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Such museums could become a national resource and attract a wide range of visitors. A
possible location could be adjacent to the Court Barn Museum. The development of the
Wool and Stone Museum will be investigated during the implementation of the
Neighbourhood Plan.
Economy Policy EC5: Chipping Campden Business Centre
To create additional employment in small businesses and business start-ups, the
development of a Chipping Campden ‘Business Centre’ which would provide facilities for
small businesses is supported.
16.5

This facility could provide a place for businesses to network, a courier collection/delivery
point and an information resource for existing businesses, start-ups, and those businesses
thinking of setting up in the town. This could comprise a number of separately demarcated
spaces/units operated by specific trades bringing together the existing food retailers
present in town and augmented by additional trades. The combined presence of a range of
trades could work to their mutual advantage by providing an easy shopping environment
combining the convenience of a supermarket with the quality and interest of independent
retailers. A cluster of food shops would provide the nucleus for regular Food & Wine
Festivals.
Economy Policy EC6: Chipping Campden Creative Industries Centre
To create additional employment and exploit growing interest in the creative industries,
the development of a ‘Creative Industries Centre’, including artists’ studios, workshops,
rehearsal space and performance space in a mixed development, where specialists can
work and sell their creations is supported.
Economy Policy EC7: Chipping Campden Indoor Food Market
To create additional employment by supporting the development of an Indoor Food
Market which could appeal to residents and visitors.

16.6

Economy Policy EC8: Chipping Campden “Mannerist Garden”
To help to build on the Town’s attraction for tourists, to generate additional income and
create additional employment, the excavation and re-establishment of the “Mannerist
Garden” is supported. Prior to its destruction in 1645 during the Civil War, Chipping
Campden had a grand stately home, 'Campden House’, built by Sir Baptist Hicks in the early
1600’s. The house had a large formal garden, and below that a terrace of orchards above a
water garden, all of which is now buried. Excavating and re-establishing this
Jacobean Mannerist Garden would provide an attraction of national importance.

Non-land-use based activities to support the economic Goal
Economic Action E1: Appointment of a Town Economy Co-ordinator
To ensure that the various non-land use actions can be implemented successfully the
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Campden Business Forum will seek funds to appoint a part-time, salaried, Town Economy
Coordinator working for the Campden Business Forum.
16.7

Campden Business Forum has expressed a keen interest in helping to deliver the policies
for the economy contained in the plan. To do this the Forum needs assistance in the form
of a Town Economy Co-ordinator who will undertake the ‘leg work’ required to develop a
portfolio of proposals which the Forum can use to secure the private and public investment
required to deliver the proposals. Delivery would be overseen by the Campden Business
Forum who would oversee the economic vitality of the town and publicise the success
stories we have to tell. A budget for activities would be needed.
Economy Action E2: Education and learning Campus

1.9

Chipping Campden already has an excellent “Academy” school with “an outstanding sixth
form” (OFSTED 2012) with a long and distinguished history dating back to 1440 and a
reputation to match.

1.10

There are already close links between Campden Business Forum and the Academy which
work to the benefit of both. We propose that links between the school and the town are
widened and strengthened with initiatives such as non-school use of school facilities (the
sports centre, performance space, evening classes etc.) and a three-way skill transfer
between staff, students and businesses.

1.11

The development of an Education and Learning Campus could be kick-started by the
relocation of the two primary schools to the Academy site where some facilities could be
shared. The two primary schools are already short of space and this proposal would allow
them to expand and meet the demands of a larger population.

1.12

The Education and Learning Campus should provide a year-round facility with non-student
learning through summer schools, attracting students from all over the world.

Infrastructure Policies
Goal 4 – Infrastructure: To ensure that the community has appropriate infrastructure in
terms of health services, traffic, parking, public transport, and its green infrastructure.
Local Plan Policies
1.13

The Neighbourhood Plan supports the following Local Plan policies:
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17

By 2031 Chipping Campden will be connected to surrounding villages and major routes by
good, integrated links of road, footpath and rail - by provision of a new railway station.
Viable and economic solutions to traffic, parking and access will have been developed
which preserve the sensitive, historic central area of the town.

18
19
20

The protection of the site for a new railway station on the Worcester to Oxford line

21

Improving transport links with surrounding villages, notably Blockley, Mickleton and
Willersey.

22
23

Provision of a network of multi-functional green spaces

Proposals for re-opening of the Stratford - Honeybourne railway line
Improving the streetscape and promoting traffic management improvements in Chipping
Campden Town Centre

Identification of a site for a new open space or pocket park in the north and the east of
the Town.
Neighbourhood Plan Policies
Parking and traffic
Policy INF1: Additional parking sites
In order to ensure that here is adequate parking in the Town Centre, the Plan allocates
one: The Recreation Ground – up to 60 spaces
Policy INF 2: Construction of a northern bypass
To reduce congestion in the town centre, prevent structural damage to historic buildings, and to
provide easy access to the light industrial and food area around Campden BRI and the
Education and Learning Campus, a new northern link road is proposed.
Green infrastructure

1.14

The National Planning Policy Framework defines green infrastructure as: “A network of
multi-functional green space, urban and rural, which is capable of delivering a wide range
of environmental and quality of life benefits for local communities.” The purpose of this is
to ensure that individual assets and the integrity and connectivity of the Green
Infrastructure network are planned, created, protected and enhanced, whilst recognising
that the network extends beyond the District
Policy INF3: Green spaces network
To ensure that existing local green spaces are maintained, protected and enhanced, the Town
Council will seek to have parts of the following sites designated as ‘green spaces’:

©Chipping Campden Town Council 2017

Chipping Campden Neighbourhood Plan

24
25
26
27
28
29
30
31

The Craves
Badgers Field
Backends, The Hoo
Old Campden House Gardens
Land adjacent to the Berrington Mill development.
Recreation Ground
Wolds End

Land use projects and other actions
See separate document
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Appendix 1
CLARIFICATION OF CDC HOUSING TARGET VALUES FOR NORTH COTSWOLD “CLUSTER” AND
ANALYSIS OF COMMITMENTS TO DATE AS AT MARCH 2017
It is interesting to track the changing with time values for house building “target” issued by CDC and
specifically for what we describe as the North Cotswold Cluster, consisting of Chipping Campden,
Mickleton, Blockley, Ebrington, Willersey and Moreton in Marsh. In practise the targets are
somewhat confusing as they are not clarified (especially in the latest Reg.19 draft Plan) against the
running total of committed housing.
This history is presented in the table below:
Parish

A PDS* Target
May 2013

C. Reg 19
Target June
2016
120

D. Committed
March 2017

Resulting new
“target” (C+D)

160

B Reg 18
Target Nov
2015
208

Chipping
Campden
Mickleton
Blockley
Willersey
Moreton
TOTAL

148

263

80
60
50
520
870

149
59
59
840
1256

0
29
54
208
411

265
53
87
750
1303

265
82
141
958
1714

Having clarified the figures above certain significant conclusions emerge
1. The resulting “new target” total for the “cluster” has now increased by 95% above the original
2013 PDS target and this is not at all evident in the Reg 19 report. Additionally, the Reg.19
report gives no indication of commitments to date, or justification for the increase based
upon well defined “need”.
2. “Committed” is already well above the original Reg 18 target.
*Preferred Development Strategy May 2013
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Appendix 2
ANALYSIS AND IMPACT OF HOUSING VOLUMES COMMITTED WITHIN 7 MILE RADIUS OF CHIPPING
CAMPDEN
We believe it is important to evaluate the very high volumes of new housing build either planned or
in some cases part completed, within the immediate vicinity of Chipping Campden. This holistic
approach is not currently available from any of the various authorities involved whilst Chipping
Campden is at the intersection of three Counties (Gloucestershire, Worcestershire and Warwickshire)
and likewise three District Councils (The Cotswolds, Wychavon and Stratford-upon-Avon). The
analysis considers three radii based on Chipping Campden of 3,5 and 7 miles (see attached map). This
puts into perspective the very significant volume of housing which is available in our immediate area
and raises the obvious question of comprehensively planned and provisioned infrastructure. Also,
not the least in importance is the huge traffic flow volumes especially in a North South direction
converging on two already overloaded bridges across the River Avon at Stratford, arguably the
gateway to the North and the Midlands.
This inevitable and substantial increase of traffic volume, and in particular from heavy goods vehicles
will cause increasing levels of damage to our roads and historic buildings and even danger to
pedestrians, especially on our narrow streets and hence it can be argued that the programme is
unsound.in that provision has not been taken for the impact of adjoining very substantial
development.
It is of direct relevance and supportive of our view, that the recently published White Paper (Fixing
the Broken Housing Market) highlights the importance of Authorities increasingly examining the
opportunity for cross boundary cooperation and “joined up thinking”. Chipping Campden Town
Council has consistently raised this issue with our District Council, but faced with a lack of response
chose to carry out this geographic cross boundary housing survey. The result we believe is of great
significance.
In summary, the results, when viewed strictly from the standpoint of housing supply local to Chipping
Campden and ignoring boundaries are as follows:
1. The number of planned houses within a 3-mile radius of Chipping Campden (Mickleton 265,
Chipping Campden 148, Blockley 41 and Willersey 87) totals 541 committed compared to the
original District Council PDS* target of 300.
2. The number of planned houses within the 3 to 5 mile radii (Shipston 640, Honeybourne 260,
Bretforton 70, Broadway 140, totals 1110.
3. The number of planned houses within the 5 to 7 mile radii is nothing less than dramatic. This
includes Meon Vale 1050, Quinton/Pebworth 380, Long Marston Airfield (Garden Village)
3500, Shipston on Stour 640, Quinton 114, Moreton in Marsh 750, Badsey 96, Evesham (part)
298, Offenham 99, Aldington 73, The Littletons 88. The total housing planned in this relatively
close proximity to the town is thus 7088 dwellings.
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4. The grand total of housing planned for the 7-mile zone centred on Chipping Campden is thus
8099.
It is also well worth noting that the committed numbers are significantly in excess of the target
numbers originally proposed by the respective District Councils.
Having generated this overview, unrestrained by either County ,District or Parish boundaries we
conclude that this very substantial volume of planned housing, available to satisfy local “need” in our
immediate geographical vicinity totally negates any attempt to claim “exceptional circumstances” in
support of additional housing in Chipping Campden (above the currently approved 148), when
indeed the site under question (Aston Fields) has already been deemed “major” and rejected
unanimously at a previous application. In addition, three other NPPF criteria are in conflict with the
application.
Finally, from an historic viewpoint it is interesting to speculate on the impact of this new research
(demonstrating such very high volumes of housing development in the immediate vicinity of
Chipping Campden i.e. more than 8000 houses) on the original 8:6 decision by Cotswold District
Council to approve the application 16/00937/OUT in June 2016. for 40 houses on the Aston Field site.
". Final approval is still outstanding pending an agreement for S106 funding. Meanwhile an approach
to the Ombudsman claiming unsound judgement is also on hold until formal approval has been
registered.
*Preferred Development Strategy May 2013.
Please see page 63 for map showing three, five and seven mile zones centred on Chipping Campden
together with housing commitments.
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MAP SHOWING THREE, FIVE AND SEVEN MILE ZONES CENTRED ON CHIPPING CAMPDEN TOGETHER
WITH HOUSING COMMITMENTS

©Chipping Campden Town Council 2017

Chipping Campden Neighbourhood Plan

Page 65 of 65

Appendix 3
SATISFYING THE AFFORDABLE HOUSING NEED FOR CHIPPING CAMPDEN
In summary, our position on this is as follows;
1. It has already been demonstrated that the current total of housing anticipated for Chipping
Campden in the 20-year period of 163 (including “windfall”) even based on the 40% quota
provides for 3x the projected affordable housing need of 22 shown by the 2012 Housing
Survey.
2. Even whilst the defined “need” is satisfied in theory by existing planned build for Chipping
Campden there is a practical issue with regard to the true “affordability” of such housing.
Thus, land and market values in Chipping Campden make it unlikely that truly “affordable”
prices will emerge based upon the average local wage.
3. Fortunately, the availability of very high volumes of housing within a 7mile radius of the town
(see Appendix 2) provides an alternative solution to local “affordability”. By way of example
investigation has shown that “affordable” 2 and 3-bedroom house pricing at an existing
development in Chipping Campden is typically £350,000 to £380,000 Meanwhile at nearby
Meon and Mickleton sites comparable prices are much more attractive at around £180,000 to
£280,000. The down side of course of the benefit of affordable housing at lower prices in
nearby settlements is additional traffic volumes for anyone employed in and travelling to
Chipping Campden.
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