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Non-technical Summary 

What is a Sustainability Appraisal? 

A sustainability appraisal (SA) has been undertaken to inform the Fairford Neighbourhood Plan (FNP).  

This process is required by the Strategic Environmental Assessment Regulations. 

Neighbourhood Plan groups use SA to assess Neighbourhood Plans against a set of sustainability 

objectives developed in consultation with interested parties.  The purpose of the assessment is to 

avoid adverse environmental and socio-economic effects through the Neighbourhood Plan and 

identify opportunities to improve the environmental quality of the area covered by the Neighbourhood 

Plan and the quality of life of residents. 

What is the Fairford Neighbourhood Plan? 

The FNP is currently being prepared as a Neighbourhood Development Plan under the Town & 

Country Planning Act 1990 and Planning & Compulsory Purchase Act 2004, as amended by the 

Localism Act and the Neighbourhood Planning (General) Regulations 2012.  The FNP presents a plan 

for the town of Fairford for the period to 2031.  The area covered by the FNP is shown in Figure 1.1. 

Prepared in the context of the Cotswold District Local Plan (2018), the FNP sets out a vision and 

range of policies for the Neighbourhood Area.  It is currently anticipated that the Fairford 

Neighbourhood Plan will be submitted to Cotswold District Council later in 2020.  

Purpose of this SA Report  

This SA Report, which accompanies the Regulation 14 version of the FNP, is the latest document to 

be produced as part of the SA process.  The first document was the SA Scoping Report (May 2018), 

which includes information about the Neighbourhood Area’s environment and community.   

The purpose of this SA Report is to: 

─ Identify, describe and evaluate the likely significant effects of the FNP and alternatives; and 

─ Provide an opportunity for consultees to offer views on any aspect of the SA process which 

has been carried out to date. 

The SA Report contains: 

─ An outline of the contents and main objectives of the FNP and its relationship with other 

relevant policies, plans and programmes; 

─ Relevant aspects of the current and future state of the environment and key sustainability 

issues; 

─ The SA Framework of objectives against which the FNP has been assessed; 

─ The appraisal of alternative approaches for the FNP; 

─ The likely significant environmental effects of the FNP; 

─ The measures envisaged to prevent, reduce and as fully as possible offset any significant 

adverse effects as a result of the FNP; and 

─ The next steps for the FNP and accompanying SA process. 
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Assessment of reasonable alternatives for the FNP 

The SEA Regulations are not prescriptive as to what constitutes a reasonable alternative, stating only 
that the SA Report should present an appraisal of the ‘plan and reasonable alternatives taking into 
account the objectives and geographical scope of the plan’. 

FTC have explored a number of policy options that are presented in FNP Appendix C: Strategy 
Options.  Appendix C considers the main strategy options, in terms of policies, to meet the FNP 
objectives.  Options are considered for the following topic areas:  

• Housing allocations 

• Town centre and local economy 

• Spatial strategy for facilities 

• Infrastructure contributions 

• Green space/ countryside 

• Preferred direction for future growth 

As the delivery of new housing through the Neighbourhood Plan is what is most likely to have a 
significant effect, it was determined that this issue should be the focus of the consideration of 
alternatives through the SA process.  The other topic areas, set out above, are not considered likely to 
result in significant effects and therefore are not considered through the assessment of reasonable 
alternatives. 

The task of establishing reasonable alternatives for the delivery of new housing involved giving 
consideration to ‘top-down’ factors (strategic issues/ higher level policy) and ‘bottom-up’ factors (site 
options), before finally bringing the evidence together and establishing reasonable alternatives. 

Top-down considerations 

The adopted Cotswold Local Plan (2018) sets out Fairford’s role as a ‘Principal Settlement’ (Policy 

DS1 (Development Strategy)) and allocates two sites within the town to deliver a total of 61 new 

dwellings (Policy S5 (Fairford)): 

• F_35B Land behind Milton Farm and Betterton’s Close (49 dwellings); and 

• F_44 Land to rear of Faulkner Close, Horcott (12 dwellings). 

The Local Plan indicates (para 7.8.8) that because of pressure on infrastructure in Fairford, any large 

development should be towards the latter part of the plan period.   

FTC commissioned a comprehensive study on the hydrology and geology of the area (WRA, 2018), 

including groundwater levels.  The results have informed subsequent work, which indicates that the 

site F44, Land to the rear of Faulkner’s Close, is unsuitable for development due of high flood risk.1   

FTC are therefore seeking to allocate an alternative site through the FNP, which is more sustainable 

(i.e. has a reduced level of flood risk) and will provide an increased level/ mix of housing to meet local 

needs in line with the objectives of the FNP.  FTC has been working with CDC to ensure that the 

proposals of the FNP are acceptable.  

Bottom-up considerations 

The second step involves identifying the site options that are potentially in contention for allocation 

through the FNP.  This process was led by FTC, with support from AECOM (through a ‘Site Options 

Assessment’ technical support package).   

Site selection for the FNP began with the Cotswold SHELAA (2017).  Sites identified within the 

SHELAA as being included in error, withdrawn or duplicated; where development has been completed 

                                                                                                           
1 WRA (2018) Groundwater Monitoring and Review of Flood Risk at Fairford  
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and/ or construction has started and that fall outside the Neighbourhood Area were not carried 

forward for consideration through the site assessment process.  

The remaining sites identified through the SHELAA along with any additional sites proposed (based 

on the evidence available and consultation carried out by FTC), were assessed through the AECOM 

Site Assessment Report (2019).  

The conclusions of the AECOM Site Assessment are set out in Table 4.1 in the main body of this SA 

Report, along with the site name, area in hectares, SHELAA reference, and SHELAA summary 

findings. 

Of the eleven sites identified in Table 4.1, the following seven are considered ‘potentially suitable', 

and are therefore appropriate to consider as potential allocations through the FNP, if constraints are 

overcome: 

• Site 1: Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44);  

• Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B);  

• Site 5: The southern half of Site 5: Land north of Crabtree Park & Land off Leafield Road 

(SHELAA Ref F_51B & F_51C) 

• Site 7: Jones’ Field (SHELAA Ref F_15); 

• Site 8: Land east of Beaumoor Place (SHELAA Ref F_38); 

• Site 10: F_39C Field south east of granted planning permission at London Road; and 

• Site 11: Land west of Terminus Cottage and Station (F_52). 

These seven sites were taken forward for further consideration by FTC.  Since the AECOM Site 

Assessment was published in 2018, the development proposed at Site 8 Land east of Beaumoor 

Place has been withdrawn, and is therefore no longer considered for allocation through the FNP.  

It is also noted that Site 5 ‘The southern half of Land north of Crabtree Park & Land off Leafield Road’ 

is now defined as ‘Land between Leafield Rd. and Hatherop Rd’. 

Appraisal of site options 
To support the consideration of the suitability of these sites, the SA process has undertaken an 

appraisal of the key environmental constraints present at each of the sites and potential effects that 

may arise as a result of development at these locations.  In this context the sites have been 

considered in relation to the SA Framework of objectives and decision-making assessment questions 

developed during SA Scoping (Section 3.3) and the baseline information.   

The location of these sites can be seen in Figure 4.1 in the main body of this SA Report. 

Tables 4.2 - 4.8 within the main body of this SA Report presents the appraisal of the seven site 

options and provide an indication of each site’s sustainability performance in relation to the eight SA 

themes.   

Table NTS.1 overleaf presents a summary of the findings of the site appraisal undertaken through the 

SA process.  
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Table NTS.1 Summary appraisal findings for site options 
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Site 1            

Site 3         

Site 5         

Site 7         

Site 10         

Site 11         

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  

 

In terms of Biodiversity, Sites 1, 10 and 11 perform negatively due to the potential impacts on 

nationally and locally designated sites through recreational disturbance, pollution and sewage 

capacity issues downstream.  Sites 1, 7, 10 and 11 also perform negatively as they have the potential 

to adversely impact upon BAP priority habitats, mature trees, hedgerows, and railway embankment, 

which are likely to be ecological diverse and support connectivity. 

It is recognised that there is potential for long term positive effects on biodiversity at Site 5 if 

biodiversity net gain is delivered through the provision of open space and allotments. However, this is 

uncertain at this stage.   

Site 1 performs negatively against the Climate Change SA Theme as it is wholly located within an 

area of high risk of ground water flooding.  This would preclude development at this site. While sites 5, 

10 and 11 also include areas of high risk of groundwater flooding, these are assessed as neutral given 

that development could avoid the high flood risk areas.  

Sites 1 and 11 perform negatively against the Landscape and Historic Environment SA Theme given 

the sites’ potential to impact upon open landscape, local views and the rural setting of the town.  Sites 

3, 5 and 7 also have the potential to lead to negative effects due to impact on the Special Landscape 

Area and/ or designated heritage assets (notably Fairford Conservation Area and Grade II Listed 

Morgan Hall).  Uncertain effects are predicted for Site 10 given the openness of the landscape at this 

location has already been compromised by employment and residential development.  

Sites 7, 10 and 11 perform negatively against the Land, Soil and Water SA Theme given that they 

contain best and most versatile agricultural land (Grades 1 – 3a). Development has the potential to 

lead to the loss of this natural resource.  Sites 1, 3 and 5 are also assessed negatively against this SA 

Theme as they are located within Source Protection Zone (SPZ) 1 or 2.   

All sites are assessed positively against the Population and Community SA Theme as all sites will 

deliver housing which will contribute towards local needs. Site 10 is now being allocated for 

employment use only, which would not deliver housing, but would contribute to employment needs.  

All sites have the potential to contribute to the improvement of existing or provision of new services/ 

facilities.  At this stage the level of improvements or provision that could be delivered is not known.  

While not as well connected to the town centre and local facilities as some other sites, Site 5 is 

identified as leading to positive effects of greater significance for the Population and Community SA 

Theme given its scale.  Significant positive effects are also anticipated in this respect in relation to Site 

7 given this site has been promoted for the delivery of community benefits.  
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All sites, with the exception of Sites 10 and 11 perform positively against the Health and Wellbeing SA 

Theme as all have good access to open space and recreation, and the sustainable transport offer of 

the town.  Uncertain effects are predicted for sites 10 and 11 given the adjacent employment uses at 

London Road industrial estate.  It is considered that residents’ health may be adversely affected by 

noise and dust disturbance, and/or air quality pollution.   

In terms of the Transportation SA Theme, Sites 1, 7 and 10 are assessed as neutral.  While sites are 

located in close proximity to bus stops, local knowledge suggests these services are relatively 

unreliable, and there is not an easily accessible train station. High car use is likely to continue. Given 

the road access route for Sites 3 and 11 is currently undetermined, uncertain effects are also 

predicted for these sites against the Transportation SA Theme.  

Uncertain effects are predicted against the Economy and Enterprise SA Theme for Site 10 as the use 

of the site is currently unknown. While the use of the site for employment would lead to positive 

effects against this SA theme, the use of the site for housing would result in the loss of a potentially 

suitable employment site within the Neighbourhood Area.  

Sites 3 and 7 are assessed as uncertain for the Economy and Employment SA Theme given they are 

not well located in terms of local employment sites, and there is uncertainty around the extent to 

which local services will be/ can be utilised.  Sites 1, 5, and 11 perform positively against this SA 

Theme as they are located in close proximity to employment sites, providing access to local jobs.   

Outline reasons for the progression or rejection of site options at this stage 
None of the available sites in Fairford is free from constraints, so FTC are looking for sites with more 

positive than negative features. In light of the findings above, wider evidence and feedback from 

community consultation, FTC have decided to not carry forward the following sites for further 

consideration through the SA process:  

• Site 7: Jones’ Field (SHELAA Ref F_15) - This site scores well against the Population and 

Community and Health and Wellbeing SA themes.  It has the potential to provide community 

benefit in the form of car parking (relieving an unsatisfactory and hazardous situation adjacent to 

the entrance to Cinder Lane) and public allotments.  However, the site is within the Fairford 

Conservation Area and contains Woodpasture and Parkland BAP Priority habitat, with some 

important trees.  It is adjacent to Grade 2 listed Morgan Hall, and though now in different 

ownership it is part of the original parkland of Morgan Hall and contains a historic ha-ha.  

Development here would need to be carefully placed and screened.  The northern part has no 

flood risk, but the site is best and most versatile agricultural land.  It has not been carried forward 

mainly because of the heritage constraints.  

• Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) - This site performs 

negatively on biodiversity, and may have harmful impact on the Cotswold Water Park Site of 

Special Scientific Interest (SSSI) nearby.  It is adjacent to the settlement boundary with open 

countryside to the north and east and is likely to have a harmful impact on landscape, local views 

and the rural setting of the town.  It is distant from the town centre and facilities, and more than 

800m away from the surgery, though convenient for employment, and the proposed direct access 

onto the A417 is on a bend with arguably worse visibility than at Station Cottage, where a 

planning application for an additional dwelling was recently refused partly because of inadequate 

visibility splays, which would also be relevant to safety of pedestrian/cycle access.  Subject to 

landowner agreement, alternative access could be via Site 10 or via the adjacent industrial 

estate, which would align better with employment use (subject to landscape and biodiversity 

constraints).  It contains best and most versatile agricultural land.  The northern part of the site 

has been identified as having a surface water flood risk, and part of the site has risk of 

groundwater flooding, with high water table at times, so that infiltration SuDS are not likely to be 

effective, and the alternative of on-site attenuation storage would restrict the housing capacity. 

Subject to this, it has the capacity to contribute around 34 houses, but there are other more 

suitable sites and this was not carried forward on grounds of harm to landscape, unsuitable 

access and flood risk.                                                                         

While Site 1: Land to the rear of Faulkner’s Close (SHELAA Ref F_44) has a number of 

constraints, in particular high risk of groundwater flooding at the site, it is being taken forward for 

further consideration as it is allocated in the adopted Cotswold Local Plan.  
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Sites 3, 5 and 10 have also been taken forward for further consideration for the following reasons:  

• Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 35_B) - is carried 

forward because it is allocated in the CDC Local Plan and most of the impacts are thought to be 

positive or neutral.  However, it is close to the Conservation area and forms the back- drop to that 

part of the Special Landscape Area (SLA) which is most important to residents,- the Mill, Oxpens, 

memorial garden and Pitham brook footpath. Development here could have a serious harmful 

impact on the landscape, particularly if there is redevelopment of the Milton Farm buildings in the 

future, the settlement character and heritage of the area.  Milton Farm house and some of the 

agricultural buildings and stiles have been identified as NDHA’s, and the setting of these would 

need to be protected.  Housing would need to be carefully placed within the site and screening 

provided to avoid harmful impacts on long distance views. 

• Site 5: ‘Land between Leafield Road and Hatherop Road’ (The southern half of SHELAA 

Ref F_51B & F_51C) - This site is the site with the most positive impacts and is the preferred site 

for the majority of Fairford residents who have expressed an opinion.  It is situated in the north 

east quadrant (FAIR4) which was identified in the CDC Sustainability Appraisal ‘points of the 

compass’ analysis (2017) as the most sustainable area for development.2  (Sites F _51B and C 

are the only sites in this most sustainable area).  However, it is adjacent to the Conservation Area 

and to the Special Landscape Area (SLA).  Housing would need to be carefully placed within the 

site and screening provided (by means of maintenance/enhancement of existing hedgerows and 

strategic tree planting) to avoid harmful impacts on views to the site and the character of the 

landscape.  This site has the potential to provide community benefit in the form of parking and 

turning provision for the schools, and a link road to Hatherop Lane and the A417 east of the 

town.  This could reduce traffic and improve road safety in the eastern part of the Conservation 

Area as well as reducing the need for school car journeys. The site therefore scores well against 

the Population and Community and Transportation SA themes.  Parts of the site are at high risk 

of groundwater/surface water flooding, however the site is large enough for housing to be placed 

away from these areas, avoiding adverse flooding effects.  

For clarity, the site has been re-defined as the part of site (F_51B + F_51C) south of the east-

west boundary hedge, extended from the western end of the hedge in a straight line to a point on 

Leafield Road opposite the northern school playing field boundary.  The site is now described as 

Land between Leafield Rd. and Hatherop Rd.  This limits development to the area screened by 

the schools from the SLA, limits intrusion into the open countryside, and greatly reduces the 

harmful impact on the landscape. 

• Site 10: Field south-east of granted planning permission at London Road (SHELAA Ref 

F_39C) - this site is adjacent to the London Road Employment site, and is preferred for 

employment use. 

The site is relatively distant (in terms of walking distance) from the town centre facilities (being at 

the back end of the adjacent housing development), but it is suitably located to provide an 

extension of the existing industrial estate. This will provide additional land for local businesses to 

expand locally and thereby contribute to local employment and the local economy.  Access onto 

the A417 could be from the industrial estate.  The site has been promoted for 32 dwellings or B 

class employment use.  Development here performs negatively against the Biodiversity SA 

theme because of the impact on the railway embankment, which is likely to be ecologically 

diverse, and is connected by habitat corridors to the open countryside.  The site also performs 

negatively against the Land, Soil and Water SA theme given development of the site would result 

in adverse visual impact on the local landscape, and would result in loss of some best quality 

agricultural land.  Performance against the Landscape and Historic Environment theme is 

uncertain. If developed for housing, screening would be required from the noise, disturbance and 

possible pollution from the industrial estate.  Hydrology would also restrict the capacity for 

housing.   

  

                                                                                                           
2 AECOM (2017) SA Report to accompany the Cotswold District Local Plan Submission Draft: Appendix II  
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Establishing the reasonable alternatives 

While there is no identified housing requirement for the Neighbourhood Area the adopted Cotswold 

Local Plan proposes two housing allocations for a total of 61 dwellings.    

Taking account of the objectives of the Neighbourhood Plan, along with the adopted Cotswold Local 

Plan and wider evidence, FTC identified four reasonable spatial strategy options based on the four 

sites identified above.  These options are as follows: 

• Option 1: Site 1 and Site 3 (Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) and 

Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B)) for 61 dwellings.  This 

option is consistent with the currently adopted Cotswold Local Plan.  

• Option 2: Site 5 (Land between Leafield Rd. and Hatherop Rd. (The southern half of SHELAA 

Ref F_51B & F_51C)) for around 80 dwellings.  This option is currently being actively promoted, 

performed well through community feedback and could deliver new community infrastructure. 

• Option 3: Site 3 and Site 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B) and Field south east of granted planning permission at London Road (SHELAA Ref 

F_39C)) for 79 dwellings.  This option includes one of the site allocations in the adopted 

Cotswold Plan along with another site that is being actively promoted.   

• Option 4: Site 3, 5 and 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B), Land between Leafield Rd. and Hatherop Rd. (The southern half of SHELAA Ref F_51B 

& F_51C), and Field south east of granted planning permission at London Road (SHELAA Ref 

F_39C)) for around 174 dwellings. This option looks at a higher level of growth for the town, 

delivering both Option 2 and 3.  

Appraisal of reasonable alternatives 

The appraisal of the reasonable alternatives under the SA themes are presented in Table 4.10 in the 

main body of this SA Report.  To support the appraisal findings, the options have been ranked in 

terms of their sustainability performance against the relevant SA themes.  This will provide an 

indication of the comparative sustainability performance of the options in relation to each theme.  The 

findings of this appraisal are summarised in Table NTS.2 below.  

Table NTS.2 Summary appraisal findings for the reasonable alternatives  

SA theme Rank of preference 

Option 1 Option 2 Option 3 Option 4 

Biodiversity 2 1 2 3 

Climate Change 3 1 2 3 

Landscape and Historic Environment 3 2 1 4 

Land, Soil and Water Resources 2 1 2 2 

Population and Community 3 2 4 1 

Health and Wellbeing 3 1 4 2 

Economy and Employment 1 3 2 4 

Transportation 3 1 3 2 

 

Summary of appraisal 

The appraisal found that Option 2 performs notably well in relation to all SA themes. This is primarily 

due to the delivery of a relief road during the first phase of development.  While further details of the 

relief road are unknown at this stage, it is considered that its delivery would likely provide improved 

accessibility in and around the town (i.e. to schools and employment), and reduce potential adverse 

effects on the local environment.  
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Option 4 performs well against a number of socio-economic SA themes given the higher level of 

growth proposed and the potential for additional population and community benefits.  In terms of the 

provision of services and facilities, the delivery of CIL monies and similar mechanisms are likely to be 

more achievable through the delivery of Option 4 than other options given its scale.  It is nonetheless 

recognised that positive effects in this respect have the potential to be delivered through all other 

options; however, effects are likely to be less significant given the lower level of growth proposed.   

Therefore, in terms of the Transportation SA Theme, Options 1 and 3 are worst performing as they are 

not anticipated to significantly improve the current baseline conditions.  For example, Options 1 and 3 

will lead to continued high car use, and are less likely to encourage modal shift than Options 2 and 4 

which promote the delivery of new transport infrastructure. This is similarly the case for the Population 

and Community SA theme. 

 

Option 4 however is worst performing in relation to Economy and Enterprise as the use of Site 10 for 

housing would result in the loss of potential employment at this site.  This is also the case for Option 3 

which also performs less well than other Options in this respect.  However, it is recognised that the 

use of Site 10 is currently uncertain, and if delivered for employment would lead to significant positive 

effects against the Economy and Enterprise SA theme.  

 

Option 4 is also worst performing against all environmental SA themes, given the increased pressure 

a higher level of growth would place on the local landscape (the SLA and local views), historic 

environment (Fairford Conservation Area), soil and water resources (loss of BMV agricultural land) 

and biodiversity assets (nationally and locally designated sites).  

 

Options 2 and 3 perform better against environmental SA themes compared to Option 4.  Notably, 

Option 3 is identified as best performing against the Landscape and Historic Environment SA theme 

given its location adjacent to London Road industrial area, with limited views in or out of the site.  

Option 1 performs less positively than Options 2 and 3 in this respect due to the potential impact on 

Horcott Lakes and the surrounding open landscape.  In terms of biodiversity, Option 2 is best 

performing as it is holds less ecological value than other Options, and is not located in close proximity 

to any designated biodiversity sites.  However, it is recognised that Options have the potential to 

deliver mitigation, promote net gains in biodiversity, and retain and enhance existing features to 

benefit the local landscape and historic environment. 

 

Option 1 performs negatively against a number of SA themes.  In respect to Climate Change, 

negative effects relate to Groundwater flood risk. One of the sites within Option 1 is wholly at risk of 

groundwater flooding, which is a significantly higher proportion of the Option compared to others, and 

may preclude development at this location.  Option 1 is also partially located within SPZ 1, and 

therefore performs negatively against the Land, Soil and Water SA theme.  Options 2 and 4 are 

located within SPZ 2.   

Preferred approach for the FNP  

The following text has been provided by FTC regarding the preferred approach for the FNP.  

CDC ‘Points of the Compass’ Sustainability Appraisal identified the north east quadrant as the area of 

Fairford which would provide the most sustainable growth.  The WRA Hydrology report concluded that 

SuDS solutions using infiltration are unlikely to be effective in the low-lying areas to the south of the 

town because of frequent high groundwater levels and recommended that development should be 

directed away from the Coln and Court Brook corridor.  These include sites F38, F39C, F44, and F52. 

Sites F15, F35B are considered suitable, plus F51 provided flow paths are avoided.  Sites with high 

groundwater levels and subject to flooding often contain best and most versatile agricultural land, 

which would support them being used to provide green infrastructure rather than housing. 

After a detailed appraisal of sites and taking account of the objectives of the Neighbourhood Plan, 

along with the adopted C.D.C. Local Plan and wider evidence, four reasonable spatial strategy 

options were identified: 

• Option 1: Site 1 and Site 3 (Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) and 

Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B)) for 61 dwellings.  This 

option is consistent with the currently adopted Cotswold Local Plan.  
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• Option 2: Site 5 (Land between Leafield Rd. and Hatherop Rd. (The southern half of SHELAA 

Ref F_51B & F_51C)) for around 85 dwellings.  This option is currently being actively promoted, 

performed well through community feedback and could deliver new community infrastructure. 

• Option 3: Site 3 and Site 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B) and Field south east of granted planning permission at London Road (SHELAA Ref 

F_39C)) for 79 dwellings.  This option includes one of the site allocations in the adopted 

Cotswold Plan along with another site that is being actively promoted.  

• Option 4: Site 3, 5 and 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B), Land between Leafield Rd. and Hatherop Rd. (The southern half of SHELAA Ref F_51B 

& F_51C), and Field south east of granted planning permission at London Road (SHELAA Ref 

F_39C)) for around 174 dwellings.  This option looks at a higher level of growth for the town, 

delivering both Option 2 and 3.  

Consideration of Option 1: Site 1 and Site 3 

• Constraints on Site 1: Land to the rear of Faulkner’s Close (SHELAA Ref F_44) 

Hydrological evidence for site F44 shows it has serious flooding issues. If not developed for housing, 

the owners have offered to donate it to the community for a Nature Reserve. This would be a much 

better use of the land. 

• Constraints on Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 35_B) 

Site 35B has potential for 49 dwellings, but this would have a harmful impact on the landscape of the 

adjacent SLA and nearby Conservation area. Mitigation would require screening and protection of the 

agricultural buildings - this would decrease the number of houses.  There is doubt about the access 

and whether Milton Farm, at present a working farm, would remain viable.  Development on this site 

would join up to other recent housing developments and cut off the western side of Fairford from the 

countryside. At present it forms part of a ‘green corridor’ linking to the paddock adjacent to the 

Conservation Area and contributing to the rural character of the settlement.  We believe this should 

remain as one of the ‘visual, rural and green space corridors” reported by White Consultants (20154) 

as important to the character of Fairford. 

Consideration of Option 2: Land between Leafield Road and Hatherop Road (The southern half 

of SHELAA Ref F_51B & F_51C) 

• It is in the NE (most sustainable) quadrant.  It is large enough to allow part of the site to be used 

for drainage 

• It provides the required amount of housing on one site, which will allow for affordable housing 

and self-build sites, which are less likely to be provided on smaller developments. 

• It has the best site appraisal score, the only adverse effect noted being impact on landscape. The 

site has been revised to decrease harm to the landscape and the owner proposes ample 

mitigation and screening, with tree planting, allotments, public space and improved habitat for 

wildlife. 

• It is the only site which was supported ( many more positive than negative stickers) at the public 

consultation on March 14th.  Being close to the schools complex, it will not add to school-run 

traffic, and this site has the potential to provide community benefit in the form of parking and 

turning provision for the school.   

• This site has the potential to provide a link road from the school complex to Hatherop Lane and 

the A417.  It is the only site which can contribute any decrease in traffic congestion in the town 

centre.  This road would bring easy access to the employment sites on London road. 

• It is distant from the CWP SSSI lakes.   

• It is not located in close proximity to any designated biodiversity sites, It will not result in the loss 

of best and most versatile agricultural land, nor is it located within a SPZ. 

Consideration of Option 3: Sites F35B and F39C (Land behind Milton Farm and Betterton’s 

Close and Field south east of granted planning permission at London Road) for around 79 

dwellings. This option consists of Site 35B plus Site 39C which is being actively promoted.   
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(Considerations in respect of site F35B – see comments above) 

• There is a problem with access which is likely to be via adjacent industrial estate.   

• Part of the site is subject to surface water flooding, requiring extra space for mitigation. 

• It is close to the CWP SSSI lakes, and 1.1km northwest of Whelford Meadow SSSI, and is best 

and most versatile agricultural land.  It is distant from the town centre, being more than 800m 

from shops and surgery, and likely to increase traffic congestion. 

• The site was assessed in the SHELAA 2017 as suitable for either limited housing (32 dwellings) 

or potentially employment development.  Potential noise from the adjacent employment site was 

also identified as an issue.  

• Sustainable growth for Fairford requires additional jobs as well as houses, as there is at present 

a high level of out-commuting.  Development of employment on this site would be likely to 

expand the existing industrial estate and contribute towards the growth of the local economy; 

providing local employment opportunities and supporting self-containment in the town.  If it is to 

be developed, we prefer to allocate it as an employment site, which seems a better use of this 

land. 

Consideration of Option 4: Sites F35B, F51B and F39C (Land behind Milton Farm and 

Betterton’s Close),  Land between Leafield Road and Hatherop Road, (the southern half of 

SHELAA Ref F_51B & F_51C), and Field south east of granted planning permission at London 

Road for around 174 dwellings.  This option looks at a higher level of growth for the town, delivering 

both Options 2 and 3 together. 

(Considerations in respect of individual sites F35B, F51B, F39C – see comments above) 

This option delivers a higher level of growth, but it is not sustainable. It would deliver more housing 

than required, with more harmful impacts than Option 2 alone, and would eliminate a site important for 

the economic future of the town.  In view of the rapid expansion of population but not facilities in 

recent years, it is likely to have adverse effects on the quality of life of residents, which would not be 

acceptable. 

Community consultation responses 
Community consultation in March 2019 obtained community feedback on support for different housing 

sites (Table NTS.3 overleaf).  The responses strongly accorded with the site assessments and 

choices outlined above. People were asked ‘would you support housing at this site?’ and invited to 

indicate, with stickers, whether the answer was Yes, No, or Maybe.  Members of the steering group 

were available to answer questions, and forms were provided for comments. 

The site survey showed a strong preference for the Land between Leafield Road and Hatherop Road 

site, F 51B/C.  This site had 25 more Yes than No answers, the only site with a net positive response.  

  



Sustainability Appraisal (SA) for the Fairford 
Neighbourhood Plan 

 
  

 Non-Technical Summary 
  
  

 

 
Prepared for:  Fairford Town Council   
 

AECOM 
xi 

 

Table NTS.3 Site assessment - community consultation responses  

 

 

 

 

 

 

 

 

 

 

 

 

 

In light of the assessment above and community consultation responses, FTC have decided to take 

forward Option 2 (Site 5: Land between Leafield Road and Hatherop Road).  FTC seek to allocate 

Land between Leafield Road and Hatherop Road through the FNP for approximately 80 homes, as an 

alternative to the Local Plan allocation F_44 Land to the rear of Faulkner’s Close) (12 homes).   

Responding to evidence gathered, FTC have decided to alter the site boundary of Land between 

Leafield Road and Hatherop Road in part; with development now focussed in the most sustainable 

quadrant. The site now stays close to the existing boundary and doesn’t obtrude into open 

countryside. The site also it has much less flood risk than F_44 and will provide more houses to better 

align with the objectives of the FNP. Notably, FNP objectives include:  

• Ensure that new residential developments provide the right housing mix for the existing and 

projected future demographic profile in Fairford;  

• Ensure that development is phased to meet local infrastructure constraints; 

• Protect and support updating of existing facilities and development of appropriate new ones to 

cater locally for employment, sport, recreation and social needs; and 

• Bring local infrastructure up to an appropriate level to meet the needs of the expanded town. 

FTC also seek to allocate Site 10 (F39C South of London Road) through the FNP, however for 

employment use rather than housing.  FTC believe the site would be best suited for employment 

given:  

• The site is adjacent to the existing industrial site, which has existing noise issues from the timber 

factory.   

• Access is likely to be provided from the industrial site.   

• Parts of the site have high flood risk but buildings could be sited in areas of lower risk.  

• The site is adjacent to the old railway embankment which is likely to be rich in biodiversity, and 

may act as a habitat corridor, providing connectivity to the open countryside, so screening and 

cover would be required to enhance existing biodiversity assets and deliver net gain in 

biodiversity. 

Site 
Suggested 

Housing 
Yes No Maybe 

F35B Milton Farm (47) 12 33 10 

F44 Horcott Lake 12 (up to 28) 2 36 1 

F51B + F51C Leafield/ 

Hatherop Road 
80 (up to 343) 40 15 9 

F15 Jones Field 20 (up to 50) 8 31 12 

F38 East of Beaumoor 

Place 
12 2 37 3 

F39C South of London 

Road 
32 5 23 10 

F52 West of Terminus 

Cottage 

17-30 (up to 

65) 
0 27 7 
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Appraisal of the current version of the FNP 

The current version of the Fairford Neighbourhood Plan presents a number of planning policies for 
guiding development in the Neighbourhood Area  
 
Utilising the SA Framework of objectives and assessment questions developed during the earlier 
scoping stage of the SA, the SA process has assessed the policies put forward through the current 
version of the Neighbourhood Plan.  The SA Report has presented the findings of the assessment 
under the following SA themes: 
 

• Biodiversity and Geodiversity;  

• Climate Change;  

• Landscape and Historic Environment;  

• Land, Soil and Water Resources; 

• Population and Community; 

• Health and wellbeing;  

• Economy and Enterprise; and 

• Transportation 

 

The summary appraisal findings are set out in Table NTS.3.  

Table NTS.3 Summary of FNP appraisal 

Summary by SA Theme 

Biodiversity 

• Policy FNP11 (Valuing Hedgerows and Trees) will likely lead to significant positive effects on biodiversity.  

• The site allocation policy FNP14 (A New Low Carbon Community at Fairford) will likely lead to minor 
positive effects, however there is a level of uncertainty at this stage.  

• Policy FNP12 (Achieving High Standards of Design), Policy FNP09 (Protecting the Fairford-Horcott Local 
Gap) and Policy FNP10 (River Coln Valued Landscape) are predicted to lead to minor positive effects.  

• All other policies are not predicted to impact upon biodiversity.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have a residual uncertain long-term minor positive 
effect on the Biodiversity SA theme. 

Climate Change 

• Policy FNP04 (Managing Flood Risk), Policy FNP14 (A New Low Carbon Community in Fairford) and 
Policy FNP15 (Providing the Right Homes) will lead to significant effects on climate change.  

• Policy FNP08 (Protecting Local Green Spaces), Policy FNP09 (Protecting the Fairford - Horcott Local 
Gap), Policy FNP12 (Achieving High Standards of Design), and Policy FNP11 (Valuing Hedgerows and 
Trees) are predicted to lead to minor positive effects.  

• All other policies are not predicted to impact upon climate change.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual minor positive effects on the Climate 
Change SA theme. 

Landscape and Historic Environment 

• Policies FNP09 (Protecting the Fairford-Horcott Local Gap), FNP10 (River Coln Valued Landscape), and 
Policy FNP13 (Conserving Non-Designated Heritage Assets) will lead to significant positive effects on 
landscape and the historic environment.  

• Policy FNP12 (Achieving High Standards of Design) and Policy FNP08 (Protecting Local Green Spaces)  
will lead to minor positive effects.  

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford) will lead to residual neutral 
effects on landscape and the historic environment.  

• All other policies are not predicted to impact upon the landscape and historic environment.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual neutral effects on the Landscape and 
Historic Environment SA theme. 

Land, Soil and Water Resources 

• Policy FNP05 (Investing in Utilities and Infrastructure Improvements) will lead to significant positive effects 
on land, soil and water resources. 
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Summary by SA Theme 

• Policies FNP08 (Protecting Local Green Spaces), FNP09 (Protecting the Fairford-Horcott Local Gap), 
FNP10 (River Coln Valued Landscape) and FNP11 (Valuing Hedgerows and Trees) will lead to minor 
positive effects.  

• The site allocation Policy FNP14 (A New Low Carbon Community in Fairford) will lead to minor negative 
effects on land, soil and water resources.  

• All other policies are not predicted to impact upon land, soil and water.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual minor negative effects on the Land, 
Soil and Water SA theme. 

Population and Community 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP15 
(Providing the Right Homes) and Policy FNP03 (Maintaining Viable Community Facilities), will lead to 
significant positive effects on the population and community.  

• Policy FNP02 (Providing a New Burial Ground), Policy FNP09 (Protecting the Fairford-Horcott Local Gap), 
and Policy FNP12 (Achieving High Standards of Design) will lead to minor positive effects. 

• All other policies are not predicted to lead to significant effects, however there is the potential for indirect 
minor positive effects on population and community. 

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Population and Community SA theme. 

Health and Wellbeing 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP16 
(Providing the Right of Homes), Policy FNP03 (Maintaining Viable Community Facilities), and Policy 
FNP08 (Protecting Local Green Spaces), will lead to significant positive effects on health and wellbeing. 

• Policy FNP12 (Achieving High Standards of Design) and Policy FNP15 (Providing the Right Homes) will 
lead to minor positive effects. 

• All other policies are not predicted to lead to significant effects, however there is the potential for indirect 
minor positive effects on health and wellbeing.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Health and Wellbeing SA theme. 

Economy and Employment 

• Policy FNP17 (Growing our Local Economy), Policy FNP18 (Sustaining a Successful Town Centre) and 
Policy FNP18 (New Visitor Accommodation) will lead to significant positive effects on economy and 
employment.  

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP07 
(Improving Access to Visitor Attractions), will lead to minor positive effects.  

• All other policies are not predicted to impact upon economy and employment.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Economy and Employment SA theme. 

Transportation 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford) will lead to significant positive 
effects on transportation. 

• Policy FNP12 (Achieving High Standards of Design), Policy FNP06 (Managing Traffic in the Town) and 
Policy FNP01 (The Fairford and Horcott Development Boundaries) will lead to minor positive effects. 

• All other policies are not predicted to impact upon transportation.  

 

Overall the Fairford Neighbourhood Plan is predicted to have residual uncertain significant positive effects 
on the Transportation SA theme. 

 

The assessment has concluded that the current version of the Fairford Neighbourhood Plan is likely to 

lead to significant long-term positive effects in relation to the Population and Community, Health 

and Wellbeing, and Economy and Enterprise SA themes.  These benefits largely relate to the delivery 

of new housing to meet local needs; the delivery of employment and support for tourism growth to 
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develop the local economy; the protection of the public realm and of settlement identities; and the 

provision of new and protection of existing green/ open spaces.  This is also expected to lead to 

minor positive effects in terms of the ‘biodiversity’ SEA theme, improving connectivity and 

supporting net gain in new development; however, there remains some uncertainty relating to 

potential effects on nationally designated sites and the biodiversity value of Horcott Lakes.  It is 

however recognised that biodiversity net gain is likely to be secured through development, leading to 

positive effects in this regard.  

Minor positive effects are also predicted in relation to the Climate Change SA theme given the 

delivery of a New Low Carbon Community in Fairford. Policy FNP14 includes numerous requirements 

for new development which support national and local mitigation and adaptation objectives, 

implementing the climate emergency declared by CDC.  While it is recognised that land between 

Leafield Road and Hatherop Road is partially at high risk of ground water flooding, it is considered 

that there is sufficient space within the Leafield Road site for development to avoid those areas at 

highest risk from groundwater flooding; with neutral effects anticipated in this regard once mitigation 

has been adopted.  

Uncertain significant positive effects are predicted in relation to the Transportation SA theme, and 

will depend on the phasing of development and associated infrastructure delivery at land between 

Leafield Road and Hatherop Road.  

Neutral effects are anticipated in relation to the Landscape and Historic Environment SA theme given 

the criteria set out in the FNP policies and the higher-level policy framework of the Local Plan (2018) 

and NPPF (2019).  

Minor long term negative effects are predicted in relation to the Land, Soil and Water SA theme due 

to the loss of greenfield land at land between Leafield Road and Hatherop Road; however, given this 

is not best and most versatile agricultural land, effects are not anticipated to be significant.  

Recommendations at this stage 

To improve the sustainability performance of the Fairford Neighbourhood Plan the following 

recommendations have been made: 

• Part of ‘land between Leafield Road and Hatherop Road’ site allocation falls within a SSSI 

IRZ for Cotswold Water Park SSSI.  It is considered that there is the potential to strengthen 

Policy FNP14 by including a reference to the Cotswold Water Park SSSI IRZ and requiring 

early consultation with NE as part of any proposal.  

• To strengthen the FNP’s climate change focus, the FNP could seek to incentivise a shift 

away from petrol/diesel vehicles, including ensuring development proposals, where 

possible, realise opportunities for integrated vehicle electric charging points and associated 

infrastructure.  

Next steps 
This Environmental Report accompanies the Pre-Submission version of the FNP for consultation.   

Following consultation, any representations made will be considered by Fairford Town Council, and 

the Environmental Report will be updated as necessary.  The updated Environmental Report will then 

accompany the Neighbourhood Plan for submission to the Local Planning Authority, CDC, for 

subsequent Independent Examination. 

At Independent Examination, the Neighbourhood Plan will be considered in terms of whether it meets 

the Basic Conditions for Neighbourhood Plans and is in general conformity with the current adopted 

Local Plan document for CDC. 

If the subsequent Independent Examination is favourable, the FNP will be subject to a referendum, 

organised by CDC.  If more than 50% of those who vote agree with the FNP, then the Neighbourhood 

Plan will be ‘made’.  Once made, the FNP will become part of the Development Plan for Cotswold 

District, covering the defined Neighbourhood Area. 
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1. Introduction 

Background 

1.1 AECOM has been commissioned to undertake an independent Sustainability Appraisal (SA) in 

support of Fairford’s emerging Neighbourhood Plan. 

1.2 The FNP is currently being prepared as a Neighbourhood Development Plan under the Town & 

Country Planning Act 1990 and Planning & Compulsory Purchase Act 2004, as amended by the 

Localism Act and the Neighbourhood Planning (General) Regulations 2012.   The 

Neighbourhood Plan is being prepared in the context of the Cotswold District Local Plan (2018).  

It is currently anticipated that the Fairford Neighbourhood Plan will be submitted to Cotswold 

District Council (CDC) later in 2020.  

1.3 Key information relating to the Fairford Neighbourhood Plan is presented in Table 1.1. 

Table 1.1: Key facts relating to Fairford Neighbourhood Plan 

Name of Responsible 
Authority 

Fairford Town Council 

Title of Plan Fairford Neighbourhood Plan  

Subject Neighbourhood Planning 

Purpose The Fairford Neighbourhood Plan is being prepared as a 
Neighbourhood Development Plan under the Localism Act 
2011 and Neighbourhood Planning (General) Regulations 
2012.  The plan must meet the basic conditions. 

The Neighbourhood Plan will be used to guide and shape 
development within the Fairford Neighbourhood Area.  

Timescale To 2031 

Area covered by the 
plan 

The Neighbourhood Area covers the parish of Fairford in 
Cotswold District (Figure 1.1) 

Summary of content The Fairford Neighbourhood Plan will set out a vision, strategy 
and range of policies for the Neighbourhood Area.   

Plan contact point Roz Capps, Deputy Clerk, Fairford Town Council 

Email: roz@fairfordtowncouncil.gov.uk   

mailto:roz@fairfordtowncouncil.gov.uk
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Sustainability Appraisal (SA) explained 

1.4 SA is a mechanism for considering and communicating the impacts of an emerging plan, and 

potential alternatives in terms of key sustainability issues.  The aim of SA is to inform and 

influence the plan-making process with a view to avoiding and mitigating negative impacts.  

Through this approach, the SA for the Fairford Neighbourhood Plan seeks to maximise the 

developing plan’s contribution to sustainable development. 

1.5 SA is undertaken to address the procedures prescribed by the Environmental Assessment of 

Plans and Programmes Regulations 2004 (the SEA Regulations)3.  It also widens the scope of 

the assessment from focussing on environmental issues to further consider social and 

economic issues.  SA is a legal requirement for Local Plans; however, a Neighbourhood Plan is 

not a Local Plan and SA is not therefore legally required.   

1.6 The Fairford Neighbourhood Plan has been screened by Cotswold District Council and has 

been determined to require a Strategic Environmental Assessment (SEA).  To meet this 

requirement, the Neighbourhood Plan is undergoing an SA process which incorporates the 

requirements of the SEA Directive.  

1.7 The SA will be undertaken to meet specific requirements prescribed by the Environmental 

Assessment of Plans and Programmes Regulations 2004 (the SEA Regulations).  The SA will 

also meet submission requirements and the basic conditions in paragraph 8(2) of Schedule 4B 

to the Town and Country Planning Act 1990.  

1.8 The SEA Regulations require that a report is published for consultation alongside the draft plan 

that ‘identifies, describes and evaluates’ the likely significant effects of implementing ‘the plan, 

and reasonable alternatives’.  The report must then be taken into account, alongside 

consultation responses, when finalising the plan. 

1.9 In line with the SEA Regulations this SA Report must essentially answer four questions: 

1. What’s the scope of the SA? 

2. What has Plan-making / SA involved up to this point? 

‘Reasonable alternatives’ must have been appraised for the plan. 

3. What are the appraisal findings at this current stage? 

i.e. in relation to the draft plan. 

4. What happens next? 

1.10 These questions are derived from Schedule 2 of the SEA Regulations, which present the 

information to be provided within the report’.  Table 1.2 presents the linkages between the 

regulatory requirements and the four SA questions. 

Structure of this SA Report 

1.11 This document is the SA Report for the FNP and hence needs to answer all four of the 

questions listed above with a view to providing the information required by the SEA 

Regulations.  Each of the four questions is answered in turn within this report, as presented in 

Table 1.2.  

                                                                                                           
3 Environmental Assessment of Plans and Programmes Regulations 2004 



Sustainability Appraisal (SA) for the Fairford 
Neighbourhood Plan 

 
  

SA Report  
  
  

 

 
Prepared for:  Fairford Town Council   
 

AECOM 
4 

 

Table 1.2: Questions that must be answered by the SA Report in order to meet regulatory4 

requirements 

SA Report question 
In line with the SEA Regulations, the report must 
include…5 

What’s the 

scope of the 

SA? 

What is the plan 

seeking to 

achieve? 

• An outline of the contents, main objectives of the plan 
and relationship with other relevant plans and 
programmes 

What is the 

sustainability 

‘context’? 

• The relevant environmental protection objectives, 
established at international or national level 

• Any existing environmental problems which are 
relevant to the plan including those relating to any 
areas of a particular environmental importance 

What is the 

sustainability 

‘baseline’? 

• The relevant aspects of the current state of the 
environment and the likely evolution thereof without 
implementation of the plan 

• The environmental characteristics of areas likely to be 
significantly affected 

• Any existing environmental problems which are 
relevant to the plan including those relating to any 
areas of a particular environmental importance 

What are the key 

issues & 

objectives? 

• Key problems/issues and objectives that should be 
a focus of (i.e. provide a ‘framework’ for) assessment 

What has plan-making/SA 

involved up to this point? 

• Outline reasons for selecting the alternatives dealt 
with (and thus an explanation of the ‘reasonableness’ 
of the approach) 

• The likely significant effects associated with 
alternatives 

• Outline reasons for selecting the preferred approach 
in-light of alternatives appraisal/a description of how 
environmental objectives and considerations are 
reflected in the draft plan. 

What are the assessment 

findings at this stage? 

• The likely significant effects associated with the 
Submission version of the plan  

• The measures envisaged to prevent, reduce and as 
fully as possible offset any significant adverse effects 
of implementing the Submission version of the plan 

What happens next? • The next steps for plan making/SA process.  

  

                                                                                                           
4 Environmental Assessment of Plans and Programmes Regulations 2004 
5 NB this column does not quote directly from Schedule II of the Regulations.  Rather, it reflects a degree of interpretation. 
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2. Local Plan context and vision for the 
Fairford Neighbourhood Plan 

2.1 The FNP is being prepared in the context of the Cotswold District Local Plan, adopted 3rd 

August 2018.6 Once made the FNP will form a part of the statutory Development Plan for the 

area, together with the Local Plan.  The Local Plan covers the period to 2031, and is the key 

planning policy document for the District.   

2.2 Policy DS1 (Development Strategy) of the Local Plan designates Fairford as a ‘Principal 

Settlement’.  Principal Settlements have been identified as the most appropriate locations to 

deliver future growth in the District, selected on the basis of their social and economic 

sustainability, including accessibility to services and facilities.   

2.3 Policy S5 (Fairford) of the Local Plan allocates the following two sites to deliver a total of 61 

new dwellings for Fairford:  

• F_35B Land behind Milton Farm and Betterton’s Close (49 dwellings); and 

• F_44 Land to rear of Faulkner’s Close, Horcott (12 dwellings). 

2.4 Policy S5 also identifies the following existing employment sites which will be protected: 

• Horcott Industrial Estate (EES26); 

• London Road (EES27); 

• Whelford Land Industrial Estate (EES28); and 

• New Chapel Electronics (EES29). 

2.5 The FNP will form a key part of the statutory development plan for Fairford alongside, but not 

as a replacement for the Local Plan.   

2.6 Neighbourhood plans can develop policies and proposals to address local place-based issues, 

and can add detail to, or even modify, strategic policies of the Local Plan providing it is in 

general conformity.  In this way it is intended that FTC use the Neighbourhood Plan to plan 

positively to support local development, shaping and directing development in their area that is 

outside the strategic elements of the Local Plan.  FTC has been working with CDC to ensure 

that the proposals of the FNP are acceptable. This demonstrates a collaborative approach to 

plan making for the town.   

Vision statement for the Fairford Neighbourhood Plan  

2.7 The vision statement for the FNP, which was developed during earlier stages of plan 

development, is as follows: 

“Fairford has built upon its status as an attractive and historic Cotswold market town, retaining 

the old and incorporating the new to be a vibrant, thriving community that successfully serves 

the wider rural area. 

Well considered planning has ensured that Fairford has only grown and developed at a level 

that renewed and improved infrastructure is able to support. The features of Fairford that define 

much of its character and attraction – with parkland and green spaces interwoven into the town 

and the mix of buildings from six centuries– have been preserved and enhanced. 

A range of regular local events, and the promotion of Fairford’s location as a base from which to 

explore the South Cotswolds, has encouraged visitors. Despite increasing visits, improved 

transport provision allows easy access to an attractive town centre with space for events, 

                                                                                                           
6 Cotswold District Council (2018) Cotswold District Local Plan 2011 – 2031 [online] available at: 
https://www.cotswold.gov.uk/planning-and-building/planning-policy/adopted-local-plan/local-plan-2011-to-2031/ 

https://www.cotswold.gov.uk/planning-and-building/planning-policy/adopted-local-plan/local-plan-2011-to-2031/
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community groups and recreation. Increased attendance at events and activities has helped to 

support local businesses and the rural economy. 

Fairford has proactively engaged with the climate change agenda to provide low carbon 

housing and increase the use of low (and no) carbon forms of transport. While provision has 

been improved for all forms of transport, targeted improvements to facilities, signage and 

navigation aids has reduced barriers for pedestrians, cyclists and those with limited mobility. 

Planning policy has been used to good effect to reduce vehicle usage and mitigate its effects in 

high-traffic areas of the town, and the link road to the east has reduced traffic in the town 

centre. 

The local environment is key to the attractiveness of Fairford. Policies to improve provision for 

wildlife and to improve the ecosystem have been beneficial for people and the environment. 

Investing in green infrastructure has led to greater abundance and diversity of wildlife while 

supporting the mental and physical health of the local population. 

Fairford has worked hard to ensure that the local economy remains vibrant. Local planning 

policy has ensured that residential development has not crowded out business and that space 

remains for a mixed local economy including light industrial, retail and service businesses. 

The demographic challenges faced by our rural area have been met by development 

appropriate to the needs of residents, alongside housing, schooling and transport 

improvements, which encourage new families to live, work and study in Fairford. 

Fairford truly is “A Good Place to Be”” 

2.8 Underpinning the FNP vision statement are the Neighbourhood Plan policies.  The latest 

iteration of these policies has been appraised in Chapter 5.  
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3. The Scope of the SA 

SA Scoping Report 
3.1 The SEA Regulations require that: “When deciding on the scope and level of detail of the 

information that must be included in the report, the responsible authority shall consult the 

consultation bodies”.  In England, the consultation bodies are Natural England, the 

Environment Agency and Historic England.7  These authorities were consulted on the scope of 

the FNP SA in May 2018.  

3.2 The purpose of scoping was to outline the ‘scope’ of the SA through setting out: 

• A context review of the key environmental and sustainability objectives of national, regional 

and local plans and strategies relevant to the Neighbourhood Plan; 

• Baseline data against which the Neighbourhood Plan can be assessed; 

• The key sustainability issues for the Neighbourhood Plan; and 

• An ‘SA Framework’ of objectives against which the Neighbourhood Plan can be assessed. 

3.3 Baseline information (including the context review and baseline data) is presented in Appendix 

A. 

3.4 Comments received on the Scoping Report, and how they have been considered and 

addressed, are presented in Table 3.1 below. 

Table 3.1 Consultation responses received on the SA Scoping Report  

Consultation response How the response was 
considered and addressed 

Natural England 

Yana Bulachka, West Midlands Team 

We have no further comments in response to the updated Fairford 
NDP SA Scoping report. 

Comment noted.  

 

Historic England 

David Stuart, Historic Places Adviser South West 

“Thank you for your consultation on the SEA Scoping Report for 
the Fairford Neighbourhood Plan. 

We have been consulted previously on an SEA Scoping Report for 
this Plan and are unsure of the relationship between these two 
exercises, and the need for both. 

We have no specific comments on the Report you have provided 
but have attached our response to the Regulation 16 consultation 
(which includes our previous SEA Scoping response) as the 
issues highlighted therein may also have a bearing on your work, 
especially the gathering and assessing of relevant heritage 
evidence.” 

 

Comment noted.  

Historic England previous Scoping response (August 2016) 

David Stuart, Historic Places Adviser South West 

 

                                                                                                           
7 In-line with Article 6(3).of the SA Directive, these consultation bodies were selected because ‘by reason of their specific 
environmental responsibilities,[they] are likely to be concerned by the environmental effects of implementing plans and 
programme’.’ 
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Consultation response How the response was 
considered and addressed 

“Thank you for your consultation on the Sustainability Appraisal 
Scoping for the emerging Fairford Neighbourhood Plan. 

 

We have only a few observations to offer. 

 

We note that it is intended to formulate a small number of spatial 
options for distributing development in and around the town and 
that the SA/SEA framework will be used to assess these rather 
than the individual sites they may contain.  It is important to bear 
in mind that the SEA process requires the assessment of both the 
individual and cumulative impact of impact on heritage assets, 
their significance and settings.  Individual sites and the potential 
for impact on heritage assets which may occur through their 
selection may therefore well need to be identified and understood 
first in order to appropriately inform the suitability of the various 
spatial options.  Such an exercise would include an assessment of 
the character and appearance of the Conservation Area, its setting 
and views into and out of it.” 

Comment noted. Spatial options 
for development (reasonable 
alternatives) have been assessed 
against the SA Framework as set 
out in Chapter 5 of this SA 
Report.  

“We have had little previous involvement in this Plan preparation 
process other than correspondence at the end of last year over 
whether the community might wish to engage in or otherwise 
promote the production of a Conservation Area Appraisal and 
Management Plan.  Given the development pressure upon the 
town which apparently exists, the aspirations for the 
neighbourhood plan, and the potential for impact all this no doubt 
has upon the designated and undesignated heritage assets in the 
area, including the conservation area, the existence of an up to 
date and suitably detailed Appraisal is likely to be key evidence 
with which to inform the spatial option and site selection 
processes.” 

Comment noted. Fairford Town 
Council agrees that an up to date 
Conservation Area Appraisal and 
Management Plan for Fairford is 
important and is working with 
Cotswold District Council to find a 
way to produce one.  It is 
envisaged that joint partnership 
model will be put in place in the 
near future and up to date 
Conservation Area Appraisal and 
Management Plan will be written. 

“An Appraisal will also help in the identification of heritage issues 
which the Plan might wish to address, directly through policy or 
proposal formulation or as part of a schedule of enhancements 
eligible for Community Infrastructure Levy contributions.” 

Comment noted. As above.  

 

“Otherwise, we have produced guidance on the role of heritage in 
the SEA/SA process and this can be downloaded from our website 
at https://historicengland.org.uk/images-
books/publications/strategic-environ-assessment-sustainability-
appraisal-historic-environment/” 

Comment noted.  

Environment Agency 

Thames Sustainable Places Team 

 

“Thank you for consulting the Environment Agency on your 
Sustainability Appraisal for Fairford Neighbourhood Plan. 

We regret that at present, the Thames Area Sustainable Places 
team is unable to review this consultation.  This is due to 
resourcing issues within the team, a high development 
management workload and an increasing volume of 
neighbourhood planning consultations.  We have had to prioritise 
our limited resource, and must focus on influencing plans where 
the environmental risks and opportunities are highest.  For the 
purposes of neighbourhood planning, we have assessed those 
authorities who have “up to date” local plans (plans adopted since 
2012, or which have been confirmed as being compliant with the 
National Planning Policy Framework) as being of lower risk.  At 
this time, therefore, we are unable to make any detailed input on 
neighbourhood plans being prepared within this local authority 
area.” 

Comment noted.   

https://historicengland.org.uk/images-books/publications/strategic-environ-assessment-sustainability-appraisal-historic-environment/
https://historicengland.org.uk/images-books/publications/strategic-environ-assessment-sustainability-appraisal-historic-environment/
https://historicengland.org.uk/images-books/publications/strategic-environ-assessment-sustainability-appraisal-historic-environment/
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Consultation response How the response was 
considered and addressed 

“Together with Natural England, English Heritage and Forestry 
Commission, we have published joint guidance on neighbourhood 
planning, which sets out sources of environmental information and 
ideas on incorporating the environment into plans.  This is 
available at: 

http://webarchive.nationalarchives.gov.uk/20140328084622/http://
cdn.environment-agency.gov.uk/LIT_6524_7da381.pdf “ 

Comment noted.  

Key sustainability issues 

3.5 Drawing on the review of the sustainability context and baseline, the SA Scoping Report was 

able to identify a range of sustainability issues that should be a particular focus of SA.  These 

issues are as follows, presented by nine SA themes.  

• Air quality  

─ Air quality in the Fairford Neighbourhood Area is generally good as national air quality 

objectives are being achieved. 

─ There are no Air Quality Management Areas (AQMAs) within the Neighbourhood Area, 

with the nearest AQMA located in Witney, approximately 23km to the north-east of the 

Neighbourhood Area.   

─ Traffic and congestion have the potential to increase emissions and reduce air quality 

in the area; however air pollution is at a low baseline so possible effects are unlikely to 

be significant.   

─ Housing growth in the wider area may impact on traffic and congestion in the 

Neighbourhood Area, which has the potential to increase emissions and reduce air 

quality.   

3.6 Due to the absence of any significant air quality issues within the Neighbourhood Area, air 

quality has been scoped out for the purpose of the SA process. 

• Biodiversity 

─ There are two nationally designated sites in the north of the Neighbourhood Area, the 

Lea and the Grove Ancient Woodlands.  There are also two nationally designated sites 

adjacent to the Neighbourhood Area, Cotswold Water Park Site of Special Scientific 

Interest (SSSI) and the Whelford Meadow SSSI.  The entirety of the Neighbourhood 

Area is located within a residential, rural residential or rural non-residential Impact Risk 

Zone (IRZ) for one or both of these SSSIs. 

─ Locally important sites are located within the Neighbourhood Area including two 

Strategic Nature Areas (SNAs), the Cotswold High Wold Plateau and the Cotswold 

Water Park.   

─ A variety of Biodiversity Action Plan Priority Habitats are present within the 

Neighbourhood Area which support a range of species.  These habitats should be 

preserved and protected in order to prevent the loss, fragmentation and deterioration 

of the ecological value of Fairford.   

• Climate change 

─ An increase in the built footprint of the Fairford Neighbourhood Area (associated with 

the delivery of significant new housing since 2011) has the potential to increase overall 

greenhouse gas emissions.  It is recognised that this level of growth has not been 

accompanied by the delivery of new employment land. 

─ Cotswold has had higher per capita emissions than the South West of England and 

England as a whole since 2005.  Additionally, Cotswold has also seen a smaller 

reduction in emissions than the South West and England.   

http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/LIT_6524_7da381.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/LIT_6524_7da381.pdf
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─ Land adjacent to the River Coln and the Cotswold Water Park SNA is at the greatest 

risk of fluvial flooding within the Neighbourhood Area. 

─ The areas at high risk from surface water drainage and sewer flooding in Fairford 

include East End/London Road, Milton Street and Lakeside in Horcott.  There is also a 

specific problem area in West End Gardens. Areas at Totterdown lane, land 

surrounding Rhymes Barn Farm, and sections of the A417 between Fairford town 

centre and Clayhill Cottages may also be vulnerable.  

─ The Fairford Neighbourhood Plan should seek to increase the Neighbourhood Area’s 

resilience to the effects of climate change, particularly from flooding, by supporting and 

encouraging adaptation strategies. This may include through the planning of green 

infrastructure, and by diverting development to areas of lower flood risk in accordance 

with the NPPF.  

• Landscape and historic environment 

─ The Cotswold Area of Outstanding Natural Beauty (AONB) is located adjacent to the 

Neighbourhood Area, on the northern boundary.   

─ The Fairford Parish is located within the Upper Thames Clay Vales National Character 

Area (NCA), however it is recognised that there is considerable variation within this 

area, as documented in the various sub-area character assessments for the Local 

Plan and previous draft Neighbourhood Plan.   

─ The Local Plan (2011) designates a Special Landscape Area which covers the land in 

and around the river valley to the north of the town.  The 2017 SLA Review concluded 

that this SLA remains valid as a locally designated area and that its boundaries should 

remain the same.  

─ The Neighbourhood Area has a rich historic environment, with 122 listed buildings, two 

scheduled monuments, and one scheduled monument (adjacent to the northern 

boundary of the plan area), nationally designated for their cultural heritage resource.   

─ High levels of HGVs passing through the town are having a damaging effect on the 

fabric of listed buildings and the Fairford Conservation Area through increased noise 

and dirt pollution.   

─ Future management within the Neighbourhood Area should seek to protect the setting 

of heritage assets and landscape/townscape quality.   

─ New development could lead to pressures on non-designated sites and townscapes, 

including from the loss of key built and natural features.   

─ Improvement in access to and enhancement of, historic environment assets and 

enhancements to local distinctiveness through high quality development has potential 

for positive benefits for tourism. 

• Land, soil and water resources  

─ The River Coln is the main watercourse flowing through the centre of the 

Neighbourhood Area.  Threats to the water quality include ‘storm’ discharges from the 

STW.   

─ Groundwater Source Protection Zones (SPZs) 1, 2 and 3 are present within the 

Neighbourhood Area. 

─ There are two Nitrate Vulnerable Zones (NVZs) within the Neighbourhood Area: one 

groundwater NVZ area and one surface water NVZ area.   

─ An agricultural land classification assessment has been undertaken in certain parts of 

the Neighbourhood Area, identifying Grade 2, Grade 3a and 3b agricultural land 

present.  It should be noted that this is Pre-1988 provisional agricultural classification 

data. 
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• Population and community 

─ Based on the most recent census data available, the population of the Neighbourhood 

Area has slightly increased between 2001 and 2011.  This is in line with the increase 

observed for Cotswold, but less than the level of growth observed for the South West 

of England and England.   

─ Fairford has received acute housing growth since 2011, and extant planning 

permissions will result in further significant growth over the next few years.   

─ The population is expected to have increased considerably since 2011 on account of 

the recent housing growth in the area.  Based on average household occupancy for 

the Neighbourhood Area, a 38.9% population increase has been calculated for the 

area in light of built, committed and allocated housing sites.   

─ A larger number of residents within the Neighbourhood Area are within the older age 

categories (45-59 and 60+) in comparison to the regional and national trends.   

─ The population of the Neighbourhood Area is ageing, potentially placing increased 

pressures on local health services and facilities.   

─ There are three Lower Super Output Areas (LSOA) covering the Neighbourhood Area.  

E01022204: Cotswold 009C and E01022202: Cotswold 009A are both within the top 

20% least deprived in England.  E01022203: Cotswold 009B is one of the top 10% 

least deprived in England.   

─ The level of social rented and shared ownership housing is increasing in the 

Neighbourhood Area. 

• Health and wellbeing 

─ The majority of residents within the Neighbourhood Area consider themselves to have 

‘very good health’ or ‘good health’.  While this percentage is higher than local trends, it 

is lower than the totals for the South West of England, and England.   

─ A larger number of residents within the Neighbourhood Area consider themselves to 

have ‘bad health’ or ‘very bad health’ in comparison to the totals for the South West of 

England, and England.   

─ The main challenges within the Joint Strategic Needs Assessment (JSNA) for 

Gloucestershire link to population, equality and diversity, deprivation, children and 

young people, adults and older people, health, the economy, the environment, 

accessibility, community and community safety.   

• Economy and enterprise 

─ Fairford is designated through the Local Plan as a Principal Settlement and in terms of 

its role, as a District Centre.   

─ Fairford plays a vital role in supporting its community, and other nearby settlements, 

including the nearby RAF airbase.   

─ Fairford has a range of shops and services, sufficient to meet day-to day needs of 

local residents.  However most of the town centre 'retail' premises are small, which 

means that although Fairford appears to have a wide range of shops and services, 

these do not meet the needs of existing (and therefore forthcoming) residents in total 

capacity terms.  

─ The town’s mix of shops and services are currently under strong competitive/viability 

pressures, with many shops lost to residential conversions.   

─ The Cotswold Water Park provides a major resource for tourism in the Neighbourhood 

Area, notably water recreation and wildlife.   

─ Based on the 2011 census data, a higher percentage of residents in the 

Neighbourhood Area have no qualifications compared to the Cotswolds and the South 

West.  Additionally, there is a lower percentage of residents with Level 4 qualifications 

within the Neighbourhood Area compared with the Cotswolds.  There is however a 
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higher percentage of residents with Level 4 qualifications within the Neighbourhood 

Area compared with the total for the South West and England.   

─ The three largest employment sectors for residents within the Neighbourhood Area 

are: professional occupations, skilled trades occupations, and managers, directors, 

and senior officials.   

• Transportation 

─ There are no railway stations located within the Neighbourhood Area.  The nearest 

railway station is Kemble, located 15km away from Fairford. 

─ While there are three bus services which run through the Neighbourhood Area, these 

run infrequently, finishing early in the day and therefore limiting potential usability for 

commuters.   

─ With regard to highway networks, the A417 runs through the plan area, connecting 

residents to neighbouring towns.   

─ Residents have access to a branch of the ‘Cotswold District Council Cycle Route 4’ 

which provides access to Cirencester and Northleach.   

─ Over 87% of residents within the Neighbourhood Area have access to a car or van, 

perhaps in part due to the rural setting of Fairford.   

─ A higher proportion of residents use a car or van to get to work, compared to local, 

regional, and national percentages. There is also a high level of out-commuting.   

SA Framework 

3.1 The issues were then translated into an ‘SA Framework’.  This SA Framework provides a 

methodological framework for the appraisal of likely significant effects on the baseline.  The SA 

framework for the FNP is presented below in Table 3.2. 

Table 3.2: SA Framework for the Fairford Neighbourhood Plan  

SA theme SA objective Assessment questions 

Biodiversity & 
geodiversity 

To protect and enhance 
all biodiversity and 
geological features. 

Will the option/proposal help to: 

• Support the status of the nationally designated 

sites of significance within and/or adjacent to 

the Neighbourhood Area boundary, including 

the Cotswold Water Park and the Whelford 

Meadow SSSIs and Ancient Woodland? 

• Support the status of the locally designated 

sites of significance within and/or adjacent to 

the Neighbourhood Area boundary, including 

the Cotswold Water Park SNA and the 

Cotswold high Wold Plateau SNA? 

• Protect and enhance semi-natural habitats? 

• Protect and enhance priority habitats, and the 

habitat of priority species?  

• Achieve a net gain in biodiversity? 

• Support enhancements to multifunctional green 

infrastructure networks? 

• Support access to, interpretation and 

understanding of biodiversity and geodiversity? 

Climate 
change 

Reduce the level of 
contribution to climate 
change made by 

Will the option/proposal help to: 

• Reduce the number of journeys made? 
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SA theme SA objective Assessment questions 

activities within the 
Neighbourhood Area 

• Reduce the need to travel? 

• Promote the use of sustainable modes of 

transport, including walking, cycling and public 

transport? 

• Increase the number of new developments 

meeting or exceeding sustainable design 

criteria? 

• Generate energy from low or zero carbon 

sources? 

• Reduce energy consumption from non-

renewable resources? 

Support the resilience of 
the Neighbourhood 
Area to the potential 
effects of climate 
change, including 
flooding 

• Ensure that no inappropriate development 

takes place in areas at higher risk of flooding, 

taking into account the likely future effects of 

climate change? 

• Divert development away from areas of higher 

to areas of lower flood risk and ensure flood 

risk to others is not increased. 

• Improve and extend green infrastructure 

networks in the plan area to support adaptation 

to the potential effects of climate change? 

• Sustainably manage water run-off, reducing 

surface water runoff (either within the plan area 

or downstream)? 

• Ensure the potential risks associated with 

climate change are considered through new 

development in the Neighbourhood Area? 

• Increase the resilience of biodiversity in the 

plan area to the effects of climate change, 

including enhancements to ecological 

networks? 

Landscape 
and historic 
environment 

 

Protect, maintain and 
enhance the cultural 
heritage resource within 
the Neighbourhood 
Area, including the 
historic environment 
and archaeological 
assets.   

Will the option/proposal help to: 

• Conserve and enhance buildings and 

structures of architectural or historic interest? 

• Conserve and enhance conservation areas? 

• Support the integrity of the historic setting of 

key buildings of cultural heritage interest? 

• Conserve and enhance local diversity and 

distinctiveness? 

• Support access to, interpretation and 

understanding of the historic environment? 

Protect and enhance 
the character and 
quality of landscapes 
and townscapes. 

Will the option/proposal help to: 

• Support the integrity of the Cotswold AONB? 

• Conserve and enhance landscape character? 

Protect and enhance key landscape and 
townscape features? 
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SA theme SA objective Assessment questions 

Land, soil and 
water 
resources  

 

Ensure the efficient and 
effective use of land. 

Will the option/proposal help to: 

• Promote the use of previously developed 

land? 

• Avoid the development of the best and most 

versatile agricultural land, which in the parish 

may comprise Grade 2 and 3a agricultural 

land? 

Promote sustainable 
waste management 
solutions that 
encourage the 
reduction, re-use and 
recycling of waste. 

Will the option/proposal help to: 

• Reduce the amount of waste produced? 

• Support the minimisation, reuse and recycling 

of waste? 

• Maximise opportunities for local management 

of waste in order to minimise export of waste 

to areas outside? 

• Encourage recycling of materials and minimise 

consumption of resources during construction? 

Use and manage water 
resources in a 
sustainable manner 

Will the option/proposal help to: 

• Support improvements to water quality? 

• Minimise water consumption? 

• Protect groundwater resources?  

• Protect the River Coln and nationally 

designated sites from pollution? 

Population 
and 
community 

 

Cater for existing and 
future residents’ needs 
as well as the needs of 
different groups in the 
community, and 
improve access to local, 
high-quality community 
services and facilities. 

Will the option/proposal help to: 

• Promote the development of a range of high 

quality, accessible community facilities? 

• Encourage and promote social cohesion and 

encourage active involvement of local people 

in community activities? 

• Minimise fuel poverty? 

• Maintain or enhance the quality of life of 

existing local residents? 

• Improve the availability and accessibility of key 

local facilities, including specialist services for 

disabled and older people? 

Reduce deprivation and 
promote a more 
inclusive and self-
contained community 

Provide everyone with 
the opportunity to live in 
good quality, affordable 
housing, and ensure an 
appropriate mix of 
dwelling sizes, types 
and tenures. 

Will the option/proposal help to: 

• Support the provision of a range of house 

types and sizes? 

• Support enhancements to the current housing 

stock? 

• Meet the needs of all sectors of the 

community? 

• Provide quality and flexible homes that meet 

people’s needs? 
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SA theme SA objective Assessment questions 

• Promote the use of sustainable building 

techniques, including use of sustainable 

building materials in construction? 

• Provide housing in sustainable locations that 

allow easy access to a range of local services 

and facilities? 

Health and 
wellbeing 

 

Improve the health and 
wellbeing residents 
within the 
Neighbourhood Area. 

Will the option/proposal help to: 

• Promote accessibility to a range of leisure, 

health and community facilities, for all age 

groups? 

• Align to the five key priority areas outlined in 

the Joint Strategic Needs Assessment? 

• Provide and enhance the provision of 

community access to green infrastructure, in 

accordance with Accessible Natural 

Greenspace Standards? 

• Reduce noise pollution? 

• Promote the use of healthier modes of travel? 

• Improve access to the countryside for 

recreational use? 

Economy and 
enterprise 

Promote a thriving and 
sustainable local 
economy 

• Promote business creation and a diverse and 

resilient local economy?  

• Support a wide range of jobs and training 

opportunities? 

• Ensure the long-term availability of suitable 

land and buildings to support economic 

prosperity and change? 

• Create an attractive economically viable town 

centre.  Provide opportunities for all employers 

to access: different types and sizes of 

accommodation; flexible employment space; 

and high-quality communications 

infrastructure? 

• Strengthen links with larger economic centres? 

• Promote and support the rural economy? 

Promote the development of tourism in a 

sustainable manner? 

Transportation 

 

Promote sustainable 
transport use and 
reduce the need to 
travel 

Will the option/proposal help to: 

• Encourage modal shift to more sustainable 

forms of travel? 

• Enable sustainable transport infrastructure 

enhancements? 

• Facilitate working from home and remote 

working? 

• Improve road safety? 
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SA theme SA objective Assessment questions 

• Reduce the impact on residents from the road 

network? 

 

  



Sustainability Appraisal (SA) for the Fairford 
Neighbourhood Plan 

 
  

SA Report  
  
  

 

 
Prepared for:  Fairford Town Council   
 

AECOM 
17 

 

4. What has plan making/ SA involved 
to this point? 

Introduction 
4.1 In accordance with the SEA Regulations the SA Report must include: 

• An outline of the reasons for selecting the alternatives dealt with; and 

• The likely significant effects on the environment associated with alternatives/ an outline of 

the reasons for selecting the preferred approach in light of alternatives appraised. 

4.2 The ‘narrative’ of plan-making/ SA up to this point is told within this part of the SA Report.  

Specifically, this section explains how preparation of the current version of the FNP has been 

informed by an assessment of alternative locations for non-strategic scale development in the 

Neighbourhood Area. 

Overview of plan making/ SA work undertaken since 
2013 
4.3 Plan-making for the FNP has been underway since 2013.  Work began with the designation of 

the Neighbourhood Area by CDC in November 2013.  Since then a range of consultation events 

have since been carried out for the FNP to engage the community and enable their input into 

the plan making process.  This has included leaflets, meetings, workshops, questionnaires, 

discussions and public consultation drop-in days, and there have been invitations throughout to 

participate and to make comments. 

4.4 The following sections discuss the evolution of the FNP in association with the SA process.  

Developing the reasonable alternatives  
4.5 The SEA Regulations are not prescriptive as to what constitutes a reasonable alternative, 

stating only that the SA Report should present an appraisal of the ‘plan and reasonable 

alternatives taking into account the objectives and geographical scope of the plan’. 

4.6 FTC have explored a number of options, in terms of policies, to meet plan objectives.  These 

are presented in FNP Appendix C: Strategy Options.  Strategy Options were considered for the 

following topic areas:  

• Housing allocations; 

• Town centre and local economy; 

• Spatial strategy for facilities; 

• Infrastructure contributions; 

• Green space/ countryside; and 

• Preferred direction for future growth. 

4.7 As the delivery of new development through the Neighbourhood Plan is what is most likely to 

have a significant effect on SA objectives, it was determined that this issue should be the focus 

of the consideration of alternatives through the SA process.  The potential sites and spatial 

strategy options (packages of sites) for delivering development in line with the FNP objectives, 

will directly or indirectly influence the topic areas identified above and FTCs preferred 

approach. 

4.8 The task of establishing reasonable alternatives for the delivery of new housing involved giving 

consideration to ‘top-down’ factors (strategic issues/ higher level policy) and ‘bottom-up’ factors 
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(site options), before finally brining the evidence together and establishing reasonable 

alternatives. 

Top-down considerations 

4.9 Firstly, there is a need to reiterate the context of the adopted Cotswold Local Plan (2018), as 

already discussed above (Section 2.1).  The Local Plan sets out Fairford’s role as a ‘Principal 

Settlement’ (Policy DS1 (Development Strategy)) and allocates two sites within the town to 

deliver a total of 61 new dwellings (Policy S5 (Fairford))8: 

• F_35B Land behind Milton Farm and Betterton’s Close (49 dwellings); and 

• F_44 Land to rear of Faulkner Close, Horcott (12 dwellings). 

4.10 The Local Plan indicates (para 7.8.8) that because of pressure on infrastructure in Fairford, any 

large development should be towards the latter part of the plan period.   

4.11 FTC commissioned a comprehensive study on the hydrology and geology of the area (WRA, 

2018), including groundwater levels.  The results have informed subsequent work, which 

indicates that the site F44, Land to the rear of Faulkner’s Close, is unsuitable for development 

due of high flood risk.9   

4.12 FTC are therefore seeking to allocate an alternative site through the FNP, which is more 

sustainable (i.e. has a reduced level of flood risk) and will provide an increased level/ mix of 

housing to meet local needs in line with the objectives of the FNP.  FTC has been working with 

CDC to ensure that the proposals of the FNP are acceptable.  

Bottom-up considerations 

4.13 The second step involves identifying the site options that are potentially in contention for 

allocation through the FNP.  This process was led by FTC, with support from AECOM (through 

a ‘Site Options Assessment’ technical support package).   

4.14 Site selection for the FNP began with the Cotswold SHELAA (2017).  Sites identified within the 

SHELAA as being included in error, withdrawn or duplicated; where development has been 

completed and/ or construction has started and that fall outside the Neighbourhood Area were 

not carried forward for consideration through the site assessment process.  

4.15 The remaining sites identified through the SHELAA along with any additional sites proposed 

(based on the evidence available and consultation carried out by FTC), were assessed through 

the AECOM Site Assessment Report (2019).  

4.16 The conclusions of the AECOM Site Assessment are set out in Table 4.1 below, along with the 

site name, area in hectares, SHELAA reference, and SHELAA summary findings. 

                                                                                                           
8 It is noted that in a previous iteration of the Local Plan, Policy S5 allocated 77 dwellings at Fairford.  
9 WRA (2018) Groundwater Monitoring and Review of Flood Risk at Fairford  
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Table 4.1 Suitability of sites for the purposes of the Fairford Neighbourhood Plan 

Name  Size 

(ha) 

Capacity 

 (dwelling 

no.)10 

SHELAA (2017) conclusion AECOM Site Assessment conclusion 

(Appropriate for taking forward for the 

purposes of the Neighbourhood Plan? ) 

Site 1: Land to rear of 

Faulkner’s Close, 

Horcott (SHELAA Ref 

F_44) 

1.14 27 Site is available, suitable and achievable. Potentially - the site could be suitable for 

development if numerous issues resolved.  The site 

has serious ground water flood issues which could 

rule development out if the risk cannot be 

mitigated. Other issues include access, surface 

water flooding, heritage and landscape.  

Site 2: Land west of 

Horcott Road (SHELAA 

Ref F_50) 

4.53 102 Site is unsuitable:  
• The site prevents the coalescence of Horcott and 

Fairford and provides a green space that forms the 
setting of the Conservation Area and its relationship 
with the countryside, which would be removed by the 
site's development.  

• There are also non-designated heritage assets within 
the western part of the site, which is a historic stone 
field shelter and enclosure. These structures and 
their field setting would be severely compromised by 
development, even if retained.  

• There are also highways concerns at Horcott Road's 
junction with London Road.   

No - the site is not considered a suitable 

development location due to several significant 

constraints including landscape, historic 

environment and access.  

Site 3: Land Behind 

Milton Farm and 

Bettertons Close 

(SHELAA Ref F_35B) 

1.97 47 Site is available, suitable and achievable. Potentially - the site could be suitable for 

development if concerns regarding access, 

agricultural land, WwTW, and impact on landscape, 

settlement character and heritage are addressed.  

It is noted that the landowner has stated site is 

currently not available however the Local Plan 

Inspector’s Report (June 2018) states that “The site 

is in a suitable location for development, and it is 

quite possible that the landowner’s intentions could 

change again over the next ten years or so. I 

therefore consider there to be a reasonable 

                                                                                                           
10 Indicative capacity calculated using AECOM’s standard method; see Chapter 3 for further detail. 
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Name  Size 

(ha) 

Capacity 

 (dwelling 

no.)10 

SHELAA (2017) conclusion AECOM Site Assessment conclusion 

(Appropriate for taking forward for the 

purposes of the Neighbourhood Plan? ) 

prospect of 49 dwellings being built on the site by 

2031.” 

Site 4: Land north of 

Farmor’s School 

7.30 47 N/A  No - the site is not considered a suitable 

development location due to several significant 

constraints including landscape, historic 

environment and location. 

Site 5: Land north of 

Crabtree Park & Land 

off Leafield Road 

(SHELAA Ref F_51B & 

F_51C) 

17.40 261 Site is available and achievable but not suitable for 

development:  
• The site is part of a field used for arable farming, 

which is generally flat and has long views.  

• The site has no defined northern boundary.  

• The site is adjacent to the Special Landscape Area to 
the west and the Conservation Area to the south-
west. 

• The site's development would be an intrusion into the 
open countryside, the scale of which would be too 
large in the context of the town. It would also 
compromise views of the town from Public Rights of 
Way.  

• There are also concerns about how the site would be 
accessed and that the amount of development would 
require strategic level infrastructure upgrades. 

Potentially - the southern half of the site is 

potentially suitable with no significant constraints 

(coinciding with the scheme proposed by ECT).  

Site 6: Land east of 

Aldsworth Close 

(SHELAA Ref F_51A) 

22.88 343 Site is available and achievable but not suitable for 

development:  
• The site is part of a field used for arable farming, 

which is generally flat and has long views.  

• The site has no defined northern boundary.  

• The site's development would be an intrusion into the 
open countryside, the scale which would be too large 
in the context of the town. It would also compromise 
views of the town from Public Right of Ways.  

No - the site is not considered a suitable 

development location at this time due to several 

significant constraints including landscape, 

groundwater flood risk and infrastructure capacity. 
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Name  Size 

(ha) 

Capacity 

 (dwelling 

no.)10 

SHELAA (2017) conclusion AECOM Site Assessment conclusion 

(Appropriate for taking forward for the 

purposes of the Neighbourhood Plan? ) 

• There are also concerns about how the site would be 
accessed and that amount of development would 
require strategic level infrastructure upgrades. 

Site 7: Jones’ Field 
(SHELAA Ref F_15) 

2.31 52 Site is available but is not achievable. Suitability is 

uncertain: 
• Site forms part of Fairford's historic landscape and is 

an important green space within the Conservation 
Area, contributing to the town's setting, character and 
its well-defined historic edge.  

• Development of the site would have a detrimental 
impact on the setting of Morgan Hall (a Listed 
Building) and the Conservation Area.  

• The site contains several mature trees, which form 
part of an area protected by Fairford’s Conservation 
Area and is a Wood-pasture and Parkland 
Biodiversity Action Plan Priority Habitat. 

Potentially - the site could be a suitable 

development location if the issues relating to 

access, heritage, and loss of best and most 

versatile agricultural land are resolved. 

Site 8: Land east of 

Beaumoor Place 

(SHELAA Ref F_38) 

0.48 12 Site is not suitable:  
• It is considered that the site's development would 

have unacceptable impact on setting of Morgan Hall 
and the Conservation Area.  

• The site is also currently landlocked and has access 
issues, although it has been suggested that this 
could be overcome by the demolition of a dwelling 
(derelict mobile home) that is in the ownership of the 
landowner (this still needs to be confirmed with the 
landowner). CDC conclude that the demolition of a 
dwelling within the Conservation Area would require 
further consideration. 

Potentially - the site could be a suitable 

development location if numerous issues resolved; 

predominately access, heritage, amenity, ground 

water flood risk, and loss of best and most versatile 

agricultural land. 

Site 9: Land at London 

Road (SHELAA Ref 

F_39D) 

0.49 12 N/A No - the site has planning permission and therefore 

it has been established that the site is suitable and 

available for development and does not need to be 

allocated. 
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Name  Size 

(ha) 

Capacity 

 (dwelling 

no.)10 

SHELAA (2017) conclusion AECOM Site Assessment conclusion 

(Appropriate for taking forward for the 

purposes of the Neighbourhood Plan? ) 

Site 10: F_39C Field 

south east of granted 

planning permission at 

London Road 

1.31 31 Site is developable, suitable and achievable (note for 

either limited housing (32 dwellings) or potentially 

employment development).   

Potentially - the site could be a suitable 

development location if the access and ground and 

surface water flooding issues are resolved.  

Site 11: Land west of 

Terminus Cottage and 

Station (F_52) 

1.40 34 Site is available, suitable and achievable. Potentially - the site could be a suitable 

development location if the access and ground and 

surface water flooding issues are resolved.  
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4.17 Of the eleven sites identified in Table 4.1, the following seven are considered ‘potentially 

suitable', and are therefore appropriate to consider as potential allocations through the FNP, if 

constraints are overcome: 

• Site 1: Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44);  

• Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B);  

• Site 5: The southern half of Site 5: Land between Leafield Rd. and Hatherop Rd. (SHELAA 

Ref F_51B & F_51C) 

• Site 7: Jones’ Field (SHELAA Ref F_15); 

• Site 8: Land east of Beaumoor Place (SHELAA Ref F_38); 

• Site 10: F_39C Field south east of granted planning permission at London Road; and 

• Site 11: Land west of Terminus Cottage and Station (F_52). 

4.18 These seven sites were taken forward for further consideration by FTC. 

4.19 Since the AECOM Site Assessment (2018), Site 8 Land east of Beaumoor Place has been 

withdrawn by developers, and is therefore no longer considered for allocation through the FNP.  

4.20 It is also noted that Site 5 ‘The southern half of Land north of Crabtree Park & Land off Leafield 

Road’ is now referred to as ‘Land between Leafield Rd. and Hatherop Rd.’.   

Appraisal of site options 
4.21 To support the consideration of the suitability of these sites, the SA process has undertaken an 

appraisal of the key environmental constraints present at each of the sites and potential effects 

that may arise as a result of development at these locations.  In this context the sites have 

been considered in relation to the SA Framework of objectives and decision-making 

assessment questions developed during SA Scoping (Section 3.3) and the baseline 

information.   

4.22 The location of these sites can be seen in Figure 4.1 overleaf. 

4.23 Tables 4.2 - 4.8 below present the appraisal of the seven site options and provide an indication 

of each site’s sustainability performance in relation to the eight SA themes. 



Sustainability Appraisal (SA) for the Fairford Neighbourhood Plan  
  

  
Environmental Report  

  
 

 
Prepared for:  Fairford Town Council   
 

AECOM 
24 

 



Sustainability Appraisal (SA) for the Fairford 
Neighbourhood Plan 

 
  

SA Report  
  
  

 

 
Prepared for:  Fairford Town Council   
 

AECOM 
25 

 

Table 4.2 Site 1: Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) 
 

SA theme Commentary, Site 1: Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) 

Biodiversity  

There are no significant biodiversity constraints present on the site.  In terms of 
internationally and nationally biodiversity sites, the site is located approximately 1.3km 
west of the Cotswold Water Park SSSI, and 1.7km west of Whelford Meadow SSSI.  

The site is within SSSI IRZ for the Cotswold Water Park SSSI for 10 residential units, 
and given the site is proposed through the Local Plan for 12 dwellings, development has 
the potential to impact upon the SSSIs, for example downstream as a result of sewage 
capacity issues.  

In terms of locally designated biodiversity sites, the site is located approximately 80m 
from Horcott Lakes Key Wildlife Site (KWS). Development has the potential to adversely 
impact upon the biodiversity value of the site, for example through recreational 
disturbance.  

In terms of habitats, the site includes a thick tree belt, grassland and scrubland, which 
includes BAP Priority Habitat Inventory Deciduous Woodland and National Forest 
Inventory Broadleaved Woodland.  These habitats are likely to hold ecological value 
through providing habitat corridors and aiding connectivity; hosting many different 
species which may also be BAP protected. 

The site is also located adjacent to a lake and therefore development could impact upon 
aquatic habitats and species.  

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will lead to increases in greenhouse gas emissions from an 
increase in the built footprint of the town, although these are unlikely to be significant. 

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of flooding. There is, however, an area of medium surface 
water flood risk in the south-east of the site.  

Groundwater flooding is a key issue for the town. The Groundwater Monitoring and 
Review of Flood Risk at Fairford (WRA, 2018) states that the site “would be vulnerable to 
groundwater emergence from the alluvial deposits.” The site is therefore of high risk of 
groundwater flooding. The report (para 6-1-3) states that the site “is low-lying and 
vulnerable to groundwater flooding” and that “No area can be considered suitable at this 
location.” 

 

Landscape and 
Historic 
Environment 

This site is greenfield, consisting of scrubland and BAP priority woodland. The site is 
neighboured by residential development to the north-east, Horcott Industrial Estate to the 
north-west, one of Horcott Lakes to the south-west (a former gravel pit and KWS) and 
open countryside to the south-east. Development of the site would likely adversely 
impact upon the rural nature of Horcott Lakes and the surrounding open landscape. 
Adverse effects may also arise due to loss of existing local views (notably from 
residential development on Faulkner’s Close and the Public Right of Way (PRoW) along 
the southern site boundary).  

The site would be in keeping with existing residential and economic development 
(Horcott Business Park). However, given the setting of the Lakes and the open 
landscape to the south-east it is considered that development nonetheless has the 
potential for adverse effects on character and setting of the Lakes. Adverse effects may 
be screened to some extent by the woodland present. Ultimately, the nature and 
significance of effects are dependent on the design and layout of development. 

The site is not located in, or within close proximity to, any designated or non-designated 
heritage assets.  

 

Land, Soil and 
Water 
Resources 

Development of the site would not result in the loss of best and most versatile agricultural 
land (Grades 1 – 3a).    

The site is located within Source Protection Zone (SPZ) 1.  This is of high risk of 
contamination from any activities that might cause pollution in the area (this source has a 
minimum radius of 50m around the source).11 

 

                                                                                                           
11 Environment Agency (2018) Groundwater Source Protection Zones [online] available at: http://apps.environment-
agency.gov.uk/wiyby/37833.aspx  last accessed 21/05/19  

http://apps.environment-agency.gov.uk/wiyby/37833.aspx
http://apps.environment-agency.gov.uk/wiyby/37833.aspx
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SA theme Commentary, Site 1: Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) 

Population and 
Community 

With a proposed capacity of 12 dwellings, development of the site will contribute 
positively towards the local housing needs of the area.  While it is noted that CDC has 
not set a level of housing ‘need’ to be met in the Neighbourhood Area, residential 
development would nonetheless contribute positively towards the growth and vitality of 
the town.  

The site is located adjacent to existing residential development within Fairford and is 
therefore expected to positively integrate with the local community.  However, the site 
has relatively poor access to services and facilities in Fairford being over 800m from the 
town centre/ shops and a GP surgery.  

It is assumed that any proposal for development at this site could contribute to the 
improvement of existing or provision of new services/ facilities.  At this stage the level of 
improvements or provision that could be delivered is not known. 

The site is located adjacent to Horcott Industrial Estate, and therefore has good access 
to local employment.  

The site has good access to public transport links; there is a public access footpath 
between the south of the site and the Northern Horcott lake, and the site is within 400m 
of a bus stop. Bus services are however infrequent and finish early in the day, reducing 
potential usability for commuters. The nearest railway station is Kemble, which is 
approximately 17km to the east of Fairford.  

 

Health and 
Wellbeing 

The site has limited access to local health services, being over 800m from the nearest 
GP surgery (Fairford Surgery).  The site however has suitable access to health facilities 
located at Fairford Hospital in the centre of the town.  

The site has good access to open space, being within 800m of Fairford Town Youth 
Football Club pitches. However it is noted that these are not public access. Additionally, 
there is a public access footpath between the south of the site and the Northern Horcott 
Lake, providing access to the Lake and the surrounding countryside. This will provide 
residents with opportunities for sport and recreation, leading to positive effects in terms 
of overall health and wellbeing. 

The site has good access to public transport links; in addition to the adjacent PRoW the 
site is within 400m of a bus stop. The nearest railway station however is at Kemble, 
located approximately 17km to the east of Fairford.  

 

Economy and 
Employment 

The site is well connected to the existing employment offer of the town, being located 
adjacent to the Horcott Industrial Estate. This may provide employment opportunities for 
new residents, encouraging levels of self-containment in the town. However, given the 
recent business closures in the town and the site’s location close on the settlement edge, 
residents are more likely to commute for employment in Swindon and Oxford. 
Additionally, local opinion indicates the capacity of services in Fairford falls short of 
surrounding towns, it is uncertain whether new residents would utilise the service offer of 
Fairford or travel elsewhere for day-to-day needs. Nonetheless, given the sites location 
adjacent to Horcott Industrial Estate, residual positive effects are predicted.  

 

Transportation 

The site has good access to public transport links; there is a public access footpath 
between the south of the site and the Northern Horcott lake, and the site is within 400m 
of a bus stop. Bus services are however infrequent and finish early in the day, reducing 
potential usability for commuters. The nearest railway station is Kemble, which is 
approximately 17km to the east of Fairford.  

Private car use is therefore anticipated to remain high in the Neighbourhood Area, and 
development may exacerbate localised traffic/ congestion, notably along the A417. 
However, given the capacity of the site this is not anticipated to be significant. 

 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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Table 4.3 Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B) 

SA theme Commentary, Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 
F_35B) 

Biodiversity  

There are no significant biodiversity constraints present on the site.  In terms of 
internationally and nationally biodiversity sites, the site is located approximately 2.2km 
from Cotswold Water Park Site of Special Scientific Interest (SSSI), and within a SSSI 
Impact Risk Zone (IRZ) for 50 residential units. The site is proposed through the Local 
Plan for 47 dwellings, which just falls short of the 50 dwellings threshold. Development is 
therefore not anticipated to lead to significant adverse effects. The site is not located 
within close proximity to any locally designated biodiversity sites.  

In terms of habitats, no Biodiversity Action Plan Priority Habitats are present on or 
adjacent to the site. With the exception of mature hedgerows surrounding the site, it does 
not hold important biodiversity interest. It is noted that hedgerows present are likely to 
hold ecological value through providing habitat corridors and aiding connectivity.  

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will lead to increases in greenhouse gas emissions from an 
increase in the built footprint of the town, although these are unlikely to be significant. 

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of flooding.   

Groundwater flooding is a key issue for the town. However, the Groundwater Monitoring 
and Review of Flood Risk at Fairford (WRA, 2018) concludes that the site “should have 
reasonable freeboard during times of high groundwater”. The site is therefore not 
considered to be at high risk of groundwater flooding.   

 

Landscape and 
Historic 
Environment 

This site consists of agricultural land located to the west of the settlement, adjacent to 
the existing built up area to the north, south and east. The site itself is relatively 
enclosed, with established hedgerows to the north, west and south, and a mixture of 
hedgerows, farm buildings, and gardens to the east. 

The site is 140m west of a Special Landscape Area (SLA) (White Consultants, 2015) and 
is identified as providing a visual, rural and green space corridor between development 
to the north and south of the site and views from the existing Public Right of Way 
(PRoW) to the west.  Development therefore has the potential to lead to adverse effects 
on views from the SLA. 

The site also forms an important part of the character of Milton Farm situated to the west. 
The site currently provides a link between the farm and its central operational base.   

The site is 270m southwest of Fairford Saxon Cemetery Scheduled Monument. However, 
existing built form screens the site from the Scheduled Monument, minimising the 
potential for adverse effects on the heritage asset and/ or its setting.  

The site holds important views over Fairford Conservation Area. Development has the 
potential to lead to adverse effects in this regard, and may also impact upon the asset’s 
setting.  Ultimately, the nature and significance of effects are dependent on the design 
and layout of development. 

The historical sites located within the Neighbourhood Area can be seen within Appendix 
A, Figure A.2.   

 

Land, Soil and 
Water 
Resources 

The site is located on Grade 3 agricultural land. Given recent land classification has not 
taken place at this location, it is not possible to establish whether this land is Grade 3a 
land (which is land classified as the Best and Most Versatile Agricultural Land) or Grade 
3b land (which is land not classified as such). If found to be Grade 3a, development 
would result in the loss of the area’s high-quality soil resource.  

The site is located within Source Protection Zone (SPZ) 1.  This is of high risk of 
contamination from any activities that might cause pollution in the area (this source has a 
minimum radius of 50m around the source).12 

 

                                                                                                           
12 Environment Agency (2018) Groundwater Source Protection Zones [online] available at: http://apps.environment-
agency.gov.uk/wiyby/37833.aspx  last accessed 21/05/19  

http://apps.environment-agency.gov.uk/wiyby/37833.aspx
http://apps.environment-agency.gov.uk/wiyby/37833.aspx
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SA theme Commentary, Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 
F_35B) 

Population and 
Community 

With a proposed capacity of 47 dwellings, development of the site will contribute 
positively towards the local housing needs of the area.  While it is noted that CDC has 
not set a level of housing ‘need’ to be met in the Neighbourhood Area, residential 
development would nonetheless contribute positively towards the growth and vitality of 
the town.  

The site is located adjacent to existing residential development within Fairford and is 
therefore expected to positively integrate with the local community.  However, the site 
has relatively poor access to services and facilities in Fairford being over 800m from the 
town centre and shops, a GP surgery and local employment. 

It is assumed that any proposal for development at this site could contribute to the 
improvement of existing or provision of new services/ facilities.  At this stage the level of 
improvements or provision that could be delivered is not known. 

The site has good access to public transport links; in addition to the adjacent PRoW the 
site is within 400m of a bus stop and a branch of the Cotswold District Council Cycle 
Route 4 runs northeast of the site. Bus services are however infrequent and finish early 
in the day, reducing potential usability for commuters. The nearest railway station is 
Kemble, which is approximately 17km to the east of Fairford.  

 

Health and 
Wellbeing 

The site has limited access to local health services, being over 800m from the nearest 
GP surgery (Fairford Surgery).  The site however has suitable access to health facilities 
located at Fairford Hospital in the centre of the town.  

The site has good access to open space, being within 800m of Coln House playing field. 
Additionally, the western boundary of the site coincides with a PRoW which will provide 
access to the surrounding countryside. This will provide residents with opportunities for 
sport and recreation, leading to positive effects in terms of overall health and wellbeing. 

The site has good access to public transport links; in addition to the adjacent PRoW the 
site is within 400m of a bus stop and a branch of the Cotswold District Council Cycle 
Route 4 runs northeast of the site. The nearest railway station however is at Kemble, 
located approximately 17km to the east of Fairford.  

 

Economy and 
Employment 

The site is located to the east of Milton Farm, and currently provides a link between the 
farm and its central operational base.  Development of the site therefore has the potential 
to impact upon the long-term viability of Milton Farm.   

The site is not well connected to the existing employment offer of the town, being located 
over 800m from the nearest employment site.  Given the recent business closures in the 
town and the site’s location close to the A417, it is considered that residents are more 
likely to commute for employment in Swindon and Oxford. Additionally,  local opinion 
indicates the capacity of services in Fairford falls short of surrounding towns, it is 
uncertain whether new residents would utilise the service offer of Fairford or travel 
elsewhere for day-to-day needs. As such the residual effect of new housing development 
on the local economy is uncertain at this stage.  

 

Transportation 

The road access route from this site is uncertain. Local knowledge suggests accessibility 
would be inadequate through Milton Farm and/or via the estate to the south. The site 
does however have access to public transport links; there is a PRoW along the western 
boundary of the site, the site is within 400m of a bus stop, and a branch of the Cotswold 
District Council Cycle Route 4 runs northeast of the site. Bus services are however 
infrequent and finish early in the day, reducing potential usability for commuters. The 
nearest railway station is Kemble, which is approximately 17km to the east of Fairford.  

Private car use is therefore anticipated to remain high in the Neighbourhood Area, and 
development may exacerbate localised traffic/ congestion, notably along the A417. 
However, given the capacity of the site this is not anticipated to be significant. 

 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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Table 4.4 Site 5: Land between Leafield Road and Hatherop Road’ (The southern half of 

SHELAA Ref F_51B & F_51C) 

SA theme Commentary, Site 5: Land between Leafield Road and Hatherop Road’ (The southern half 
of SHELAA Ref F_51B & F_51C) 

Biodiversity  

There are no significant biodiversity constraints present on the site.  In terms of 
internationally and nationally biodiversity sites, the site is located approximately 1.5km 
from Cotswold Water Park Site of Special Scientific Interest (SSSI), and within a SSSI 
Impact Risk Zone (IRZ) for 50 residential units. Given the site is being promoted for 
around 80 dwellings, development has the potential to impact upon the SSSI, for 
example through recreational disturbance and indirectly through pollution. Notably, 
significant development at this site could lead to increased sewage pollution issues 
in/from the Coln downstream of the Sewage Treatment Works, and improved sewage 
provision on a timely basis would be a pre-requisite for development at this site. This 
may affect the Cotswold Water Park SSSI (via overflow or groundwater feed from river). 

The site is not located within close proximity to any locally designated biodiversity sites.  

In terms of habitats, no Biodiversity Action Plan Priority Habitats are present on or 
adjacent to the site.  The site however has a level of biodiversity value given the thick 
mature hedgerows which run along its boundary, and trees and hedgerows sporadically 
located throughout the site itself. It is noted that hedgerows present are likely to hold 
ecological value through providing habitat corridors and aiding connectivity, and will need 
to be retained.  

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will not significantly increase greenhouse gas emissions 
because the proposal is for a low-carbon development.  

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of fluvial flooding. The site however contains areas of 
medium/ high surface water flood risk along the southern site boundary and around the 
ditch running north-south through the site.   

Groundwater flooding is a key issue for the town. The Groundwater Monitoring and 
Review of Flood Risk at Fairford (WRA, 2018) concludes that “at this site, groundwater 
levels are artesian and close to the surface during winter at several locations. The low-
lying parts of this area do not achieve the desired freeboard; and would be subject to 
groundwater flooding.” Part of the site, to the south, is therefore at high risk of 
groundwater flooding.  

It is noted that development of the site will avoid the high flood risk area and utilise the 
existing stream, avoiding adverse effects in this respect.  

 

Landscape and 
Historic 
Environment 

The site consists of agricultural land, located immediately north of the existing 
settlement, adjacent to Farmor’s School to the west, and open landscape to the north 
and east. The proposed landscape buffer means that development of the site would not 
extend the built form into the open countryside to the north, and minimises the potential 
to impact upon the Special Landscape Area (SLA) northwest of the site. Screening 
proposals would limit the impact upon landscape character and the setting of the town, 
including views (notably from the Public Right of Way (PRoW) along the southern site 
boundary).  

The site is adjacent to Fairford Conservation Area to the south-west. Development of the 
site therefore has the potential to impact upon the intrinsic quality of this heritage asset, 
and its setting.  

It is noted however that the site is screened almost entirely from the Conservation Area 
by dense belts of trees which may limit the potential for adverse effects. Ultimately, the 
nature and significance of effects are dependent on the design and layout of 
development. 

The historical sites located within the Neighbourhood Area can be seen within Appendix 
A, Figure A.2.   

 

Land, Soil and 
Water 
Resources 

Development of the site would not result in the loss of best and most versatile agricultural 
land (Grades 1 – 3a).    

The site is located within Source Protection Zone (SPZ) 2.  This is of medium risk of 
contamination from any activities that might cause pollution in the area (minimum radius 
of 250-500 metres around the source, depending on the size of the abstraction).13  

 

                                                                                                           
13 Environment Agency (2018) Groundwater Source Protection Zones [online] available at: http://apps.environment-
agency.gov.uk/wiyby/37833.aspx last accessed 21/05/19 

http://apps.environment-agency.gov.uk/wiyby/37833.aspx
http://apps.environment-agency.gov.uk/wiyby/37833.aspx
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SA theme Commentary, Site 5: Land between Leafield Road and Hatherop Road’ (The southern half 
of SHELAA Ref F_51B & F_51C) 

Population and 
Community 

The proposed capacity for this site is around 80 dwellings. However, development is only 
anticipated to cover 2.7ha of the 5.1ha site, with part of the site allocated for screening 
and public open space (children’s playground, community allotments or orchard. There 
would therefore be potential for some additional housing contributing significantly 
towards the local housing needs of the area. While it is noted that CDC has not set a 
level of housing ‘need’ to be met in the Neighbourhood Area, residential development 
would nonetheless contribute positively towards the growth and vitality of the town.  

Given the level of development proposed, it is considered that development at the site 
would contribute to the improvement of existing or provision of new services/ facilities. 
This would be facilitated through Community Infrastructure Levy (CIL) charges. In this 
context a relief road is expected to be delivered during the first phase of development. 
Initial development will be from Hatherop road and there will be a drop-off point and 
footpath to provide safe walking access to the schools from the south.  Further details 
are to be provided by the site promoter.  

While the southern extent of the site is located adjacent to existing residential 
development within Fairford, and is therefore likely to positively integrate with the local 
community, the northern extent of the site is not so well connected. In terms of access to 
local facilities and services, the site is not particularly well located, being over 800m from 
the town centre and shops, a GP surgery and local employment. However, it is noted that 
a level of community infrastructure will be provided alongside development, including 
new footpath links, which will improve accessibility for new residents. Specific details of 
this are uncertain at this stage. 

The site has good access to public transport links; in addition to the PRoW running along 
the site boundary the site is within 400m of a bus stop. Bus services are however 
infrequent and finish early in the day, reducing potential usability for commuters. The 
nearest railway station is Kemble, which is approximately 17km to the east of Fairford.  

Given the community benefits anticipated as a result of development, residual positive 
effects are predicted. 

 

Health and 
Wellbeing 

The site has limited access to local health services, being over 800m from the nearest 
GP surgery (Fairford Surgery).  The site however has suitable access to health facilities 
located at Fairford Hospital in the centre of the town.  

The site has good access to open space, given Farmor’s sports centre is located to the 
west of the site. Additionally the southern boundary of the site coincides with a PRoW 
which will provide access to the surrounding countryside.  

The site has good access to public transport links; in addition to the adjacent PRoW the 
site is within 400m of a bus stop.  The nearest railway station however is at Kemble, 
located approximately 17km to the east of Fairford.  

It is also noted that a relief road is expected to be delivered during the first phase of 
development. Further details are to be provided by the site promoter.  

 

Economy and 
Employment 

The site is not well connected to the existing employment offer of the town, being located 
over 800m from the nearest employment site.  Given the recent business closures in the 
town and the site’s location on the outskirts of the settlement with easy access to the 
A417, it is considered that residents would likely out commute for employment to 
Swindon and Oxford.  

Local opinion indicates the capacity of services in Fairford falls short of surrounding 
towns. Therefore given the capacity of the site it is more likely to provide a greater CIL 
contribution and therefore have a greater positive effect on the local economy.  

It is also considered that the delivery a relief road alongside development, together with 
footpath links, will provide improved accessibility for new and existing residents within the 
town. This may also encourage new businesses in the town. Further details are to be 
provided by the site promoter.   

 

Transportation 

The site has good access to public transport links; there is a PRoW along the southern 
boundary of the site and the site is within 400m of a bus stop. Bus services are however 
infrequent and finish early in the day, reducing potential usability for commuters. The 
nearest railway station is Kemble, which is approximately 17km to the east of Fairford.  

Private car use is therefore anticipated to remain high in the Neighbourhood Area, 
leading to increased levels of congestion. Given the level of housing proposed, 
development seeks to alleviate pressure on the road network through delivering a relief 
road. This is to be delivered during the first phase of development and will provide 
improved accessibility for new and existing residents within the town. Further details are 
to be provided by the site promoter.   
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SA theme Commentary, Site 5: Land between Leafield Road and Hatherop Road’ (The southern half 
of SHELAA Ref F_51B & F_51C) 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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Table 4.5 Site 7: Jones’ Field (SHELAA Ref F_15) 

SA theme Commentary, Site 7: Jones’ Field (SHELAA Ref F_15) 

Biodiversity  

There are no significant biodiversity constraints present on the site.  In terms of 
internationally and nationally biodiversity sites, the site is located approximately 1km 
from Cotswold Water Park Site of Special Scientific Interest (SSSI), and within a SSSI 
Impact Risk Zone (IRZ) for Cotswold Water Park SSSI for 50 residential units. The site 
has a capacity of 47 dwellings, which just falls short of the 50 dwellings threshold. 
Development is therefore not anticipated to lead to significant adverse effects. Notably, 
significant development at this site could lead to increased sewage pollution issues 
in/from the Coln downstream of the Sewage Treatment Works, unless the appropriate 
uprating is provided for on a timely basis. This may affect the Cotswold Water Park (via 
overflow or groundwater feed from river) and Whelford Meadow SSSIs.  It is also 
considered that pollution of the Court Brook or ditch along the A417 could affect the Lake 
116 SSSI nearer Lechlade. 

The site is not located within close proximity to any locally designated biodiversity sites.  

In terms of habitats, the site contains Woodpasture and Parkland BAP Priority Habitat. A 
number of mature trees are protected by a blanket Tree Protection Order (TPO). These 
trees form part of, and are protected by, Fairford’s Conservation Area.  The trees, and 
other vegetation present are likely to provide valuable habitats for species, providing 
wildlife corridors, and aiding connectivity.   

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will lead to increases in greenhouse gas emissions from an 
increase in the built footprint of the town, although these are unlikely to be significant. 

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of fluvial flooding.   

Groundwater flooding is a key issue for the town. However, the Groundwater Monitoring 
and Review of Flood Risk at Fairford (WRA, 2018) concludes that “data suggests that 
[the site] satisfies requirements and the development area could be larger.”  The site is 
therefore considered to be at low risk of groundwater flooding.   

 

Landscape and 
Historic 
Environment 

This site is predominately a rural grassed field to the south of London Road. The site is 
adjacent to the built form north of London Road; however, it is enclosed to some extent 
by areas of mature trees and hedgerows to the east and south, and Cotswold stone wall 
to the north. There is a Public Right of Way (PRoW) along the east of the site, views from 
which are likely to be protected by vegetative screening. The site joins the grounds of 
Morgan Hall to the west; however, it is noted that there is dense vegetation lining the site 
at this location, which may reduce potential adverse effects. 

The site is located within Fairford Conservation Area and adjoins the grounds of Grade II 
listed Morgan Hall (discussed above) to the west. The site also contains part of the 
historic ha-ha which was part of Morgan Hall.  Development therefore has potential to 
impact on the setting of Morgan Hall and of the Conservation Area.  However, it is noted 
that the site is well screened by vegetation and mature trees, limiting adverse effects on 
setting and character.  

It is noted that access is a constraint for this site (particularly on to the A417). Creating a 
new access point or widening the existing one would likely require demolition of part of a 
Cotswold stone wall which is located within the Conservation Area. This may lead to 
adverse effects. Ultimately, the nature and significance of effects are dependent on the 
design and layout of development. 

The historical sites located within the Neighbourhood Area can be seen within Appendix 
A, Figure A.2.   

 

Land, Soil and 
Water 
Resources 

The site is located within best and most versatile agricultural land (Grades 1 – 3a). 
Development at the site would therefore result in the loss of this high-quality soil 
resource.  

The site is not located in a Groundwater Source Protection Zone. 
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SA theme Commentary, Site 7: Jones’ Field (SHELAA Ref F_15) 

Population and 
Community 

The site is being promoted for 20 lifetime home houses, public realm improvements, and 
a social hub pavilion. This will contribute positively towards specialist housing needs of 
the area. While it is noted that CDC has not set a level of housing ‘need’ to be met in the 
Neighbourhood Area, residential development would nonetheless contribute positively 
towards the growth and vitality of the town. Particularly, Lifetime homes offer a level of 
flexibility that can contribute positively to the creation of stable and popular 
neighbourhoods and communities. The delivery of a social hub and public realm 
improvements would also lead to positive effects in terms of community cohesion and 
overall neighbourhood satisfaction.  

The site is located adjacent to existing residential development along London Road, and 
is therefore expected to positively integrate with the local community.  In terms of access 
to the town centre and its facilities, the nearest shop and local employment site is over 
800m; however, Fairford GP Surgery is approximately 350m from the site to the west. 
Access to these services would involve crossing the A417. Local knowledge suggests 
that access onto the A417 is not straightforward, with restricted visibility likely to cause 
safety concerns.   

The site has good access to public transport links; in addition to the PRoW extending 
along the eastern boundary, the site is within 400m of a bus stop. Bus services are 
however infrequent and finish early in the day, reducing potential usability for commuters. 
The nearest railway station is Kemble, which is approximately 17km to the east of 
Fairford.  

Given the community infrastructure provision to be delivered alongside development, 
positive effects are predicted.   

 

Health and 
Wellbeing 

The site has good access to local health services, being within 350m from the nearest 
GP surgery (Fairford Surgery). The site is also well located in relation to health facilities 
located at Fairford Hospital in the centre of the town. It is however noted that access is 
limited to some extent by the A417 (visibility concerns).   

The site has good access to open space, being adjacent Fairford Football Club on 
Cinder Lane.  It is however noted that the football pitches are not public access. 
Additionally, it is recognised that the site itself is promoted for public realm improvements 
and a social hub pavilion. This will lead to positive effects in terms of health and 
wellbeing through providing opportunity for sport and recreation, promoting community 
cohesion, and delivering a high-quality living environment.   

The site has good access to public transport links; in addition to the adjacent PRoW the 
site is within 400m of a bus stop. The nearest railway station however is at Kemble, 
located approximately 17km to the east of Fairford.  

 

Economy and 
Employment 

The site is not well connected to the existing employment offer of the town, being located 
over 800m from the nearest employment site.  Given the recent business closures in the 
town and the site’s location adjacent to the A417, it is considered that residents are more 
likely to commute for employment in Swindon and Oxford. Additionally, given local 
opinion indicates the capacity of services in Fairford falls short of surrounding towns, it is 
uncertain whether new residents would utilise the service offer of Fairford or travel 
elsewhere for day-to-day needs. As such the residual effect of new housing development 
on the local economy is uncertain at this stage. 

 

Transportation 

The site has good access to public transport links; there is a PRoW along the eastern 
boundary of the site and the site is within 400m of a bus stop. Bus services are however 
infrequent and finish early in the day, reducing potential usability for commuters. The 
nearest railway station is Kemble, which is approximately 17km to the east of Fairford.  

Private car use is therefore anticipated to remain high in the Neighbourhood Area, and 
development may exacerbate localised traffic/ congestion, notably along the A417. 
However, given the capacity of the site this is not anticipated to be significant. 

 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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Table 4.6 Site 10: Field south east of granted planning permission at London Road (SHELAA 

Ref F_39C) 

SA theme Commentary, Site 10: Field south east of granted planning permission at London Road 
(SHELAA Ref F_39C) 

Biodiversity  

There are no significant biodiversity constraints present on the site. In terms of 
internationally and nationally biodiversity sites, the site is located approximately 700m 
north of Cotswold Water Park Site of Special Scientific Interest (SSSI), and 1.1km 
northwest of Whelford Meadow SSSI. The site is within a SSSI Impact Risk Zone (IRZ) 
for Cotswold Water Park SSSI for 50 residential units. Given the indicative capacity of 
the site is 31 residential units, development is not likely to lead to significant adverse 
impacts on the SSSI. However, as the adjacent industrial site has historically 
experienced sewage capacity and water run-off issues, it is highlighted that development 
may impact upon the SSSI downstream (via overflow or groundwater feed from river). 
Additionally, pollution of the Court Brook or ditch along the A417 could affect the Lake 
116 SSSI nearer Lechlade. 

In terms of locally designated biodiversity sites, there is a Key Wildlife Site (KWS) 
located 60m south of the site. Development has the potential to adversely impact upon 
these designated sites through habitat fragmentation and/or loss, and possible pollution 
during construction. However, considering the existing development surrounding the site 
it is thought that any adverse effects would be localised, and not significant. 

In terms of habitats, no Biodiversity Action Plan Priority Habitats are present on or 
adjacent to the site.  The site however has a level of biodiversity value given the mature 
hedgerows/ trees surrounding the site, and the presence of the old railway embankment. 
This likely to be rich in biodiversity, including hedgerows, birds, rabbits and insects.  The 
railway embankment and hedgerows are likely to hold ecological value through providing 
habitat corridors and aiding connectivity.  

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will lead to increases in greenhouse gas emissions from an 
increase in the built footprint of the town, although these are unlikely to be significant. 

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of flooding. There are however small areas of low risk of 
surface water flooding within the site. 

Groundwater flooding is a key issue for the town. The Groundwater Monitoring and 
Review of Flood Risk at Fairford (WRA, 2018) concludes that “part of the site is likely not 
to have sufficient freeboard”14. Part of the site is therefore at high risk of groundwater 
flooding. It is considered that development could avoid the high flood risk area, resulting 
in residual neutral effects.  

 

Landscape and 
Historic 
Environment 

Currently, the site is in agricultural use (fallow field formally used for crop production), 
and is located adjacent to the settlement boundary, to the south east of the town.   

Development of the site may lead to adverse effects on landscape due to visual impact 
and impact on setting, particularly from surrounding residential dwellings to the north and 
west on Cinder Lane and London Road.  However, the site is adjacent to an industrial 
area to the east with no views in or out. The site is well screened by dense hedgerows 
along the north, east and southern boundaries. Any adverse effects on the landscape are 
therefore likely to be minor, given the openness of the wider landscape has already been 
compromised by the industrial estate and adjacent housing development. Ultimately, the 
nature and significance of effects are dependent on the design and layout of 
development. 

The site is not located, within, or within close proximity to, any designated or non-
designated heritage assets.   

 

Land, Soil and 
Water 
Resources 

The site is located within best and most versatile agricultural land (Grades 1 - 3a). 
Development at the site would therefore result in the loss of this high-quality soil 
resource.  

The site is not located in a Groundwater Source Protection Zone. 

 

                                                                                                           
14 Freeboard is the distance from the water level to the ground level.  Negative freeboard indicates water level above ground 
level.  
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SA theme Commentary, Site 10: Field south east of granted planning permission at London Road 
(SHELAA Ref F_39C) 

Population and 
Community 

The site has capacity for 32 dwellings or B-Class employment use. Developing the site 
for residential use will contribute positively towards the local housing needs of the area.  
While it is noted that CDC has not set a level of housing ‘need’ to be met in the 
Neighbourhood Area, residential development would nonetheless contribute positively 
towards the growth and vitality of the town.  

However, it is noted that allocating the site for housing would likely lead to negative 
effects in terms of the local economy, as the potential to deliver local employment at this 
site would be lost. The site is however well located in terms of local employment, being 
adjacent to the London Road employment site. However, it is noted that suitable access 
to the employment site cannot be assumed. Without this, access would be via the 
incomplete footpath along the A417; which is recognised by local residents as 
‘hazardous’. 

If the site were to be delivered for employment uses then there is also the potential for a 
positive effect through improved access to employment opportunities for residents.  

The site is located on the edge of the settlement, and is not considered to be well 
connected to the town or local community.  Additionally, the site is over 800m from the 
local shop and GP surgery.  

It is assumed that any proposal for development at this site could contribute to the 
improvement of existing or provision of new services/ facilities.  At this stage the level of 
improvements or provision that could be delivered is not known. 

The site has good access to public transport links; there is a Public Right of Way (PRoW) 
just south of the site, it is within 400m of a bus stop, and a branch of the Cotswold 
District Council Cycle Route 4 runs to the north east of the site.  Bus services are 
however infrequent and finish early in the day, reducing potential usability for commuters. 
The nearest railway station is Kemble, which is approximately 17km to the east of 
Fairford.  

While development of the site for housing would result in the loss of a potential 
employment site, residual positive effects are anticipated given 32 new homes in the 
town will contribute positively towards meeting local needs.    

 

 

 

 

 

 

 

 

 

 

 

Health and 
Wellbeing 

The site has limited access to local health services, being over 800m from the nearest 
GP surgery (Fairford Surgery).  The site however has suitable access to health facilities 
located at Fairford Hospital in the centre of the town.  

The site has good access to open space, being within 800m of Fairford Football and 
Social Club, and Fairford Bowling Club. Additionally, just south of the site is a PRoW 
which will provide access to the surrounding countryside. This will provide residents with 
opportunities for sport and recreation, leading to positive effects in terms of overall health 
and wellbeing. 

The site has good access to public transport links; in addition to the nearby PRoW the 
site is within 400m of a bus stop, and a branch of the Cotswold District Council Cycle 
Route 4 runs to the north east of the site. The nearest railway station however is at 
Kemble, located approximately 17km to the east of Fairford.  

While positive effects are anticipated in relation to the above, it is noted that the site is 
located adjacent to the London Road industrial estate, which currently includes two 
timber merchants (Timber Paul Engineering and Howarth Timber Engineered Solutions 
Ltd), a plumber’s merchant (Fairford Plumbase) and electronics manufacturer (New 
Chapel Electronics). It is considered that residents’ health may be adversely affected by 
noise and dust disturbance, and/or air quality pollution.  Residual uncertain effects are 
therefore anticipated in relation to this SA theme.  

 

Economy and 
Employment 

The site is well connected to the existing employment offer of the town, being located 
adjacent to the London Road employment site.  However, it is noted that suitable access 
to the employment site cannot be assumed from this site if housing to be delivered. 
Without this, access would be via the incomplete footpath along the A417; which is 
recognised by local residents as ‘hazardous’. 

It is noted that the site is suitable for the delivery of residential (32 dwellings) or B-class 
employment. Therefore, allocating the site for housing would likely lead to negative 
effects in terms of the local economy, as it would lead to the loss or partial loss of a 
potentially suitable employment site within the Neighbourhood Area.  However, if the site 
were to deliver new employment then there is the potential for a long term positive 
effects against this theme.  As a result, the residual effect at this stage is uncertain.  
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SA theme Commentary, Site 10: Field south east of granted planning permission at London Road 
(SHELAA Ref F_39C) 

Transportation 

The site has good access to public transport links; there is a PRoW just south of the site, 
the site is within 400m of a bus stop, and a branch of the Cotswold District Council Cycle 
Route 4 runs to the north east of the site. However, bus services are infrequent and finish 
early in the day, reducing potential usability for commuters. The nearest railway station is 
Kemble, which is approximately 17km to the east of Fairford.  

Private car use is anticipated to remain high in the Neighbourhood Area, and 
development may exacerbate localised traffic/congestion, notably along the A417. 
However, given the capacity of the site this is not anticipated to be significant. 

If the site were to deliver housing then access would be through the existing industrial 
estate and this could result in potential issues, as the entrance is currently locked off at 
weekends.  However, it is assumed that this issue could be resolved at the planning 
application stage. 

 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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Table 4.7 Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) 
 

SA theme Commentary, Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) 

Biodiversity  

There are no significant biodiversity constraints present on the site. In terms of 
internationally and nationally biodiversity sites, the site is located approximately 800m 
north of Cotswold Water Park Site of Special Scientific Interest (SSSI), and 1.2km 
northwest of Whelford Meadow SSSI. The site is within a SSSI Impact Risk Zone (IRZ) 
for Cotswold Water Park SSSI for 50 residential units. Given the indicative capacity of 
the site is 34 residential units, development is not likely to lead to significant adverse 
impacts on the SSSI. However, as the adjacent industrial site has historically 
experienced sewage capacity and water run-off issues, it is highlighted that development 
may impact upon the SSSI downstream (via overflow or groundwater feed from river).  

In terms of locally designated biodiversity sites, there is a Key Wildlife Site (KWS) 
located 200m south of the site. Development has the potential to adversely impact upon 
this designated site through habitat fragmentation and /or loss, and possible pollution 
during construction. However, considering the existing development surrounding the site 
it is thought that any adverse effects would be localised, and not significant. 

In terms of habitats, no Biodiversity Action Plan Priority Habitats are present on or 
adjacent to the site.  The site however has a level of biodiversity value given the rough 
pasture present on the site itself, and trees and hedgerows extending along the field 
boundaries particularly to the north, east, and west.  These biodiversity features are likely 
to hold ecological value through providing habitat corridors and aiding connectivity.  

Biodiversity constraints in and around the Neighbourhood Area can be seen within 
Appendix A, Figure A.1. 

 

Climate 
Change 

Development of the site will lead to increases in greenhouse gas emissions from an 
increase in the built footprint of the town, although these are unlikely to be significant. 

In relation to adapting to the effects of climate change, the site is located within Flood 
Zone 1, which is of low risk of flooding. There is, however, an area of medium surface 
water flood risk to the north of the site.  

Groundwater flooding is a key issue for the town. The Groundwater Monitoring and 
Review of Flood Risk at Fairford (WRA, 2018) concludes that “part of the site is likely not 
to have sufficient freeboard.”15 Part of the site is therefore at high risk of groundwater 
flooding.  It is considered that development could avoid the high flood risk area, resulting 
in residual neutral effects. 

 

Landscape and 
Historic 
Environment 

This site is currently in use as a horse paddock with some rough pasture and several 
outbuildings.  The site is located adjacent to the settlement boundary, to the south east of 
the town. The site is neighboured by an employment estate to the south, new housing to 
the west and open countryside to the north and south-west. The site is well screened by 
vegetation with no views in or out; and it is considered that new development would be in 
keeping with the built form to the south and west.  However, the site currently acts as a 
green buffer between the A417 and the new housing, and is valued by local residents for 
its contribution to the character of the town.  Development of the site would likely lead to 
the loss of this buffer, resulting in adverse effects on the local landscape and setting. 
Ultimately, the nature and significance of effects are dependent on the design and layout 
of development. 

The site is not located in, or within close proximity to, any designated or non-designated 
heritage assets.  

 

Land, Soil and 
Water 
Resources 

The site is located within best and most versatile agricultural land (Grades 1 - 3a). 
Development at the site would therefore result in the loss of this high-quality soil 
resource.  

The site is not located in a Groundwater Source Protection Zone. 

 

                                                                                                           
15 Freeboard is the distance from the water level to the ground level. Negative freeboard indicates water level above ground 
level. 
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SA theme Commentary, Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) 

Population and 
Community 

With a proposed capacity of 34 dwellings, development of the site will contribute 
positively towards the local housing needs of the area.  While it is noted that CDC has 
not set a level of housing ‘need’ to be met in the Neighbourhood Area, residential 
development would nonetheless contribute positively towards the growth and vitality of 
the town. 

The site is located on the edge of the settlement and is not considered to be well 
connected to the town or local community.  Additionally, the site is over 800m from the 
local shop and GP surgery. The site is recognised as having limited access on to the 
A417, with restricted visibility likely to cause safety concerns.  

It is assumed that any proposal for development at this site could contribute to the 
improvement of existing or provision of new services/ facilities.  At this stage the level of 
improvements or provision that could be delivered is not known. 

The site is well located in terms of local employment, being adjacent to the London Road 
employment site. This will provide residents with access to local employment 
opportunities and may improve levels of self-containment in the town.   

The site has good access to public transport links; there are Public Rights of Way 
(PRoW) 200m south and 400m west of the site, it is within 800m of a bus stop, and a 
branch of the Cotswold District Council Cycle Route 4 runs to the north of the site.  Bus 
services are however infrequent and finish early in the day, reducing potential usability 
for commuters. The nearest railway station is Kemble, which is approximately 17km to 
the east of Fairford.  

 

Health and 
Wellbeing 

The site has limited access to local health services, being over 800m from the nearest 
GP surgery (Fairford Surgery).  The site however has suitable access to  

health facilities located at Fairford Hospital in the centre of the town.  It is however noted 
that access is limited to some extent by the A417 (visibility concerns).   

The site has good access to open space, being within 800m of Fairford Football and 
Social Club. Additionally, there are PRoW 200m south and 400m west of the site, 
providing access to the surrounding countryside. This will provide residents with 
opportunities for sport and recreation, leading to positive effects in terms of overall health 
and wellbeing.  

It is however noted that access to the facilities mentioned above would likely be via the 
incomplete footpath along the A417, unless Site 10 was also developed. Local 
knowledge suggests this footpath is ‘hazardous’, and therefore may preclude safe 
access to the town centre. This is uncertain at this stage. 

The site has good access to public transport links; there are PRoW 200m south and 
400m west of the site, the site is within 800m of a bus stop, and a branch of the Cotswold 
District Council Cycle Route 4 runs to the north of the site.  The nearest railway station 
however is at Kemble, located approximately 17km to the east of Fairford.  

While positive effects are anticipated in relation to the above, it is noted that the site is 
located adjacent to the London Road industrial estate, which currently includes two 
timber merchants (Timber Paul Engineering and Howarth Timber Engineered Solutions 
Ltd), a plumber’s merchant (Fairford Plumbase) and electronics manufacturer (New 
Chapel Electronics). It is considered that residents’ health may be adversely affected by 
noise and dust disturbance, and/or air quality pollution.  

Residual uncertain effects are therefore anticipated in relation to this SA theme given the 
uncertain access from the site, and the potential for noise and dust disturbance. 

 

Economy and 
Employment 

The site is well connected to the existing employment offer of the town, being located 
adjacent to the London Road employment site. This may provide employment 
opportunities for new residents. However, it is noted that suitable access to the 
employment site cannot be assumed. Without this, access would be via the incomplete 
footpath along the A417; which is recognised by local residents as ‘hazardous’. 
Nonetheless, levels of levels of self-containment in the town are likely to be encouraged.  

Given the recent business closures in the town and the site’s location close on the 
settlement edge, residents may out commute for employment to Swindon and Oxford. 
Additionally, given local opinion indicates the capacity of services in Fairford falls short of 
surrounding towns, it is uncertain whether new residents would utilise the service offer of 
Fairford or travel elsewhere for day-to-day needs. Nonetheless, given the sites location 
adjacent to London Road employment site, residual minor positive effects are predicted.  
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SA theme Commentary, Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) 

Transportation 

The site has good access to public transport links; there are PRoW 200m south and 
400m west of the site, the site is within 800m of a bus stop, and a branch of the Cotswold 
District Council Cycle Route 4 runs to the north of the site.  Bus services are however 
infrequent and finish early in the day, reducing potential usability for commuters. The 
nearest railway station is Kemble, which is approximately 17km to the east of Fairford. 

As discussed above, access to facilities in the town centre would likely be via the 
incomplete footpath, which is identified by local residents as ‘hazardous’.  This however 
is uncertain at this stage.   

Private car use is therefore anticipated to remain high in the Neighbourhood Area, and 
development may exacerbate localised traffic/ congestion, notably along the A417. 
However given the capacity of the site, this is not anticipated to be significant. 

 

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  
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4.24 Table 4.8 below presents a summary of the findings of the site appraisal undertaken through 

the SA process.  

Table 4.8 Summary appraisal findings for site options 
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Site 1            

Site 3         

Site 5         

Site 7         

Site 10         

Site 11         

Key 

Likely adverse effect (without mitigation measures)   Likely positive effect  

Neutral/no effect  Uncertain effects  

 

4.25 In terms of Biodiversity, Sites 1, 10 and 11 perform negatively due to the potential impacts on 

nationally and locally designated sites through recreational disturbance, pollution and sewage 

capacity issues downstream.  Sites 1, 7, 10 and 11 also perform negatively as they have the 

potential to adversely impact upon BAP priority habitats, mature trees, hedgerows, and railway 

embankment, which are likely to be ecological diverse and support connectivity. 

4.26 It is recognised that there is potential for long term positive effects on biodiversity at Site 5 if 

biodiversity net gain is delivered through the provision of open space and allotments. However, 

this is uncertain at this stage.   

4.27 Site 1 performs negatively against the Climate Change SA Theme as it is wholly located within 

an area of high risk of ground water flooding.  This would preclude development at this site. 

While sites 5, 10 and 11 also include areas of high risk of groundwater flooding, these are 

assessed as neutral given that development could avoid the high flood risk areas.  

4.28 Sites 1 and 11 perform negatively against the Landscape and Historic Environment SA Theme 

given the sites’ potential to impact upon open landscape, local views and the rural setting of the 

town.  Sites 3, 5 and 7 also have the potential to lead to negative effects due to impact on the 

Special Landscape Area and/ or designated heritage assets (notably Fairford Conservation 

Area and Grade II Listed Morgan Hall).  Uncertain effects are predicted for Site 10 given the 

openness of the landscape at this location has already been compromised by employment and 

residential development.  

4.29 Sites 7, 10 and 11 perform negatively against the Land, Soil and Water SA Theme given that 

they contain best and most versatile agricultural land (Grades 1 – 3a). Development has the 

potential to lead to the loss of this natural resource.  Sites 1, 3 and 5 are also assessed 

negatively against this SA Theme as they are located within Source Protection Zone (SPZ) 1 or 

2.   

4.30 All sites are assessed positively against the Population and Community SA Theme as all sites 

will deliver housing which will contribute towards local needs.  While it is recognised that Site 

10 is now being promoted for employment, it is considered that either use would lead to 

positive effects against this SA theme.  

4.31 All sites have the potential to contribute to the improvement of existing or provision of new 

services/ facilities.  At this stage the level of improvements or provision that could be delivered 
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is not known.  While not as well connected to the town centre and local facilities as other sites, 

Site 5 is identified as leading to positive effects of greater significance for the Population and 

Community SA Theme given its scale.  Significant positive effects are also anticipated in this 

respect in relation to Site 7 given this site has been promoted for the delivery of community 

benefits.  

4.32 All sites, with the exception of Sites 10 and 11 perform positively against the Health and 

Wellbeing SA Theme as all have good access to open space and recreation, and the 

sustainable transport offer of the town.  Uncertain effects are predicted for sites 10 and 11 given 

the adjacent employment uses at London Road industrial estate.  It is considered that residents’ 

health may be adversely affected by noise and dust disturbance, and/or air quality pollution.   

4.33 In terms of the Transportation SA Theme, Sites 1, 7 and 10 are assessed as neutral.  While 

sites are located in close proximity to bus stops, local knowledge suggests these services are 

relatively unreliable, and there is not an easily accessible train station. High car use is likely to 

continue. Given the road access route for Sites 3 and 11 is currently undetermined, uncertain 

effects are also predicted for these sites against the Transportation SA Theme.  

4.34 Uncertain effects are predicted against the Economy and Enterprise SA Theme for Site 10 as 

the use of the site is currently unknown. While the use of the site for employment would lead to 

positive effects against this SA theme, the use of the site for housing would result in the loss of 

a potentially suitable employment site within the Neighbourhood Area.  

4.35 Sites 3 and 7 are assessed as uncertain for the Economy and Employment SA Theme given 

they are not well located in terms of local employment sites, and there is uncertainty around the 

extent to which local services will be/ can be utilised.  Sites 1, 5, and 11 perform positively 

against this SA Theme as they are located in close proximity to employment sites, providing 

access to local jobs.   

Outline reasons for the progression or rejection of sites at this stage 
4.36 None of the available sites in Fairford are free from constraints, so FTC are looking for sites 

with more positive than negative features. In light of the findings above, wider evidence and 

feedback from community consultation, FTC have decided to not carry forward the following 

sites for further consideration through the SA process:  

• Site 7: Jones’ Field (SHELAA Ref F_15) - This site scores well against the Population and 

Community and Health and Wellbeing SA themes.  It has the potential to provide 

community benefit in the form of car parking (relieving an unsatisfactory and hazardous 

situation adjacent to the entrance to Cinder Lane) and public allotments.  However, the site 

is within the Fairford Conservation Area and contains Woodpasture and Parkland BAP 

Priority habitat, with some important trees.  It is adjacent to Grade 2 listed Morgan Hall, and 

though now in different ownership it is part of the original parkland of Morgan Hall and 

contains a historic ha-ha.  Development here would need to be carefully placed and 

screened.  The northern part has no flood risk, but the site is best and most versatile 

agricultural land.  It has not been carried forward mainly because of the heritage 

constraints.  

• Site 11: Land west of Terminus Cottage and Station (SHELAA Ref F_52) - This site 

performs negatively on biodiversity, and may have harmful impact on the Cotswold Water 

Park Site of Special Scientific Interest (SSSI) nearby.  It is adjacent to the settlement 

boundary with open countryside to the north and east and is likely to have a harmful impact 

on landscape, local views and the rural setting of the town.  It is distant from the town 

centre and facilities, and more than 800m away from the surgery, though convenient for 

employment, and the proposed direct access onto the A417 is on a bend with arguably 

worse visibility than at Station Cottage, where a planning application for an additional 

dwelling was recently refused partly because of inadequate visibility splays, which would 

also be relevant to safety of pedestrian/ cycle access.  Subject to landowner agreement, 

alternative access could be via Site 10 or via the adjacent industrial estate, which would 

align better with employment use (subject to landscape and biodiversity constraints).  It 

contains best and most versatile agricultural land. The northern part of the site has been 

identified as having a surface water flood risk, and part of the site has risk of groundwater 

flooding, with high water table at times, so that infiltration SuDS are not likely to be effective, 
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and the alternative of on-site attenuation storage would restrict the housing capacity. 

Subject to this, it has the capacity to contribute around 34 houses, but there are other more 

suitable sites and this was not carried forward on grounds of harm to landscape, unsuitable 

access and flood risk.                                                                         

4.37 While Site 1: Land to the rear of Faulkner’s Close (SHELAA Ref F_44) has a number of 

constraints, in particular high risk of groundwater flooding at the site, it is being taken forward 

for further consideration as it is allocated in the adopted Cotswold Local Plan.  

4.38 Sites 3, 5 and 10 have also been taken forward for further consideration for the following 

reasons:  

• Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 35_B) - is carried 

forward because it is allocated in the CDC Local Plan and most of the impacts are thought 

to be positive or neutral. However, it is close to the Conservation area and forms the back- 

drop to that part of the Special Landscape Area (SLA) which is most important to residents,- 

the Mill, Oxpens, memorial garden and Pitham brook footpath. Development here could 

have a serious harmful impact on the landscape, particularly if there is redevelopment of 

the Milton Farm buildings in the future, the settlement character and heritage of the area. 

Milton Farm house and some of the agricultural buildings and stiles have been identified as 

non-designated heritage assets and the setting of these would need to be protected.  

Housing would need to be carefully placed within the site and screening provided to avoid 

harmful impacts on long distance views. 

• Site 5: Land between Leafield Road and Hatherop Road (The southern half of 

SHELAA Ref F_51B & F_51C) - This site is the site with the most positive impacts and is 

the preferred site for the majority of Fairford residents who have expressed an opinion.  It is 

situated in the north east quadrant (FAIR4) which was identified in the CDC Sustainability 

Appraisal ‘points of the compass’ analysis (2017) as the most sustainable area for 

development.16  (Sites F _51B and C are the only sites in this most sustainable area). 

However, it is adjacent to the Conservation Area and to the Special Landscape Area (SLA). 

Housing would need to be carefully placed within the site and screening provided (by 

means of maintenance/ enhancement of existing hedgerows and strategic tree planting) to 

avoid harmful impacts on views to the site and the character of the landscape.  This site has 

the potential to provide community benefit in the form of a drop-off point and walking access 

to the schools from Hatherop Road, and a link road from the school complex to Hatherop 

Lane and the A417 east of the town. This could reduce traffic and improve road safety in the 

eastern part of the Conservation Area as well as reducing the need for school car journeys. 

The site therefore scores well against the Population and Community and Transportation 

SA themes.  Parts of the site are at high risk of groundwater/ surface water flooding, 

however the site is large enough for housing to be placed away from these areas, avoiding 

adverse flooding effects.  

For clarity, the site has been re-defined as the part of site (F_51B + F_51C) south of the 

east-west boundary hedge, extended from the western end of the hedge in a straight line to 

a point on Leafield Road opposite the northern school playing field boundary. The site is 

now described as Land between Leafield Road and Hatherop Road.  This limits 

development to the area screened by the schools from the SLA, limits intrusion into the 

open countryside, and greatly reduces the harmful impact on the landscape. 

Site 10: Field south-east of granted planning permission at London Road (SHELAA Ref F_39C) 

- this site is adjacent to the London Road Employment site, and is preferred for employment use.  The 

site is relatively distant (in terms of walking distance) from the town centre facilities (being at the back 

end of the adjacent housing development), but it is suitably located to provide an extension of the 

existing industrial estate. This will provide additional land for local businesses to expand locally and 

thereby contribute to local employment and the local economy.  Access onto the A417 could be from 

the industrial estate.  The site is being promoted for B class employment use.  Development here 

performs negatively against the Biodiversity SA theme because of the impact on the railway 

embankment, which is likely to be ecologically diverse, and is connected by habitat corridors to the 

open countryside.  The site also performs negatively against the Landscape and Historic Environment 

and Land, Soil and Water SA themes given development of the site would result in adverse visual 

                                                                                                           
16 AECOM (2017) SA Report to accompany the Cotswold District Local Plan Submission Draft: Appendix II  
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impact on the local landscape, and would result in loss of some best quality agricultural land.  If 

developed for housing screening would be required from the noise disturbance and possible pollution 

from the industrial estate.  Hydrology would also restrict the capacity for housing.  Effects on some of 

the SA themes would depend on whether development would be housing or employment use. 

Screening and cover would be required by the railway embankment to enhance existing biodiversity 

assets and deliver net gain in biodiversity 

Establishing the reasonable alternatives 
4.39 As previously discussed, while there is no identified housing requirement for the 

Neighbourhood Area the adopted Cotswold Local Plan proposes two housing allocations for a 

total of 61 dwellings.    

4.40 Taking account of the objectives of the Neighbourhood Plan, along with the adopted Cotswold 

Local Plan and wider evidence, FTC identified four reasonable spatial strategy options based 

on the four sites identified above.  These options are as follows: 

• Option 1: Site 1 and Site 3 (Land to rear of Faulkner’s Close, Horcott (SHELAA Ref F_44) 

and Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B)) for 61 dwellings.  

This option is consistent with the currently adopted Cotswold Local Plan.  

• Option 2: Site 5 (Land between Leafield Road and Hatherop Road (The southern half of 

SHELAA Ref F_51B & F_51C)) for around 80 dwellings.  This option is currently being 

actively promoted, performed well through community feedback and could deliver new 

community infrastructure. 

• Option 3: Site 3 and Site 10 (Land behind Milton Farm and Betterton’s Close (SHELAA 

Ref F_35B) and Field south east of granted planning permission at London Road (SHELAA 

Ref F_39C)) for 79 dwellings.  This option includes one of the site allocations in the adopted 

Cotswold Plan along with another site that is being actively promoted.   

• Option 4: Site 3, 5 and 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B), Land between Leafield Road and Hatherop Road (The southern half of SHELAA 

Ref F_51B & F_51C), and Field south east of granted planning permission at London Road 

(SHELAA Ref F_39C)) for around 174 dwellings.  This option looks at a higher level of 

growth for the town, delivering both Option 2 and 3.  

Appraisal of reasonable alternatives 

4.41 The appraisal of the reasonable alternatives under the SA themes is presented in Table 4.9 

overleaf.  To support the appraisal findings, the options have been ranked in terms of their 

sustainability performance against the relevant SA themes.  This will provide an indication of 

the comparative sustainability performance of the reasonable alternative options in relation to 

each theme.  
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Table 4.9 Appraisal of reasonable alternatives 
 

SA theme Discussion of likely significant effects and relative 

merits of options 
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Biodiversity In terms of internationally and nationally designated sites, 

Options 1, 3 and 4 have the potential to lead to adverse 

effects, given they are located within an Impact Risk Zone 

(IRZ) for the Cotswold Water Park Site of Special Scientific 

Interest (SSSI). Option 1 is within 1.3km of the SSSI. 

Options 3 and 4 are within 700m of the SSSI; and within 

60m of a Key Wildlife Site (KWS).  Options 1, 3 and 4 

therefore have the potential to adversely impact upon the 

biodiversity value of these designated sites through 

increased recreational disturbance as well as water 

pollution given sewage capacity issues downstream. 

Options 1, 3 and 4 also perform negatively as they have 

the potential to adversely impact upon BAP priority 

habitats, mature trees, hedgerows and a railway 

embankment, which are likely to be ecological diverse and 

support connectivity. 

Option 2 is best performing as it is not located in close 

proximity to any designated biodiversity sites, and in terms 

of the ecological value of the site itself, the dense 

hedgerow along the site boundary is the highest quality 

feature present. It is noted that proposals for Site 5 

(Options 2 and 4) indicate that the hedgerow present is to 

be retained. Proposals for Site 5 (Options 2 and 4) also 

include the delivery of a relief road during phase 1 of 

development. Given any further details of the relief road 

(i.e. location) are unknown at this stage, potential effects 

on biodiversity are uncertain. Nonetheless given the 

distance to designated sites and the absence of BAP 

priority habitat/ species in and around Site 5 (Options 2 

and 4), significant adverse effects are not anticipated. 

Additionally, a level of net-gain in biodiversity is being 

explored. However, this is uncertain at this stage. 

While Option 3 is located in closer proximity to a greater 

number of designated sites than Option 1; Option 1 

contains BAP priority habitat on site which is likely to be 

lost/ partially lost or damaged. Both sites are therefore 

ranked equally. 

Option 4 is considered to be the least well performing 

given it has the potential to deliver the greatest level of 

adverse effects in relation to designated sites and BAP 

priority habitats. 

It is noted that all options have the potential to deliver 

biodiversity net-gain. As such the potential effects on 

biodiversity depend on elements such as the provision of 

green infrastructure to accompany new development 

areas and the retention and incorporation of biodiversity 

features. 

2 1 2 3 

Climate 

Change 

Development of all options will lead to an increase in 

greenhouse gas emissions from an increase in the built 

footprint of the town, but for site 5 (Options 2 and 4) a low 

or no carbon development is proposed. While it is 

3 1 2 3 
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considered that effects are unlikely to be significant, it is 

recognised that Option 4 seeks to deliver a higher level of 

growth compared to the other options, and is therefore 

likely to have an adverse effect of greater significance. It is 

noted that proposals for Site 5 (Options 2 and 4) include 

the delivery of a relief road during the first phase of 

development. While further details of the relief road are 

unknown at this stage, it is considered that offsetting road 

congestion at this location will likely lead to positive effects 

in terms of climate change mitigation; reducing the level of 

greenhouse gas emissions.  

In relation to adapting to the effects of climate change all 

options are located within Flood Risk Zone 1, which is of 

at low risk of fluvial flooding. 

Groundwater flood risk is a significant issue for Fairford. All 

options include areas at high risk of groundwater flooding. 

It is considered that Option 1 performs most negatively in 

this respect, given a greater proportion of the option (the 

entirety of Site 1) is located within an area of high risk of 

flooding compared to the other options. Option 4 is likely 

to lead to greater adverse effects compared to Options 2 

and 3 as it includes a greater area at risk of groundwater 

flooding.  

Landscape 

and Historic 

Environment 

All options perform negatively against the SA theme as all 

have the potential to adversely impact upon Fairford’s 

rural, characteristic landscape. Option 1 may lead to 

adverse effects on Horcott Lakes, impacting upon the 

surrounding open landscape, while Options 2 and 4 seek 

to extend the built form into the open countryside to the 

north, and may impact upon the Special Landscape Area 

(SLA) to the northwest. The SLA may also be adversely 

impacted through Options 1, 3, and 4 notably through 

altered views out from the SLA, and the loss of the visual, 

rural and green space corridor which Site 10 (Options 3 

and 4) currently provides.  

Adverse effects may also arise due to loss of existing local 

views; notably from existing residential development on 

Faulkner’s Close within Option 1, and from Public Rights 

of Way (PRoW) present at all options. Views may also be 

impacted by the relief road proposed through Site 5 

(Options 2 and 4). However, the potential significance of 

effects cannot yet be determined as the location of the 

relief road is currently unknown. It is considered that all 

options have the potential to utilise existing screening 

provided by hedgerows, woodland, and other vegetation 

present at the sites. Specifically, the proposal for Options 2 

and 4 seek to retain space north of the hedgeline as open 

space, or may include less intrusive forms of development 

such as parking or allotments. This may reduce adverse 

effects on the landscape. However this is yet to be 

confirmed. 

Options 3 and 4 seek to deliver a level of growth adjacent 

to London Road industrial area, with limited views in or out 

3 2 1 4 
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of the site. Impact on the landscape at this location is likely 

to be lessened given the openness of the landscape has 

already been compromised. Option 3 is therefore best 

performing in terms of impact upon the landscape. While 

Option 1 performs negatively in this respect, it is 

considered that Option 4 performs the least well. This is 

given the high level of growth proposed around the 

settlement which will likely impact upon the characteristic 

landscape, townscape and views. While a level of 

mitigation is proposed, this is uncertain at this stage.   

In terms of the historic environment, all options have the 

potential to impact upon Fairford Conservation Area.  

Options 1, 3, and 4 hold important views over the 

Conservation Area, and therefore development has the 

potential to lead to adverse effects in this regard, and may 

also impact upon the asset’s setting.  Options 2 and 4 are 

located adjacent to the Conservation Area; however, given 

the site is screened almost entirely from the heritage 

asset, it is considered the potential for adverse effects are 

limited in this respect.  

It is noted that due to the town’s groundwater flood risk 

issue, the ground level may need to be raised at certain 

locations, which could result in a negative effect of greater 

significance on the landscape and historic environment. As 

identified under the Climate Change SA theme, Option 1 is 

worst performing in this respect, and options 2 and 3 are 

best performing.    

Option 3 is therefore identified as best performing overall 

in relation to the SA theme.  

Land, Soil 

and Water 

Resources 

Options 3 and 4 perform negatively against this SA theme 

given they contain an area of best and most versatile 

agricultural land (Grades 1 – 3a), and also an area which 

has the potential to be best and most versatile land. This is 

given recent land classification has not been undertaken 

at this part of the option to differentiate between Grade 3a 

land which is best and most versatile, and Grade 3b which 

is not.  Development at Options 3 and 4 therefore has the 

potential to lead to the loss of this natural resource.   

While Option 1 would not lead to the loss of best and most 

versatile land, this Option performs negatively against the 

SA theme as it is partially located within a Source 

Protection Zone (SPZ) 1 (Site 1).  This is of high risk of 

contamination from any activities that might cause 

pollution in the area. Site 5 (Options 2 and 4) is located 

within SPZ2 which is of medium risk of contamination.  

Option 2 is therefore best performing, given it will not 

result in the loss of best and most versatile agricultural 

land, and is no located within SPZ 1.  

2 1 2 2 

Population 

and 

Community 

All options are not particularly well located in relation to 

the town centre and existing local services and facilities.  

It is assumed that any proposal for development under 

any of the options could contribute to the improvement of 

existing or provision of new services/ facilities.  However, 

3 2 4 1 
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at this stage the level of improvements or provision that 

could be delivered is not known.  Options 2 and 4 would 

include the delivery of a relief road during the first phase of 

development (Site 5).  As a result, they perform more 

positively against this theme compared to Options 1 and 

3.All Options perform positively given they will deliver 

housing which will contribute towards local needs. While 

Site 10 within Options 3 and 4 is being promoted for either 

32 dwellings or B-Class employment, it is considered that 

either use would lead to positive effects against this SA 

theme.  

 It is noted that Option 2 includes an area for potential 

further development at the site, and may deliver greater 

positive effects than Options 1 and 3; however, this is 

uncertain at this stage.  Nonetheless the initial delivery of 

85 dwellings at the site is the second highest level of 

growth proposed of the options, and therefore Option 2 

still performs more positively than Options 1 and 3.  Given 

Option 4 seeks to deliver the combined growth proposed 

at Options 2 and 3, Option 4 is likely to have a positive 

effect of greater significance compared to the other 

options through the delivery of a higher number of 

dwellings.  

Health and 

Wellbeing 

All options perform positively in relation to the SA theme in 

terms of access to health services, open space and 

recreation, and the sustainable transport offer of the town.  

It is assumed that any proposal for development under 

any of the options could contribute to the improvement of 

existing or provision of new health services and/ or 

recreational/ open space.  However, at this stage the level 

of improvements or provision that could be delivered is not 

known.   

The delivery of the relief road under Options 2 and 4 has 

the potential to improve safety by reducing congestion, 

traffic and flow and the risk of accidents.  While the details 

of this are not yet confirmed, it is considered that this will 

be delivered in the first phase of development.  Potential 

for a positive effect as a result of Options 2 and 4 against 

this theme. 

Options 3 and 4 have the potential to lead to adverse 

effects on health and wellbeing given the adjacent 

employment uses at London Road industrial estate. It is 

considered that residents’ health may be impacted by 

noise and dust disturbance, and/ or air quality pollution. 

Option 3 is therefore the worst performing of the options, 

given Option 4 is of a larger scale and has a greater 

potential to deliver infrastructure alongside development 

(notably the relief road and open space/ allotment space 

set out within Option 2).  

3 1 4 2 

Economy 

and 

Enterprise 

Options 1 and 3 are both equally well related to local 

employment opportunities. However, it is considered that 

Option 1 is the best performing of the two options as the 

delivery of housing at Site 10, under Option 3, would result 

1 3 2 4 
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in the loss of a potential employment site (note that Site 10 

is now being promoted for B-class employment).  Option 

3, and therefore Option 4 given this Option also includes 

Site 10, would likely lead to positive effects against this SA 

theme.   

If delivered for employment use, Option 3 (and 4) would 

lead to significant positive effects against this SA theme, 

providing local employment opportunities at Site 10.  

However the use of Site 10 is uncertain at this stage. 

Option 2 is not well located in relation to employment sites 

within the town; however, proposals for Site 5 (Options 2 

and 4) suggest a relief road will be delivered alongside 

housing development which would provide improved 

accessibility and may also encourage new businesses to 

the town.  

Option 1 is therefore anticipated to lead to greatest 

positive effects of all Options. This is given Option 1 will 

likely deliver housing which is well located to existing 

employment, and would not preclude the delivery of 

employment in the town. Option 4 performs more 

positively than Option 3 as there is the potential for a relief 

road to improve accessibility for commuters.  

While it is recognised that there is the potential for 

employment to be delivered at Site 10 (Options 3 and 4), 

this is uncertain at this stage.  

Transport-

ation 

The delivery of residential development at Options 1 and 3 

would likely lead to continued levels of high car use in the 

town, and are therefore less likely to encourage modal 

shift.  

Option 2 seeks to seeks to reduce local congestion levels 

through the delivery of a relief road. This is anticipated to 

be delivered during the first phase of development and will 

provide improved accessibility for new and existing 

residents within the town. However further details are not 

yet confirmed. Positive effects in this respect are also 

anticipated in relation to Option 4, given this Option also 

includes Site 5. 

Option 2 is therefore best performing given the option 

seeks to alleviate pressure on the road network through 

delivering a relief road. Option 4 performs less positively 

than Option 2 as it is considered that the higher level of 

growth will have a greater impact on the local road 

network, i.e. levels congestion through the town and along 

the A417.  

3 1 3 2 

Summary of appraisal  

The appraisal found that Option 2 performs notably well in relation to all SA themes. This is 

primarily due to the delivery of a relief road during the first phase of development. While further 

details of the relief road are unknown at this stage, it is considered that its delivery would likely 

provide improved accessibility in and around the town (i.e. to schools and employment), and 

reduce potential adverse effects on the local environment.  

Option 4 performs well against a number of socio-economic SA themes given the higher level of 

growth proposed and the potential for additional population and community benefits.  In terms of 

the provision of services and facilities, the delivery of CIL monies and similar mechanisms are 
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likely to be more achievable through the delivery of Option 4 than other options given its scale. It 

is nonetheless recognised that positive effects in this respect have the potential to be delivered 

through all other options; however, effects are likely to be less significant given the lower level of 

growth proposed.  Therefore, in terms of the Transportation SA Theme, Options 1 and 3 are 

worst performing as they are not anticipated to significantly improve the current baseline 

conditions.  For example, Options 1 and 3 will lead to continued high car use, and are less likely 

to encourage modal shift than Options 2 and 4 which promote the delivery of new transport 

infrastructure. This is similarly the case for the Population and Community SA theme. 

Option 4 is worst performing in relation to Economy and Enterprise as the use of Site 10 for 

housing would result in the loss of potential employment at this site. This is also the case for 

Option 3 which also performs less well than other Options in this respect. However, it is 

recognised that the use of Site 10 is currently uncertain, and if delivered for employment would 

lead to significant positive effects against the Economy and Enterprise SA theme.  

Option 4 is also worst performing against all environmental SA themes, given the increased 

pressure a higher level of growth would place on the local landscape (the SLA and local views), 

historic environment (Fairford Conservation Area), soil and water resources (loss of BMV 

agricultural land) and biodiversity assets (nationally and locally designated sites).  

Options 2 and 3 perform better against environmental SA themes compared to Option 4.  

Notably, Option 3 is identified as best performing against the Landscape and Historic 

Environment SA theme given its location adjacent to London Road industrial area, with limited 

views in or out of the site.  Option 1 performs less positively than Options 2 and 3 in this respect 

due to the potential impact on Horcott Lakes and the surrounding open landscape. In terms of 

biodiversity, Option 2 is best performing as it is holds less ecological value than other Options, 

and is not located in close proximity to any designated biodiversity sites.  However, it is 

recognised that Options have the potential to deliver mitigation, promote net gains in biodiversity, 

and retain and enhance existing features to benefit the local landscape and historic environment. 

Option 1 performs against a number of SA themes. In respect to Climate Change, negative 

effects relate to Groundwater flood risk. One of the sites within Option 1 is wholly at risk of 

groundwater flooding, which is a significantly higher proportion of the Option compared to others, 

and may preclude development at this location. Option 1 is also partially located within SPZ 1, 

and therefore performs negatively against the Land, Soil and Water SA theme.  Options 2 and 4 

are located within SPZ 2.   

 

Preferred approach for the FNP  

4.42 The following text has been provided by FTC regarding the preferred approach for the FNP. 

4.4 CDC ‘Points of the Compass’ Sustainability Appraisal identified the north east quadrant as the 

area of Fairford which would provide the most sustainable growth.  The WRA Hydrology report 

concluded that SuDS solutions using infiltration are unlikely to be effective in the low-lying 

areas to the south of the town because of frequent high groundwater levels and recommended 

that development should be directed away from the Coln and Court Brook corridor.  These 

include sites F38, F39C, F44, and F52. Sites F15, F35B are considered suitable, plus F51 

provided flow paths are avoided.  Sites with high groundwater levels and subject to flooding 

often contain best and most versatile agricultural land, which would support them being used to 

provide green infrastructure rather than housing. 

4.5 After a detailed appraisal of sites and taking account of the objectives of the Neighbourhood 

Plan, along with the adopted C.D.C. Local Plan and wider evidence, 4 reasonable spatial 

strategy options were identified: 
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• Option 1: Site 1 and Site 3 (Land to rear of Faulkner’s Close, Horcott (SHELAA Ref 

F_44) and Land behind Milton Farm and Betterton’s Close (SHELAA Ref F_35B)) for 61 

dwellings.  This option is consistent with the currently adopted Cotswold Local Plan.  

• Option 2: Site 5 (Land between Leafield Rd. and Hatherop Rd. (The southern half of 

SHELAA Ref F_51B & F_51C)) for around 95 dwellings.  This option is currently being 

actively promoted, performed well through community feedback and could deliver new 

community infrastructure. 

• Option 3: Site 3 and Site 10 (Land behind Milton Farm and Betterton’s Close (SHELAA 

Ref F_35B) and Field south east of granted planning permission at London Road 

(SHELAA Ref F_39C)) for 79 dwellings.  This option includes one of the site allocations in 

the adopted Cotswold Plan along with another site that is being actively promoted.  

• Option 4: Site 3, 5 and 10 (Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

F_35B), Land between Leafield Rd. and Hatherop Rd. (The southern half of SHELAA Ref 

F_51B & F_51C), and Field south east of granted planning permission at London Road 

(SHELAA Ref F_39C)) for around 174 dwellings.  This option looks at a higher level of 

growth for the town, delivering both Option 2 and 3.  

4.6 Consideration of Option 1: Site 1 and Site 3 

• Constraints on Site 1: Land to the rear of Faulkner’s Close (SHELAA Ref F_44) 

Hydrological evidence for site F44 shows it has serious flooding issues. If not developed 

for housing, the owners have offered to donate it to the community for a Nature Reserve. 

This would be a much better use of the land. 

• Constraints on Site 3: Land behind Milton Farm and Betterton’s Close (SHELAA Ref 

35_B) 

Site 35B has potential for 49 dwellings, but this would have a harmful impact on the 

landscape of the adjacent SLA and nearby Conservation area. Mitigation would require 

screening and protection of the agricultural buildings - this would decrease the number of 

houses. There is doubt about the access and whether Milton Farm, at present a working 

farm, would remain viable. Development on this site would join up to other recent housing 

developments and cut off the western side of Fairford from the countryside. At present it 

forms part of a ‘green corridor’ linking to the paddock adjacent to the Conservation Area 

and contributing to the rural character of the settlement.  We believe this should remain 

as one of the ‘visual, rural and green space corridors” reported by White Consultants 

(20154) as important to the character of Fairford. 

4.7 Consideration of Option 2: Site 5 Land between Leafield Rd. and Hatherop Rd. (The 

southern half of SHELAA Ref F_51B & F_51C) 

• It is in the NE (most sustainable) quadrant.  It is large enough to allow part of the site to 

be used for drainage 

• It provides the required amount of housing on one site, which will allow for affordable 

housing and self-build sites, which are less likely to be provided on smaller 

developments. 

• It has the best site appraisal score, the only adverse effect noted being impact on 

landscape. The site has been revised to decrease harm to the landscape and the owner 

proposes ample mitigation and screening, with tree planting, allotments, public space and 

improved habitat for wildlife. 

• It is the only site which was supported ( many more positive than negative stickers) at the 

public consultation on March 14th.Being close to the schools complex, it will not add to 

school-run traffic, and this site has the potential to provide community benefit in the form 

of parking and turning provision for the school and/or drop-off point and footpath link.   

• This site has the potential to provide a link road from the school complex to Hatherop 

Lane and the A417.  It is the only site which can contribute any decrease in traffic 
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congestion in the town centre. This road would bring easy access to the employment sites 

on London road. 

• It is distant from the CWP SSSI lakes.   

• It is not located in close proximity to any designated biodiversity sites, It will not result in 

the loss of best and most versatile agricultural land, nor is it located within a SPZ. 

4.8 Consideration of Option 3: Sites F35B and F39C (Land behind Milton Farm and Betterton’s 

Close and Field south east of granted planning permission at London Road) for around 

79 dwellings. This option consists of Site 35B plus Site 39C which is being actively promoted.   

(Considerations in respect of site F35B – see comments above) In terms of site 39C:- 

• There is a problem with access which is likely to be via adjacent industrial estate.   

• Part of the site is subject to surface water flooding, requiring extra space for mitigation. 

• It is close to the CWP SSSI lakes, and 1.1km northwest of Whelford Meadow SSSI, and is 

best and most versatile agricultural land. It is distant from the town centre, being more than 

800m from shops and surgery, and likely to increase traffic congestion. 

• The site was assessed in the SHELAA 2017 as suitable for either limited housing (32 

dwellings) or potentially employment development.  Potential noise from the adjacent 

employment site was also identified as an issue.  

• Sustainable growth for Fairford requires additional jobs as well as houses, as there is at 

present a high level of out-commuting.  Development of employment on this site would be 

likely to expand the existing industrial estate and contribute towards the growth of the local 

economy; providing local employment opportunities and supporting self-containment in the 

town.  If it is to be developed, we prefer to allocate it as an employment site, which seems a 

better use of this land. 

4.9 Consideration of Option 4: Sites F35B, F51B and F39C (Land behind Milton Farm and 

Betterton’s Close. Land between Leafield Rd. and Hatherop Rd. (The southern half of 

SHELAA Ref F_51B & F_51C), and Field south east of granted planning permission at 

London Road for around 174 dwellings.  This option looks at a higher level of growth for the 

town, delivering both Options 2 and 3 together. 

(Considerations in respect of individual sites F35B, F51B, F39C – see comments above) 

• This option delivers a higher level of growth, but it is not sustainable. It would deliver more 

housing than required, with more harmful impacts than Option 2 alone, and would eliminate 

a site important for the economic future of the town.  In view of the rapid expansion of 

population but not facilities in recent years, it is likely to have adverse effects on the quality 

of life of residents, which would not be acceptable. 

Community consultation responses 
4.10 Community consultation in March 2019 obtained local feedback on support for different housing 

sites (Table 4.11 overleaf).  People were asked ‘would you support housing at this site?’ and 

invited to indicate, with stickers, whether the answer was Yes, No, or Maybe.  Members of the 

steering group were available to answer questions, and forms were provided for comments. 

4.11 The site survey showed a strong preference for the land between Leafield Road and Hatherop 

Road site, F 51B/C. This site had 25 more Yes than No answers, the only site with a net 

positive response.  
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Table 4.11 Site assessment - community consultation responses  

Site 
Suggested 

Housing 
Yes No Maybe 

F35B Milton Farm (47) 12 33 10 

F44 Horcott Lake 12 (up to 28) 2 36 1 

F51B + F51C Leafield/ 

Hatherop Road 
80 (up to 343) 40 15 9 

F15 Jones Field 20 (up to 50) 8 31 12 

F38 East of Beaumoor 

Place 
12 2 37 3 

F39C South of London 

Road 
32 5 23 10 

F52 West of Terminus 

Cottage 

17-30 (up to 

65) 
0 27 7 

4.12 In light of the assessment above and community consultation responses, FTC have decided to 

take forward Option 2 (Site 5: Land between Leafield Road and Hatherop Road).  FTC seek to 

allocate Land between Leafield Road and Hatherop Road through the FNP for approximately 

80 homes, as an alternative to the Local Plan allocation F_44 Land to the rear of Faulkner’s 

Close) (12 homes).   

4.13 Responding to evidence gathered, FTC have decided to alter the site boundary of Land 

between Leafield Road and Hatherop Road in part; with development now focussed in the most 

sustainable quadrant.  The site now stays close to the existing boundary and doesn’t obtrude 

into open countryside, with additional land to the north of the site allocated to screening and 

public open space.  The site also it has much less flood risk than F_44 and will provide more 

houses to better align with the objectives of the FNP.  Notably, FNP objectives include:  

• Divert development to areas of lower flood risk 

• Ensure that new residential developments provide the right housing mix for the existing and 

projected future demographic profile in Fairford;  

• Ensure that development is phased to meet local infrastructure constraints; 

• Protect and support updating of existing facilities and development of appropriate new ones 

to cater locally for employment, sport, recreation and social needs; and 

• Bring local infrastructure up to an appropriate level to meet the needs of the expanded 

town. 

4.14 FTC also seek to allocate Site 10 (F39C South of London Road) through the FNP, however for 

employment use rather than housing.  FTC believe the site would be best suited for 

employment given:  

• The site is adjacent to the existing industrial site, which has existing noise issues from the 

timber factory.   

• Access is likely to be provided from the industrial site.   

• Parts of the site have high flood risk but buildings could be sited in areas of lower risk.  

• The site is adjacent to the old railway embankment which is likely to be rich in biodiversity, 

and may act as a habitat corridor, providing connectivity to the open countryside, so 

screening and cover would be required to enhance existing biodiversity assets and deliver 

net gain in biodiversity. 
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Development of Neighbourhood Plan policies  

4.15 To support the implementation of the vision for the FNP, discussed in Section 2.8, the current 

version of the FNP puts forward 18 policies to guide development in the Neighbourhood Area.   

4.16 The policies, which were developed following extensive community consultation and evidence 

gathering, are set out below in Table 4.11. 

Table 4.11 Fairford Neighbourhood Plan policies 

Policy Number Policy Title 

FNP01 The Fairford and Horcott Development Boundaries 

FNP02 Providing a New Burial Ground 

FNP03 Maintaining Viable Community Facilities 

FNP04 Managing Flood Risk 

FNP05 Investing in Utilities and Infrastructure Improvements 

FNP06 Managing Traffic in the Town 

FNP07 Improving Access to Visitor Attractions 

FNP08 Protecting Local Green Spaces 

FNP09 Protecting the Fairford-Horcott Local Gap 

FNP10 River Coln Valued Landscape 

FNP11 Valuing Hedgerows and Trees 

FNP12 Achieving High Standards of Design 

FNP13 Conserving Non-Designated Heritage Assets 

FNP14 A new Low Carbon Community In Fairford 

FNP15 Providing the Right Homes 

FNP16 Growing our Local Economy 

FNP17 Sustaining a Successful Town Centre 

FNP18 New Visitor Accommodation 
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5. Appraisal findings at this current 
stage? 

Introduction  

5.1 The aim of this chapter is to present appraisal findings and recommendations in relation to the 

current version of the FNP.  This chapter presents: 

• An appraisal of the current version of the FNP under the eight SA theme headings; and 

• The overall conclusions at this current stage and recommendations for the next stage of 

plan-making.   

Appraisal method 

5.2 The appraisal is structured under the eight SA themes taken forward for the purposes of the SA 

and that are linked to the SA objectives, see Table 3.2. 

5.3 For each theme ‘significant effects’ of the current version of the plan on the baseline are 

predicted and evaluated.  Account is taken of the criteria presented within Schedule 2 of the 

Regulations.   So, for example, account is taken of the probability, duration, frequency and 

reversibility of effects as far as possible.   These effect ‘characteristics’ are described within the 

assessment as appropriate. 

5.4 Every effort is made to identify/ evaluate effects accurately; however, this is inherently 

challenging given the high-level nature of the plan.  The ability to predict effects accurately is 

also limited by understanding of the baseline and the nature of future planning applications.  

Because of the uncertainties involved, there is a need to exercise caution when identifying and 

evaluating significant effects and ensure all assumptions are explained.  In many instances it is 

not possible to predict significant effects, but it is possible to comment on merits (or otherwise) 

in more general terms.  

Appraisal of the Neighbourhood Plan 

Biodiversity  

5.5 There are no European or nationally designated sites for biodiversity within the Neighbourhood 

Area.  However, there are two nationally designated Sites of Special Scientific Interest (SSSIs) 

adjacent to the Neighbourhood Area; Cotswold Water Park SSSI to the south east, and 

Whelford Meadow SSSI to the south.  Consequently, a large proportion of the Neighbourhood 

Area fall within a SSSI Impact Risk Zone (IRZs) for these SSSIs.17  The IRZ varies depending 

on the proximity to the SSSI, and as such the south/ south eastern extent of the Neighbourhood 

Area is within a SSSI IRZ for ‘all development proposals, i.e. an application for any type or 

scale of development, while areas north of the settlement are within an IRZ for ‘any residential 

development of 50 or more houses outside existing settlements/ urban areas’.   

5.6 In terms of the Neighbourhood Plan site allocation (Policy FNP14 (A New Low Carbon 

Community in Fairford)), part of the site, to the south east, falls within the Cotswold Water Park 

SSSI IRZ for 50 residential units.  Policy FNP14 supports proposals for housing developments 

of “around 80 dwellings”, and as such, development has the potential to impact upon the SSSI, 

for example through recreational disturbance and indirectly through pollution.  The Cotswold 

Local Plan (2018) provides protection to nationally designated sites, in particular Policy EN9 

(Biodiversity and Geodiversity: Designated Sites) states that any development likely to have an 

adverse effect upon a nationally designated site will not be permitted.  Furthermore, Policy EN9 

requires that any permitted development provides appropriate mitigation or compensation.   

                                                                                                           
17 IRZs are a GIS tool/dataset which maps zones around each SSSI according to the particular sensitivities of the features for 
which it is notified. They specify the types of development that have the potential to have adverse impacts at a given location 
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5.7 Policy FNP14 (A New Low Carbon Community in Fairford) supports the development of around 

80 homes subject to a number of criteria.  Two of these criteria will help to reduce the impacts 

of any development at this site on the Cotswolds Water Park SSSI.  Firstly, in terms of water 

pollution, Policy FNP14 requires that development is not commenced until the necessary 

upgrade and improvements to the local utilities infrastructure are completed.  Secondly, in 

terms of recreational disturbance, Policy FNP14 requires that any proposal provides one or 

more areas of publicly accessible open space, including a children’s play area and a 

community garden/ allotments.  It is considered that the protection and policy mitigation 

provided through Cotswold Local Plan Policy EN9 and Neighbourhood Plan Policy FNP14 

should be sufficient to ensure that there are residual neutral effects on nationally designated 

sites as a result of development at Land between Leafield Road and Hatherop Road.  There is 

the potential to strengthen Policy FNP14 by including a reference to the Cotswold Water Park 

SSSI IRZ and requiring early consultation with NE as part of any proposal. 

5.8 The site allocation at Land between Leafield Road and Hatherop Road is not located within 

close proximity to any locally designated biodiversity sites. The site itself includes mature trees 

and hedgerows along field boundaries, which are afforded a level of protection through Policy 

FNP11 (Valuing Hedgerows and Trees).  Policy FNP11 requires that “Development proposals 

that require the removal of trees should make provision for their replacement with trees of 

(wherever possible) native species within the site boundary.” Policy FNP14 subsequently states 

that “the form of development would need to incorporate significant tree planting, particularly 

towards the north and east of the site […] with fields separated by belts of trees and over-grown 

hedgerows.”  This will contribute positively towards ensuring no net loss of biodiversity, with the 

potential for net-gain, supporting the integrity and connectivity of ecological networks in the 

Neighbourhood Area.  

5.9 Policy FNP14 also makes provision for a link road to the east of the town, to be delivered in 

accordance with the emerging Gloucestershire Local Transport Plan Review.  Given the exact 

location of the link road is not currently known, it is noted that there is potential for development 

to lead to negative effects on the local biodiversity resource through habitat loss and 

disturbance.  However, in light of the requirements of the wider FNP policy framework, the 

Local Plan (2018) and NPPF (2019), any residual effects are unlikely to be significant.  

5.10 The delivery of a ‘New Low Carbon Community’ at Land between Leafield Road and Hatherop 

Road will likely deliver net-gain in biodiversity through the delivery of “one or more areas of 

publicly accessible open space” alongside housing development, “including a community 

garden/allotments.”  Green infrastructure within the development delivers a net enhancement of 

biodiversity quality by avoiding, mitigating, and compensating for impacts on existing 

biodiversity, and restoring, creating and enhancing biodiversity, where possible within the 

boundary of the scheme.  Given the requirement that “development satisfies, as a minimum, 

the Building with Nature – Design level”, on-going monitoring and remediation of green 

infrastructure assets is likely to be required, leading to positive effects on the local biodiversity 

resource in the long term.18 

5.11 The delivery of natural spaces and biodiverse allotments will further support ecological 

connectivity throughout the Neighbourhood Area.  A wider commitment to biodiversity net gain 

is seen through Policy FNP12 (Achieving High Standards of Design), which requires 

development proposals to have specific regard to “contributing to the creation of new green 

infrastructure around Fairford.”  This is likely to lead to minor long-term positive effects, 

improving resilience to current and future pressures; as identified through the NPPF (2019), 

and the Governments 25-year Environment Plan (2018). 

5.12 A number of FNP policies seek to more broadly support the overall biodiversity value of the 

Neighbourhood Area, placing focus on the protection and enhancement of local features and 

networks.  In this context Policy FNP09 (Protecting the Fairford-Horcott Local Gap) and Policy 

FNP10 (River Coln Valued Landscape ) provide protection to open landscape within the 

Neighbourhood Area.  Notably, the Local Gap includes fields and paddocks which may hold a 

level of biodiversity value.   It is also considered that Policy FNP08 (Protecting Local Green 

                                                                                                           
18 Building with Nature (2019) Building with Nature User Guide 
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+w
ith+Nature+User+Guide+v1.4_new.pdf 

https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
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Spaces) will deliver positive effects in this regard; preventing development of valued green 

spaces such as the Walnut Tree Field.  

5.13 In summary, once the above recommendation has been adopted, it is considered that the 

Neighbourhood Plan and Local Plan policies provide sufficient protection, as well as mitigation, 

to ensure that there are no residual significant negative effects as a result of proposed 

development. Overall, the Fairford Neighbourhood Plan is predicted to have a residual 

uncertain long-term minor positive effect on biodiversity given the biodiversity net-gain likely 

to be secured through development.   

Climate Change  

5.14 The Neighbourhood Plan proposes Land between Leafield Road and Hatherop Road for a low, 

or zero, carbon residential development.  Policy FNP14 (A New Low Carbon Community in 

Fairford) proposes that the new development should only be delivered using low and zero 

carbon housing in line with Policy FNP15 (Sustainable Homes and Housing Need).  This will 

lead to long-term positive effects in terms of supporting national and local emissions reduction 

targets to achieve carbon neutrality by 2050 and 2045, respectively.19,20  Policy FNP15 provides 

support for “innovative approaches to the construction of low carbon homes which demonstrate 

sustainable use of resources and high energy efficiency levels will be supported.”  Examples 

listed include earth sheltered, rammed earth, or straw bale construction, construction to 

Passivhaus standards, and conversion to EnerPHit standards.  

5.15 Policy FNP15 also seeks to capitalise upon Fairford’s rich historic environment; encouraging 

“the sensitive retrofitting of energy efficiency measures and the appropriate use of micro-

renewables in historic buildings”.  While listed buildings generally represent a greater challenge 

in terms of retrofitting for carbon reduction, it is possible in most cases to avoid causing harm to 

the special architectural character or historic interest of the building.21 Positive effects are 

therefore anticipated in terms of delivering energy efficiency in homes; in line with the NPPF 

(2019), and the Cotswold Local Plan (2018).  Notably, Policy INFO10 (Renewable and Low 

Carbon Energy Development) of the Local Plan seeks positively to encourage renewable and 

low carbon energy development while ensuring any adverse impact is satisfactorily addressed.   

5.16 Adapting to the effects of climate change is a key challenge for the Neighbourhood Plan. 

Situated in a river basin within the Cotswold Water Park, Fairford has historically suffered many 

flooding incidents, from overspill from the River Coln but also groundwater, surface water and 

sewage flooding.  The hydrology of the area is therefore complex, and as such FTC 

commissioned a Hydrology Report to be carried out in 2018 to gain a better understanding of 

the hydro-geology on and around prospective housing development sites.22  In terms of the 80 

dwellings allocated at Land between Leafield Road and Hatherop Road (Policy FNP14), the 

Hydrology Report indicates that parts of the site (southern parts of Land north of Crabtree Park 

and Land off Leafield Road, as well as an area around the ditch between these), are subject to 

high ground water levels and surface water flooding at times.23  

5.17 The FNP highlights that hydrological constraints favour larger sites with space to place housing 

away from flow routes and to provide attenuation ponds.  To this effect, Policy FNP14 (A New 

Low Carbon Community in Fairford) states that development at the site will only be supported 

where “The scheme keeps housing away from areas prone to surface or ground water flooding 

and incorporates measures to contain and attenuate surface water either in low lying areas 

within the site boundary or on other land within the control of the applicant in accordance with 

Policy FNP4”.  This seeks to alleviate the potential for adverse effects, addressing 

                                                                                                           
19 In June 2019 legislation passed to commit the UK to a legally binding target of net zero emissions by 2050 
https://www.gov.uk/government/news/uk-becomes-first-major-economy-to-pass-net-zero-emissions-law 
20 In July 2019 Cotswold District Council resolved to acknowledge that there is a climate emergency and will work towards 
being a carbon neutral organisation by 2045 https://www.climateemergency.uk/blog/cotswold/   
21 Historic England (2015) Planning Responsible Retrofit of Listed Buildings https://historicengland.org.uk/images-
books/publications/planning-responsible-retrofit-of-traditional-buildings/responsible-retrofit-trad-bldgs/  
22 Water Resource Associates (2018) Groundwater Monitoring and Review of Flood Risk at Fairford 
23 Ibid. 

https://www.gov.uk/government/news/uk-becomes-first-major-economy-to-pass-net-zero-emissions-law
https://www.climateemergency.uk/blog/cotswold/
https://historicengland.org.uk/images-books/publications/planning-responsible-retrofit-of-traditional-buildings/responsible-retrofit-trad-bldgs/
https://historicengland.org.uk/images-books/publications/planning-responsible-retrofit-of-traditional-buildings/responsible-retrofit-trad-bldgs/
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recommendations made by the Cotswold District Strategic Flood Risk Assessment (SFRA) 

Update (2016), in addition to the findings of the Hydrology Report (2018).24 

5.18 Policy FNP04 (Managing Flood Risk) builds upon the provisions of the NPPF (2019), and Local 

Plan Policy EN14 (Managing Flood Risk) in terms of addressing the wider flood risk issues in 

the Neighbourhood Area.  Policy FNP04 identifies a number of principles for development 

within the Neighbourhood Area, stating that “Proposals to develop land defined by the 

Environment Agency as lying within either Flood Zone 2 or 3, or in areas of Flood Zone that 

have flooding from sources other than fluvial e.g. groundwater or surface water, will be 

resisted.”  Further to this, “Land in Flood Zone 1 that has high groundwater levels or holds large 

amounts of water in wet seasons will be safeguarded for flood storage purposes.”  This is 

anticipated to positively address flood risk in the area, ensuring that appropriate measures are 

put in place to deal with flooding from all sources, and diverting development to more 

sustainable sites. 

5.19 The FNP takes a green infrastructure approach to development, recognising that that there can 

be opportunities for targeted development to deliver flood risk enhancement benefits.  Policy 

FNP14 (Delivering a New Low Carbon Community in Fairford) requires that that development 

“satisfies, as a minimum, the standards required for the “Building with Nature – Design” level. 

Developments that meet the higher levels (“Good”, “Excellent”) of the standard would be 

strongly supported.”  To be eligible for either level (“Good”, “Excellent”), the user guide states 

that an applicant must demonstrate that they have met all five core standards; multifunctional 

network, environmental context, policy context, environmental impact and climate change, 

management and maintenance.  The standard requires green infrastructure to be designed in 

light of the local context, to ensure features effectively meet local priorities and needs.25  In this 

way, the development’s green infrastructure can contribute to strategic objectives relating to 

ecological constraints and opportunities, priorities relating to natural water management, and 

the social and cultural benefits of green infrastructure, as well as opportunities to enhance 

quality of life.26  

5.20 The wider FNP policy framework will also deliver positive effects supporting the ongoing 

development of high quality multifunctional green infrastructure networks throughout Fairford. 

Policies of specific relevance include Policy FNP08 (Protecting Local Green Spaces), Policy 

FNP09 (Protecting the Fairford - Horcott Local Gap), and Policy FNP11 (Valuing Hedgerows 

and Trees). 

5.21 Sustainable travel is discussed in depth under the Transportation SA theme; however, it is 

noted that Policy FNP12 (Achieving High Standards of Design) requires that proposals have 

specific regard to “improving footpath and cycle links from the town to the countryside and 

within the town”.  Improvements to the local footpath network are also supported through at a 

site-specific scale through FNP14 (Delivering a New Low Carbon Community in Fairford).  

While positive effects are identified in relation to Policy FNP12 and DNP14, it is recommended 

that the FNP could further contribute towards an emissions reduction (and addressing 

congestion in the town), for example, through incentivising and enabling a modal shift away 

from high emission vehicles.  While it is recognised that the most desirable form of modal shift 

is towards active travel (i.e. walking and cycling) rather than alternative models of private 

vehicle, it is nonetheless considered that requiring new development to deliver or contribute to 

electric vehicle charging points would strengthen the FNP.  This would contribute positively 

towards delivering the ‘low carbon community’ proposed through the FNP, and meeting the UK 

and Cotswolds’ net zero commitments.  Furthermore, it is noted that a ban on selling new 

petrol, diesel or hybrid cars in the UK will be brought forward from 2040 to 2035 at the latest, 

under government plans.27  

                                                                                                           
24 Cotswold District Council (2016) Strategic Flood Risk Assessment (SFRA) Update [online] available at: 
http://consult.cotswold.gov.uk/portal/fp/sfra_l2/sfra_l2  
25 CIWEM, 2010 
26 Building with Nature (2019) Building with Nature User Guide 
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+w
ith+Nature+User+Guide+v1.4_new.pdf  
27 Department for Transport and Office for Low Emission Vehicles (2020) Consultation on ending the sale of new petrol, diesel 
and hybrid cars and vans [online] available at: <https://www.gov.uk/government/consultations/consulting-on-ending-the-sale-of-
new-petrol-diesel-and-hybrid-cars-and-vans> last accessed [23/03/20] 

http://consult.cotswold.gov.uk/portal/fp/sfra_l2/sfra_l2
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
https://www.gov.uk/government/consultations/consulting-on-ending-the-sale-of-new-petrol-diesel-and-hybrid-cars-and-vans
https://www.gov.uk/government/consultations/consulting-on-ending-the-sale-of-new-petrol-diesel-and-hybrid-cars-and-vans
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5.22 Overall, assuming the above recommendation is reflected through the FNP policy framework, it 

is considered that the delivery of a new low carbon community in Fairford will lead to positive 

effects on climate change.  Policy FNP14 includes numerous requirements for new 

development which support national and local mitigation and adaptation objectives, 

implementing the climate emergency declared by CDC.  Notably this includes requiring low or 

zero carbon residential development, meeting the standards required for the “Building with 

Nature – Design” level, and providing new publicly accessible green space.  While it is 

recognised that Land between Leafield Road and Hatherop Road is partially at high risk of 

ground water flooding, it is considered that there is sufficient space within the site for 

development to avoid those areas at highest risk from groundwater flooding.  Furthermore, it is 

important to note that groundwater flooding is a key issue throughout the Neighbourhood Area, 

with very few locations not at risk.  As such it the requirements of Policy FNP14 (A New Low 

Carbon Community in Fairford and Policy FNP04 (Managing Flood Risk) are considered to 

sufficiently mitigate against adverse effects.  This is in accordance with paragraph 155 of the 

NPPF (2019), which states that “Inappropriate development in areas at risk of flooding should 

be avoided by directing development away from areas at highest risk (whether existing or 

future).”  

5.23 Taking the above into account, it is predicted that the FNP will have a minor positive effect on 

climate change.   

Landscape and Historic Environment 

5.24 The Neighbourhood Area has a valued landscape and a rich historic environment.  The town is 

characterised by the countryside and parkland interwoven into the built area, situated in in the 

setting of the Special Landscape Area (SLA), and the Coln Valley river basin.  The FNP 

therefore requires that consideration is given to the landscape when locating development 

within the town; notably Policy FNP01 (The Fairford and Horcott Development Boundaries) 

seeks to ensure the delivery of “appropriate development within the built-up area and in the 

countryside”.  Policy FNP01 will have the effect of focussing future housing and economic 

development on the existing urban area, where there will continue to be opportunities for 

appropriate infill and redevelopment over the plan period.  This will provide protection to the 

sensitive landscape character areas surrounding the settlement, while also protecting the 

identity of the town itself.   

5.25 The characteristic landscape features of the town are further protected through Policies FNP09 

(Protecting the Fairford-Horcott Local Gap) and FNP10 (River Coln Valued Landscape).  

Policies FNP09 and FNP10 seek to manage development proposals that may risk undermining 

the special character of the landscape.  In this context, Policy FNP09 seeks to prevent the 

visual coalescence of Fairford and Horcott, requiring that “development proposals within the 

Local Gap will only be supported if they do not harm, individually or cumulatively, its open 

character.”  Similarly, through Policy FNP10, proposals on land between the River Coln and 

Fieldway land will only be supported if the “essential open character and the setting of the 

Fairford Conservation Area from the south east is maintained”. This will preserve the wider 

countryside setting, limiting housing development in undesirable locations.  Positive effects may 

also be delivered in terms of planning for green infrastructure.  

5.26 The site allocation proposed through Policy FNP14 (A New Low Carbon Community in Fairford) 

seeks to deliver around 80 new homes to the north of the settlement.  Given its size, there is 

the potential for development at this location to adversely impact upon the SLA northwest of the 

site, and to impact upon the setting and character of the town; including views from the PRoW.  

Policy FNP14 therefore sets out criteria to ensure adverse effects in relation to landscape are 

mitigated against where possible.  Notably, Policy FNP14 requires that “The layout and 

landscape scheme incorporate appropriate measures, including tree planting, to mitigate the 

visual effects of the development on the countryside to the west, north and east of the site, with 

provision for this to be maintained in perpetuity.”  This will contribute positively towards reducing 

potential adverse effects on the characteristics of the SLA, local townscape, and setting. 

5.27 Further to the site-specific requirements of FNP14 (A New Low Carbon Community in Fairford), 

Policy FNP12 (Achieving High Standards of Design) states that “Proposals for new 

development, including extensions to existing buildings, should be of the highest design 
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standards, in accordance with the relevant policies of the Cotswold Local Plan and the 

Cotswold Design Code”.  The Cotswold Design Code (2018) seeks to ensure the highest 

standards of new development, respecting the Cotswolds as “an outstandingly beautiful area, 

rich in built and natural heritage.”28  Further to this, Policy FNP12  provides specific protection 

to the SLA, stating that “proposals for development should have specific regard to enhancing 

key views, particularly to the […] Special Landscape Area to the surrounding countryside.”  

Policy FNP12 reinforces the higher-level policies of the Local Plan (2018) (Policy EN2 (Design 

of the Built and Natural Environment) and Policy EN6 (Special Landscape Areas)), providing an 

additional level of protection for the area’s sensitive landscape. 

5.28 In terms of the local historic environment, there is a variety of historical features within the 

Neighbourhood Area, including Grade I, II* and II Listed Buildings, two Scheduled Monuments, 

Fairford Conservation Area, and numerous non-designated heritage assets (see Appendix A).  

Policy FNP13 (Conserving Non-Designated Heritage Assets) seeks to protect and enhance 

significant non-designated heritage assets in the town, while Policy FNP12 (Achieving High 

Standards of Design) sets out the requirement for development to have specific regard for “key 

views […] particularly to the [Grade I Listed] Church of St Mary, across Upper and Lower 

Green, and from within the Fairford Conservation Area”.  This recognises the contribution local 

heritage assets make to the character of the town and the wider environment; and seek to 

ensure their protection and enhancement through development proposals where possible.  

Supporting the protection and enhancement of the intrinsic qualities and setting of heritage 

assets is of particular importance for the Neighbourhood Area given the absence of a 

Conservation Area Character Appraisal/ Management Plan.  This will also reinforce higher level 

policies of the NPPF (2019) and Local Plan (2018) (notably Policy EN1 (Designated Heritage 

Assets - Conservation Areas)).  

5.29 As discussed above, the policies of the FNP perform positively in terms of protecting and 

enhancing the special qualities of the public realm, supporting local distinctiveness and 

protecting townscape character.  In this context, Policy FNP08 (Protecting Local Green Spaces) 

seeks to preserve the distinct character of the town, protecting open spaces which contribute to 

the character and appearance of Fairford Conservation Area.  Notably, The Walnut Tree Field is 

located within the Conservation Area and has been identified through community consultation 

(questionnaire responses) as “the most highly valued community green space”.  The 

designation of the Field as Local Green Space will therefore provide an additional level of 

protection and enhancement for the Conservation Area.  

5.30 Looking specifically at the housing site allocation (Policy FNP14 (A New Low Carbon 

Community in Fairford)), it is noted that the site is adjacent to Fairford Conservation Area to the 

south-west. The site is screened almost entirely from the Conservation Area by dense belts of 

trees, which will likely reduce the potential for adverse effects. To further ensure adverse effects 

are avoided, Policy FNP14 requires that “The design and landscaping have regard for the 

setting of the Fairford Conservation Area”, and “The layout and landscape scheme incorporate 

appropriate measures, including tree planting, to mitigate the visual effects of the 

development”.  The layout and landscape scheme also “includes provision of a link road to the 

A417”. While the exact location of the road is not currently known, it is considered that criteria 

set out within Policy FNP14 will ensure any residual adverse effects on the landscape and 

historic environment are not significant. It is noted that a Conservation Area Management Plan/ 

Appraisal does not currently exist for Fairford Conservation Area.  

5.31 Policy FNP15 (Sustainable Homes and Housing Need) supports “the sensitive retrofitting of 

energy efficiency measures and the appropriate use of micro-renewables in historic buildings”. 

Historic England acknowledges the importance of making reasonable alterations to the existing 

building stock to mitigate climate change and states that often the energy efficiency of the 

historic buildings can be increased in ways sympathetic to their historic character.29  Policy 

FNP15 further highlights the importance of “safeguarding the special characteristics of these 

heritage assets for the future.”  

                                                                                                           
28 Cotswold District Council (2018) Cotswold Design Code [online] available at: https://www.cotswold.gov.uk/cotswold-design-
guidance/cotswold-design-code/  
29 Historic England (2020) Climate Change https://historicengland.org.uk/whats-new/statements/climate-change/ 

https://www.cotswold.gov.uk/cotswold-design-guidance/cotswold-design-code/
https://www.cotswold.gov.uk/cotswold-design-guidance/cotswold-design-code/
https://historicengland.org.uk/whats-new/statements/climate-change/
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5.32 Overall, in light of the criteria set out in Policy FNP12 (Achieving High Standards of Design), 

FNP14 (A New Low Carbon Community in Fairford), and the higher level policy provisions 

(Cotswold Local Plan (2018) and NPPF (2019)), in addition to the requirements set out in the 

Cotswold Design Codes (2018); it is considered that development proposed through the 

Neighbourhood Plan will not significantly impact upon the landscape and the historic 

environment.  Further to this, it is considered that the FNP policies provide a robust basis for 

the conservation and enhancement of landscape and townscape character through the 

protection of the Fairford-Horcott Gap and identification of settlement boundaries.  Residual 

neutral effects are predicted overall against this SA theme. 

Land, Soil and Water Resources 

5.33 The FNP highlights that growth of facilities has not kept pace with the increase in population 

and there is now an infrastructure deficit within the town.  Sewage and waste water disposal in 

particular is a key issue for the Neighbourhood Area.  Policy FNP05 (Investing in Utilities 

Infrastructure Improvements) seeks to address this, stating that “Houses must not be occupied 

until it can be demonstrated that the sewage system has adequate capacity to accommodate 

the additional flow generated by the development.” The utilities works are not currently 

committed but Thames Water has confirmed that provision will be made for them in its business 

plan.  This will contribute positively towards ensuring that there is capacity for infrastructure to 

accommodate growth, and that the issue is not exacerbated by future development in the 

Neighbourhood Area.  The FNP also notes that Thames Water have worked with FTC to 

resolve several drainage issues and set out plans for further intervention in their “Fairford 

Drainage Strategy v3”.  The delivery of the Strategy will likely lead to long term positive effects 

in this regard.   

5.34 In terms of the local soil resource, it is recognised that the site allocation at Land between 

Leafield Road and Hatherop Road (Policy FNP14 (A New Low Carbon Community in Fairford) 

is located on Grade 4 agricultural land, and therefore avoids development of best and most 

versatile agricultural land.  While this will protect the area’s highest quality land, development 

will nonetheless lead to the loss of greenfield and poorer quality agricultural land.  Minor 

negative effects are therefore anticipated in relation to the land, soil and water resources SA 

theme.  

5.35 The Neighbourhood Plan’s focus on protecting and supporting habitats and species and 

facilitating enhancements to Green Infrastructure will support the quality of land and water 

resources.  This will promote the ability of natural processes to support soil and water quality.  

Key policies in this regard include Policies FNP08 - FNP11, and the site allocation at Land 

between Leafield Road and Hatherop Road (Policy FNP14 (A New Low Carbon Community in 

Fairford).  

5.36 Overall, as a result of the permanent loss of greenfield land and poorer quality agricultural land, 

it is considered that the Fairford Neighbourhood Plan has the potential to lead to long term 

minor negative effects in relation to the Land, Soil and Water Resources SA Theme.  

Population and Community  

5.37 Policy FNP14 (A New Low Carbon Community in Fairford) seeks to deliver around 80 dwellings 

to the north of the Neighbourhood Area.  This will contribute positively towards meeting local 

housing needs, with the potential for significant long-term positive effects on this SA theme. 

5.38 It is highlighted through the FNP that the population of Fairford will have increased by around 

1/3 since 2012 which has created a strain on all aspects of local infrastructure including schools 

and health services, which will need addressing by increasing school places, developing the 

right housing mix and protecting community facilities.  In terms of the mix of housing to be 

delivered, Policy FNP15 (Sustainable Homes and Housing Need) requires that “Proposals for 

housing development should provide a mix of housing types that have an emphasis on two and 

three-bedroom houses.”  This will contribute positively towards ensuring local housing supply 

maintains a wide variety of stock in the town, addressing local issues such as the considerable 

number of younger people living in Fairford who are unable to buy a house. 
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5.39 In terms of local infrastructure, public consultation carried out in 2016 highlighted that the “town 

has grown too quickly and infrastructure has not kept up causing pressure on public services 

e.g. schools and GP surgery.”  Policy FNP03 (Maintaining Viable Community Facilities) seeks 

to address this through setting out a list of nine key community facilities in the town, and stating 

that “Proposals that will result in either the loss of, or significant harm to a facility will not be 

supported unless it can be clearly demonstrated that the operation of the facility, or the ongoing 

delivery of the community value of the facility, is no longer financially viable.”  This will 

contribute positively towards maintaining and enhancing the vitality of the town, restricting 

further loss of local facilities.    

5.40 Policy FNP03 is anticipated to lead to further positive effects against the Population and 

Community SA Theme through stating that “Proposals to improve the viability of a community 

facility, by way of the extension or partial redevelopment of existing buildings, will be 

supported”.  In this context, it is recognised that the protection of existing, and support for new/ 

improved community infrastructure is a key focus of the FNP.  

5.41 Policy FNP14 (A New Low Carbon Community in Fairford) seeks to, alongside housing 

development, deliver “one or more areas of publicly accessible open space, including a 

children’s play area and a community garden/allotments”.  Policy FNP14 also includes 

provision for “a link road to the A417 to reduce congestion in the town centre, and ensures that 

land or routes that may be required for such transport use during the Plan period are protected 

from any development that may compromise the use of that land for transport purposes in 

future”. Policy FNP14 is therefore likely to lead to long term positive effects for this SA theme by 

improving access to key services and facilities in the Neighbourhood Area, and increasing open 

space/ green infrastructure provision to improve the public realm.  

5.42 The FNP further seeks to deliver community benefits through Policy FNP02 (Providing a New 

Burial Ground).  Policy FNP02 supports proposals for a new burial ground in the town, 

recognising that this has been a local community request for some time now; as identified by 

the Fairford Community Plan and the Local Plan (2018).  The delivery of a new burial ground 

will further improve the local facilities offer of the town, and increase levels of neighbourhood 

satisfaction.  

5.43 Positive effects for the community are also anticipated through the designation of Fairford-

Horcott Local Gap.  Policy FNP09 (Protecting the Fairford-Horcott Local Gap), will reduce the 

potential for coalescence between Fairford and Horcott and conserve the countryside 

surrounding the town, providing long-term protection of Fairford’s identity, and positive effects 

for the health of the local community.   

5.44 Overall, it is considered that the FNP is likely to deliver significant positive effects in terms of 

delivering housing to meet local needs; and that the type of housing being developed is likely to 

support the various needs of the local community.  Further to this the FNP seeks to improve 

accessibility in and around the town centre; delivering local green space to support community 

cohesion. Significant long-term positive effects are therefore predicted in relation to this SA 

theme.  

Health and Wellbeing  

5.45 As discussed above, there is a strong focus within the FNP on the protection, enhancement, 

and provision of accessible open/ green space.  In this context, Policy FNP12 (Achieving High 

Standards of Design) requires that development proposals should have specific regard to 

“contributing to the creation of new green infrastructure around Fairford.”  Ensuring all users 

(residents/ visitors) are within walking distance of an appropriate range of accessible green 

spaces will lead to significant long-term positive effects on health and wellbeing. 

5.46 Site specific green/ community infrastructure is proposed predominately through Policy FNP14 

(A New Low Carbon Community in Fairford).  Policy FNP14 requires that “the scheme provides 

one or more areas of publicly accessible open space, including a children’s play area (LEAP) 

and a community garden or allotments”.  Green infrastructure is further embedded in Policy 

FNP15 through the requirement for development to “satisfy, as a minimum, the standards 
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required for the “Building with Nature – Design” level”.  Notably, six ‘wellbeing’ standards are 

set out to secure health and wellbeing outcomes through green infrastructure delivery:30 

• Accessible: Ensure that all people can use, enjoy and positively contribute to green 

infrastructure.  

• Inclusive: Ensure that green infrastructure is designed to recognise the needs and strengths 

of local people, and how these may change over time.   

• Seasonal enjoyment: Ensure that green infrastructure features can be used and enjoyed at 

all times of year.  

• Reducing health inequalities: Ensure that green infrastructure features are designed and 

located to reduce and/or prevent health inequalities in existing and new communities.  

• Socially sustainable: Ensure that green infrastructure creates a sense of social cohesion 

and inclusion, thereby improving community wellbeing and increasing the likelihood of 

social sustainability.  

• Distinctive: Ensure that green infrastructure contributes to place distinctiveness, with the 

aim of creating a place where people feel a sense of belonging and pride in their 

neighbourhood.  

5.47 The delivery of FNP14 (A new Low Carbon Community in Fairford) will therefore lead to 

significant long-term positive effects for health and wellbeing in terms of providing for healthy 

lifestyles and promoting community engagement.  This supports higher level policies of the 

NPPF (2019) and the Local Plan (2018), notably Policy INF2 (Social and Community 

Infrastructure). 

5.48 Consideration is also given in this respect to the wider FNP policy framework. Notably Policy 

FNP08 (Protecting Local Green Spaces) will further protect and enhance the green 

infrastructure offer, stating that “New development will not be permitted on land designated as 

Local Green Space except in very special circumstances.”  Policy FNP08 designates three new 

Local Green Spaces and will further ensure that the community continues to have access to a 

wide range of open space, including natural green space; for recreation and relaxation.   

5.49 Healthy lifestyles are further promoted through the delivery of new housing of differing types 

and tenures (Policy FNP14 and Policy FNP15) to meet local needs and protect health through 

access to decent and affordable homes.   

5.50 Positive effects on health and wellbeing are also anticipated through the FNP policies which 

support the uptake of sustainable and active travel.  In this context, Policy FNP12 (Achieving 

High Standards of Design) requires that proposals have specific regard to “improving footpath 

and cycle links from the town to the countryside and within the town”.  Improvements to the 

local footpath network are further supported at a site-specific scale through Policy FNP14 (A 

New Low Carbon Community in Fairford).  This may increase journeys in and around the town 

by healthier, more environmentally-friendly modes; providing numerous physical and mental 

health benefits. 

5.51 Overall, significant long-term positive effects are predicted for the health and wellbeing SA 

theme. This is primarily through the protection and enhancement of the town’s high-quality 

environment, local facilities, and public ream.  Notably Policy FNP14 (A New Low Carbon 

Community in Fairford) prioritises the delivery of green infrastructure; recognising that it is 

valued for its multifunctionality and connectedness; delivering improved community cohesion, 

and providing leisure and recreation opportunities. 

Economy and Employment 

5.52 The FNP recognises that while Fairford has increased in size, it must offer better employment 

opportunities, as well as enhancing the attractiveness of the town centre shops and services to 

encourage use by current residents and visitors and remain sustainable.  Policy FNP16 

                                                                                                           
30 Building with Nature (2019) Building with Nature User Guide 
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+w
ith+Nature+User+Guide+v1.4_new.pdf 

https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
https://static1.squarespace.com/static/5c45e569c3c16a9eac56d244/t/5df1fad773bd391193145473/1576139482317/Building+with+Nature+User+Guide+v1.4_new.pdf
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(Growing our Local Economy) allocates land off the A417 adjacent to the industrial estate for 

business uses, which will provide local employment opportunities and support self-containment.  

Positive effects on the local economy are also anticipated through Policy FNP17 (Sustaining a 

Successful Town Centre) which seeks to positively manage retail and non-retail space and 

development in the town centre.  The strategy set out in FNP17 seeks to improve the long-term 

self-sufficiency of Fairford particularly in relation to the provision of services.  

5.53 Conversion of many former shops to residential use over the years has greatly reduced the 

number of premises available for retail use in the town centre, and most of those that remain 

are of small size, limiting the range of products that they can hold.  Policy FNP17 therefore 

seeks to ensure this conversion trend does not continue, stating that “proposals for the 

conversion of A1 retail or B1 business premises in the town centre to residential use will not be 

supported.”  Protecting and enhancing the retail and employment offer of the town centre will 

contribute positively towards enabling Fairford to perform its role as District Centre effectively.  

5.54 Enabling the town to be more self-sufficient in provision of services will also likely reduce 

competition from other centres.  Policy FNP17 highlights the importance of improvements to the 

Market Place “to create a more attractive environment for shoppers and visitors”, which will 

further promote Fairford as a high-quality centre, encouraging both business and tourism 

investment.  

5.55 The growth of the tourism economy is further supported through Policy FNP07 (Improving 

Access to Visitor Attractions) and Policy FNP18 (New Visitor Accommodation).  While it is 

recognised that there is currently limited provision of publicly advertised visitor accommodation 

in Fairford, Policy FNP18 encourages proposals to create new visitor accommodation in and 

around the town.  In line with Policy FNP18 “Proposals for the development of new visitor 

accommodation or for a change of use to such accommodation will be supported, provided they 

are located either within the defined Fairford Development Boundary or comprise the 

appropriate and sustainable reuse of a redundant agricultural building in the countryside.”  It is 

considered that improvements in the local tourism offer will contribute positively towards the 

growth of the local economy through increasing visitor footfall, providing a level of employment, 

and supporting self-containment.  

5.56 Overall, the FNP is predicted to lead to significant long-term positive effects in relation to the 

Economy and Enterprise SA theme.  The FNP supports the vitality and viability of the 

Neighbourhood Area through providing new jobs, protecting and enhancing town centre uses, 

and facilitating the growth of the existing tourism offer.  This will contribute positively towards 

improving the long-term self-sufficiency of Fairford. 

Transportation  

5.57 High car reliance is likely to continue as a key issue for the Neighbourhood Area, given its rural 

nature and lack of sustainable transport connections to larger settlements in terms of bus and 

rail.  Policy FNP14 (A New Low Carbon Community in Fairford) allocates around 80 homes to 

the north of the settlement, which would likely exacerbate existing issues on the road network 

(notably the A417).  To mitigate against adverse effects, Policy FNP14 requires that “The 

scheme includes provision for a link road to the A417.”  This will provide access to the schools 

and Air base from the east of the town, which would relieve congestion in the historic town 

centre, in accordance with Gloucestershire Local Transport Plan (currently under review). 

Given the number of constrained and hazardous junctions currently seen to the east of the 

town, it is considered that the link road would contribute positively towards easing highway 

capacity issues and better facilitating integration with the town centre.  It is therefore expected 

that the delivery of housing at land between Leafield Road and Hatherop Road will lead to 

positive effects on the existing road network. 

5.58 Local transport issues are further addressed through Policies FNP12 (Achieving High 

Standards of Design) and FNP06 (Managing Traffic in the Town).  In this context, Policy FNP12 

requires that proposals have specific regard to “improving footpath and cycle links from the 

town to the countryside and within the town”.  Improved access to the local footpath network is 

further supported at a site specific scale; key reasons for allocating Land between Leafield 

Road and Hatherop Road (Policy FNP14) is its “ability to include provision of significant public 
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open space, links to other footpaths and a drop-off/pick-up facility away from the schools but 

within easy walking distance”, and “as part of the development, [a] pedestrian/cycle access 

route[s] would be opened up”. In addition to reducing congestion levels, Policy FNP14 will likely 

limit the need for on-street parking; improving road safety which in turn may encourage modal 

shift.   

5.59 Additionally it is considered that an improved public realm (through the commitment for 

development to meet “the standards required for the “Building with Nature – Design” level”) will 

enhance walking and cycling throughout the Neighbourhood Area, encouraging residents and 

visitors to utilise active travel links between accessible green infrastructure features.31 

5.60 Policy FNP01 (The Fairford and Horcott Development Boundaries) supports new dwellings 

within the defined settlement boundaries of Fairford and Horcott, restricting development in the 

open countryside with poor accessibility to the town’s local amenities.  Policy FNP01 will 

therefore lead to a minor positive effect in relation to this SA theme by supporting development 

in areas with good accessibility to local services/ facilities and discouraging the use of the 

private vehicle.  However, as set out under the ‘Climate Change’ SA theme, it is recommended 

that the FNP could seek to incentivise a shift away from petrol/ diesel vehicles, in order to 

further support sustainable travel in the FNP area in line with national and local climate change 

commitments. 

5.61 Overall, it is considered likely that high car reliance will continue throughout the Neighbourhood 

Plan during the Neighbourhood Plan period.  However, it is recognised that Policy FNP14 (A 

New Low Carbon Community in Fairford) seeks to deliver significant improvements in this 

respect, considering the existing capacity issues of the local transport network and the benefits 

provided by the enhanced road capacity stimulated by new development.  This link road is 

anticipated to provide appropriate transport capacity for the new homes at Land between 

Leafield Road and Hatherop Road, provide connectivity for the allocated site to the services 

and facilities in the town and also provide relief to the existing road network within the eastern 

side of the town.  The significance of effects will however be dependent on the phasing of 

development and associated infrastructure delivery.  Residual uncertain significant positive 

effects are therefore predicted.   

5.62 Additionally, establishing a suite of design principles and defining settlement boundaries is 

considered likely to lead to long term improvements in accessibility for the majority of residents.   

Conclusions at this stage  

5.63 Table 5.1 overleaf provides a summary of the Fairford Neighbourhood Plan appraisal.  

  

                                                                                                           
31 Natural England (2010); BRE (2012) 
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Table 5.1 Summary of FNP appraisal 

Summary by SA Theme 

Biodiversity 

• Policy FNP11 (Valuing Hedgerows and Trees) will likely lead to significant positive effects on biodiversity.  

• The site allocation policy FNP14 (A New Low Carbon Community at Fairford) will likely lead to minor 
positive effects, however there is a level of uncertainty at this stage.  

• Policy FNP12 (Achieving High Standards of Design), Policy FNP09 (Protecting the Fairford-Horcott Local 
Gap) and Policy FNP10 (River Coln Valued Landscape) are predicted to lead to minor positive effects.  

• All other policies are not predicted to impact upon biodiversity.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have a residual uncertain long-term minor positive 
effect on the Biodiversity SA theme. 

Climate Change 

• Policy FNP04 (Managing Flood Risk), Policy FNP14 (A New Low Carbon Community in Fairford) and 
Policy FNP15 (Providing the Right Homes) will lead to significant effects on climate change.  

• Policy FNP08 (Protecting Local Green Spaces), Policy FNP09 (Protecting the Fairford - Horcott Local 
Gap), Policy FNP12 (Achieving High Standards of Design), and Policy FNP11 (Valuing Hedgerows and 
Trees) are predicted to lead to minor positive effects.  

• All other policies are not predicted to impact upon climate change.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual minor positive effects on the Climate 
Change SA theme. 

Landscape and Historic Environment 

• Policies FNP09 (Protecting the Fairford-Horcott Local Gap), FNP10 (River Coln Valued Landscape), and 
Policy FNP13 (Conserving Non-Designated Heritage Assets) will lead to significant positive effects on 
landscape and the historic environment.  

• Policy FNP12 (Achieving High Standards of Design) and Policy FNP08 (Protecting Local Green Spaces)  
will lead to minor positive effects.  

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford) will lead to residual neutral 
effects on landscape and the historic environment.  

• All other policies are not predicted to impact upon the landscape and historic environment.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual neutral effects on the Landscape and 
Historic Environment SA theme. 

Land, Soil and Water Resources 

• Policy FNP05 (Investing in Utilities and Infrastructure Improvements) will lead to significant positive effects 
on land, soil and water resources. 

• Policies FNP08 (Protecting Local Green Spaces), FNP09 (Protecting the Fairford-Horcott Local Gap), 
FNP10 (River Coln Valued Landscape) and FNP11 (Valuing Hedgerows and Trees) will lead to minor 
positive effects.  

• The site allocation Policy FNP14 (A New Low Carbon Community in Fairford) will lead to minor negative 
effects on land, soil and water resources.  

• All other policies are not predicted to impact upon land, soil and water.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual minor negative effects on the Land, 
Soil and Water SA theme. 

Population and Community 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP15 
(Providing the Right Homes) and Policy FNP03 (Maintaining Viable Community Facilities), will lead to 
significant positive effects on the population and community.  

• Policy FNP02 (Providing a New Burial Ground), Policy FNP09 (Protecting the Fairford-Horcott Local Gap), 
and Policy FNP12 (Achieving High Standards of Design) will lead to minor positive effects. 

• All other policies are not predicted to lead to significant effects, however there is the potential for indirect 
minor positive effects on population and community  

•  
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Summary by SA Theme 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Population and Community SA theme. 

Health and Wellbeing 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP16 
(Providing the Right of Homes), Policy FNP03 (Maintaining Viable Community Facilities), and Policy 
FNP08 (Protecting Local Green Spaces), will lead to significant positive effects on health and wellbeing. 

• Policy FNP12 (Achieving High Standards of Design) and Policy FNP15 (Providing the Right Homes) will 
lead to minor positive effects. 

• All other policies are not predicted to lead to significant effects, however there is the potential for indirect 
minor positive effects on health and wellbeing.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Health and Wellbeing SA theme. 

Economy and Employment 

• Policy FNP17 (Growing our Local Economy), Policy FNP18 (Sustaining a Successful Town Centre) and 
Policy FNP18 (New Visitor Accommodation) will lead to significant positive effects on economy and 
employment.  

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford), in addition to Policy FNP07 
(Improving Access to Visitor Attractions), will lead to minor positive effects.  

• All other policies are not predicted to impact upon economy and employment.  

 

Overall, the Fairford Neighbourhood Plan is predicted to have residual significant positive effects on the 
Economy and Employment SA theme. 

Transportation 

• The site allocation policy FNP14 (A New Low Carbon Community in Fairford) will lead to significant positive 
effects on transportation. 

• Policy FNP12 (Achieving High Standards of Design), Policy FNP06 (Managing Traffic in the Town) and 
Policy FNP01 (The Fairford and Horcott Development Boundaries) will lead to minor positive effects. 

• All other policies are not predicted to impact upon transportation.  

 

Overall the Fairford Neighbourhood Plan is predicted to have residual uncertain significant positive effects 
on the Transportation SA theme. 

 

5.64 The assessment has concluded that the current version of the Fairford Neighbourhood Plan is 

likely to lead to significant long-term positive effects in relation to the Population and 

Community, Health and Wellbeing, and Economy and Enterprise SA themes.  These benefits 

largely relate to the delivery of new housing to meet local needs; the delivery of employment 

and support for tourism growth to develop the local economy; the protection of the public realm 

and of settlement identities; and the provision of new and protection of existing green/ open 

spaces.  This is also expected to lead to minor positive effects in terms of the ‘biodiversity’ 

SEA theme, improving connectivity and supporting net-gain in new development; however, 

there remains some uncertainty relating to potential effects on nationally designated sites and 

the biodiversity value of Horcott Lakes.  It is however recognised that biodiversity net gain is 

likely to be secured through development, leading to positive effects in this regard.  

5.65 Minor positive effects are also predicted in relation to the Climate Change SA theme given 

the delivery of a New Low Carbon Community in Fairford. Policy FNP14 includes numerous 

requirements for new development which support national and local mitigation and adaptation 

objectives, implementing the climate emergency declared by CDC.  While it is recognised that 

land between Leafield Road and Hatherop Road is partially at high risk of ground water 

flooding, it is considered that there is sufficient space within the Leafield Road site for 

development to avoid those areas at highest risk from groundwater flooding; with neutral effects 

anticipated in this regard once mitigation has been adopted.  
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5.66 Uncertain significant positive effects are predicted in relation to the Transportation SA 

theme, and will depend on the phasing of development and associated infrastructure delivery at 

land between Leafield Road and Hatherop Road.  

5.67 Neutral effects are anticipated in relation to the Landscape and Historic Environment SA 

theme given the criteria set out in the FNP policies and the higher-level policy framework of the 

Local Plan (2018) and NPPF (2019).  

5.68 Minor long term negative effects are predicted in relation to the Land, Soil and Water SA 

theme due to the loss of greenfield land at land between Leafield Road and Hatherop Road; 

however, given this is not best and most versatile agricultural land, effects are not anticipated to 

be significant.  

Recommendations at this stage 

5.69 To improve the sustainability performance of the Fairford Neighbourhood Plan the following 

recommendations have been made: 

• Part of ‘land between Leafield Road and Hatherop Road’ site allocation falls within a SSSI 

IRZ for Cotswold Water Park SSSI.  It is considered that there is the potential to strengthen 

Policy FNP14 by including a reference to the Cotswold Water Park SSSI IRZ and requiring 

early consultation with NE as part of any proposal.  

• To strengthen the FNP’s climate change focus, the FNP could seek to incentivise a shift 

away from petrol/diesel vehicles, including ensuring development proposals, where 

possible, realise opportunities for integrated vehicle electric charging points and associated 

infrastructure.  
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6. What are the next steps?  
6.1 Subsequent to the current consultation on the FNP, the plan will be updated by FTC to reflect 

comments received.  This SA Report has been updated to reflect the changes made to the 

plan. 

6.2 The FNP and SA Report will then be submitted to CDC for their consideration.  CDC will 

consider whether the plan is suitable to go forward to Independent Examination in terms of the 

FNP meeting legal requirements and its compatibility with the Local Plan.  

6.3 If the subsequent Independent Examination is favourable, the FNP will be subject to a 

referendum, organised by CDC.  If more than 50% of those who vote agree with the FNP, then 

the Neighbourhood Plan will be ‘made’.  Once made, the FNP will become part of the 

Development Plan for Fairford.  
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Appendix A Context review and 
baseline 

Biodiversity  

Context Review  

At the European level, the EU Biodiversity Strategy was adopted in May 2011 in order to deliver an 

established new Europe-wide target to ‘halt the loss of biodiversity and the degradation of ecosystem 

services in the EU by 2020’.32 

Key messages from the National Planning Policy Framework (NPPF) include:  

• Contribute to the Government’s commitment to halt the overall decline in biodiversity by 

minimising impacts and achieving net gains in biodiversity wherever possible. 

• Promote the ‘preservation, restoration and re-creation of priority habitats, ecological networks’ 

and the ‘protection and recovery of priority species’.  Plan for biodiversity at a landscape-scale 

across local authority boundaries. 

• Set criteria-based policies for the protection of internationally, nationally and locally designated 

sites, giving weight to their importance not just individually but as a part of a wider ecological 

network. 

• Take account of the effects of climate change in the long term.  Adopt proactive strategies to 

adaptation and manage risks through adaptation measures including green infrastructure (i.e.  ‘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’).   

• Plan positively for ‘green infrastructure’ as part of planning for ‘ecological networks’.   

• High quality open spaces should be protected or their loss mitigated, unless a lack of need is 

established. 

The Natural Environment White Paper (NEWP) sets out the importance of a healthy, functioning 

natural environment to sustained economic growth, prospering communities and personal well-being.  

It was in part a response to the UK’s failure to halt and reverse the decline in biodiversity by 2010 and 

it signalled a move away from the traditional approach of protecting biodiversity in nature reserves to 

adopting a landscape approach to protecting and enhancing biodiversity.  The NEWP also aims to 

create a green economy in which economic growth and the health of our natural resources sustain 

each other and markets, business and Government better reflect the value of nature.  It includes 

commitments to: 33 

• Halt biodiversity loss, support functioning ecosystems and establish coherent ecological 

networks by 2020; 

• Establish a new voluntary approach to biodiversity offsetting to be tested in pilot areas; 

• Enable partnerships of local authorities, local communities and landowners, the private sector 

and conservation organisations to establish new Nature Improvement Areas; and 

• Address barriers to using green infrastructure to promote sustainable growth. 

Reflecting the commitments within the Natural Environment White Paper and the EU Biodiversity 

Strategy, ‘Biodiversity 2020: A strategy for England’s wildlife and ecosystem services’ aims to ‘halt 

                                                                                                           
32 European Commission (2011) Our life insurance, our natural capital: an EU biodiversity strategy to 2020 [online] available at: 
<http://ec.europa.eu/environment/nature/biodiversity/comm2006/pdf/EP_resolution_april2012.pdf>  
 
33 Defra (2012): ‘The Natural Choice: securing the value of nature (Natural Environment White Paper)’, [online] available at: 
<http://www.official-documents.gov.uk/document/cm80/8082/8082.pdf>  

http://ec.europa.eu/environment/nature/biodiversity/comm2006/pdf/EP_resolution_april2012.pdf
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overall biodiversity loss, support healthy well-functioning ecosystems and establish coherent 

ecological networks, with more and better places for nature for the benefit of wildlife and people’.34 

The South West Biodiversity Implementation Plan (BIP) highlights key policies and actions to protect 

biodiversity in the South West.  Biodiversity South West also identifies target habitats and species, 

which are prioritised for conservation within the region.35    

The Cotswold District Local Plan 2011-2031 aims to ‘Conserve and enhance the high-quality, local 

distinctness and diversity of the natural and historic environment’.  The local plan policies provide 

protection for national and local designated sites (policy EN7) and Trees, woodlands and hedgerows 

(policy EN5).  Policy SP5 (Cotswold Water Park Post-Mineral Extraction after Use) specifically 

protects and enhances biodiversity at the Cotswold Water Park nature area.  Finally, policy EN6 

(Biodiversity and Geodiversity: Features, Habitats and Species) aims to ensure that development 

does not result in a net loss of biodiversity and/or nature conservation value.   

Summary of Current Baseline 

There are two nationally designated sites located adjacent to the Neighbourhood Area; Cotswold 

Water Park Site of Special Scientific Interest (SSSI) and Whelford Meadow SSSI.  There are also two 

Strategic Nature Areas (SNAs) located within the Neighbourhood Area, and a variety of BAP Priority 

Habitats and Species present.  These are discussed below.   

Nationally Designated Sites 

Grove and Lea Ancient Woodland 
Ancient woodland takes hundreds of years to establish and is important for its: 

• wildlife (which include rare and threatened species) 

• soils 

• recreational value 

• cultural, historical and landscape value 

It’s any area that’s been wooded continuously since at least 1600 AD.  It includes: 

• ancient semi-natural woodland mainly made up of trees and shrubs native to the site, usually 

arising from natural regeneration; and 

• plantations on ancient woodland sites - replanted with conifer and broadleaved trees that retain 

ancient woodland features, such as undisturbed soil, ground flora and fungi. 

Cotswold Water Park SSSI 
The Cotswold Water Park is made up of over 100 lakes, making it the most extensive marl lake 

system in Britain.  The Cotswold Water Park SSSI was notified in 1994 under Section 28 of the 

Wildlife and Countryside Act 1981.  It is located adjacent to the South East border of the 

Neighbourhood Area, and is approximately 135 ha in size.  The SSSI is comprised of 10 units, with 

units 7 (Whelford Pools (Lake 102)), 8 (Whelford Pools (111)) and 9 (Whelford Pools Lake (Lake 102)) 

adjacent to the Neighbourhood Area in the south east.  Whelford Pools South (111a) the adjacent to 

the Neighbourhood Area in the south east.  The Cotswold Water Park SSSI is important for plant 

communities and wintering and breeding birds.  The citation for the SSSI states:36 

“An outstanding feature is the presence of eight species of pondweed Potamogeton spp.  These 

include shining pondweed P.  lucens, a species of clear, marl waters, and the nationally scarce, 

hairlike pondweed Potamogeton trichoides.  At least four species of stonewort, some of which are 

                                                                                                           
34 DEFRA (2011): ‘Biodiversity 2020: A strategy for England’s wildlife and ecosystem services’, [online] available to download 
from: <https://www.gov.uk/government/publications/biodiversity-2020-a-strategy-for-england-s-wildlife-and-ecosystem-
services>  
35 Biodiversity South West (2004): ‘ South West Biodiversity Implementation Plan’, [online] available to download from: 
<http://www.biodiversitysouthwest.org.uk/hom_abo_bip.html>  
 
36 Natural England (no date): Cotswold Water Park SSSI’, [online] available to access via: 
<https://designatedsites.naturalengland.org.uk/SiteDetail.aspx?SiteCode=S1006005>  
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characteristic of marl lakes, also occur.  These are indicators of high water quality and include the 

nationally scarce, bearded stonewort Chara aspera”. 

Based on the most recent condition assessments undertaken in 2011, 100% of the SSSI is classified 

as ’Unfavourable - Declining’.   

Whelford Meadow SSSI  
The Whelford Meadow SSSI was notified in 1985 under Section 28 of the Wildlife and Countryside Act 

1981 and is 1.86 ha in size.  The SSSI is situated just outside the southern border of the 

Neighbourhood Area.  This site is a meadow habitat which contains uncommon and rare plant spices.  

Additionally, scrubs located on the margins, enable passerines such as Warblers to breed.   The 

citation for the SSSI states:37 

‘The meadow is dominated by meadowsweet Filipendula ulmaria and common couch Agropyron 

repens and contains a wide range of other plants.  Nine species of sedge have been recorded 

including the nationally rare downy-fruited sedge Carex tomentosa with distant sedge C.  distans, 

false fox sedge C.  otrubae and carnation sedge C.  panicea.  Other plants of interest are the 

southern marsh orchid Dactylorhiza praetermissa and large numbers of adder’s tongue Ophioglossum 

vulgatum.  A good population of fritillary Fritillaria meleagris, the other nationally rare plant species, is 

present on part of the site.’ 

Based on the most recent condition assessment undertaken in 2015, 100% of the SSSI is classified 

as ‘Unfavourable - No change’.   

The entirety of the Neighbourhood Area is located within a SSSI Impact Risk Zone (IRZ) for one or 

more of the SSSIs for the type of development likely to be promoted through the Neighbourhood Plan.  

SSSI IRZs are a GIS tool/dataset which maps zones around each SSSI according to the particular 

sensitivities of the features for which it is notified.  They specify the types of development that have 

the potential to have adverse impacts at a given location.  Natural England is a statutory consultee on 

development proposals that might impact on SSSIs.   

Locally Designated Sites 
Strategic Nature Areas (SNAs) are landscape-scale areas defined by the Gloucestershire Nature 

Partnership where there is opportunity for both the maintenance of and the restoration/expansion of 

Priority Habitat.  There are two SNA’s located in the Neighbourhood Area and these are discussed 

below.38, 39 

Coln Corridor SNA 
Coln Corridor SNA sits within the Cotswold Water Park. Located along the south west border of the 

Neighbourhood Area, the Cotswold Water Park SNA is a low-lying area, within the Thames floodplain.  

It is characterised by very shallow slopes and mineral restoration has resulted in a wetland landscape.  

Being the most extensive marl lake system in Britain, Cotswold Water Park SNA creates a 

biodiversity-rich habitat.   

Bibury SNA 
Bibury SNA sits within the Cotswold high Wold Plateau. Extending from the centre to the northern 

border of the Neighbourhood Plan, Cotswold high Wold Plateau SNA is a generally open landscape, 

with blocks of woodland and arable farmland.  These habitats contrast the narrow, enclosed valleys 

which are also present within the SNA.   

Key Wildlife Sites  
The Gloucestershire County Council environmental map identifies numerous Key Wildlife Sites (which 

are Biodiversity Opportunity Areas) within and surrounding the Neighbourhood Area.40  One Key 

Wildlife Site is located to the north of Fairford, four are located to the south west of Horcott, and there 

                                                                                                           
37 Natural England (no date): Whelford Meadow SSSI’, [online] available to access via: 
<https://designatedsites.naturalengland.org.uk/SiteDetail.aspx?SiteCode=S1003804>  
38 Gloucestershire’s Natural Environment: ‘Strategic Nature Areas’, available to access via: 
<http://www.gloucestershirenature.org.uk/actionplan/imap.php>  
39 Gloucestershire Centre for Environmental Records: ‘Local Features in Gloucestershire Map’, available to access via: 
<http://www.gcer.co.uk/doublemap3.html>  
40 Gloucestershire County Council (2018) Environmental Constraints Map [online] available at: 
<https://gis.gloucestershire.gov.uk/LocalViewPub/Sites/MINWASTE3/>  

https://gis.gloucestershire.gov.uk/LocalViewPub/Sites/MINWASTE3/
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is a larger series of Key Wildlife Sites located to east of the main town area, partially coinciding with 

the Cotswold Water Park.   

Biodiversity Action Plan habitats 
The Biodiversity Action Plan (BAP) habitats present within the Neighbourhood Area include: 41  

• Coastal and Floodplain Grazing Marsh: There is a small area of this habitat type on the north 

boarder border of the Neighbourhood Area near Obelisk and near the south border close to 

Cotswold Water Park SNA.   

• Deciduous Woodland: There is a network of Deciduous Woodland patches located throughout 

the Neighbourhood Area.   

• Wood pasture and Parkland: There is a large section of this habitat situated in the centre of the 

Neighbourhood Area.  Notably there are two areas at Fairford Park and Morgan Hall.   

Figure A.1 (overleaf) shows the designated biodiversity sites located within the Neighbourhood Area. 

                                                                                                           
41 MAGIC (2017): ‘Interactive Map – Habitats and Species’ [online database] available to access via: 
<http://www.magic.gov.uk/MagicMap.aspx>  
 

http://www.magic.gov.uk/MagicMap.aspx
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Summary of Future Baseline 

Habitats and species will possibly face increasing pressures from future development within the 

Neighbourhood Area, with the potential for negative impacts on the wider ecological network.  This 

may include a loss of habitats and impacts on biodiversity networks, which may be exacerbated by 

the effects of climate change.  This has the potential to lead to changes in the distribution and 

abundance of species and changes to the composition and character of habitats.  Benefits for 

biodiversity have the potential to arise from the increasing integration of biodiversity considerations 

within decision making, as observed in a number of policies outlined in the emerging Cotswold District 

Local Plan 2011-2031.   

Climate Change 

Context Review 

The UK Climate Change Risk Assessment is published on a 5-yearly cycle in accordance with the 

requirements of the Climate Change Act 2008.  It required the Government to compile an assessment 

of the risks for the UK arising from climate change, and then to develop an adaptation programme to 

address those risks and deliver resilience to climate change on the ground.  For both the 2012 and 

the 2017 UK Climate Change Risk Assessment, the Adaptation Sub-Committee commissioned an 

evidence report to achieve the following: 

‘Based on the latest understanding of current, and future, climate risks and opportunities, vulnerability 

and adaptation, what should the priorities be for the next UK National Adaptation Programme?’42  

The evidence report contains six priority risk areas requiring additional action in the next five years, 

see below: 

• Flooding and coastal change risks to communities, businesses and infrastructure; 

                                                                                                           
42 GOV UK: ‘UK Climate Change Risk Assessment Report January 2017’, [online] available to download from: 
<https://www.gov.uk/government/publications/uk-climate-change-risk-assessment-2017>  
 

https://www.gov.uk/government/publications/uk-climate-change-risk-assessment-2017
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• Risks to health, well-being and productivity from high temperatures; 

• Risk of shortages in the public water supply, and for agriculture, energy generation and industry; 

• Risks to natural capital, including terrestrial, coastal, marine and freshwater ecosystems, soils 

and biodiversity; 

• Risks to domestic and international food production and trade; and 

• New and emerging pests and diseases, and invasive non-native species, affecting people, plants 

and animals 

The UK Climate Change Act was passed in 2008 and established a framework to develop an 

economically credible emissions reduction path.  It also highlighted the role it would take in 

contributing to collective action to tackle climate change under the Kyoto Protocol, and more recently 

as part of the UN-led Paris Agreement.43   

The Climate Change Act includes the following: 

• 2050 Target.  The Act commits the UK to reducing emissions by at least 80% in 2050 from 1990 

levels. 

• Carbon Budgets.  The Act requires the Government to set legally binding ‘carbon budgets’.  A 

carbon budget is a cap on the amount of greenhouse gases emitted in the UK over a five-year 

period.  The carbon budgets are designed to reflect the cost-effective path to achieving the UK’s 

long-term objectives.  The first five carbon budgets have been put into legislation and run up to 

2032.   

The Committee on Climate Change was set up to advise the Government on emissions targets, and 

report to Parliament on progress made in reducing greenhouse gas emissions.   

The National Adaptation Programme requires the Government to assess the risks to the UK from 

climate change, prepare a strategy to address them, and encourage key organisations to do the 

same.  For more detail, visit the UK adaptation policy page.44   

Key messages from the National Planning Policy Framework (NPPF) include:  

Support the transition to a low carbon future in a changing climate as a ‘core planning principle'.   

There is a key role for planning in securing radical reductions in greenhouse gas (GHG) emissions, 

including in terms of meeting the targets set out in the Climate Change Act 2008.45 Specifically, 

planning policy should support the move to a low carbon future through: 

• Planning for new development in locations and ways which reduce GHG emissions; 

• Actively supporting energy efficiency improvements to existing buildings; 

• Setting local requirements for building's sustainability in a way that is consistent with the 

Government's zero carbon buildings policy; 

• Positively promoting renewable energy technologies and considering identifying suitable areas 

for their construction; 

• Encouraging those transport solutions that support reductions in GHG emissions and reduce 

congestion;  

• Direct development away from areas highest at risk of flooding, with development ‘not to be 

allocated if there are reasonably available sites appropriate for the proposed development in 

areas with a lower probability of flooding’.  Where development is necessary, it should be made 

safe without increasing levels of flood risk elsewhere. 

                                                                                                           
43 GOV.UK (2008): ‘Climate Change Act 2008’, [online] available to access via 
<http://www.legislation.gov.uk/ukpga/2008/27/contents>  
44 Committee on Climate Change (2017): ‘UK Adaptation Policy’ [online] available to access via 
<https://www.theccc.org.uk/tackling-climate-change/preparing-for-climate-change/uk-adaptation-policy/>   
45 The Climate Change Act 2008 sets targets for greenhouse gas (GHG) emission reductions through action in the UK of at 
least 80% by 2050, and reductions in CO2 emissions of at least 26% by 2020, against a 1990 baseline. 
 

http://www.legislation.gov.uk/ukpga/2008/27/contents
https://www.theccc.org.uk/tackling-climate-change/preparing-for-climate-change/uk-adaptation-policy/
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• Take account of the effects of climate change in the long term, taking into account a range of 

factors including flooding.  Adopt proactive strategies to adaptation and manage risks through 

adaptation measures including well planned green infrastructure. 

The Flood and Water Management Act highlights that alternatives to traditional engineering 

approaches to flood risk management include: 46 

• Incorporating greater resilience measures into the design of new buildings, and retro-fitting 

properties at risk  (including historic buildings); 

• Utilising the environment in order to reduce flooding, for example through the management of 

land to reduce runoff and through harnessing the ability of wetlands to store water; 

• Identifying areas suitable for inundation and water storage to reduce the risk of flooding 

elsewhere; 

• Planning to roll back development in coastal areas to avoid damage from flooding or coastal 

erosion; and  

• Creating sustainable drainage systems (SuDS)47  

Further guidance is provided in the document ‘Planning for SuDS’.48  This report calls for greater 

recognition of the multiple benefits that water management can present.  It suggests that successful 

SuDS are capable of ‘contributing to local quality of life and green infrastructure’. Note that SuDS 

systems are likely to be ineffective in areas with a high water table.  

At the regional level, Gloucestershire County Council’s Local Flood Risk Management Strategy 

(LFRMS) aims to work with the local community and local organisations, to understand and manage 

flood risk, support flood recovery and increase public awareness toward flooding.49   

Released in 2014, the most recent Cotswold District Council Strategic Flood Risk Assessment (SFRA) 

aims to provide an assessment of the impact of all potential sources of flooding within the region in 

order to provide recommendations of suitable mitigation measures.  Furthermore, at the local level, 

the Cotswold District Local Plan 2011-2031, policy EN14 (Managing Flood Risk), aims to minimise 

flood risk and provide resilience to flooding.  Policy ING8 (Water Management Infrastructure), and 

INF19 (Renewable and Low Carbon Energy Development) also directly relate to the Climate Change 

SA theme.50  

Summary of Current Baseline 

Contributions to Climate Change 
In relation to GHG emissions, source data from the Department of Energy and Climate Change 

suggests that the Cotswold District has had consistently higher per capita emissions total than that of 

both the South West of England and England as a whole since 2005. Cotswold District has also seen 

an 11% reduction in the percentage of total emissions per capita between 2005 and 2012, lower than 

the reductions for the South West (16.4%) and England (16.7%).   

Potential Effects of Climate Change 
The outcome of research on the probable effects of climate change in the UK was released in 2009 by 

the UK Climate Projections (UKCP09) team.51  UKCP09 gives climate information for the UK up to the 

end of this century and projections of future changes to the climate are provided, based on 

simulations from climate models.  Projections are broken down to a regional level across the UK and 

                                                                                                           
46 Flood and Water Management Act (2010) [online] available to access via 
<http://www.legislation.gov.uk/ukpga/2010/29/contents>  
47 N.B.  The provision of Schedule 3 to the Flood and Water Management Act 2010 came into force on the 1st of October 2012 
and makes it mandatory for any development in England or Wales to incorporate SuDS. 
48 CIRIA (2010) ‘Planning for SuDS – making it happen’ [online] available to access via 
<http://www.ciria.org/Resources/Free_publications/Planning_for_SuDS_ma.aspx>  
49 Cotswold District Council (2014), ‘Cotswold District Council Strategic Flood Risk Assessment’ [online] available to access via: 
<http://www.cotswold.gov.uk/media/1346820/Strategic-Flood-Risk-Assessment-SFRA-Level-2-June-2014.pdf>  

 
 
51 The data was released on 18th June 2009:  Available to access via: <http://ukclimateprojections.metoffice.gov.uk/>  

http://www.legislation.gov.uk/ukpga/2010/29/contents
http://www.ciria.org/Resources/Free_publications/Planning_for_SuDS_ma.aspx
http://ukclimateprojections.metoffice.gov.uk/
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are shown in probabilistic form, which illustrate the potential range of changes and the level of 

confidence in each prediction.   

As highlighted by the research, the effects of climate change for the South West by 2050 for a 

medium emissions scenario  are likely to be as follows: 52  

• The central estimate of increase in winter mean temperature is 2.1ºC and an increase in summer 

mean temperature of 2.7ºC; and  

• The central estimate of change in winter mean precipitation is 17% and summer mean 

precipitation is - 20%.   

Resulting from these changes, a range of risks may exist for the Neighbourhood Area.  These include: 

• Effects on water resources from climate change; 

• Reduction in availability of groundwater for abstraction; 

• Adverse effect on water quality from low stream levels and turbulent stream flow after heavy rain; 

• Increased risk of flooding, including increased vulnerability to 1:100 year floods; 

• A need to increase the capacity of wastewater treatment plants and sewers; 

• A need to upgrade flood defences; 

• Soil erosion due to flash flooding; 

• Loss of species that are at the edge of their southerly distribution; 

• Spread of species at the northern edge of their distribution; 

• Increased demand for air-conditioning; 

• Increased drought and flood related problems such as soil shrinkages and subsidence; 

• Risk of road surfaces melting more frequently due to increased temperature; and 

• Flooding of roads. 

Flood Risk  
The areas at highest risk of flooding in the Neighbourhood Area are those near the River Coln, 

specifically near the slow-moving wide section called the Broad Water, near Cotswold Water Park 

SNA, areas around lakes 103 and 104, and areas around Horcott Lakes. These areas are mainly in 

Flood Zone 3, indicating that there is a 1% (1 in 100) or greater chance of flooding happening each 

year.  Some areas surrounding Cotswold Water Park SNA are in Flood Zone 2, showing that the 

chance of flooding each year is between 0.1% (1in 1000) and 1% (1 in 100).  There are many 

residential properties within Fairford which lie within or in close proximity to areas of Flood Zone 2 and 

3, and surface water flooding occurs in Flood Zone 1 areas at times.  

It is noted that parts of Fairford have suffered frequent flooding in areas of Flood Zone 1.  A flood 

alleviation scheme for river flooding was carried out in 2013/14, but this has not solved the problem as 

there has been flooding from other sources.   

Surface water drainage and sewer flooding is also a risk for some parts of the Neighbourhood Area.  

There is low-medium flood risk along the highways network and land adjacent to water bodies and 

drainage ditches.  Additionally, the following areas are at high-risk from surface water drainage and 

sewer flooding within the plan area:  

• East End and London Road in Fairford; 

• Coronation Street and Milton Street in west Fairford;  

• Totterdown lane and the land surrounding Rhymes Barn Farm; and  

• Sections of the A417 between Fairford town centre and Clayhill Cottages. 

                                                                                                           
52 UK Climate Projections (2009) South West 2050s Medium Emissions Scenario [online] available to access via: 
<http://ukclimateprojections.metoffice.gov.uk/23687?emission=medium>  
 

http://ukclimateprojections.metoffice.gov.uk/23687?emission=medium
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Fairford has been identified by Thames Water as subject to sewer and drain flooding.  The water table 

is high in wet seasons, which means that SuDS drainage systems may be ineffective and 

inappropriate. Emphasis could be placed on utilising the environment to reduce flooding, for example 

through the management of land to reduce runoff and through harnessing the ability of wetlands to 

store water; and identifying areas suitable for inundation and water storage to reduce the risk of 

flooding elsewhere. 

It is noted that further hydrological work is being carried out and that the scoping information will be 

updated when the evidence and recommendations from the report are available. 

Summary of Future Baseline 

Climate change has the potential to increase the occurrence of extreme weather events in the 

Fairford Neighbourhood Area, with increases in mean summer and winter temperatures, increases in 

mean precipitation in winter and decreases in mean precipitation in summer.  More importantly, 

climate change will increase the intensity of precipitation events throughout the year.  This is likely to 

increase the risks associated with climate change, recognising that fluvial, surface water, and/or 

sewer flooding are risks for a significant part of the Neighbourhood Area.  As such there is an 

increased need for resilience and adaptation. 

In terms of climate change contribution, per capita GhG emissions generated in the Neighbourhood 

Area may decrease with wider adoption of energy efficiency measures, renewable energy production 

and new technologies.  However, increases in the built footprint of the Neighbourhood Area (following 

the trend of significant new housing delivery since 2011) would contribute to increases in overall levels 

of GhG emissions.  It is noted that the new residential development delivered since 2011 has not been 

accompanied by the delivery of new employment land.  The continued mismatch in delivery of 

housing and of employment in the Neighbourhood Area has the potential to lead to increased 

emissions, primarily through increased vehicular use.   

A number of policies within the emerging Cotswold District Local Plan seek to increase the uptake of 

renewable energy and improve the provision of public and sustainable transport.  The effective 

implementation of such policies has the potential to reduce future emissions within the 

Neighbourhood Area. 

Landscape and Historic Environment 

Context Review  

Key messages from the National Planning Policy Framework (NPPF) include: 

• Protect and enhance valued landscapes, giving particular weight to those identified as being of 

national importance.   

• Heritage assets should be recognised as an ‘irreplaceable resource’ that should be conserved in 

a ‘manner appropriate to their significance’, taking account of ‘the wider social, cultural, economic 

and environmental benefits’ of conservation, whilst also recognising the positive contribution new 

development can make to local character and distinctiveness. 

• Set out a ‘positive strategy’ for the ‘conservation and enjoyment of the historic environment’, 

including those heritage assets that are most at risk.   

• Develop ‘robust and comprehensive policies that set out the quality of development that will be 

expected for the area.  Such policies should be based on stated objectives for the future of the 

area and an understanding and evaluation of its defining characteristics’. 

• Consider the effects of climate change in the long term, including in terms of landscape.  Adopt 

‘proactive strategies’ to adaptation and manage risks through adaptation measures including well 

planned green infrastructure. 

The Government’s Statement on the Historic Environment for England sets out its vision for the 

historic environment.  It calls for those who have the power to shape the historic environment to 
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recognise its value and to manage it in an intelligent manner in light of the contribution that it can 

make to social, economic and cultural life.53    

Areas of Outstanding Natural Beauty (AONBs) aim primarily to conserve and enhance the natural 

beautify of the landscape.  They are aim to ‘meet the need for quite enjoyment of the countryside, and 

to have regard for the interests of those who live and work there.  The Cotswold AONB Management 

Plan 2013-2018 sets out the following 20-year vision for the AONB: 54 

“A landscape which retains its remarkable visual unity and scenic diversity; is richer in nature, and 

where the historic heritage is conserved; is home to vibrant communities supported by a sustainable 

local economy; provides a warm welcome and high-quality experience for everyone seeking 

inspiration, tranquillity and to be active outdoors; and is adapting successfully to a changing climate 

and economic conditions.” 

The Cotswold District Local Plan 2011-2031 aims to conserve the historic environment in the area.  

The following policies from the local plan directly relate to the landscape and historic environment SA 

theme:  

• EN3 – Cotswolds Area of Outstanding Natural Beauty (AONB)  

• EN10 – Designated Heritage Sites  

• EN11 – Designated Heritage Assets – Conservation Areas 

• EN12 – Non-designated Heritage Assets  

• EN4 – The Wider Natural and Historic Landscape  

• EN6 – Special Landscape Areas 

Summary of Current Baseline 

Landscape  

Cotswold Area of Outstanding Natural Beauty (AONB) 
The Cotswold AONB, designated in 1966, is located adjacent to the northern boundary of the 

Neighbourhood Area.  At 2,038 km2, it is the largest AONB in England and is made up off hills of 

Jurassic Limestone.  The Cotswold AONB is managed by an independent statutory body called the 

Cotswold Conservation Board, which is made up by local authorities and community 

representatives.55   

National Character Areas (NCA) 
NCAs are landscape areas which share similar characteristics, following natural lines in the landscape 

rather than administrative boundaries.  Developed by Natural England, NCA profiles describe the 

natural and cultural features that shape each of these landscapes, providing a broad context to its 

character.  The Neighbourhood Area is located within NCA Profile: 108 Upper Thames Clay Vales.56  

The Upper Thames Clay Vales NCA is described as lowland farmland on Jurassic and Cretaceous 

clays.  The area consists of livestock farming, meadows and wetland habitats.   

It is recognised that there is considerable variation within this area, as documented in the various sub-

area character assessments for the Local Plan and previous draft Neighbourhood Plan. 

Area of Special Landscape Value 
The Special Landscape Area (SLA) designation protects locally significant landscapes that, although 

not nationally designated, are of comparable quality to, and abut, the AONB.  Their designation is 

based on a formal assessment of the landscape qualities of the area.  SLAs were introduced in 

                                                                                                           
53 HM Government (2010): ‘The Government’s Statement on the Historic Environment for England’, [online] available to 
download via: <http://webarchive.nationalarchives.gov.uk/+/http://www.culture.gov.uk/reference_library/publications/6763.aspx>  
54 Cotswold Area of Outstanding Natural Beauty (no date): ‘Cotswold AONB Management Plan’, [online] available to download 
via: <http://www.cotswoldsaonb.org.uk/planning/cotswolds-aonb-management-plan/>  
55 Cotswold Area of Outstanding Natural Beauty (no date): ‘Cotswold Conservation Board’, [online] available to download via: 
<http://www.cotswoldsaonb.org.uk/about-us/boards-role/>  
56 Natural England (2014): ‘National Character Area – Upper Thames Clay Vales’, [Online] Available to access via: 
<http://publications.naturalengland.org.uk/publication/1911063?category=587130>  

http://webarchive.nationalarchives.gov.uk/+/http:/www.culture.gov.uk/reference_library/publications/6763.aspx
http://publications.naturalengland.org.uk/publication/1911063?category=587130
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Gloucestershire in 1982.  They are attractive landscapes in their own right, but may also provide 

important foreground settings and effective buffers for the AONB.   

There are nine SLAs in Gloucestershire, six of which lie wholly or partly in the Cotswold District, with 

one covering much of the land to the north of the town.  Coln Valley north of Fairford SLA is in a gentle 

transitional landscape between the Cotswolds dip slope to the north and the Thames Valley to the 

south.  The northern part of the SLA lies within the Cotswold NCA107.  The southern part lies in the 

Upper Thames Clay Vales NCA108 (discussed above).57 

The 2017 SLA Review concluded that this SLA remains valid as a locally designated area and that its 

boundaries should remain the same.58 

It is noted that the landscape to the south of the town also plays an important role in defining its 

character.  Additionally, the ‘gap’ between the main town and Horcott is also becoming of increasing 

local importance given the recent growth of the town.   

Historic Environment  
Historic England is the statutory consultee for certain categories of listed building consent and all 

applications for scheduled monument consent.  The historic environment is protected through the 

planning system, via conditions imposed on developers and other mechanisms.  The Neighbourhood 

Area contains the Grade I listed ‘Church of St Mary’, four Grade II* listed buildings, and 117 Grade II 

listed buildings.   

Scheduled monuments are sites of national importance and protected by the Ancient Monuments and 

Archaeological Areas Act 1979.  According to the National Heritage List for England, there are two 

scheduled monuments located within, and one scheduled monument located adjacent to, the 

Neighbourhood Area: 59 

• Fairford Saxon cemetery (North West of Fairford Town Centre, off Coronation Street); 

• Hengiform Barrow and associated ring ditch south of Burdocks (South West of the plan Area, 

situated to the West of Horcott); and 

• Burrow Elm round barrow (South of Hatherop – adjacent to Northern boundary of the 

Neighbourhood Area). 

A large amount of General Archaeological Records and Archaeological Events are recorded within 

and around Fairford, through the Gloucestershire Historic Environment Record.60  These are located 

throughout the Neighbourhood Area, with many focused along the A417.  Records range from 

Neolithic flint axes to Romano-British Finds, through to Roman buildings and enclosures, Iron Age to 

Roman Age settlements, and a variety of monuments.  

Conservation areas are designated because of their special architectural and historic interest.61  

Conservation area appraisals are a tool to demonstrate the area’s special interest, explaining the 

reasons for designation and providing a greater understanding and articulation of its character - 

mentioned within the ‘Conservation Area Designation, Appraisal and Management’ advice note by 

Historic England.  Ideally, appraisals should be regularly reviewed as part of the management of the 

Conservation Area, and can be developed into a management plan.  The Fairford Conservation area 

is located within the Neighbourhood Area, covering the historic core of the town centre.  As of May 

2020 an associated appraisal or management plan has not been prepared by CDC for the Fairford 

Conservation area, but a full character appraisal has been carried out for the Neighbourhood Plan.   

Since 2008, Historic England has released an annual Heritage at Risk Register.  The Heritage at Risk 

Register highlights the Grade I, Grade II and Grade II* listed buildings, scheduled monuments, historic 

parks and gardens, registered battlefields, wreck sites and conservation areas deemed to be ‘at risk’.  

                                                                                                           
57 White Consultants (2017) Cotswold District Special Landscape Area Review: Landscape context and physical changes: Final 
Report [online] available at: <http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-
plan-examination/ > 
58 Ibid. 
59 Historic England (2018): ‘National Heritage List for England’: Available to access via: <http://list.historicengland.org.uk>  
60 Gloucestershire County Council (2016) Gloucestershire Historic Environment Record  
61 Historic England (2018): ‘Conservation Areas’, [online] available to access via: <https://historicengland.org.uk/listing/what-is-
designation/local/conservation-areas/>  

http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/
http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/
http://list.historicengland.org.uk/
https://historicengland.org.uk/listing/what-is-designation/local/conservation-areas/
https://historicengland.org.uk/listing/what-is-designation/local/conservation-areas/
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The 2016 Heritage at Risk Register for South West England revealed that there are no historic 

features within or adjacent to the Neighbourhood Area that are at risk.  62 

Whilst there are no historic features listed on the Heritage at Risk Register, heritage assets face risk 

of damage from high levels of HGVs passing through the town.  The Fairford Volume Class Traffic 

Survey (2017) shows that along the A417, East of Whelford Turn, the percentage of traffic attributed to 

HGV’s is 10.8%.63   It is recognised that HGV movement can have a damaging effect on the fabric of 

listed buildings and Conservation Areas through increased noise and dirt pollution.  Local knowledge 

suggests this may be a particular issue along London Street, Bridge Street and Milton Street.   

It should be noted that not all of the area’s historic environment features are subject to statutory 

designations, and non-designated features comprise a large part of what people have contact with as 

part of daily life - whether at home, work or leisure.  Although not designated, the following buildings 

and areas are of historic interest and are seen as important by the local community:  

• Palmer Hall  

• Fayre Court 

• Fairford Cottage Hospital 

• Library / Old School 

• Hyperion House 

• The Old Piggery  

• Yells Yard 

• Park Farm House 

• Waiten Hill Farm House 

• Milton Farm House 

• Milton Farm Stone Barns 

• The Swedish Houses in The Plies 

• Bridge over disused railway 

• Gable Cottages 

• Dynevor Terrace 

• Eastbourne Terrace  

• Vines Row  

• Terrace of Houses between Mr Ernest in the Market Place and The Plough, London Street: 7A, 

Tynedale, The Plough Inn 

• Terrace of Cottages on Milton Street backing onto Lower and Upper Green 

• 2, 3, 3a High Street 

• 9 High Street 

• 29, 30, 33 London Street 

• 35 London Street 

• 5-9 Coronation Street 

• Park Villas 

• Linden Cottage 

• Glebe Court canopy 

                                                                                                           
62 Historic England (2016): ‘Heritage at Risk 2016 Register – South West’, [online] available to download via: 
<https://www.historicengland.org.uk/images-books/publications/har-2016-registers/>  
63 A417 Fairford Volume Class Traffic Survey 2017 

https://www.historicengland.org.uk/images-books/publications/har-2016-registers/
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• The Oxpens 

• Mill Lane  

• Cotswold Stone Field Shelter 

• Cattle Trough in Carters Ground 

• Cattle Trough by Track in Field East of Polish Camp Site  

• Fairford Gate South Stile 

• The Short Piece Stile 

• Virgills Stile 

• Milton Street Stile 

• Upper Green Stile 

• Oxpens Stile 

• Gassons Field Stile 

• Garretts Stile 

• Waiten Hill Stile   

• Gassons Field Water Tower 

• Milestone 

• Red Pillar Box, Market Place 

• Telephone Box: Queensfield 

• Telephone Box:  The Green, Coronation Street 

• Iron Railings on Mill Bridge  

• Iron Gates to Waterloo Cottage 

• Stone Gate Pillar – Hatherop Lane 

• Stone Gate Pillar – Lovers Walk 

• Stone Gate Pillar – Leafield Road 

• Entrance arch and Ernest Cook Estate Yard 

• The Boathouse 

• Pump House by The Cascades  

• The Cascades 

• Fairford Park 

• Reservoir – East 

• Reservoir - West 

• Paddock on Coronation Street 

• Morgan Hall Park including Jones’ Field Fieldway 

 

It is noted that this is not an exhaustive list and further non-designated heritage assets may be 

identified in the future that meet the criteria provided in the Cotswold District Local Plan 2011-2013. 

Figure A.2 overleaf  shows the designated landscapes and historical sites within the Neighbourhood 

Area.  
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Summary of Future Baseline  

New development in the Neighbourhood Area has the potential to impact on the fabric and setting of 

cultural heritage assets; for example through inappropriate design and layout.  It should be noted, 

however, that existing historic environment designations offer a degree of protection to cultural 

heritage assets and their settings. 

New development has the potential to lead to incremental but small changes in landscape and 

townscape character and quality in and around the Neighbourhood Area.  This includes from the loss 

of landscape features and visual impact.  However, new development need not be harmful to the 

significance of a heritage asset, and in the context of the Neighbourhood Area there is opportunity for 

new development to enhance the historic setting of the town and better reveal assets’ cultural heritage 

significance, educating both local residents and visitors.   

Land, Soil and Water Resources 

Context Review 

The EU’s Soil Thematic Strategy presents a strategy for protecting soils resources in Europe.  The 

main aim of the strategy is to minimise soil degradation and limit associated detrimental effects linked 

to water quality and quantity, human health, climate change, biodiversity, and food safety.64   

The EU Water Framework Directive (WFD) drives a catchment-based approach to water 

management.  In England and Wales there are 100 water catchments and it is Defra’s intention is to 

establish a ‘framework for integrated catchment management’ across England.  The Environment 

Agency is establishing ‘Significant Water Management Issues’ and recently presented second River 

Basin Management Plans to ministers.  The plans seek to deliver the objectives of the WFD namely:  

• Enhance the status and prevent the further deterioration of aquatic ecosystems and associated 

wetlands which depend on aquatic ecosystems; 

• Promote the sustainable use of water; 

• Reduce the pollution of water, especially by ‘priority’ and ‘priority hazardous’ substances; and 

• Ensure the progressive reduction of groundwater pollution. 

Key messages from the National Planning Policy Framework (NPPF) include: 

• Protect and enhance soils.  The value of best and most versatile agricultural land should also be 

taken into account. 

• Prevent new or existing development from being ‘adversely affected’ by the presence of 

‘unacceptable levels’ of soil pollution or land instability and be willing to remediate and mitigate 

‘despoiled, degraded, derelict, contaminated and unstable land, where appropriate’. 

• Encourage the effective use of land’ through the reuse of land which has been previously 

developed, ‘provided that this is not of high environmental value’.  Whilst there is no longer a 

national requirement to build at a minimum density, the NPPF requires local planning authorities 

to ‘set out their own approach to housing density to reflect local circumstances’.   

• Produce strategic policies to deliver the provision of a variety of infrastructure, including that 

necessary for water supply. 

• With regards to waste, the NPPF does not contain any specific waste policies as waste planning 

policy will be published as part of the National Waste Management Plan.   

Other key documents at the national level include Safeguarding our Soils: A Strategy for England, 

which sets out a vision for soil use in England, and the Water White Paper, which sets out the 

                                                                                                           
64 European Commission (2006): ‘Soil Thematic Policy’, [online] available to access via: 
<http://ec.europa.eu/environment/soil/index_en.htm>  
 

http://ec.europa.eu/environment/soil/index_en.htm
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Government’s vision for a more resilient water sector.65,66  It states the measures that will be taken to 

tackle issues such as poorly performing ecosystems, and the combined impacts of climate change 

and population growth on stressed water resources.  In terms of waste management, the Government 

Review of Waste Policy in England recognises that environmental benefits and economic growth can 

be the result of a more sustainable approach to the use of materials.67 

The Cotswold District Local Plan 2011-2031 policy EN11 (Pollution, Contaminated Land and 

Hazardous Substances) supports development that does not result in unacceptable pollution levels, 

seeking to safeguard human health and the environment. 

Summary of Current Baseline 

Land Quality  
Whilst the Neighbourhood Area does not have a history of heavy industrial land use, former minerals 

workings have the potential for localised soil or groundwater contamination to be present.  There has 

been one recorded significant pollution incident by the Environment Agency under the EC Integrated 

Pollution Prevention and Control Directive (IPCC), detailed below: 68 

• Date: 28th July 2004; Pollutant: Not Identified; Impact to water: significant. 

Quality of Agricultural Land 
The Agricultural Land Classification categorises land into six grades (plus ‘non-agricultural’ and 

‘urban’), where Grades 1 to 3a are recognised as being the ‘best and most versatile’ land and Grades 

3b to 5 are of poorer quality.  In terms of the location of the best and most versatile agricultural land, 

there is Grade 2, Grade 3a and Grade 3b agricultural land within the Neighbourhood Area.69  Grade 2 

areas are identified mainly south of the A417 and there is a section of Grade 3a land located near the 

river, in the south east corner of the Neighbourhood Area.  There are also patches of Grade 3a and 3b 

agricultural land near Fairford town centre, close to the Neighbourhood Area’s southern boundary and 

in the south west of the plan.  It is however noted that this is based on Pre-1988 provisional 

agricultural classification data. 

Recycling centres  
There is no Household Waste and Recycling Centre (HWRC) located within the Neighbourhood Area.  

The nearest HWRC is Fosse Cross located approximately 15km north-west of Fairford.70    

There is a clothing and tetrapak recycling centre at the Fire Station, Hatherop Road, Fairford.   

Watercourses 
The main watercourse flowing through the Neighbourhood Area is The River Coln, which flows 

through the centre of the Neighbourhood Area.   

A major road, A417, crosses the River Coln in the middle of the Neighbourhood Area and is a 

potential source of river pollution from accidental hazardous load spillage. 

Thames Water operate a sewage works for properties in and around the Neighbourhood Area which 

discharges into the River Coln within the Neighbourhood Area; when the load on the sewage works 

exceeds six times the ‘dry weather flow’, then Thames Water are entitled to discharge untreated 

effluent into the River Coln.  This is also a source of pollution potentially affecting the downstream 

SSSIs and may be the cause of the recorded decline in their condition. 

                                                                                                           
65 Defra (2009): ‘Safeguarding our Soils: A strategy for England’, [online] available to download from: 
<https://www.gov.uk/government/publications/safeguarding-our-soils-a-strategy-for-england>  
66 Defra (2011): ‘Water for life (The Water White Paper)’, [online] available to access via: <http://www.official-
documents.gov.uk/document/cm82/8230/8230.pdf>  
67 Defra (2011) Government Review of Waste Policy in England [online] available at: 
<http://www.defra.gov.uk/publications/files/pb13540-waste-policy-review110614.pdf>  
68 Environment Agency Interactive Map: ‘Pollution Incidents’, [online] available to access via: <http://apps.environment-
agency.gov.uk/wiyby/default.aspx>  
69 MAGIC Interactive Map (2018): ‘Landscape; Post 1988 Agricultural Land Classification (England)’ [online] layer available to 
view using the following mapping tool: <http://www.magic.gov.uk/MagicMap.aspx>  
 
70 Gloucestershire County Council (no date): ‘Household recycling centres (HRCs)’, [online] available to access via: 
<http://www.recycleforgloucestershire.com/household-recycling-centres-hrcs/>  

https://www.gov.uk/government/publications/safeguarding-our-soils-a-strategy-for-england
http://www.official-documents.gov.uk/document/cm82/8230/8230.pdf
http://www.official-documents.gov.uk/document/cm82/8230/8230.pdf
http://www.defra.gov.uk/publications/files/pb13540-waste-policy-review110614.pdf
http://apps.environment-agency.gov.uk/wiyby/default.aspx
http://apps.environment-agency.gov.uk/wiyby/default.aspx
http://www.magic.gov.uk/MagicMap.aspx
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Pollution of minor watercourses such as the Court Brook and the ditch along the A417 east of Fairford 

could/would also affect the downstream SSSIs. 

Groundwater Source Protection Zones (SPZs) have been defined by the Environment Agency in 

England and Wales to protect groundwater sources such as wells, boreholes and springs that are 

used for public drinking water supply.  The zones show the risk of contamination from activities that 

might cause groundwater pollution in the area.  As of February 2018, SPZ 1, 2 and 3 are present 

within the Neighbourhood plan.71  There is a small SPZ 1 (Inner zone) area located from Fairford town 

centre to the Southern boundary of the plan area.  There is a larger SPZ 2 (Outer zone) area covering 

the area from the town centre to the northern boundary of the plan area.  Finally, the remaining 

western section of the Neighbourhood Area region is an SPZ 3 (Total Catchment) area.   

The Nitrates Directive (91/676/EEC) requires Member States to identify areas where groundwater has 

nitrate concentrations of more than 50 mg/l nitrate or is thought to be at risk of nitrate contamination.  

Areas associated with such groundwater are designated as Nitrate Vulnerable Zones (NVZs), and as 

such, they are recognised as being at risk from agricultural nitrate pollution.  Member States are 

required to establish Action Programmes in order to reduce and prevent further nitrate contamination.  

NVZs for 2017-2020 started on January 1st 2017, including new areas of NVZs and excluding areas 

that have been de-designated. 72  As of February 2018, there are two NVZs within the Neighbourhood 

Area.  A Groundwater NVZ Area is located along the northern border of the plan area, extending down 

to the Broad Water section of the River Coln.  There is also a surface water NVZ area located along 

the western boundary of the Neighbourhood Area.   

Summary of Future Baseline 

Due to increasing legislative and regulatory requirements, there are increasing pressures to improving 

recycling and composting rates. 

In terms of water quality, the requirements of the Water Framework Directive (and its replacement) are 

likely to lead to continued improvements to water quality in watercourses in the wider area.  Water 

quality has the potential to be affected by pollution incidents in the area, the presence of non-native 

species and future physical modifications to water bodies. 

Population and Community 

Context Review 

Key messages from the National Planning Policy Framework (NPPF) include: 

• To ‘boost significantly the supply of housing’, local planning authorities should meet the ‘full, 

objectively assessed need for market and affordable housing’ in their area.  They should prepare 

a Strategic Housing Market Assessment to assess their full housing needs, working with 

neighbouring authorities where housing market areas cross administrative boundaries.  The 

Strategic Housing Market Assessment should identify the scale and mix of housing and the range 

of tenures that the local population is likely to need over the plan period. 

• With a view to creating ‘sustainable, inclusive and mixed communities’ authorities should ensure 

provision of affordable housing onsite or externally where robustly justified. 

• In rural areas, when exercising the duty to cooperate with neighbouring authorities, local planning 

authorities should be responsive to local circumstances and plan housing development to reflect 

local needs, particularly for affordable housing, including through rural exception sites where 

appropriate.  Authorities should consider whether allowing some market housing would facilitate 

the provision of affordable housing to meet local needs. 

• The NPPF attaches great importance to the design of the built environment.  It explains how 

good design is a key aspect in sustainable development, and how development should improve 

                                                                                                           
71 Environment Agency (2018): ‘Groundwater Source Protection Zones Map’, [online] available to access via 
<http://apps.environment-agency.gov.uk/wiyby/37833.aspx> 
72 GOV.UK (2017): ‘Nutrient Management: Nitrate Vulnerable Zones’ [online] available to access via: 
<https://www.gov.uk/guidance/nutrient-management-nitrate-vulnerable-zones>  
 

https://www.gov.uk/guidance/nutrient-management-nitrate-vulnerable-zones
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the quality of the area over its lifetime, not just in the short term.  Good architecture and 

landscaping are important, with the use of design codes contributing to the delivery of high-

quality outcomes.  Design should reinforce local distinctiveness, raise the standard more 

generally in the area and address the connections between people and places. 

• The social role of the planning system involves ‘supporting vibrant and healthy communities’. 

• The planning system can play an important role in facilitating social interaction and creating 

healthy, inclusive communities. 

• Promote the retention and development of local services and community facilities such as local 

shops, meeting places, sports venues, cultural buildings, public houses and places of worship. 

• Ensure that developments create safe and accessible environments where crime and disorder, 

and the fear of crime, do not undermine quality of life or community cohesion.  Places should 

contain clear and legible pedestrian routes, and high-quality public spaces, which encourage the 

active and continual use of public areas. 

The ‘Ready for Ageing?’ report, published by the Select Committee on Public Service and 

Demographic Change warns that society is underprepared for an ageing population.  The report 

states that ‘longer lives can be a great benefit, but there has been a collective failure to address the 

implications and without urgent action this great boon could turn into a series of miserable crises’. 73  

The report recognises that the supply of specialist housing for the older generation is insufficient for 

the demand.  There is a need for central and local Government, housing associations, and house 

builders to ensure that these housing needs are better addressed, giving as much priority to 

promoting an adequate market of social housing for the older generation as is given to the younger 

generation.    

The Cotswold District Local Plan 2011-2031 has a range of policies which are related to Population 

and Community, these are as follows: 

• H1 – Housing Mix and Tenure to Meet Local Needs 

• H2 – Affordable Housing in Principle Settlement 

• H3 – Affordable Housing Outside Principle Settlements 

• H4 – Specialist Accommodation for Older People 

• H5 – Dwellings for Rural Workers Outside Settlement 

• EC7 – Retail Hierarchy 

• EC8 – Main Town Centre Uses 

Summary of Current Baseline 

Population  
The population of Fairford has slightly increased between 2001 and 2011.  This is similar to that of 

Cotswold, which has also seen a small population growth between these years.  In comparison, the 

South West of England and England have seen a greater  increase in population over the same 

period.   

While the 2011 census data provides an insight into the population change in Fairford between 2001 

and 2011, it is recognised that this data may not accurately reflect the current situation at this stage. 

GRCC calculated population figure at August 2018 was 4,411 an estimated population increase of 

1,193 (27%) since 2013.74 

 

                                                                                                           
73 Select Committee on Public Service and Demographic Change (2013): ‘Ready for Ageing?’, [online] available at: 
<http://www.parliament.uk/business/committees/committees-a-z/lords-select/public-services-committee/report-ready-for-
ageing/>  
74 Gloucestershire Rural Community Council (2018) Fairford Neighbourhood Plan Infrastructure Report  
 

http://www.parliament.uk/business/committees/committees-a-z/lords-select/public-services-committee/report-ready-for-ageing/
http://www.parliament.uk/business/committees/committees-a-z/lords-select/public-services-committee/report-ready-for-ageing/
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According to the census data, there were 1,375 households in the FNP area in 2011.75 The housing 

growth that has occurred since 2011, demonstrating a 39% household increase in the area (when 

considering total built, committed and Local Plan site allocations).  The high delivery rates are partly 

caused by the strong local housing market, which provides a great incentive to build housing quickly 

once planning permission is granted. 

It is recognised that a 39% increase in housing will have an impact upon Fairford’s population.  

According to the census data the population of Fairford was 3,236 in 2011, comprising 1,375 

households.  This equates to an average of 2.35 persons per household (which is identical to the 

average of 2.35 for Gloucestershire County as a whole).  Based on this information we are able to 

calculate the expected population growth of the area using 536 as an indicative net housing number. 

It is therefore estimated that there an additional 1,259 new residents in the FNP area since 2011.  

This translates to a 38.9% percent increase on the 2011 figure. 

Age Structure  
Generally, there are a greater number of residents within the 60+ age category within the 

Neighbourhood Area (33.1%) in comparison to the totals for the South West (26.4%) and England 

(22.3%).  However, the values for the Neighbourhood Area broadly align with the value for Cotswold 

(30.0%), indicating a district-wide trend.  In contrast there are fewer residents within the working age 

categories (25-44 and 45-59) in the Neighbourhood Area (40.8%) in comparison to the totals for 

Cotswold (44.2%), the South West of England (44.7%) and England (46.9%).  Additionally, there are 

fewer younger residents (0-15 and 16-24) in the Neighbourhood Area (26.1%) compared with the 

totals for the South West of England (28.9%) and England (30.8%).  However, the number of younger 

residents (0-15 and 16-24) in the Neighbourhood Area is consistent with the total for Cotswold 

(25.9%). 

Household Deprivation  
6.4 Census statistics measure deprivation across four ‘dimensions’ of deprivation, summarized 

below: 

• Employment: Any person in the household (not a full-time student) that is either 

unemployed or long-term sick. 

• Education: No person in the household has at least a level 2 qualification and no person 

aged 16-18 is a full-time student. 

• Health and Disability: Any person in the household that has generally ‘bad’ or ‘very bad’ 

health, or has a long-term health problem. 

• Housing: The household accommodation is either overcrowded (with an occupancy rating 

of -1 or less), in a shared dwelling or has no central heating.   

6.5 A larger proportion of households are deprived in 1 or more dimensions within the 

Neighbourhood Area (51.8%) in comparison to Cotswold (48.9%).  However, a lower 

percentage of households are deprived in 1 or more dimension within the Neighbourhood Area 

compared to the South West (55.2%) and England (57.4%).  Out of the 51.8% of households 

which are deprived in the Neighbourhood Area, the majority are deprived in one or two 

dimensions, which is similar to the regional and national trends.   

Index of Multiple Deprivation 
The Index of Multiple Deprivation 2015 (IMD) is an overall relative measure of deprivation constructed 

by combining seven domains of deprivation according to their respective weights, as described below.  

The seven deprivation domains are as follows: 

Income: The proportion of the population experiencing deprivation relating to low income, including 

those individuals that are out-of-work and those that are in work but who have low earnings (satisfying 

the respective means tests). 

                                                                                                           
75 Gloucestershire Rural Community Council (2015) Fairford Neighbourhood Plan Housing Report [online] available at: 
<http://www.fairfordneighbourhoodplan.org.uk/>   

http://www.fairfordneighbourhoodplan.org.uk/
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Employment: The proportion of the working-age population in an area involuntarily excluded from the 

labour market, including those individuals who would like to work but are unable to do so due to 

unemployment, sickness or disability, or caring responsibilities. 

Education, Skills and Training: The lack of attainment and skills in the local population.   

Health Deprivation and Disability: The risk of premature death and the impairment of quality of life 

through poor physical or mental health.  Morbidity, disability and premature mortality are also 

considered, excluding the aspects of behaviour or environment that may be predictive of future health 

deprivation. 

Crime: The risk of personal and material victimisation at local level. 

Barriers to Housing and Services: The physical and financial accessibility of housing and local 

services, with indicators categorised in two sub-domains: 

• ‘Geographical Barriers’: relating to the physical proximity of local services 

• ‘Wider Barriers’: relating to access to housing, such as affordability. 

Living Environment: The quality of the local environment, with indicators falling categorised in two 

sub-domains.   

• ‘Indoors Living Environment’ measures the quality of housing. 

• ‘Outdoors Living Environment’ measures air quality and road traffic accidents. 

Two supplementary indices (subsets of the Income deprivation domains), are also included: 

Income Deprivation Affecting Children Index: The proportion of all children aged 0 to 15 living in 

income deprived families. 

Income Deprivation Affecting Older People Index: The proportion of all those aged 60 or over who 

experience income deprivation. 

Lower Super Output Areas (LSOAs) are a geographic hierarchy designed to improve the reporting of 

small area statistics in England and Wales.  They are standardized geographies designed to be as 

consistent in population as possible, with each LSOA containing approximately 1,000 to 1,500 people.  

In relation to the IMD 2015, LSOAs are ranked out of the 32,844 in England and Wales, with 1 being 

the most deprived.  Ranks are normalized into deciles, with a value of 1 reflecting the top 10% most 

deprived LSOAs in England and Wales. 

There are three LSOAs that are either fully or partially in the Neighbourhood Area.  Analysis of the 

data reveals the following trends set out below.   

General Trends 

E01022202: Cotswold 009A covers approximately 45% of the Neighbourhood Area, covering the east 

of the area.  There are notable contrasts between the IMD categories for this LSOA.  The LSOA is 

within the top 10% least deprived deciles for the Income domain, the Employment domain, the 

Income Deprivation Affecting Children Index, and the Wider Barriers sub-domain.  Comparatively, the 

LSOA is within the top 10% most deprived deciles for the Geographical Barriers sub-domain and 

within the top 30% most deprived deciles for the Barriers to Housing and Services domain, and the 

Indoor sub-domain.  Overall, this LSOA is one of the top 20% least deprived in England.   

E01022203: Cotswold 009B covers approximately 50% of the Neighbourhood Area, covering the west 

of the area.  The LSOA is within the top 40% least deprived decile for all of the IMD categories, with 

the exception of the Children and Young People sub-domain and the Geographical Barriers sub-

domain which are in the 50% most deprived decile.  Overall, the LSOA is one of the top 10% least 

deprived in England.   

E01022204: Cotswold 009C covers approximately 5% of the Neighbourhood Area, containing the 

majority of the Fairford Town centre.  There are some contrasts between the IMD categories for this 

LSOA.  The LSOA is within the top 10% least deprived deciles for the Living Environment domain and 
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the Outdoors sub-domain, and within the top 20% least deprived deciles for the Crime and Wider-

Barriers sub-domain.  Overall, this LSAO is within the top 20% least deprived in England. 

Similarities between the LSOAs 

• All three of the LSOAs within the Neighbourhood Area are within the top 20% least deprived 

decile for the outdoors sub-domain.   

• All three of the LSOAs within the Neighbourhood Area are within the top 30% least deprived 

decile for the Crime domain, Wider Barriers sub-domain and Income Deprivation Affecting 

Children Index.   

Contrasts between the LSOAs 

• E01022202: Cotswold 009A is within the top 30% most deprived decile for Barriers to Housing or 

Services.  Comparatively, E01022203: Cotswold 009B and E01022204: Cotswold 009C are 

within the top 30% least deprived deciles for the same IMD category. 

• E01022202: Cotswold 009A is within the top 30% most deprived decile for the Indoors sub-

domain.  Comparatively, E01022203: Cotswold 009B and E01022204: Cotswold 009C are within 

the 40% least deprived deciles for the same IMD category.   

Housing Tenure 
Within the Neighbourhood Area, the 2011 Census data shows that 73.2% of residents either own their 

home outright or with a mortgage, compared to 65.7% for Cotswold, 67.4% for the South West and 

63.3% for England.  There are also fewer residents within socially rented accommodation in the 

Neighbourhood Area (13.2%) in comparison to the District (14.9%) and national totals (17.7%).  

However, the percentage of Fairford residents in socially rented accommodation aligns with the South 

West regional percentage (13.3%). 

In terms of the live affordable housing stock in Fairford and current numbers of home seekers, Table 

A.1 and Table A.2 demonstrate what we understand to be the existing situation, based on information 

provided by Cotswold District Council.  

In terms of home seekers, Table 7.7 includes those with a local connection to Cotswold District and a 

preference for Fairford.  It is noted that the emergency figures in the Fairford area are likely to be 

higher at present, due to applicants being served Demolition Notices in Kempsford (while they live in 

Kempsford now, they may want to move to Fairford and see this as an opportunity to do so). 

Table A.1 Current housing stock in Fairford76  

Rented  1 bed 2 bed 3 bed  4 bed  

Flat 65 27 0 0 

House 0 72 78 133 

Bungalow  3 40 0 0 

Shared Ownership 1 bed 2 bed 3 bed 4 bed 

Flat 3 0 0 0 

House 0 4 4 2 

Bungalow 0 0 0 0 

Discounted Sale Homes 1 bed 2 bed 3 bed 4 bed  

Flat 0 0 0 0 

                                                                                                           
76 Cotswold District Council (2018) 
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House 0 4 4 2 

Bungalow 0 0 0 0 

 

Table A.2 Current number of households on Home seeker Plus77  

 1 bed 2 bed 3 bed 4 bed 

Emergency 2 6 3 0 

Gold 0 1 0 0 

Silver 10 8 4 1 

Bronze 74 37 8 5 

 

Summary of Future Baseline 

The population of the Neighbourhood Area slightly increased between the years 2001-2011.  Since 

2011, a considerable increase in new housing development in Fairford is predicted to result in a 

significant growth in the area’s population (39%).  This recent trend of growth is expected to continue, 

and will likely place strain on local services and facilities.   

33.1% of residents are aged 60+, indicating the presence of an older population within the 

Neighbourhood Area.  In common with other areas, the population of the Neighbourhood Area is 

ageing.   

There are notable contrasts in the levels of deprivation between the three LSOAs in the 

Neighbourhood Area, particularly between the barriers to housing and services domain and the indoor 

sub-domain.  The suitability of housing for local requirements depends in part on the successful 

implementation of policies outlined in the emerging Cotswold District Local Plan 2011-2031.   

Health and Wellbeing 

Context Review 

Key messages from the NPPF include: 

• The social role of the planning system involves ‘supporting vibrant and healthy communities’. 

• A core planning principle is to ‘take account of and support local strategies to improve health, 

social and cultural wellbeing for all’. 

• The planning system can play an important role in facilitating social interaction and creating 

healthy, inclusive communities’ 

• Promote the retention and development of local services and community facilities such as local 

shops, meeting places, sports venues, cultural buildings, public houses and places of worship. 

• Set out the strategic policies to deliver the provision of health facilities. 

• Access to high quality open spaces and opportunities for sport and recreation can make an 

important contribution to the health and well-being of communities.   

In relation to other key national messages in relation to health, Fair Society, Healthy Lives (‘The 

Marmot Review’) investigated health inequalities in England and the actions needed in order to tackle 

                                                                                                           
77 Cotswold District Council (2018) 
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them.78 Subsequently, a supplementary report was prepared providing additional evidence relating to 

spatial planning and health on the basis that that there is: “overwhelming evidence that health and 

environmental inequalities are inexorably linked and that poor environments contribute significantly to 

poor health and health inequalities”.   

The increasing role that local level authorities are expected to play in providing health outcomes is 

demonstrated by recent government legislation.  The Health and Social Care Act 2012 transferred 

responsibility for public health from the NHS to local government, giving local authorities a duty to 

improve the health of the people who live in their areas.  This will require a more holistic approach to 

health across all local government functions.   

The Joint Strategic Needs Assessment (JSNA) for Gloucestershire identifies key features of interest 

within the area and raises important issues for discussion.  The main challenges in Gloucestershire 

are linked to population, equality and diversity, deprivation, children and young people, adults and 

older people, health, the economy, the environment, accessibility, community and community safety.79    

By 2031, the Cotswold District Local Plan 2011-2031, aims to have ‘helped to create more healthy, 

sustainable and mixed communities’.  Policy EN11 (Pollution and Contaminated Land) ensures that 

public health and safety are protected against new development.   

Summary of Current Baseline 

Health Indicators and Deprivation 
 

Deprivation is a significant contributor to poor health and can have adverse effects on wellbeing, with 

elements related to poor housing quality, living environment, income and employment previously 

discussed in detail. 82.5% of residents in the Neighbourhood Area consider themselves as having 

‘very good health’ or ‘good health’, lower than the totals for the South West of England (81.4%) and 

England (81.4%), however higher than the total for Cotswold (83.9%).  The number of residents in the 

Neighbourhood Area considering themselves to have ‘bad health’ or ‘very bad health’ is 4.5%, 

compared with 3.8% in Cotswold, 5.2% in the South West of England and 5.4% in England.   

The percentages of ‘very good health’ and ‘good health’ in Fairford are lower than the District level but 

higher than regional and national levels.  7.4% of residents in Fairford report that their daily activities 

are limited ‘a lot’, compared to 6.5% for Cotswold, 8.3% for the South West of England, and 8.3% for 

England.   

Summary of Future Baseline 

Health and wellbeing levels within the Neighbourhood Area are generally good, with a high 

percentage of residents reporting ‘good’ or ‘very good’ health, and a low percentage of residents 

reporting that their activities are limited in some way.  While the percentages for the Neighbourhood 

Area are higher than the regional and national trends, they are less favourable than the local trend in 

Cotswold.   

An ageing population within the Neighbourhood Area is likely to place future pressures on health 

services in the area.  Similarly, ongoing cuts to community services and an increase in housing 

development in the FNP area has the potential to lead to effects on health and wellbeing over the long 

term.   

In addition to the main challenges outlined in the JSNA for Gloucestershire, obesity is seen as an 

increasing issue by health professionals, and one that will contribute to significant health impacts on 

individuals, including increasing the risk of a range of diseases, including heart disease, diabetes and 

some forms of cancer. 

                                                                                                           
78 The Marmot Review (2011) The Marmot Review: Implications for Spatial Planning [online] available to download from: 
<http://www.apho.org.uk/resource/item.aspx?RID=106106>  

 
79Gloucestershire County Council (2017): ‘Understanding Gloucestershire - A Joint Strategic Needs Assessment’, [online] 
available to download via: < https://inform.gloucestershire.gov.uk/MainMenu.aspx?page=UnderstandingGloucestershire-JSNA>  

http://www.apho.org.uk/resource/item.aspx?RID=106106
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Economy and Enterprise 

Context Review 

Key messages from the National Planning Policy Framework (NPPF) include:  

• The planning system plays an important economic role to contributing to sustainable 

development – 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. 

• Planning policies should be positive, promote competitive town centre environments and set out 

policies for the management and growth of centres over the plan period.   

• Have a clear understanding of business needs within the economic markets operating in and 

across the local areas – work closely with the business community to understand their changing 

needs and identify and address barriers to investment, including a lack of housing, infrastructure 

or viability.   

• Plan proactively to meet the development needs of business and support an economy fit for the 

21st century. 

• Support economic growth in rural areas in order to create jobs and prosperity by taking a positive 

approach to sustainable new development.   

• Support sustainable rural tourism and leisure developments that benefit businesses in rural 

areas, communities and visitors, and which respect the character of the countryside.  This should 

include supporting the provision and expansion of tourist and visitor facilities in appropriate 

locations where identified needs are not met by existing facilities in rural service centre. 

• Ensure that there is a ‘sufficient choice of school places’ is of ‘great importance’ and there is a 

need to take a ‘proactive, positive and collaborative approach’ to bringing forward ‘development 

that will widen choice in education’. 

The Cotswold District Local Plan 2011-2031 has a range of policies which are related to Population 

and Community, these are as follows: 

• EC1 – Employment Development 

• EC2 – Safeguarding Employment Sites  

• EC3 –Proposals for Employment-Generating Uses  

• EC5 – Rural Diversification 

• EC6 – Conversion of Rural Buildings 

• EC7 – Retail Hierarchy 

• EC8 – Main Town Centre Uses 

• EC9 – Retail Impact Assessments  

• EC10 – Development of Tourist Facilities and Visitor Attractions 

• EC11 – Tourist Accommodation  

Summary of Current Baseline 

Local Economy  
Fairford is designated through the Local Plan as a ‘Principal Settlement’, serving as a Local Service 

Centre for a wider rural area including the villages of Kempsford, Whelford, Meysey Hampton, 

Quenington, Coln St Aldwyns, Southrop and Eastleach.  The slightly smaller town of Lechlade is 

about 5 miles to the East, with the towns of Cirencester, Burford, Carterton, Farringdon, Highworth, 

Cricklade and Swindon also within 17 miles.   
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Cotswold District as a whole has no City Centres, and as such, market towns such as Fairford play a 

vital role in supporting its communities, and other nearby settlements, including the nearby RAF 

airbase.  Table A.3 provides a breakdown of the existing businesses in Fairford.   

Table A.3 identifies that Fairford has a range of shops and services, sufficient to meet day-to day 

needs of local residents.  However, it has been identified through local consultation that most of the 

town centre 'retail' premises are small, which means that although Fairford appears to have a wide 

range of shops and services, these do not meet the needs of existing (and therefore forthcoming) 

residents in total capacity terms.  Table A.3 also shows that Fairford has a relatively large number of 

take-aways and hair/beauty service businesses, which consultation has shown seem to be generally 

regarded as a negative indicator for vitality in the town.   

The Fairford Neighbourhood Plan Input to Cotswold District Retail Update (2016) identifies that the 

most frequently used facility in the town is convenience stores, being used once a week or more by 

86% of residents.  Following this, 39% of residents using the Post Office once a week or more, and 

31% using the Chemist once a week or more.  However, local opinion is that the capacity of some 

services fall short of that in other centres. 

As discussed above, the town has seen significant levels of housing development since 2011.  Local 

experience has found that infrastructure, including community services and facilities, has not been 

sufficiently invested in to meet the needs of new (and existing) residents.  In some cases, the town 

has experienced a decline in services.  The town’s mix of shops and services are currently under 

strong competitive/viability pressures, with many shops lost to residential conversions.  Significant 

recent changes include the Cotswold Volunteers Charity Shop closing April 2017 and (in August 2016) 

Lloyds Bank announcing (without prior consultation) their decision to close the town's only Bank 

branch in November 2016. This is a considerable loss for the town considering the results of the 

Retail Update (2016) discussed above, which highlight the frequent use of the bank by residents.80   

Further business closures in the town include Josh Hair, Blenheim Antiques, and C B Slade. 

Additionally Cotswold Volunteers has been replaced by Lynwood, and Orient food takeaway has been 

replaced by Peter Vallance Foundation charity shop. 

The Housing Land Supply Report (2017) identifies that there are issues of achieving the timely 

implementation of infrastructure and enabling these developments to ‘bed in’ before further growth 

occurs.81  This highlights the importance of safeguarding, protecting, and where possible expanding 

provisions (particularly A1 class premises) in the town.   

Table A.3 Businesses in Fairford82 

Location Business  Description 

High Street / Market Place 

1 Cotswold Volunteers Charity 

4-5 Coln Bookshop/Gallery Bookshop 

8 Purely Divine body & beauty Service 

10 Kim Sutton Gallery Gallery/Shop 

11 Fairford Opticians Medical/Service 

  Family Osteopath Medical/Service 

  AMM bookkeeping Financial service 

  Flying Start Nursery Nursery 

(14) Boots Chemist 

  Blenheim Antiques Antiques 

  Josh Hair Hairdresser 

4A Barbury Barber’s Shop 

                                                                                                           
80 Fairford Town Council (2016) Fairford Neighbourhood Plan Input to Cotswold District Retail Update 2016  
81 Cotswold District Council (2017) Housing Land Supply [online] available at: http://www.cotswold.gov.uk/residents/planning-
building/planning-policy/emerging-local-plan/local-plan-examination/local-plan-examination-documents/ > last accessed 
16/04/18  
82 Fairford Town Council (2018) 

http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/local-plan-examination-documents/
http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/local-plan-examination-documents/
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4 Cooperative Food Convenience store 

  Andrew Butler Butcher 

  Ridgeway Estate Agent 

  Mitchell & Sarjent Financial service 

  Fairford Fish Bar Takeaway 

  Mister Ernest Hairdresser 

  Bull Hotel Hotel 

  Coffee Post Post Office/Cafe 

  Colosseo Restaurant 

London Street     

  Curry King Takeaway 

  Fairford Kebab & Pizza Takeaway 

  7A Cafe 

  Fairford Therapy Centre Medical/Service 

  Plough Inn Pub 

  White Cottage Dentist 

  Enntwine Gifts 

  Orient Takeaway 

  New Peking House Takeaway 

  Londis Convenience store 

  Inspirations Hairdresser 

  Row Electrical Electrician 

Outside Official Town Centre: 

London Road     

  Eight Bells Pub 

  Railway Inn Pub 

Milton Street     

  Vet Surgery Vet 

  Marlborough Arms Pub 

Other     

  Park Close Stores Convenience store 

  Thornhill Filling Station   

  Lechlade Garden Centre   

Employment 
Fairford has a reasonable employment base with a higher than average proportion of those jobs in 

growth sectors.  The following three occupation categories support the most residents: 

• Professional occupations (16.9%) 

• Skilled trades occupations (15.8%) 

• Managers, directors, senior officials (12.0%) 

Overall, 44.7% of residents within the Neighbourhood Area are employed in one of the above three 

occupation categories, compared with 41.0% in the South West and 39.7% in England.  This suggests 

that the Neighbourhood Area has a highly skilled workforce compared to regional and national 

percentages.  However, Fairford has fewer residents residing in these skilled occupations than 

Cotswolds District total (47.0%).  This finding is also supported by the trends in number of residents 

with a Level 4 qualification (previously discussed).  Generally, there are fewer residents within the 

Neighbourhood Area employed within the sales and customer service occupation categories, and the 

caring, leisure and other service occupations categories compared to the regional and national 

percentages.   
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Fairford’s employment role, however, is in danger of decreasing as there is a poor balance of jobs to 

workers.  In this context, given the close proximity of Swindon (12 miles), Fairford's self-containment 

(the percentage of travel to work journeys that start and finish in the ward) is lower than some of the 

District's other larger settlements. 

Education  
Based on the 2011 census data, 21.4% of residents in the Neighbourhood Area have no 

qualifications, higher than the percentages for Cotswold (18.5%), the South West (20.7%) but aligning 

with the national total (22.5%).  Comparatively,  there are a higher number of residents with Level 4 

qualifications within the Neighbourhood Area (29.9%), compared with the totals for the South West 

(27.4%) and England (27.4%).  However there are a lower percentage of Fairford residents with Level 

4 qualifications compared to the Cotswold District (33.7%).  The number of residents in the 

Neighbourhood Area with either a Level 1 or Level 3 qualification broadly aligns with the regional and 

national trends.   

Tourism 
Tourism is important to Fairford’s economy.  The Cotswold Water Park is the largest area of man-

made lakes in the UK; covering an area of 40 sq. miles (33 sq. miles in Cotswold District).  

Restoration programmes in the area provide a major resource for tourism, notably water recreation 

and wildlife, promoting the town’s commercial role in the District.   

The emerging Local Plan identifies that future development will play an important role in managing 

proposals for hotel and other types of accommodation and the development of visitor attractions.   

Broadband  
Cotswold District is a primarily rural area, and therefore the telecommunications infrastructure often 

has poor capacity and coverage.  Significant parts of the District experience slow broadband speed 

and poor telecommunication signals. 

The emerging Local Plan seeks to deliver improvements to the telecommunications infrastructure to 

address this problem and thereby help to combat social exclusion of residents, improve access to 

services (including emergency services), and reduce the need to travel. 

Broadband improvements are taking place as part of the ‘Fastershire’ scheme across 

Gloucestershire. It is expected that all homes and businesses in the identified ‘exchange’ areas for the 

Cotswolds will have the capability to receive a minimum of 2Mbps.  Further improvements are 

planned, subject to funding availability.83  

Summary of Future Baseline 

Fairford has a good range of services and facilities in the town, supporting local residents through 

providing local employment and meeting the day-to-day needs of Fairford residents and those from 

surrounding settlements.  However, the capacity of existing services and facilities is an issue for the 

town.  New housing development is likely to place pressure on the town’s mix of shops and services. 

There is still pressure for further housing growth and this could exacerbate the existing trend of the 

loss of local shop closures for alternative (residential) use.   

The Neighbourhood Area has a highly skilled and qualified workforce compared to regional and 

national percentages.  Self-containment in the town is low, with a high level of out commuting to 

Swindon.   

Tourism is important to Fairford’s economy, and the wider Cotswold Water Park.   

                                                                                                           
83 Cotswold District Council (2017) Cotswold District Local Plan 2011-2031: Submission Draft Reg.  19 Tracked Changes with 
Focussed Changes and Minor Mods [online] available at:< http://www.cotswold.gov.uk/residents/planning-building/planning-
policy/emerging-local-plan/local-plan-examination/ >  

http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/
http://www.cotswold.gov.uk/residents/planning-building/planning-policy/emerging-local-plan/local-plan-examination/
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Transportation 

Context Review 

European and UK transport policies and plans place emphasis on the modernisation and 

sustainability of the transport network.  Specific objectives include reducing pollution and road 

congestion through improvements to public transport, walking and cycling networks and reducing the 

need to travel.  National policy also focuses on the need for the transport network to support 

sustainable economic growth.   

At the local level, each Local Transport Authority in England and Wales has a statutory duty to 

produce and adopt a Local Transport Plan through the Local Transport Act 2000, as amended by the 

Local Transport Act 2008.  Gloucestershire’s Local Transport Plan (2015-2031) aims to deliver ‘a 

resilient transport network that enables sustainable economic growth by providing door to door travel 

choices’.  To achieve this, the strategy has four overarching objectives: 84 

• Support sustainable economic growth 

• Enable community connectivity  

• Conserve the environment 

• Improve community health and wellbeing 

The Cotswold District Local Plan 2011-2031, Policy INF3 (Sustainable Transport) allows development 

which enables the Gloucestershire’s Local Transport Plan 2015-2031, particularly focusing on the 

following areas:  

• Travel choice 

• Cyclist and pedestrian priority 

• Unacceptable noise, vibration or air pollution 

• Green infrastructure 

• Restoration of former railways 

• Secure bicycle parking and charging plug-in for electric vehicles 

• Efficient delivery of goods and supplies 

• Needs of citizens with disabilities 

Additionally Policy S5 ensures that the Fairford to Lechlade multi-use path is protected and aims to 

improve footpath and cycle links in the area.   

Summary of Current Baseline 

Rail Network  
There are no local railway stations within the Neighbourhood Area.  The nearest Railway station is 

Kemble, which is approximately 17km to the east of Fairford.  Kemble train station provides frequent 

services to a variety of destinations.  These include Swindon, London Paddington, Gloucester and 

Cheltenham Spa.   

Bus Network 
There are three bus routes through the Neighbourhood Area.  The 76/77 runs throughout the day 

connecting residents to Highworth, Lechlade, Quenington, and Cirencester.  The 855 morning bus 

service terminates in Fairford (at the school) and the afternoon service (from the school) runs to 

Cirencester at the same time as the 77.  It is recognised that services are infrequent and finish early 

in the day, reducing potential usability for commuters. 

                                                                                                           
84 Gloucestershire County Council (2016) Gloucestershire’s Local Transport Plan 2015-2031’.  [online] available to download 
via: <http://www.gloucestershire.gov.uk/transport/gloucestershires-local-transport-plan-2015-2031/>  
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 The 72F is a demand responsive service, running on Thursday mornings, providing access to 

Fairford shops.   

Road Network and Congestion  
There is one ‘A’ road passing through the Neighbourhood Area, the A417 which goes through the 

centre to the east and west boundaries.  The A417 links Fairford to the neighbouring towns of 

Cirencester (approximately 9 miles east of the Neighbourhood Area) and Lechlade on Thames 

(Approximately 5 miles west of the Neighbourhood Area).  At Lechlade on Thames, the A417 connects 

residents to the A361.   

The A417 is reduced to one-way traffic at narrow points, which due to the high levels of HGVs on the 

road (10.8%), leads to considerable congestion at peak times. 85   

The majority of the Neighbourhood Area is accessible via ‘C’ roads or country lanes, including (but not 

limited to) Coronation street and Leafield Road in the northern section, Leafield Road and Hatherop 

Road in the central section, and Horcott Road in the southern section.   

Cycle and Footpath Network 
There are no National Cycle network routes within the Neighbourhood Area.  However, a branch of 

the Cotswold District Council Cycle Route 4 goes through the Fairford Neighbourhood Area.  These 

are a network of safe, quite, country lanes, connecting Fairford residents to Cirencester and 

Northleach There are also a range of footpaths in the area.   

Availability of Cars and Vans 
Based on the 2011 census data 87.78% of households in the Neighbourhood Area have access to at 

least one car or van, which is in line with the percentage for Cotswold (87.38), but higher than the 

percentages for the South West (81.1%) and England (74.0%).   

Travel to Work 
The most popular method of travelling to work in the Neighbourhood Area is via driving a car or van 

(47.1%), which is higher than the totals for Cotswold (40.4%), the South West of England (41.4), and 

England (37.0%).  This may be attributed to the high level of residents out-commuting for 

employment. 

Additionally, 7.8% of Fairford residents chose to walk to work.  This is slightly higher than the national 

average (7.0%), however lower than local (9.6%) and regional (9.0%) averages.  A higher percentage 

of the Neighbourhood Area work mainly at or from home (5.1%), compared to averages for the South 

West of England (4.6%) and England (3.0%).  However, the percentage of Fairford residents working 

at or from home is lower than Cotswold averages (7.8%).   

Summary of Future Baseline  

New development has the potential to increase traffic and cause congestion within the Neighbourhood 

Area, particularly along the A417.  Additionally, public transport use has the potential to remain low 

compared with private car use; likely to due to the infrequent nature of the bus services, the lack of 

railway stations and the rural setting of the parish.   

There is likely to be an increase in the amount of people working from home due to an increase in 

modern working patterns, including agile and flexible working.  Nonetheless, there will be a continuing 

need for development to be situated in accessible locations to further limit the need to travel by 

private car.   
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