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13 October 2025

By email only

Planning Policy Ourref: 03775
Swindon Borough Council

Wat Tyler House,

West Beckhampton Street

Swindon

SN1 2JG

Dear Sir or Madam

REPRESENTATIONS TO THE SWINDON LOCAL PLAN 2043 REGULATION 18 CONSULTATION DRAFT
REPRESENTATIONS ON BEHALF OF THE SWINDON GOSPEL TRUST

We write on behalf of our client, Swindon Gospel Trust, to submit representations in respect of the Swindon Local
Plan 2043 Regulation 18 Consultation.

INTRODUCTION

These representations to the Swindon Local Plan (SLP) Regulation 18 Consultation Draft are made on behalf of the
Swindon Gospel Trust (‘the Owner’) in relation to their site at Land south of Broad Bush, Highworth Road, Blunsdon
in Swindon (‘Highworth Road site’). The site is being promoted for residential redevelopment and community use.

We welcome the opportunity to provide our comments on the emerging SLP Consultation Draft. Whilst it is positive
to see the progression of the SLP, we consider there are fundamental issues with the Consultation Draft which need
to be reviewed and addressed.

These representations include a Technical Review of Housing Needs in Swindon, prepared by Turley (Appendix 1)
which reviews the emerging approach towards housing provision in the SLP and should be read alongside this
letter.

These representations should be viewed alongside the ‘Call for Sites’ submission previously submitted in respect of
this site to the 2023 Swindon Borough Council ‘Call for Sites’.

By way of background, the Owner is promoting the Highworth Road site which has been included as part of a new
site allocation in the SLP. The site known in the SLP as ‘Land south of Highworth Road’ (Regulation 18 site allocation
Reference 18-030) is proposed to be allocated for an indicative 89 residential dwellings, as set out in Appendix 1
(Site Allocations) of the SLP. The Swindon Gospel Trust owns the eastern part of the site, with the western part of
the site beyond the tree belt under separate ownership.

Turley (Reading)

turley.co.uk

Turley is the trading name of Turley Associates Limited, a company (No. 2235387) registered in England & Wales. Registered office: | N
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The site was included within Swindon Borough Council’s Strategic Housing and Economic Land Availability
Assessment (SHELAA), published in September 2025 as follows:

e Site ref. S0062 — Land south of Highworth Road, Blunsdon: 5.92 hectares and promoted for residential
redevelopment.

The Highworth Road site received the following assessment in the SHELAA having been categorised as
‘developable’:

“Site currently located outside of settlement boundary but in close proximity to Kingsdown strategic site. Currently
also within an area defined as non-coalescence. Site fronts B4019 and is located opposite and next to residential.
Prominent hedgerows through site. Concerns relating to heritage and ecology. Concerns also relating to location
and lack of access to facilities and services. However, planned change in local area at Kingsdown and Abbey
Stadium may provide mitigation and improve access to services. Development would need to be phased accordingly.
Opportunity to link development site into larger cluster. Residential preferred.”

A Sketch Plan (see Appendix 2) has been prepared for the site and demonstrates how residential development and
a new community use in the form of a Gospel Hall could come forward on the site. This plan incorporates an
assessment of the site characteristics and opportunities.

There are no landscape designations relating to the site. The Sketch Plan illustrates how the layout of future
development on the site can be designed, utilising and enhancing the existing trees and hedging that form the
boundaries to the site and providing new native tree and other planting. This would reduce any visual impact of the
development to the south and east.

The Development will not result in any impression of coalescence between Blunsdon and the proposed Kingsdown
Strategic Allocation.

There are no known constraints which would prevent the development of the site, and no known heritage or
ecological constraints. There is a high pressure water main that crosses the site, and this has an easement which
will be taken into account through the layout of future development. Appropriate technical reporting would be
prepared to ensure that matters such as transport, landscape, heritage and ecology are adequately assessed and
considered.

The site is within a sustainable location, adjacent to the settlement of Blunsdon. Blunsdon has a wide variety of
local facilities and services including a Church, Primary School, GP Surgery, Parish Hall, the Blunsdon House Hotel
and Leisure Club and the Heart in Hand Pub. A second hotel and accompanying restaurant / pub lie a few hundred
metres west of the site (Premier Inn and Cold Harbour).

Further facilities, services and amenities can also be found nearby, such as the new retail and leisure development
at Latham Road in Blunsdon St Andrew, and the Orbital Shopping Park in North Swindon.

The site is located in close proximity to a bus stop and pedestrian route, however, it is acknowledged that these are
located on the opposite side of the road with existing crossing facilities. As such, as part of a future proposal, an
improved footpath from the existing footpath into the site is would be proposed as well as a crossing across Broad
Bush (B4109) to assist with pedestrian connectivity to the rest of Blunsdon.

The site is also close to, but visually separate from the Kingsdown Strategic Growth Location, within which a local
centre including retail, nursery, primary school, and sports will be provided, alongside significant infrastructure
improvements.

Land at Highworth Road Blunsdon Regulation 18 Letter 25.10.13 2
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It is within this context that we provide comments on the emerging Swindon Borough Local Plan Review, with
consideration of the tests of soundness as set out in the National Planning Policy Framework (NPPF).

CHAPTER 4 - SPATIAL STRATEGY AND STRATEGIC AREA POLICIES
The Plan Period

Paragraph 1.9 of the plan explains that the aspiration is to set out a long-term vision and strategy for growth, over a
20 year period to 2043. We support this aspiration in principle. However, at the time of writing (2025) there is just
18 years left of the emerging plan period. Based on the Council’s own timetable for the next steps for the plan (as
set out in the March 20-25 Local Development Scheme [LDS]) adoption of the plan is not anticipated until
December 2027. At this point there would be just 15 years left of the plan period. In our experience LDSs are often
optimistic with regards to how long the process will take before a plan can be adopted. In our view it is highly likely
that this timetable will slip and that the plan could be at risk of being adopted with less than 15 years remaining.
Paragraph 22 of the NPPF is clear that strategic policies should look ahead for a minimum of 15 years, and that this
should be from adoption.

Recommendation

At present there is insufficient time allowed for over the plan period to ensure that there will be at least 15 years
remaining at the point the plan is adopted. As a consequence we suggest that the plan period needs to be
extended, at least until 2045, in order to ensure a realistic prospect that the plan is looking ahead of the mandatory
minimum requisite amount of time at the point of adoption.

Policy SS1 Swindon’s Spatial Approach to Growth

The focus for the spatial strategy is that housing, commercial, and industrial growth will occur at Swindon Urban
Area and the Strategic Growth Locations. In principle we support the intention to focus growth within the Borough
at Swindon, although, as set out below, it is important that a sufficient quantum of available and deliverable sites
are identified (including a sufficient contingency) to ensure that housing needs are met in full. This includes the
need to ensure that the identified sites are viable.

Part 2 of Policy SS1 states that supplementary growth may also be acceptable within larger villages, small villages
and hamlets. The policy text states that this growth is likely to include minor development, service provision and
infill and that it should be ‘sympathetic to local character’.

Swindon Town is the major settlement within the Borough, and accordingly should be the primary focus for
regeneration, growth and development over the emerging plan period. However, for the detailed reasons set out in
our responses to Policy SGL 01 below, we consider that the plan as currently drafted significantly overestimates the
likelihood that the Town Centre regeneration sites will deliver the levels of growth anticipated in the timescales set
out. It has been the aspiration to regenerate the Town Centre throughout the current plan period and there is clear
evidence that timescales for sites coming forward has slipped continually and that there are a range of complex,
site specific issues, including major viability issues, that have caused delays.

Continuing to ignore the well evidenced barriers to progression of these (town centre) sites as part of the emerging
plan will lead to a repetition of the outcomes recently experienced —i.e. that key regeneration sites will not come
forward as anticipated and that other housing sites will need to be identified in order for the Council to maintain a
five year housing land supply, and to ensure that the mandatory minimum housing requirement is delivered over
the plan period.
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There have also been delays with the Strategic Growth Locations (SGLs) over the last plan period. Again, we support
in principle the continued identification of these locations for growth, and the proposed extensions to them, but
they cannot be relied upon to deliver as anticipated. The Council are, in our view, underestimating the timescales
needed for homes to be delivered on these sites and failing to take into consideration the lessons learnt in recent
years about delays to delivery.

The plan needs to be amended to embed a broader, more resilient approach to the spatial strategy from the
outset, with an increased number of small and medium sites across the Borough. Broad Blunsdon is a key village
which is a sustainable location at which a quantum of housing growth could be accommodated in the new plan
period. The identification of sufficient small and medium site allocations such as the Highworth Road site, is very
important to help ensure that the planned housing delivery remains on track.

CHAPTER 6 - PLACES FOR PEOPLE
Policy SP2 - Homes for the Community

Policy SP2 identifies that the standard methodology derived local housing need (LHN) figure for Swindon is 1,205
homes per annum. Over a 20 year plan period, this equates to a total housing requirement of 24,100 homes. We do
not disagree that the LHN should be the starting point for the level of housing growth to be planned for in the
Borough, as per paragraph 62 of the NPPF. However, this is a minimum housing requirement, and should be
reflected as such in the policy.

The Technical Review of Housing Needs in Swindon, appended to these representations, concludes that the Council
should aim to reflect a more positive economic context and reconsider whether job growth is likely to generate a
greater need for housing than implied, as only a minimum, by the standard method.

As currently drafted, Policy SP2 states that ‘the Council will seek to enable these (housing) targets to be met subject
to all relevant policies of this Plan’. This statement does not provide a clear and unambiguous commitment to
meeting housing needs in full in line with the aims of national planning policy set out within the National Planning
Policy Framework (NPPF). There is a clear national policy imperative to significantly boost the supply of housing,
and so the Plan should more explicitly identify meeting the housing needs in full as one of the critical issues to be
addressed. As a consequence any references to LHN within the plan should be referenced as a minimum/’at least’
figure.

At present, the draft plan proposes to meet the Local Housing Need (LHN) over the plan period and the details of
what sites will deliver what elements of the overall housing need is included in the site specific policies for the
Strategic Growth Locations (Policies SGL 01- SGL0O6) and Urban Regeneration Areas (Policies UGA 01 and UGA 02)
and in the Site Allocations listed at Appendix 1 of the draft plan. There is a lack of a clear summary set out within
Policy of where the growth will be accommodated, particularly where it is to be accommodated on sites which are
not ‘new’ to this plan. Some detail is included in the trajectory at Appendix 3 to the plan, and paragraphs 6.4 to 6.7
also detail the following;

. Net completions 2023/24 — 831 homes;
. Planning permissions granted - 12,767 homes;
. Residual need 10,502 homes, to be met by;

- Rolled over Strategic Sites without planning permission — 3,498 homes; and
- New site allocations — 8,344 homes.
. Total 25,440 homes.

However in our view Policy SP2 should list and overview the sources of supply within the plan to explain clearly
how the housing requirement will be accommodated.
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We do not disagree that the standard methodology derived LHN is the correct starting point from which to
calculate the housing requirement (as per paragraphs 62 and 69 of the NPPF). The Housing Trajectory at Appendix 3
suggested that a total of 25,796 homes are projected to be delivered between 2023/24 and 2043/44. The sources
of supply are as follows;

. Windfall sites — 2,818 homes;

. Strategic Allocations (with permission) — 9,949 homes;

. Strategic Allocations (without permission) — 3,498 homes;
. New Site Allocations — 8,700 homes;

o Total 25,796 homes.

Firstly, the above breakdown includes 200 homes in ‘year 21’ from New Site Allocations, i.e. beyond the emerging
plan period. The total projected supply for the plan period, as set out within Appendix 3, is 25,596 homes. This
should be more clearly set out in the table at Appendix 3.

Secondly, the total number of homes projected to delivery in Appendix 3 differs from the total sources of supply
explained at paragraphs 6.4 to 6.7 of the draft plan. Clarity is needed on the number of homes projected to deliver
from each source. A full detailed site specific trajectory should be provided setting out all sources of supply for the
plan period with an annualised breakdown to set out when each site is projected to commence completions.

In addition, the total projected delivery within the plan period set out at Appendix 3 is only 1,496 homes above the
(minimum) LHN figure, just 75 homes per annum above the minimum figure. This reflects a contingency in housing
supply of just 6.2% over the plan period. Considering that circa 11% of the projected supply is from windfall sites
(i.e. sites assumed to come forward based on assumptions rather than actual identified supply) we consider that
insufficient sites have been identified to deliver a realistic prospect of the minimum housing requirement being
delivered in the plan period.

To plan to just exceed the LHN by circa 6.2% is not in line with the national requirement to significantly boost the
supply of housing. The housing requirement should be expressed as a minimum, and greater contingency needs to
be built into the plan to enable adequate sites to be identified to ensure the minimum requirement is met, and to
ensure that an adequate five year supply of deliverable homes is maintained over the plan period. The evidence
base for the plan demonstrates that the Council is aware; in the Defining Growth section of the Interim
Sustainability Report it is acknowledged;

However, and as discussed, there is also a need to remain open to the possibility of higher growth and, whatever
the housing requirement, there is a need to identify a total supply comfortably above the requirement, i.e. a
healthy ‘supply buffer’. (paragraph 5.4.56)

At present the Council suggest that the vast majority of the requirement will come forward on sites which are
existing commitments (Strategic Allocations with and without permission 13,447 homes), and on Windfall sites
(2,818 homes). Together these elements comprise 67.5% of the supply. Given the current adopted plan period ends
in 2026 it is noteworthy that over 13,000 homes appear to be relied on from Strategic Allocations which are not
new to this plan; i.e. they were intended to come forward (we assume at least in part) as part of the delivery in the
previous local plan period. Paragraph 6.6 of the draft plan confirms that 3,498 homes are included in the projected
supply for the new plan from sites which were allocated for development in the previous plan but have not to date
obtained planning permission. This is a clear indication that sites identified in a plan may not come forward as
anticipated and that sufficient contingency needs to be built into future projections for delivery.

We do not dispute that these categories (i.e. existing commitments and previously allocated sites) can and should
comprise an element of the housing delivery over the emerging plan period, but at present only new sites to meet
8,500 homes within the plan period are even being considered. This places an undue level of certainty that existing
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commitments will come forward as planned (particularly when many appear to be rolled over from the previous
plan) and, even more difficult to predict, that a significant volume of windfall sites will also come forward.

The over reliance on these sources of supply, without any lapse rate/discount applied to them, compounded with
the fact the overall spatial strategy is only planning to just barely meet the LHN without sufficient headroom built
in, places the plan in a precarious position where, in our view, it is highly unlikely that the requisite number of
homes will actually be delivered within the plan period. The failure to plan to deliver the area’s objectively assessed
needs as a minimum is contrary to the requirement for the plan to be Positively Prepared (paragraph 36 of the
NPPF).

The Technical Review of Housing Needs in Swindon, appended to these representations also concludes that the
draft Plan will not provide an effective or deliverable strategy for meeting identified housing needs without
additional site allocations, stronger delivery mechanisms, or flexibility in tenure expectations to ensure viability and
maximise affordable provision.

Recommendation

The summary of the trajectory at Appendix 3 should be amended to more clearly reflect the homes that will be
delivered within the plan period to 2043, and those that are anticipated to deliver beyond the plan period.

A full detailed site specific trajectory should be provided setting out all sources of supply for the plan period with an
annualised breakdown to set out when each site is projected to commence completions.

The housing requirement should be expressed as a minimum, and greater contingency needs to be built into the
plan to enable adequate sites to be identified to ensure the minimum requirement is met, and to ensure that an
adequate five year supply of deliverable homes is maintained over the plan period.

Town Centre Sites and Policy SGL 01 — Swindon’s Central Area

Swindon Town is the major settlement within the Borough, and accordingly should be supported in principle as an
appropriate location for regeneration, growth and development over the emerging plan period. We support this
aspiration and agree that regeneration of this area should be supported by the emerging plan.

However, we consider that the plan as currently drafted significantly overestimates the likelihood that the Town
Centre regeneration sites will actually deliver the levels of growth anticipated in the timescales set out. Appendix 1
to the draft plan details a number of sites within the Swindon Central Area, all of which are new allocations and in
total consider capable of delivering 4,347 homes in the plan period.

We support in principle the aspiration to regenerate the Town Centre. However this has been an aspiration for
some time and there is local evidence that timescales for sites coming forward have slipped continually and that
there are a range of complex, site specific issues, including major viability issues, that have caused delays.

The draft plan is accompanied by a Viability Assessment (August 2025, doc 02.03). This considers the proposed site
allocations, including brownfield sites in the Town Centre. The report concludes on this matter, at paragraph 12.98,
that development of brownfield sites, particularly in the centre of Swindon is challenging, and advises;

If the Council were to follow this advice, it would be necessary to be cautious in relying on brownfield sites in the
five year land supply and overall housing trajectory, as the delivery of these is likely to continue to be challenging. It
will be necessary to have regard to the progress of brownfield sites through the development management process
and/or commitments from site promoters. This may influence the selection of sites for allocation.
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It is clear that there are serious challenges to delivering these types of sites in Swindon. The Council’s recently
published Viability Report directly cautions against relying on delivery from brownfield sites in the town centre as
the evidence indicates that they are simply not viable.

If the 4,347 home on new sites within the Central Area were not to come forward in the plan period this would
reduce the projected delivery within the plan period to 21,449 homes. This alone would result in the plan being
short of the minimum housing requirement over the plan period by 2,651 homes. Even if just a reasonable
proportion of them were not to come forward, this could still push the Council below the minimum 24,100 homes.
Given the concerns raised around these sites in the Council’s own evidence base this is a stark indication of the lack
of resilience currently in the plan supply. These town centre sites are just 10 of the 43 new sites proposed to be
allocated in the emerging plan. As currently drafted if these were not to come forward as anticipated then even if
every other new site identified were to deliver in full, along with all of the existing Strategic Allocations (with and
without planning permission currently) and the anticipated level of windfall development were to materialise, the
plan would still fail as it would not meet its LHN.

The reliance on the sites within the Central Area, and lack of contingency built into the housing need planned for
further emphasises the importance of sites in locations such as Broad Blunsdon such as the Highworth Road site
delivering housing within the plan period.

Recommendation

Our recommendation is that in order to ensure the LHN is actually met in the plan period, the plan needs to identify
sufficient sites delivering well in excess of this, and to express the figure as a minimum housing requirement
throughout the plan.

We suggest that a contingency of circa 10% is built into the housing to be planned for on new allocations, and that
a suitable lapse rate is applied to the existing commitments to account for any sites not coming forward as
anticipated.

There should also be a critical review of town centre regeneration sites, and their viability and actual ability to
deliver new homes in the plan period. Whilst regeneration of these sites should be supported by the Plan, lesser
reliance should be placed on them as a key part of the Council’s housing delivery strategy (and ability to meet
minimum housing requirements).

CHAPTER 9 - AN ENVIRONMENTALLY FRIENDLY SWINDON
SP6 — Climate Stability and the Environment

Policy SP6 sets out the Council’s climate change and energy requirements for new development. This includes
promoting climate resilience and incorporating adaptation measures and reducing energy demand and carbon
emissions.

Delivering climate resilient, low carbon development is key to future development and is supported. The
Government’s strategy on the Future Homes Standard, as well as requirements set through national guidance and
the Building Regulations put in place measures which support climate resilient design and reduce energy demand
and carbon emissions. These changes are actively designed to support the UK Net Zero Agenda and 2050 Net Zero
target.

The Future Homes Standard, once implemented, will require development to reduce energy demand and carbon
emissions, achieving a c.75% carbon reduction beyond Part L 2013. In addition, development will no longer be able
to use gas, or any other fossil fuel. The FHS envisages new development will make use of all-electric strategies,
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incorporating heat pumps to provide heating and hot water, and supporting the use of Solar PV to provide onsite
energy generation.

In 2021 the Building Regulations were updated introducing Part O to require development to assess overheating for
homes. This includes consideration of future climate scenarios.

In this context it is considered that Policy SP6 aligns with national guidance and policy and is supported.
CS1: Carbon Reduction and Sustainable Design in new development
Response

Policy CS1 sets out the Council’s strategy for carbon reduction and sustainable design in new development. This
includes setting a number of sustainable design requirements around climate resilience, making use of zero / low
carbon technologies, and enhancing energy efficiency. It also requires development to minimise energy
consumption, minimise operational and embodied carbon emissions, and consider the BREEAM Community
Standard.

The need for sustainable development and reducing carbon emissions is understood and supported. The
Governments FHS, FBS and related updates to the Building Regulations and other guidance, i.e. the use of climate
change allowances in assessing flood risk provide a basis for delivering sustainable, climate resilient, and low
carbon development.

In setting out this policy regard should be given to the December 2023 Written Ministerial Statement (WMS) which
sets out clarity on the development and application of local energy efficiency standards in the context of advancing
national policy. The WMS notes that the introduction of Part L 2021 supersedes the 2015 WMS which set guidance
for Local Authorities to not set energy efficiency standards beyond Code for Sustainable Homes Level 4. The WMS
goes onto note that the 2025 Future Homes Standard (FHS) will mean, ‘that homes built to that standard will be net
zero ready and should need no significant work to ensure that they have zero carbon emissions as the grid continue
to decarbonise. Compared to varied local standards, these nationally applied standards provide much-needed
clarity and consistency for businesses, large and small, to invest and prepare to build net-zero ready homes’.

The WMS states, ‘the Government does not expect plan-makers to set local energy efficiency standards for
buildings that go beyond current or planned buildings regulations. The proliferation of multiple, local standards by
local authority area can add further costs to building new homes by adding complexity and undermining economies
of scale. Any planning policies that propose local energy efficiency standards for buildings that go beyond current
or planned buildings regulation should be rejected at examination if they do not have a well-reasoned and robustly
costed rationale.’

In this context elements of this policy which require development to ‘minimise’ emissions in relation to operational
emissions and embodied carbon, setting out open ended requirements which contradicts the WMS and FHS
requirements on operational emissions.

There are also implications on viability as an open-ended statement such as this is open to interpretation which is
unlikely to have been fully considered at this stage. The Future Homes Hub report, Ready for Zero, prepared to
inform the 2025 FHS sets out costs for a range of potential specifications to reduce operational emissions .
‘Minimising carbon emissions’ could result in significant additional costs. The Viability Assessment which
accompanies the Plan sets out additional costs for scenarios beyond the FHS, and scenario CCS4, drawing on the
Future Homes Hub reporting which includes, ‘minimising space and water heating’, is estimated to increase costs
by ¢.19% beyond current Part L Regulations. Similarly in setting a requirement to ‘minimise embodied carbon’
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leaves an open-ended requirement which could add significant cost to development and is not considered as part
of the current viability assessment.

The evidence base includes the Swindon Carbon Inventory which provides background information to support the
Plan. The Carbon Inventory sets out the baseline emissions for Swindon and evidence for setting local targets and
integrating climate objectives into the Local Plan. While the Carbon Inventory identifies the scale of local emissions
and challenges in reducing carbon emissions limited information is provided on the application of policy to reduce
emissions from new development. No analysis has been included at this stage on potential interventions, alignment
with the FHS and WMS, or including embodied carbon requirements.

In addition to the energy and carbon requirements noted above the Policy also includes requirements for non-
residential development to achieve a BREEAM Excellent rating, and for residential development to consider the
BREEAM Communities scheme. The use of BREEAM to assess non-residential development is well understood and
supported, however, currently the evidence base does not reference BREEAM, and the viability assessment does
not take account of the recent BREEAM update. Version 7 of the BREEAM New Construction manual has recently
been released and is expected to increase the requirements to achieve Excellent, in this context further analysis of
costs is required to determine if this is suitable. With regards to the BREEAM Communities scheme this was first
published in 2012 and while still available doesn’t align well with changes in national guidance and policy.
Furthermore, no consideration is given to this scheme as part of the current evidence base or viability assessment.

Any policies which go beyond the requirements of the Building Regulations need to be supported by an appropriate
evidence base and costs included in the viability assessment. Until this is completed elements of the Policy as
currently written are not considered to align with the requirements of the NPPF.

Recommendations
Sustainable Design
1. Proposals for development, proportionate to their nature and scale, should:

a. be able to withstand predictable expected effects from climate change for their expected lifetime,

b. take into consideration future climate uncertainty through adaptable and resilient design approaches that
allow for long-term environmental change,

c. utilise the latest zero/low carbon technologies,

achieve-the-highest-vigble enhance levels of energy efficiency where feasible and viable, and
e. include flexibility in layout, infrastructure, and built form to enable future adaptation over the lifespan of

the development.
Carbon Reduction
2. Development proposals should:

a) minimise reduce the energy consumption of the development by incorporating measures to reduce the
impact of overheating/cooling and mitigate heat traps within the development including through a fabric-
first approach, and

b) wminimise reduce operational and embodied carbon emissions in the construction of development beyond

current practice where feasible and viable;

3. All major non-residential developments are expected to achieve BREEAM excellent standards where feasible and

viable.
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4. All major residential-led mixed-use developments will-bereguired should consider sustainability certification
BREEAM ommthity-standards-or-any-otherrelevant-building-efficieney-standards with the clear focus on
resolving overall sustainability of the area.

CSE2: Whole Life Carbon Assessments (WLCA)

Major development proposals over 49 units, or 4,999 m2 of floorspace are required to undertake whole life-cycle
carbon assessments to support their proposals

WLCA should be undertaken using the RICS Professional Standard as applicable at the time of the application and
any applicable assessment template.

Policy CSE2 sets out a requirement for major development proposals to undertake a Whole Life Carbon Assessment
(WLCA) as part of proposals, using the RICS methodology. Typically, this would require the assessment of the
upfront embodied carbon operational emissions, maintenance and end of life of each building proposed.

It is understood that as the FHS is introduced and development switches to electricity-based strategies the upfront
embodied carbon of development remains a significant proportion of a development’s lifetime carbon emissions.
Understanding the upfront embodied carbon and reducing this is therefore a key consideration and undertaking a
WLCA is supported.

However, it should be noted that undertaking a WLCA requires detailed information of house types proposed and is
therefore only likely to be applicable for Full, or Reserved Matters applications, there will be insufficient
information at the outline stage to provide a meaningful assessment. Furthermore, undertaking and WLCA
increases costs and should only be undertaken on proposed house types, allowing an assessment to be made of the
development as a whole as part of a proportionate approach. It is also not appropriate to consider maintenance
and end of life emissions; these are ultimately a function and responsibility of the building owner. We would
recommend that this policy focuses on the upfront embodied carbon of new development (Stages A1-A5), i.e. the
materials and construction carbon which can be influenced by the developer.

It is noted that the viability assessment incorporates this policy into the assessment of Policies SP6 and CSE1,
however, no direct cost allowances has been included for the preparation of a WLCA, the policy needs to be
updated, and a cost considered.

Recommendations

1. Major development proposals over 49 units, or 4,999 m2 of floorspace are required to undertake whole life-cycle
carbon assessments, focussing on upfront embodied carbon (Stages A1-A5) to support their proposals

2. WLCA should be undertaken using the RICS Professional Standard as applicable at the time of the application and
any applicable assessment template.

CHAPTER 10 — A HEALTHY, SOCIALLY CONNECTED SWINDON
Ul: Wastewater, Sewage Infrastructure and Water Supply

Policy U1 sets out requirements to ensure adequate water supply is available, as well as sewage capacity. It also
sets out water efficiency requirements and rainwater harvesting and greywater use considerations.

As noted, it is acknowledged that Swindon is in an area of severe water stress and consideration needs to be made
to ensure there is adequate infrastructure capacity, as well as giving consideration to measures to reduce capacity
demand.
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Alignment with the Building Regulations higher water efficiency standards for homes is supported, as is the
provision of water butts in private outdoor space where this is feasible.

However, the requirements of part 10, which requires major residential development to incorporate rainwater
harvesting and greywater recycling unless unviable or unfeasible is not considered suitable.

While the Water Cycle Study prepared to support the Plan considers measures to reduce water consumption in line
with the higher efficiency target of110l/p/d, and beyond, the Viability Assessment only considers the 1101/p/d
target. Delivering rainwater harvesting and greywater use requires additional consideration as to whether this is
feasible for residential development, and if this is viable.

The Viability Assessment references the Future Homes Hub prepared the Water Ready report to inform the
Government’s roadmap for water efficiency new homes . This provides further context on enhanced water
efficiency standards and potential costs for incorporating rainwater harvesting and greywater use at £1,000 -
£3,350 for residential development. The viability assessment only includes an uplift cost of £7 per dwelling. The
requirement to match minimum drought frequency has also not been adequately considered and is not likely to be
suitable.

We would note that the introduction of rainwater harvesting, and grey water is also likely to have impacts on
internal space, occupier maintenance and increasing occupier costs. The need for additional space should be
considered in the context of other design requirements, including the requirements of Policy CS1 which would also
have internal space requirements for ventilation systems as it is currently written.

We would note that the Government is currently consulting on Water Efficiency Standards which is considering
lowering the optional higher target to 100l/p/d and would recommend that the policy is linked to the outcome of
that consultation and review of the Building Regulations.

Recommendations

8. All new residential developments should be designed so that water use does not exceed 110 |/person/day, or
subsequent updates to the Building Requlations higher water efficiency standard. To demonstrate compliance with

the requirements, applications must be set out the estimated water consumption of the proposal using the ‘Water
Efficiency Calculator’ template.

10. On major residential developments, and commercial developments over 4000m3, water re-use technologies for
rainwater harvesting and greywater recycling, or other water use technology are required unless unviable or
unfeasible on the site should be considered where feasible and viable. Rainwater harvesting systems should be

designed to meet a minimum drought frequency standard.
U3: Energy Networks

Policy U3 reiterates part of Policy SP1 requiring grid capacity is available and also requires major development to
consider on-site renewable and / or sustainable solutions.

The importance of capacity for development is understood. However, and noted connection capacity may be
conditional on timescales set out by SSEN, connection capacity will be secured for development but may not be
available until a specific date. Planning permission should not be held up until capacity is in place.

The introduction of the FHS will require development to incorporate low carbon renewable energy and sustainable
on-site solutions.

Land at Highworth Road Blunsdon Regulation 18 Letter 25.10.13 11
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The objectives of this policy are supported.

LAND SOUTH OF HIGHWORTH ROAD

The allocation of Land south of Highworth Road for an ‘indicative constrained residential yield’ of 89 residential
units is supported. The eastern part of the site is owned by our client and a sketch plan has been prepared which
illustrates how both residential development of approximately 50 dwellings and a community facility in the form of
a new gospel hall can be accommodated on the Site. The western part of the site is under separate ownership,
however both parts of the proposed allocation are capable of being implemented individually, as they are
separated by a significant tree belt.

The allocation of several small and medium residential sites such as Land south of Highworth Road in Appendix 1 is
considered essential to the Council meeting its housing requirements over the plan period. In addition, the
allocation of such sites which can deliver housing early in the plan period and quickly contribute to the Council’s
housing land supply is highly beneficial.

As already discussed above, we consider there is an over reliance on the strategic allocations and redevelopment
within the Swindon Central Area in the SLP, and a more balanced approach to residential allocations incorporating
a greater number of smaller and medium sized green field sites across a broad range of locations is required. This
further emphasises the importance of sites such as Land south of Highworth Road coming forward.

As already discussed above, the Site is in a sustainable location, adjacent to the Blunsdon settlement boundary. It is
in close proximity to the facilities and services located within Blunsdon, including the Church, Primary School, GP
Surgery, Parish Hall, the Blunsdon House Hotel and Leisure Club, the Heart in Hand Pub, Premier Inn hotel and Cold
Harbour public house. The site is served by public transport, with the nearest bus stop located less than 100 metres
from the site on Broad Bush (B4019). This provides services to Orbital Shopping Park and central Swindon. Regular
rail services can be accessed from Swindon Rail Station.

The site is also within close proximity to the Kingsdown Strategic Allocation within which a local centre including
retail, nursery, primary school, and sports will be provided, alongside significant infrastructure improvements. The
Highworth Road site will therefore also have improved access to local facilities as the Kingsdown Strategic
Allocation’s local centre is developed.

The site does not have any overarching constraints. The site is not susceptible to flooding and there are no known
archaeological constraints. The site is not within 400m of an SSSI, SPA or Ramsar site. There are no Listed Buildings
on, or within in close proximity to, the site, nor is the site within a Conservation Area. There are no public rights of
way running through the site. There is a high pressure water main that crosses the site, and this has an easement
which will be taken into account through the site layout . Suitable and safe vehicular access would be achieved via a
simple T- simple priority T-junction formed at Broad Bush (B4019).

The site benefits from strong existing tree and hedgerow belts along the eastern and western boundaries and
further to the south as part of the wider landholding. These provide an effective screen shielding the site from
views from the surrounding countryside including that which will become the Kingsdown Strategic Allocation. The
hedgerow along the site’s northern boundary facing towards the B4019 is much shorter than elsewhere and
establishes a stronger visual link with the existing built form of Blunsdon. Consequently, the site very much reads as
part of the form of Blunsdon rather than Kingsdown.

The allocation of Land south of Highworth Road is strongly supported. This is a sustainable location for
development with no environmental or technical constraints. The allocation of small and medium residential sites
like this that can be delivered quickly across the Borough will assist the Council in meeting its housing requirement,
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and ensure the plan is positively prepared. However, the policy should also contain sufficient flexibility to allow for
the provision of a community use in the form of a gospel hall on the site, in addition to residential development as
this is an excellent opportunity to provide an additional community facility within Blunsdon.

CONCLUSION

In summary, these representations have been prepared on behalf of our client, the owner of the Highworth Road
site. The allocation of the wider site at Land south of Highworth Road for residential development is supported,
however the allocation should also include provision for community uses.

These representations also make several comments in relation to emerging policies on the spatial strategy, housing
requirement and the sustainability policies which should be taken into account by the Council.

If you have any questions about these representations or wish to discuss them further please do not hesitate to
contact me. In the meantime | would appreciate it if you could please confirm safe receipt of these representations.
We would also wish to confirm that we should continue to be kept informed of the progress of the emerging SLP
2043.

Yours faithfully

Peter Lawson
Senior Director

On behalf of Turley (Reading)
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Appendix 1: Technical Critique of the Housing Needs Position in
Swindon



Technical Review of Housing Needs
in Swindon

October 2025




Contents

1. Introduction 1
2. Context for the New Local Plan 2
3. Introducing the Council’s Proposed Approach 12
4, Economic Implications 15
5. Implications for Affordable Housing 20
6. Summary and Conclusions 34

Our reference
04247

October 2025



11

1.2

13

Introduction

Swindon Borough Council (‘the Council’) is currently undertaking a Regulation 18
consultation on a draft of its new Local Plan?! (‘the draft Plan’). This is intended to cover
the period from 2023 to 2043 and will ultimately replace the existing Local Plan, which
was adopted in March 20152,

Turley has been jointly commissioned by several clients to review the emerging approach
towards housing provision, to ascertain whether the proposed strategy is likely to meet
both the overall need for housing — acknowledging that this could be higher than
suggested as only a minimum by the standard method — and the specific need for
affordable housing.

This review is structured as follows:

o Section 2 — Context for the New Local Plan — an assessment of how successfully
the growth envisaged by the existing Local Plan has actually been delivered and
had an impact, where this provides important context for its replacement;

o Section 3 — Introducing the Council’s Proposed Approach — an introduction to the
proposed housing requirement, the identified land supply and the Council’s
expectations around affordable housing;

o Section 4 — Economic Implications — consideration of the level of job growth that
could be supported through planned housing growth;

o Section 5 — Implications for Affordable Housing — an assessment of the amount
of affordable housing that could realistically be delivered by the identified sites,
relative to the evidenced need; and

o Section 6 — Summary and Conclusions — a concise overview of the report’s
findings and their implications for the Council as it continues to develop a new
Local Plan.

! Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft

2 Swindon Borough Council (March 2015) Swindon Borough Local Plan 2026



2.1

2.2

2.3

Context for the New Local Plan

The new Local Plan will evidently follow the existing one® — adopted in March 2015 —
making it relevant to consider how successfully the growth planned therein, for the
period from 2011 to 2026, has actually been delivered.

Housing delivery falling short

The existing Local Plan set a requirement for 1,466 dwellings per annum over the period
from 2011 to 2026, in doing so aiming to boost delivery by around 9% where an average
of 1,370 homes were reported to have been completed during the prior five years*
(2006-11). The appended housing trajectory shows how delivery was intended to
gradually rise during the early years of the plan period, peaking when around 2,000
homes were to be completed both in 2018/19 and 2019/20°.

Figure 2.1: Adopted Requirement and Intended Housing Trajectory
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While the Council unusually admits to there being a lack of ‘information on the total
number of dwellings delivered since the start of the plan period’, it does appear to have
reported completions in all but three years® (2020-23). Using Government data to fill this
gap suggests that circa 12,662 homes have been completed throughout Swindon during
the current plan period, up to 2025, at an average rate of around 905 dwellings per
annum’. This is some 38% short of an adopted requirement that appears to have not

3 Swindon Borough Council (March 2015) Swindon Borough Local Plan 2026

4 Ibid, paragraphs 3.23 and 3.24

5 Ibid, Appendix 5

6 Ibid, p61; Swindon Borough Council (September 2025) Authority Monitoring Report 2024-2025,
paragraph 2.1.3; Swindon Borough Council (April 2020) Housing Completions Monitoring Report, Table 1
7 Ministry of Housing, Communities and Local Government (November 2024) Table 122: housing supply;
net additional dwellings, by local authority district, England



2.4

been met even once since adoption, with delivery having consistently been lower than
envisaged in the trajectory and no more than 1,434 homes having reportedly been
completed in any single year. The effect has been to reduce the prior rate of delivery by
roughly a third (34%) rather than boosting it, by the intended 9%.

Figure 2.2: Completions vs. Previous Delivery and Planned Trajectory
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Figure 2.3 further illustrates how delivery has cumulatively fallen short of the trajectory,
to the extent that only around three of every five planned homes have been delivered
as of 2025.
Figure 2.3: Cumulative Delivery to Date vs. Trajectory (2011-25)
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Slowing population growth

2.5 The population of Swindon has still been able to grow, even with the delivery of fewer
homes than planned, but this underperformance is likely to at least partly explain why
the rate of growth has slowed.

2.6 According to official estimates developed by the Office for National Statistics® (ONS) the
population of Swindon was growing at an average rate of 1.7% per annum over the five
years prior to the current plan period, during which an average of 1,370 homes were
delivered annually.

2.7 While estimated only up to 2024 at the time of writing, the population is estimated to
have since grown at a markedly lower rate of 1.2% per annum. This is roughly a third
slower (33%) so effectively mirrors the aforementioned 34% decline in housing
completions®.

Figure 2.4: Average Annual Population Growth Prior to and During Plan Period
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Source: ONS

2.8 The slowdown has been even more pronounced for the working age population, aged
16 to 64. While this too was previously growing at a rate of 1.7% per annum over the
five years to 2011, it has since grown barely half as quickly at an average rate of only
0.9% per annum?. The ageing of the population has though continued apace, with
indeed there having been a slight acceleration in the rate at which the older population
—aged 65 and above — has grown.

8 ONS (2025) Population estimates — local authority based by single year of age
° This figure applies to both the plan period to date (2011-25) and the slightly shorter period to 2024, for
which official population estimates are available

10 ONS (2025) Population estimates — local authority based by single year of age



Figure 2.5: Benchmarking Average Annual Population Growth by Age Cohort
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Limited job growth

2.9 The slowing growth of the working age population will have likely squeezed the local
labour market, with the near-halving of the unemployment rate a further sign of the
growing lack of latent labour in Swindon®?.

2.10 This will have almost certainly contributed towards the borough’s relatively poor
economic performance. While the Local Plan set what the examining Inspector described
as an ‘aspirational but achievable’ target of creating 19,600 jobs over the plan period, at
an average rate of circa 1,307 jobs per annum, official estimates suggest that it has
created fewer than 1,800 jobs in total during the years currently reported? (2011-23).

Space intentionally left bank

11 ONS (2025) Model-based estimates of unemployment. This indicates that the unemployment rate in
Swindon stood at 8.8% at the start of the current plan period in 2011, but only 3.8% by 2024

12 swindon Borough Council (March 2015) Swindon Borough Local Plan 2026, paragraph 3.17; Planning
Inspectorate (February 2015) Report on the Examination into the Swindon Borough Local Plan,
paragraph 53; ONS (2024) Business Register and Employment Survey: public/private sector, open access



Figure 2.6: Cumulative Job Growth in Swindon vs. Local Plan Target
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2.11  Such limited job growth — increasing employment levels by only 2% since 2011 — has
made Swindon the worst performing economy of its size in the South West, at least on
this measure®3. Aside from the very small Isles of Scilly, only Torbay — which had less than
half as many jobs to begin with —and the Forest of Dean, with less than a quarter, have
created jobs at a slower rate than Swindon since 2011.

Space intentionally left bank

13 ONS (2024) Business Register and Employment Survey: public/private sector, open access



Figure 2.7: Comparing Proportionate Employment Growth in the South West
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Worsening affordability

2.12  Failure to deliver planned housing growth in Swindon appears to have also put pressure
on house prices, which are widely acknowledged to provide an indication of the balance
between supply and demand®.

2.13 Data published by the Land Registry indicates that the average price paid for housing in
Swindon barely grew in the five years prior to the current plan period, rising by an
average of only 0.2% per annum®. Prices have though grown by an average of around
4.5% per annum — over twenty times faster — since 2011.

Space intentionally left bank

14 ppG Reference ID 61-018-20190315; MHCLG (August 2024) Proposed reforms to the National Planning
Policy Framework and other changes to the planning system
5 Land Registry (2025) Price paid data



Figure 2.8: Annual Change in the Average Price Paid for Housing in Swindon
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2.14  The ONS monitors how such price growth affects the affordability of housing at both the
entry level and midpoint of the market, when taking account of earnings®®. It found
affordability to have slightly improved in the years prior to the plan period, at both levels,
but this was not sustained with a pronounced worsening having been seen since 2011.

Figure 2.9: Lower Quartile and Median Affordability Ratios for Swindon
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16 ONS (March 2025) House price to workplace-based earnings ratio



2.15

2.16

2.17

The extent of this worsening of affordability since 2011 is particularly notable for having
surpassed what was seen both regionally and nationally.

Figure 2.10: Comparing Proportionate Change in Affordability Ratios (2011-24)
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Few new affordable homes

Delivery in the five years prior to the current plan period is reported to have enabled the
delivery of circa 387 affordable homes annually, in gross terms?’. Some 34 such homes
were though also lost annually through Right to Buy, meaning that in net terms around
353 affordable homes were provided on average during these five years®®,

The subsequent slowdown in overall delivery appears to have had a particular effect on
affordable housing supply, since barely a third as many — only 143 gross'® — are reported
as having been completed annually on average since 2011. Right to Buy losses have
simultaneously increased by around half, to an average of 52 per annum, such that only
88 net additional affordable homes have been provided each year on average during the
current plan period®. This is some 75% fewer than were being provided previously.

7 MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions

18 MHCLG (August 2025) Table 691 annual: Right to Buy sales, by local authority

1% MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions

20 MHCLG (August 2025) Table 691 annual: Right to Buy sales, by local authority
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Figure 2.11: Affordable Housing Delivery and Losses through Right to Buy
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Net delivery since 2011 has therefore been sufficient to clear only 11% of what the
existing Local Plan describes as ‘an annual average shortfall...of around 801 affordable
homes’.

Figure 2.12: Cumulative Shortfall of Affordable Housing
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Summary

. The success or otherwise of the existing Local Plan, adopted in March 2015,
provides important context for its replacement.

. While the Council implicitly sought to boost the housing delivery seen immediately
prior to the current plan period, over five years to 2011, the average annual
completions rate has ultimately reduced by a third with the annual requirement
having not been met even once.

o This is likely to at least partly explain why population growth has slowed since
2011, again by around a third, with the rate of growth in the core working age
population also having nearly halved.

. This will have put pressure on a local labour market that was already being
squeezed by a near halving of the unemployment rate, potentially at least partly
explaining why the borough has so far created fewer than 1,800 of the 19,600
jobs targeted by the existing Local Plan. Such limited job growth has notably made
Swindon the worst performing economy of it size in the South West.

o Failure to deliver planned housing growth has also put pressure on house prices,
which were barely rising prior to 2011 but have since grown by an average of 4.5%
per annum. This has made housing less affordable relative to earnings, at both the
midpoint and entry level of the market, with a more pronounced worsening than
has been seen either regionally or nationally.

o Recent delivery also appears to have enabled the provision of fewer affordable
homes, barely a quarter as many of which have been provided since 2011 when
accounting for the growing number of losses through Right to Buy. Net additions
have been sufficient to clear only 11% of the shortfall that has accumulated over
the plan period to date.
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3.1

3.2

3.3

3.4

Introducing the Council’s Proposed Approach

While the existing Local Plan sought — though has ultimately failed — to meet an
objectively assessed need for housing in Swindon, in line with policy and guidance at the
time it was prepared, its replacement is being produced in the context of a National
Planning Policy Framework (NPPF) that now requires use of a standard method to
‘determine the minimum number of homes needed'?*. This was first introduced for plan-
making in January 2019 but the method itself has been revised on several occasions
since, most recently in December 2024.

The method at that point suggested a need for at least 1,205 dwellings per annum in
Swindon, and it is seemingly with this that the Council is proposing to align in its setting
of a housing requirement for the new Local Plan?. It confirms that this equates to 24,100
homes in total over what is proposed to be a twenty-year plan period (2023-43).

Such a target would be almost a third (32%) higher than the delivery that has been seen
during the current plan period but it would still be around 12% short of what was being
delivered previously, and nearly a fifth (18%) below what the existing Local Plan sought
to deliver.

Figure 3.1: Benchmarking Proposed Housing Requirement
1,600
1,400
’ 1,466
£ 1,200
2 1,205
< 1,000
@
Q 800 912
%]
g
= 600
[}
3
O 400
200
0
Delivery prior to Target for current Delivery during Proposed
current plan period plan period current plan period, requirement for new
(2006-11) to start of proposed plan period (2023-43)

new one (2011-23)

Source: Swindon Borough Council; MHCLG; Turley analysis

The Council assumes that existing planning permissions will meet more than half of the
identified need, adding to homes that are known to have already been completed in the

21 MHCLG (December 2024) National Planning Policy Framework, paragraph 62
22 Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft, Policy SP2 and paragraph 6.4
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first year of what is proposed to be the new plan period®. It aims to meet the residual
need by rolling forward five strategic sites from the existing Local Plan that do not have
planning permission, and by allocating 33 further sites?*. It claims that this supply plus
windfalls could enable the delivery of some 25,596 homes in total, providing a ‘buffer’
beyond the identified need?.

Figure 3.2: Composition of Proposed Supply (2023-43)

e oLy Windfalls

= Completions in 2023/24

m Strategic allocations with
permission

= Rolled over strategic allocations
without permission

m New site allocations

Source: Swindon Borough Council

35 The Council envisages at least 30% of the homes delivered through ‘major residential
development’ being affordable, and claims that there is ‘a local need’ for 78% of these
to be at social rent?®.

3.6 It expects any such homes that are provided to be of ‘sizes that reflect local housing need
in accordance with the latest Local Housing Needs Assessment’?’. An annex to the latest
such document — produced in June 2025 and summarised within the draft Plan?® —
suggests that a relatively balanced mix of social and affordable rented homes will be
needed, whereas larger market and shared ownership homes are implied to be required.

3 |pid, paragraph 6.5

24 Ibid, paragraph 6.6 and Appendix 3

% |bid, Appendix 3

26 |pid, p53

27 Ibid, p52

28 |pid, Figure 3; HDH Planning and Development (October 2024) Swindon Local Housing Needs
Assessment
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Figure 3.3: Mix of Unit Sizes Identified as Needed in Swindon (2023-43)
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Summary

o The Council has rightly used the standard method to determine that at least 1,205
dwellings per annum are needed in Swindon, and it is this that is proposed to form
the basis for the housing requirement of the new Local Plan.

o Although such a target would be almost a third higher than delivery during the
current plan period, it would still be around 12% short of what was being
delivered previously, and circa 18% below what the existing Local Plan sought to
provide.

o The Council envisages this need being met by a range of sites that would
collectively provide 25,596 homes, over half of which are reported as having
already been completed or granted planning permission. The residual need is
proposed to be met through the rolling forward of existing allocations and the
allocation of further sites.

o The Council expects at least 30% of the homes delivered through major schemes
to be affordable, and generally offered at social rent. It suggests that these will
most often need to contain three bedrooms but reports a relatively balanced need
for different unit sizes, unlike for shared ownership and market housing where
larger homes are more often required.
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4.1

4.2

4.3

4.4

Economic Implications

While not explicitly referenced in the draft Plan, the Council is believed to have been
advised — through its Employment Needs and Land Supply Study (ENLSS) — that aligning
with the standard method and providing 1,205 dwellings per annum would enable the
creation of ‘a significantly higher number of jobs’ than are envisaged by baseline
forecasts®.

It is presumably for this reason that it is not proposing to set a requirement higher than

what is intended to be only a ‘minimum’ need, as the NPPF explicitly permits where this

‘reflects growth ambitions linked to economic development’°.

Such an approach does though appear misguided, in large part due to the pessimism of
the baseline forecasts that have informed the Council’s decision.

The ELNSS introduces three such forecasts, from each of the leading providers in Oxford
Economics, Cambridge Econometrics and Experian. These envisage the creation of up to
695, and as few as 51, jobs per annum between 2023 and 20433, While only the lowest
falls below the job growth that has actually been seen during the current plan period,
according to the earlier Figure 2.6, even the most optimistic forecast — from Experian —
would create little more than half the jobs that have been targeted annually by the
existing Local Plan.

Figure 4.1: Benchmarking Forecast Employment Growth in Swindon

Target of existing Local Plan +1,307
Cambridge Econometrics
Job growth in current plan period (2011-23) = +150

Oxford Economics I +51

0 200 400 600 800 1000 1200 1400

Jobs per annum

Source: Turley analysis

2 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, paragraph 1.52
30 MHCLG (December 2024) National Planning Policy Framework, paragraph 69
31 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, Table 10.3
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4.5 Although it is surprisingly unclear precisely when the forecasts were developed, it is of
note that Experian — the most optimistic when the ENLSS was produced — are now even
more positive about the growth prospects of Swindon. Their latest forecast, of June
2025, envisages the creation of some 47% more jobs each year — circa 1,020 — remaining
around a fifth short of the previous target but at least closing more than half of the gap.

Figure 4.2: Introducing the Most Recent Experian Forecast

Target of existing Local Plan +1,307

Latest Experian forecast from June 2025

Undated Experian forecast from ELNSS +695

0 200 400 600 800 1,000 1,200 1,400

Jobs per annum

Source: Experian; Swindon Borough Council

4.6 It is acknowledged that the ENLSS does not refer only to baseline forecasts, having itself
also developed a range of ‘alternative scenarios’ that amongst other things:

o Allow for the closure of the Honda factory in 2022, ostensibly ‘rebasing’ the
Experian forecast that appears to have been given the greatest weight3%;

. Further adjust this rebased forecast to allow for the creation of an estimated 7,000
jobs on the site of the former factory, based on a consented Panettoni scheme
that has been assumed to create jobs in the manufacturing, transport and storage
sectors™;

o Improve the rebased outlook for the so-called ‘key sectors’ of the green economy,
technology and innovation, hospitality and tourism, professional services and
education, based on discussions with stakeholders3*; and

. Allow for what is termed ‘super growth’, reflecting what the study’s authors
believe to be ‘a realistic best-case scenario for economic growth in the Borough’®.

32 Ibid, p153
33 Ibid, paragraph 10.21
34 Ibid, p149
35 Ibid, paragraph 10.26
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4.7

4.8

4.9

While all of these alternative scenarios envisage more jobs than were otherwise forecast
by Experian, even supposedly ‘super growth’ would effectively downgrade the ambition
of the existing Local Plan in envisaging the creation of only 1,252 jobs per annum. This is
potentially due to the pessimism of the Experian forecast on which all are believed to
have been based, with the outcome more likely to have been positive if based on its
more recent and optimistic outlook.

Figure 4.3: Benchmarking Job Growth in the Alternative Scenarios of the ENLSS
1,400
® 1,307
1,200
1,000 ® 1,020
€
=}
S 800
m©
@
2 600
wv
¥el
S
400
200
0
Experian baseline Experian baseline Policy on Experian baseline
plus Honda and super  plus Honda and plus Honda (rebased)
growth Panattoni
Underlying Experian forecast Additional jobs following adjustments
e Target of existing Local Plan e | atest Experian forecast

Source: Iceni Projects; Turley analysis

It would be surprising for the Council to lower its ambitions where it suggests elsewhere
in the draft Plan that it is aiming to ‘build upon’ the borough’s existing strengths, while
diversifying to improve economic resilience®. The Council suggests that it is:

“..actively working with investors and key stakeholders, specifically encouraging
professional business services, advanced manufacturing, low carbon technologies, and
life sciences. There is also interest in the creative industries, digital ICT and cyber security,
and defence”’

The Council has also committed, within its corporate plan for the period to 2027, to
‘develop partnerships with...[the] business community’ so as to ‘build enthusiasm,
interest and opportunities which support inward investment and job creation on

36 Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft, p73
37 Ibid, p73
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4.10

4.11

Swindon’®. This supports an overarching ambition to ‘build a better Swindon’, by
amongst other things making it ‘a place where business can thrive’.

The Council has also recently partnered with neighbouring Wiltshire to produce a longer-
term economic strategy for the two areas, looking ahead to 2036%. This outlines how
the wider area ‘prides itself for its long-standing economic resilience and breadth of
economic growth assets’ and describes how the strategy represents ‘the next chapter’
of the two authorities working together on their ‘common goals’, one of only three
stated being to ‘deliver a better and thriving economy’®.. It particularly aims to address
what it describes as a ‘levelling out’ of Swindon’s historically strong economic
performance, by setting ‘the framework for longer-term sustainable economic growth’*?.

The Council’s own evidence suggests that even so-called ‘super growth’ — ostensibly
‘realistic’ but still less ambitious than targeted by the existing Local Plan — would
generate a greater need for housing than implied, as only a minimum, by the standard
method™®. It estimates that simply meeting this minimum need would support the
creation of only 1,137 jobs per annum, circa 9% below what could result from ‘super
growth’ and some 13% short of the existing target. It does not proceed to estimate how
many homes could be needed to support such ‘super growth’, having wholly ignored the
existing target, but the clear implication is that this would require more than the 1,205
homes that the Council is proposing to plan for each year. It is advised to estimate exactly
how many through the commissioning of new evidence, ahead of its next consultation
on the new Local Plan, so as to avoid housing becoming a barrier to investment of the
kind that the NPPF expects planning policies to proactively address*.

Space intentionally left bank

38 Swindon Borough Council (2024) Swindon Plan 2024-2027, p40

3% Ibid, p36

40 Sswindon Borough Council and Wiltshire Council (December 2024) Emerging Economic Strategy for
Swindon and Wiltshire 2025-2036

41 Ibid, p8

42 Ibid, p9

43 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, paragraph 10.28
4 MHCLG (December 2024) National Planning Policy Framework, paragraph 86d
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Figure 4.4: Prospect of Higher Job Growth than Supported by Standard Method

Job growth supported by standard method

Experian baseline plus Honda and super growth +1,252

Target of existing Local Plan +1,307

0 200 400 600 800 1,000 1,200 1,400
Jobs per annum (2023-43)

Source: Iceni Projects; Turley analysis

Summary

o The Council’s evidence suggests that housing provision in line with the standard
method could support the creation of ‘significantly’ more jobs than are forecast
in Swindon.

o This does though fail to recognise the pessimism of the three baseline forecasts

presented therein, even the most optimistic of which — since upgraded by
Experian — envisages barely half the number of jobs targeted by the existing Local
Plan.

. While a range of alternative scenarios are also presented, even these would
effectively downgrade the ambition of the existing Local Plan, likely at least partly
because they have been based on a relatively pessimistic baseline that has since
been upgraded.

o It would be surprising for the Council to lower its economic ambitions having
seemingly aimed to build upon existing strengths, actively pursuing investment
and aspiring to make Swindon a resilient place where businesses can thrive.

. Achieving the level of job growth previously targeted would almost certainly
generate a greater need for housing than implied as only a minimum by the
standard method, according to the Council’s own evidence. This would even be
true of the most optimistic but ‘realistic’ of the scenarios presented therein, with
circa 10% more jobs created than would likely be supported by the resident labour
force.
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5.1

5.2

53

54

Implications for Affordable Housing

There is extensive evidence highlighting the severity of the national housing crisis in the
UK, which leaves millions of people unable to secure adequate accommodation that
meets their needs. It is evident that a significant increase in housing delivery, particularly
affordable housing, is crucial to addressing the housing crisis.

The NPPF is clear that in order to meet the social dimension of sustainable development
it is imperative to ensure that a sufficient number and range of homes can be provided
to meet the needs of present and future generations (paragraph 8b). In this respect it
is important also acknowledge the Government’s objective of significantly boosting the
supply of homes (paragraph 61).

In line with this objective, paragraph 61 highlights that that the overall aim should be to
meet an area’s identified housing need, including an appropriate mix of housing types
for the local community. Paragraph 62 emphasises that planning policies should be
informed by a Local Housing Needs Assessment (LHNA), whilst paragraph 63 is clear that
housing required for different groups, including affordable housing, should be assessed
and reflected in planning policies.

Emerging Development Plan and Evidence Base

The Regulation 18 consultation document recognises the need for affordable homes
across Swindon throughout. In particular:

e Paragraph 1.3 (page 8) recognises that as Swindon’s population grows, so too does
the need for new homes, including affordable housing, to support a good quality of
life for residents.

e The Vision in paragraph 2.3 (page 17) commits to making Swindon “a place of
fairness, where people can aspire to and achieve an affordable place to live,”
underlining the centrality of affordability to the borough’s long-term spatial
strategy.

e Strategic Objective SO3 ‘Homes for All’ (page 20) seeks to make Swindon “better
and fairer by ensuring the right types and tenures of housing are delivered to meet
the needs of current and future residents,” including a specific emphasis on
providing affordable housing.

e Paragraph 6.1 (page 50) acknowledges that housing is essential for growth and that
new homes must meet the needs of both current and future residents, as set out in
paragraph 8b of the NPPF, reinforcing the link between planned growth and
affordable provision.

e Paragraph 6.2 (page 50) emphasises that providing affordable housing is a
fundamental component of housing delivery and an essential part of creating a
fairer and more inclusive Swindon.
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5.5

5.6

5.7

5.8

5.9

5.10

5.11

Draft Policy HC2 ‘Affordable Housing’ (page 52) is the primary policy in respect of the
provision of Affordable Housing. Criteria 1 requires that all major development maximise
affordable housing delivery and provide, as a minimum, 30% affordable homes. The
Appendix 2 glossary of the draft Plan makes clear that ‘major development’ reflects the
definition set out in Annex 2 of the NPPF (i.e. 10 or more dwellings or the site has an
area of 0.5 hectares or more).

Criterion 1 goes on to state that of the 30% to be provided on site there is a local need
for 78% to be social rent. Criterion 2 further emphasises that, wherever possible,
affordable housing should be delivered on-site and that the size and tenure mix should
be informed by up-to-date local housing needs evidence, including the Local Housing
Needs Assessment and sub-area analysis, with a particular focus on providing social and
affordable rented homes.

There is an inherent contradiction between the two policy criteria. Criterion 1 implies a
fixed requirement for 78% of affordable homes to be provided as social rent, whereas
Criterion 2 states that the tenure mix should be informed by up-to-date local housing
needs evidence. It is therefore unclear whether the 78% social rent proportion is
intended to operate as a mandatory requirement or as an indicative benchmark subject
to local evidence. This lack of clarity risks inconsistency in decision-making and could
undermine the flexibility needed to respond to changing evidence over the plan period.

The 2025 Local Plan Viability Assessment (2025 LPVA)* tested a base tenure mix of 40%
Social Rent, 40% Affordable Rent, and 20% Shared Ownership (paragraph 12.54) to
represent a typical affordable housing profile. The assessment identifies that increasing
the proportion of Social Rent above this level would have a negative impact on viability.
Paragraph 12.53 goes on to highlight that higher density flatted development in the
central area is unlikely to be viable even without affordable housing.

Paragraph 12.56 of the 2025 LPVA highlights that switching delivery from Affordable
Rent to Social Rent reduces the amount that can be paid for land by approximately
£85,000 per hectare on greenfield sites and by around £350,000 per hectare on
brownfield flatted developments, as set out in Table 12.15. Paragraphs 12.56 and 12.57
demonstrate that this impact is greater on brownfield sites where viability is more
constrained.

Paragraph 12.58 advises that the Council “should be cautious around requiring
developers to deliver Social Rent rather than Affordable Rent as this will adversely impact
viability and may result in a lower overall affordable housing target.” Paragraph 12.59
further highlights the importance of flexibility in the policy approach to ensure that
affordable housing delivery remains viable across different site types and market
conditions.

Paragraphs 12.73 and 12.74 consider viability more broadly. Paragraph 12.73 advises
that reliance on brownfield sites within the five-year land supply and overall trajectory
should be treated with caution, as delivery of such sites is likely to remain challenging.
Paragraph 12.74 records that the modelling includes potential strategic sites and that,
on the basis of the high level modelling, the delivery of some of these sites is likely to be

4> Document reference 02.03
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challenging when subject to the estimated strategic infrastructure and mitigation costs.
It recommends further engagement with promoters and inclusion of sites in the new
Local Plan only if they can be demonstrated to be viable.

5.12  Supporting paragraph 6.9 (page 62) of the draft Plan considers the findings of the
Swindon Local Housing Needs Assessment published in June 2025 (2025 LHNA). It
highlights a need for 7,171 net affordable homes over the 20-year plan period (2023—
2043), equivalent to around 359* dwellings per annum. Of this total, 4,346 are required
as social or affordable rented homes and 2,825 as intermediate ownership products. This
equates to around 29.98% of Swindon’s overall housing need.

5.13  Appendix 3 of the draft Plan sets out the Monitoring Framework for the emerging
policies. In relation to Policy HC2, it identifies a single key performance indicator:
“Percentage of affordable housing permitted and delivered,” with an associated target
of “30% affordable housing.” The absence of a defined numerical target, or benchmark
linked to identified need means there is no meaningful basis on which to assess
performance. Consequently, the effectiveness of the policy cannot be robustly
monitored, and the Plan lacks any mechanism to trigger corrective action should delivery
fall below expectations.

5.14 In this context, it is also important to highlight that Regulation 34(3) of the Town and
Country Planning (Local Planning) (England) Regulations 2012, which places a Statutory
Duty on local planning authorities to monitor the effectiveness of their planning policies,
is clear that reporting of affordable housing additions to stock in annual monitoring
reports should be on a net basis. To ensure effective monitoring and compliance with
this requirement, the Council should establish a clear annual trajectory for affordable
housing delivery aligned to the 2025 LHNA, report progress against both gross and net
additions, and set defined triggers for review if delivery falls below expected levels.

Affordable Housing Delivery to Date over the Plan Period

5.15 Inthe first monitoring year (2023/24) of the emerging Local Plan period, the Council has
added 166 gross affordable dwellings to its housing stock®”. When compared with the
total net housing completions figure of 831 dwellings (as identified in Appendix 3 of the
Regulation 18 consultation document), gross affordable housing delivery has
represented 20% of additions.

5.16  Whilst the gross data from MHCLG accounts for new build affordable dwellings and
acquisitions from the private sector, it does not account for any reductions in affordable
housing stock due to demolitions or Right to Buy sales. Table 5.1 below illustrates the
effect of Right to Buy sales on gross additions in Swindon. This distinction between gross
and net figures is critical when comparing delivery against net need.

467,171 /20=358.55
47 MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions
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Table 5.1: Net Additions to Affordable Housing Stock, 2023/24

Monlt'ormg Gross Additions Right to Buy Net Additions % Change
Period Sales
’ 166 ’ 55 ‘ 111 ‘

2023/24 -33%

Source: MHCLG; Turley analysis

5.17 The data highlights that of the 166 gross affordable dwellings added in 2023/24, 55 were
lost through Right to Buy, resulting in only 111 net additions. This represents a 33%
reduction in delivery once losses are accounted for, meaning that one in every three new
affordable homes was effectively removed from the stock within the same year. The
cumulative effect of such losses erodes progress toward meeting affordable housing
need and must be accounted for in any credible trajectory or monitoring framework.
However, the Local Plan contains no mechanism to adjust delivery expectations based
on losses.

5.18 Table 5.2 below compares the level of net affordable housing delivery achieved in
2023/24 against the annualised need identified in the 2025 LHNA. This provides an initial
indication of the scale of the shortfall that has already begun to accumulate within the
first monitoring year of the emerging Local Plan period.

Table 5.2: Net Additions to Affordable Housing Stock Compared to Affordable
Needs identified in the 2025 LHNA, 2023/24

Additions as a

Monitoring Net
%age of Needs

Period Additions

| Net Need ‘ Shortfall

2023/24 111 359 -248 31%
Source: MHCLG; 2025 LHNA; Turley analysis

5.19 Table 5.2 demonstrates a shortfall of 248 affordable homes in a single year, with only
31% of needs being met. The data indicates that nearly seven out of ten households in
need of an affordable home did not have their needs met in 2023/24, signalling a
significant and immediate gap between identified need and delivery performance.

5.20 The scale of the shortfall, combined with the substantial number of households on the
Council’s Housing Register, underscores an urgent and pressing need for affordable
housing. The 4,530 households on the Council’s Housing Register®® are in need of an
affordable home now. As such, the aim should be to meet the shortfall in affordable
housing provision as soon as possible i.e. over the next five years, in line with the
approach set out in the NPPG* for overall housing shortfalls.

5.21 To clear the 249 dwelling shortfall accumulated in 2023/24, the Council would need to
deliver 409°° net affordable dwellings per annum over the next five years (2024/25 to
2029/30), representing a 14% increase from the annual need of 359 net affordable

48 MHCLG (June 2024) Table 600: number of households on local authority housing registers (waiting
lists), by district, England, from 1987

49 paragraph: 031 Reference ID: 68-031-20190722

50248 / 5 years = 49.6 + 359 = 408.6
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5.22

5.23

5.24

5.25

5.26

dwellings identified in the 2025 LHNA. Without a step change in affordable housing
delivery this is unlikely to be realised.

Likely Housing Supply over the Plan Period

The Housing Trajectory at Appendix 3 Regulation 18 consultation document suggests
that a total of 25,796 dwellings are projected to be delivered between 2023/24 and
2043/44. The sources of supply are as follows:

e Net completions (2023/24) — 831 homes

e Windfall permissions (2024/25 to 2038/39) — 2,818 homes

e Strategic Allocations with permission (2025/26 to 2039/40) — 9,949 homes

e Strategic Allocations without permission (2025/26 to 2039/40) — 3,498 homes
e New Site Allocations (2027/28 to 2043/44)- 8,700 homes

The above breakdown includes 200 dwellings from new site allocations projected for
delivery in ‘year 21’, which falls beyond the 2023/24 to 2042/43 plan period. Accordingly,
the total projected supply within the plan period stands at 25,596 dwellings. This
distinction should be made explicit in Appendix 3 to avoid confusion regarding the timing
of delivery. In addition, the ‘new site allocations’ figure of 8,700 homes in Appendix 3
differs from the total of 8,344 homes stated from this source in paragraph 6.6. This
inconsistency should be corrected in the final version of the plan.

It is also noted that a site-by-site housing trajectory for the sources of supply listed in
Appendix 3 was not originally published as part of the Local Plan evidence base. Turley
sought this information from the Council during the consultation period. On 3 October
2025, the Council subsequently published a site-by-site trajectory®® for the new
allocations, indicating a supply of 8,499 dwellings up to the end of the plan period in
2042/43 and a further 200 dwellings in ‘year 21’, broadly®? consistent with the total set
out in Appendix 3.

In respect of the remaining components of supply, the Council confirmed that the Five-
Year Housing Land Supply (5YHLS) Annexes (2025-2030) set out site-level information
for windfall permissions and rolled-over strategic allocations (both with and without
planning permission) from the adopted Local Plan (2026). The 5YHLS indicates that in the
2024/25 monitoring period 505 net dwellings were completed®?, which falls below the
778 dwellings expected for this period in the Appendix 3 trajectory.

The 5YHLS anticipates a total supply of 6,456 dwellings over the five-year period from 1
April 2025 to 31 March 2030 from the following sources of supply:

51 Document reference 03.08
52 Difference of 1 dwelling

53202 dwellings from detailed planning permissions (Annex A) and 306 dwellings from strategic site
allocations (Annex D)
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5.28

5.29

e Annex A: Detailed planning permissions (non-strategic sites) — 1,418 dwellings
e Annex B: Prior Approvals (non-strategic sites) — 469 dwellings

e Annex C: Outlines (non-strategic sites) — 60 dwellings

e Annex D: Strategic site allocations — 4,272 dwellings

e  Windfalls: Small sites (minor development) - 237 dwellings

While the 5YHLS identifies a continued yield from strategic and non-strategic sites
beyond the five-year period (i.e. 2030/31 onwards), it does not specify when these sites
are expected to come forward. For the purposes of this report, it is assumed that delivery
will be distributed across the 13-year period between 2030/31 and the end of the plan
period in 2042/43. However, this assumption introduces uncertainty given the absence
of phasing information in the Council’s evidence.

The Council anticipates that it has a total supply of 10,724 dwellings from 2030/31
onwards from the following sources of supply:

e Annex C: Outlines (non-strategic sites) — 450 dwellings
e Annex D: Strategic site allocations — 10,274 dwellings

Table 5.3 below summarises the Council’s stated components of supply as drawn from
the 5YHLS and the subsequently published trajectory for new allocations.

Space left intentionally blank

25



Table 5.3: Sources of Housing Supply, 2023/24 to 2042/43

Expected Expected
Monitoring Co::)tI:tailons Supply Supply New Totals
Period (Net) 2025/26 - 2030/31 Allocations
2029/30 onwards

2023/24 831 831

2024/25 505 505
2025/26 1,291 1,291
2026/27 1,291 1,291
2027/28 1,291 130 1,421
2028/29 1,291 435 1,726
2029/30 1,291 443 1,734
2030/31 825 558 1,383
2031/32 825 865 1,690
2032/33 825 851 1,676
2033/34 825 692 1,517
2034/35 825 776 1,601
2035/36 825 673 1,498
2036/37 825 515 1,340
2037/38 825 600 1,425
2038/39 825 605 1,430
2039/40 825 484 1,309
2040/41 825 431 1,256
2041/42 825 241 1,066
2042/43 825 200 1,025
Totals 1,336 6,456* 10,724* 8,499 27,015

Source: Swindon Borough Council; Turley analysis

*figures do not sum due to rounding

5.30 It is notable that the site-by-site information provided by the Council does not
correspond to the figures set out in the Appendix 3 trajectory. Specifically, Appendix 3
identifies a total supply of 25,796 dwellings (25,596 within the plan period), whereas the
combined site-level data presented in the 5YHLS and October 2025 trajectory indicates
a total of 27,015 dwellings — a difference of approximately 1,200 homes.

5.31 The evidence published to date does not explain the reason for this variance. It may
reflect differences in the treatment of post-2030/31 supply or the inclusion of sites that
fall partly beyond the plan period, but this is not confirmed. The Council should therefore
clarify the basis of its calculations and reconcile these inconsistencies to ensure accuracy
and transparency in the presentation of its housing trajectory.
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5.34

5.35

5.36

5.37

Projected Affordable Housing Supply over the Plan Period

To assess the likely supply of affordable housing from the sites included in the 5YHLS
(both within the five-year period and post-2030/31), a review has been undertaken of
the planning application documentation for each site that qualifies for affordable
housing contributions (i.e. those constituting major development).

For the sites that do not yet have planning permission or a live application, it has been
assumed that policy-compliant levels of affordable housing will be delivered in
accordance with Local Policy (i.e., 30% on site provision). No affordable housing delivery
from the small-site windfall allowance has been assumed, as these sites fall below the
threshold for affordable housing contributions. As larger sites often deliver housing
across multiple phases over an extended period, a ‘pro-rata’ estimate of affordable
housing contributions has been applied. The findings of this review are summarised in
Appendix 1.

The analysis indicates the following likely gross supply of affordable homes:

e Over the five-year period between 2025/26 and 2029/30 there is a pipeline supply
of approximately 1,018 affordable homes, equivalent to an average of 204
affordable dwellings per annum.

e Inthe 13-year period between 2030/31 and the end of the plan period in 2042/43,
there is a pipeline supply of approximately 2,171 affordable homes, equivalent to
an average of 167 affordable dwellings per annum.

It is important to reiterate that the latter figure, relating to delivery in the period post-
2030/31, is based on the assumption that all of the identified sites are delivered in full
within the plan period. This assumption is inherently uncertain, given the potential for
slippage in delivery timetables. This is particularly true for large strategic sites that are
yet to secure planning permission. No information has been provided by the Council to
confirm the anticipated timing, phasing, or trajectory of delivery from these post-
2030/31 sites, meaning that the analysis necessarily relies on assumptions rather than
evidenced likely delivery.

In respect of the new site allocations, 31 of the 33 allocations comprise major
development as defined by the NPPF and are therefore expected to deliver 30% on-site
affordable housing in accordance with draft Policy HC2. Collectively, these 31 sites are
anticipated to deliver approximately 8,485 dwellings between 2027/28 and 2042/43.
This _equates to a potential vield of around 2,546 affordable homes if policy
requirements are fully achieved.

Site-by-site trajectory data for the new allocations, together with the corresponding
phased pro-rata estimates of affordable housing delivery, are provided at Appendix 2.

>4 30% of 8,499 = 2,545.5
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Table 5.4 below summarises the projected likely affordable housing supply over the plan
period, noting that there is currently no publicly available affordable housing
completions figure for the 2024/25 monitoring period.

Table 5.4: Projected Affordable Housing Supply, 2023/24 to 2042/43
Monitoring Co::tI:tailons E)S(Z;e;:tl\e/d E)S(zzfatlsd New
Period (Net) 2025/26 - 2030/31 Allocations
2029/30 onwards

2023/24 111 111
2024/25 Unknown 0

2025/26 204 204
2026/27 204 204
2027/28 204 39 243
2028/29 204 131 335
2029/30 204 133 337
2030/31 167 167 334
2031/32 167 255 422
2032/33 167 255 422
2033/34 167 208 375
2034/35 167 233 400
2035/36 167 202 369
2036/37 167 155 322
2037/38 167 180 347
2038/39 167 182 349
2039/40 167 145 312
2040/41 167 129 296
2041/42 167 72 239
2042/43 167 60 227

Totals 111 1,020* 2,171 2,546* 5,848

Source: Swindon Borough Council; Turley analysis

*figures do not sum due to rounding

Table 5.4 highlights that the total potential supply of 5,848 affordable dwellings over the
plan period which equates to an average of approximately 292°° dwellings per annum.
This level of delivery falls significantly short of the identified need for affordable housing
set out in the Council’s evidence base, indicating that the emerging Local Plan will not
meet the full affordable housing requirement without additional site allocations and/or
stronger delivery mechanisms.

Table 5.5 calculates the potential shortfall in affordable housing delivery over the plan
period, based on the identified need for 359 net affordable dwellings per annum as set

555,848 / 20 years = 292.4
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5.41

out in the 2025 LHNA. The calculation applies the projection assumptions summarised
in Table 5.4 to determine the overall deficit in provision across the plan period. Need
and supply from the 2024/25 period has been discounted from the analysis to reflect the
absence of confirmed completions data for that year, ensuring that the comparison
between need and projected supply is based on evidenced and forecast delivery only.

Table 5.5: Actual and Projected Additions to Affordable Housing Stock Compared
to Affordable Needs Identified in the 2025 LHNA, 2023/24 to 2042/43

Additions to AH Stock

Monitoring Net Need Annual Cumulative
Period Actual Projected (Pa.) Shortfall shortfall
(Net) (Gross)

2023/24 111 359 -248 -248
2024/25

2025/26 204 359 -155 -403
2026/27 204 359 -155 -558
2027/28 243 359 -116 -674
2028/29 335 359 -25 -699
2029/30 337 359 -22 -721
2030/31 334 359 -25 -745
2031/32 422 359 63 -682
2032/33 422 359 63 -619
2033/34 375 359 16 -603
2034/35 400 359 41 -562
2035/36 369 359 10 -552
2036/37 322 359 -38 -590
2037/38 347 359 -12 -602
2038/39 349 359 -11 -612
2039/40 312 359 -47 -659
2040/41 296 359 -63 -722
2041/42 239 359 -120 -842
2042/43 227 359 -132 -974

Totals 5,848 6,462 -974

Source: Swindon Borough Council; 2025 LHNA; Turley analysis

*figures do not sum due to rounding

Table 5.5 demonstrates that, even in a best-case scenario where all sites deliver in line
with policy requirements, there would remain a cumulative shortfall of approximately
974 affordable dwellings over the plan period when compared to the identified need in
the 2025 LHNA. This analysis represents an optimistic position, as it assumes full delivery
of the housing trajectory in the plan period and achievement of policy-compliant
affordable housing percentages across all major sites.
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5.42

5.43

5.44

5.45

5.46

The analysis does not account for the impact of Right to Buy and other forms of stock
loss, which have historically eroded the net increase in affordable housing supply within
the Borough as evidenced earlier in this report. Nor does it allow for the potential that
some new allocations or existing permissions may deliver below-policy levels of
affordable housing due to viability constraints. In this context, it is relevant to highlight
that the majority of the council’s proposed new housing allocations are on Brownfield
Land and/or in the central plan area.

As already noted, the 2025 LPVA makes clear that delivery on such sites is likely to remain
challenging. Paragraph 12.73 advises caution about reliance on brownfield sites in the
five year land supply and overall trajectory. Similarly, as evidenced in Appendix 1, a
number of sites within the existing supply (most of which are located in the central plan
area) have secured planning permission with reduced or, in some cases, no on site
affordable housing contribution. The true level of affordable housing delivery is
therefore likely to fall materially below the estimates set out in Table 5.5.

The scale of the projected shortfall indicates that the current housing trajectory and
proposed site allocations will not provide sufficient capacity to meet identified
affordable housing needs. To address this deficit, the Council will need to identify
additional deliverable and developable sites capable of supporting policy-compliant
levels of affordable housing, including through the allocation of further land in
sustainable locations. Without such measures, the plan cannot be considered effective
in meeting the full need for affordable housing over the plan period.

More broadly, the magnitude of affordable housing need reinforces the argument set
out in Chapter 4 that a higher overall housing requirement may be necessary to ensure
that both market and affordable needs can realistically be met.

Other Material Considerations

Key indicators such as the number of households on the Council’s Housing Register, the
use of Temporary Accommodation (TA), and households presenting as homelessness
demonstrate an urgent need for more affordable housing now across the Borough:

o High Need for Social Housing: As of 31 March 2024, there were 4,530 households
(not individuals) on the Council’s Housing Register®®.

e Housing Conditions: Of those on the Housing Register on 31 March 2024, 3,479
households (77%) qualified under a Reasonable Preference®® category, meaning they
are in urgent need of housing. This included:

— 42% (1,459 households) needing to move on medical welfare grounds

6 MHCLG (June 2024) Table 600: number of households on local authority housing registers (waiting
lists), by district, England, from 1987

57 MHCLG (June 2025) Local Authority Housing Statistics data returns for 2023 to 2024

%8 Local authorities are legally required under the Housing Act 1996 (as amended by the Homelessness

Act 2002) to give reasonable preference to those in the greatest housing need, ensuring fair and
transparent allocation of social housing.
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— 22% (770 households) living in insanitary or overcrowded conditions

- 9% (305 households) classed as homeless within the meaning of Part VII of
the Act

e Rising Use of Temporary Accommodation: As of 31 March 2024, 386 households
were placed in TA by the Council®®. This represents a 21% increase from the 303
households on 31 March 2023% and a 194% increase from the 125 households on
31 March 2022°2,

- Of the 386 households placed in TA on 31 March 2024, 63% had at least one
dependent child. There were a total of 422 children in TA on this date.

e Reliance on Costly Private-Sector Solutions: Just 17% of households in TA on 31
March 2024 were placed in local authority or Housing association stock. The
remaining 83% were placed in unsuitable private sector accommodation, with 40%
in leased private sector accommodation, 15% in bed and breakfast hotels (including
shared annexes), 13% in nightly paid privately managed accommodation, and 11%
in hostels®, These are expensive and insecure placements that keep families in limbo
and drain already stretched budgets

e Escalating Financial Burden: The Council’s expenditure on temporary
accommodation has risen sharply in recent years. In 2021/22, spending stood at
£2,457,000%, increasing by 40% to £3,445,000 in 2022/23%. By 2023/24, costs had
risen by a further 55% to £5,334,000%. This steep upward trajectory places a growing
and unsustainable burden on local finances.

- Of the £5,334,000 spent on TA in 2023/24, 43% was spent on leasing private
sector accommodation and a further 38% was spent on Bed and breakfast
hotels (including shared annexes).

Without urgent intervention to deliver sustainable alternatives, the Council will
remain locked into an unaffordable cycle of short-term, unsuitable accommodation
that fails both households in need and the taxpayer.

59 MHCLG (October 2024) Statutory homelessness in England: financial year 2023-24

80 MHCLG (November 2023) Statutory homelessness in England: financial year 2022-23

61 MHCLG (July 2022) Statutory homelessness in England: financial year 2021-22

62 MHCLG (October 2024) Statutory homelessness in England: financial year 2023-24

63 MHCLG (May 2025) Local authority revenue expenditure and financing England: 2021 to 2022
individual local authority data - outturn

64 MHCLG (July 2025) Local authority revenue expenditure and financing England: 2023 to 2024
individual local authority data - outturn

55 MHCLG (December 2024) Local authority revenue expenditure and financing England: 2023 to 2024
individual local authority data - outturn
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e High levels of Homelessness Cases: Between 1 April 2023 and 31 March 2024, the
Council accepted 1,556 households®® under a homelessness prevention®’ or a relief
duty®®:

— Among those receiving a Prevention Duty (640 households), the leading
cause was the end of private rented tenancy (41%), followed by family and
friends no longer willing or able to accommodate (15%).

— For those under Relief Duty (916 households), the primary drivers were
family or friends no longer able to accommodate (32%) and fleeing
domestic abuse (10%), highlighting crisis driven causes.

5.47 These figures present a clear picture of escalating housing challenges in Swindon.
Without increased affordable housing provision, reliance on costly short-term
emergency measures will continue to grow, placing further strain on public funds and
vulnerable households.

Summary

e National policy and guidance require a sufficient number and range of homes to
meet needs, with the LHNA as the key evidence base and a clear emphasis on
significantly boosting supply.

e Draft Policy HC2 seeks at least 30% affordable homes on major development, but
there is ambiguity between a fixed 78% social rent split and an evidence led tenure
mix, creating interpretation risk.

e The 2025 LPVA shows higher social rent proportions weaken viability, with the
impact most acute on brownfield and higher density flatted schemes, indicating a
need for flexibility in tenure mix.

e Monitoring in the draft Plan focuses on a single 30% proportion rather than
outcomes against identified need, and does not secure net reporting or clear
triggers for review.

e In 2023 to 2024 there were 166 gross affordable completions but 55 Right to Buy
losses, giving 111 net additions.

e Net additions in 2023 to 2024 met 31% of annual need, meaning nearly seven in ten
households in need were not assisted. Clearing the emerging shortfall would require
around 409 net affordable dwellings per year over the next five years, above the
annual need identified in the LHNA.

6 MHCLG (October 2024) Statutory homelessness in England: financial year 2023-24

7 The Prevention Duty places a duty on housing authorities to work with people who are threatened
with homelessness within 56 days to help prevent them from becoming homelessness.

%8 The Relief Duty requires housing authorities to help people who are homeless to secure
accommodation. The relief duty applies when a Local authority is satisfied that an applicant is homeless
and eligible for assistance
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There are inconsistencies between the headline trajectory in Appendix 3 and site by
site sources, and timing beyond 2030/2031 lacks clear phasing, introducing delivery
risk.

Based on permissions, pipeline review and policy compliant assumptions, the likely
affordable supply over the plan period is circa 5,848 dwellings, averaging about 292
per year.

Compared with an identified need of 359 per year, the best case scenario yields a
cumulative shortfall of around 974 affordable dwellings across the plan period. The
projection is optimistic as it assumes full policy compliance and does not deduct
future Right to Buy or other losses, and many allocations are brownfield or central
area sites where viability is challenging.

Recent permissions on central sites often secure reduced or no on site affordable
housing, implying actual delivery will fall below the modelled totals.

The scale of the gap indicates that the current strategy will not meet affordable
housing needs without additional deliverable and developable sites and stronger
delivery mechanisms.

Wider indicators reinforce urgency, including 4,530 households on the Housing
Register, rising use and cost of temporary accommodation, and high levels of
homelessness duties accepted.
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6.1

6.2

6.3

6.4

6.5

Summary and Conclusions

This report has reviewed the emerging approach towards housing provision in Swindon,
as set out in the draft Plan that is currently subject to consultation, to ascertain whether
this is likely to meet both the overall need for housing and the specific need for
affordable housing.

It has acknowledged that the new Local Plan will replace the existing one that was
adopted in March 2015 and aimed to boost delivery by providing an average of 1,466
dwellings per annum between 2011 and 2026. It has ultimately not managed to do so,
with delivery having not even once reached this level but instead slowed by a third
compared to the five years prior to 2011.

This report has outlined the consequences of this failure to deliver planned housing
growth, with this likely to at least partly explain why:

o Population growth in Swindon has slowed, again by around a third, with the rate
of growth in the core working age population also having nearly halved since 2011;

o The borough has created fewer than 1,800 of the 19,600 jobs targeted by the
existing Local Plan, making Swindon the worst performing economy of its size in
the South West;

o House prices have grown at an average rate of 4.5% per annum since 2011,
having barely grown over the prior five years;

o Housing affordability has worsened to a greater extent than seen regionally or
nationally, at both the midpoint and entry level of the market; and

o Fewer affordable homes have been provided, during a period in which more have
also been lost through Right to Buy.

The Council rightly refers to the outcome of the standard method in stating that there is
now a need for at least 1,205 dwellings per annum in Swindon. Setting this as the
housing requirement, as the Council proposes, would implicitly aim to boost recent
delivery by almost a third but would still aim below what was delivered prior to the
current plan period (1,370dpa) or what was actually targeted by the existing Local Plan
(1,466dpa).

These higher benchmarks could well be more reflective of the future need in Swindon,
where the standard method is intended to provide only a minimum figure and the NPPF
makes clear that authorities can set higher housing requirements to align with economic
growth ambitions. The Council’'s own evidence suggests that provision in line with the
standard method would not support what its advisors consider the ‘realistic best-case
scenario for economic growth’, termed ‘super growth’, and nor by implication would it
belatedly enable the even higher level of job growth that was targeted by the existing
Local Plan. The Council appears to have been satisfied that aligning with the standard
method would support more jobs than baseline forecasts suggest will be created in
Swindon, but those forecasts do appear pessimistic with at least one having since been

34



6.6

6.7

markedly upgraded. The Council should aim to reflect this more positive context and
reconsider whether job growth is likely to generate a greater need for housing than
implied, as only a minimum, by the standard method.

The Council should also consider the extent to which its identified supply of housing sites
—reportedly capable of providing circa 25,596 homes — will meet the evidenced need for
affordable housing. As demonstrated in this report, the emerging trajectory would
support the delivery of around 5,848 affordable homes over the plan period, equivalent
to an average of only 292 dwellings per annum. This would result in a cumulative
shortfall of around 974 homes even under best-case assumptions of full policy
compliance and delivery.

The scale of this gap, coupled with evidence of worsening affordability, increasing use of
temporary accommodation, and rising homelessness pressures, indicates that the draft
Plan will not provide an effective or deliverable strategy for meeting identified housing
needs without additional site allocations, stronger delivery mechanisms, or flexibility in
tenure expectations to ensure viability and maximise affordable provision.
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Appendix 1:

Five Year Housing Land Supply
Annex’s (Turley analysis)
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Annex A — Detailed planning permissions (non-strategic sites)

Dwellings
Development proposal Parish Outline Ref RM / FULL Units (Net) completed
2024/25

Expected Net Supply
2025/26 - 2030/31
2029/30 onwards

Projected Gross AH Supply
2025/26 - 2030/31 Source
2029/30 onwards

Net to be taken
into trajectory

On Site AH
%age

Turley Ref. Site Address

AH Contribution Type

Erection of 239no. dwellings and community hub building (Class

TOO1 Former Oakfield Campus, Marlowe Avenue, Swindon D1/B1(a) uses) CENTRAL SWINDON SOUTH $/19/0192 239 161 35 35 On Site 30% 11 S.106 dated 21/02/2020
Demolition of rear ground floor office space and erection of five
1002 Ne\'/vspaper House 99-100 Victoria Road, Old Town, store'y extensio'n'and third floor extension to existing building to CENTRAL SWINDON SOUTH $/19/0442 2 0 24 24 None (Viability) 0% 0 Delegated Report dated
Swindon provide an additional 24no. 24/10/2019
Apartments.
Conversion of Maxwell Old School into 18no. apartments,
includi th t tensi dd liti f th
T003  |Old School Maxwell Street Swindon inciuding a three storey extension and demofition of the CENTRAL SWINDON SOUTH $/19/0415 18 0 18 18 Off Site (Contribution) 0% 0 $.106 dated 25/01/2022
prefabricated metal building and
associated works.
Demolition of 20 Bridge Street and 17 Fleet Street, erection of 4no.
commercial units (Class Al and A3) and 14no. residential None Deleated Report dated
TOO4 16-17 Fleet Street & 18-23 Bridge Street Swindon apartments and associated works. (Variation of condition of CENTRAL SWINDON SOUTH $/18/0401 14 0 14 14 0% 0 8 P
. . (Below threshold) 12/06/2018
condition 1 from Planning
Permission $/16/1679
Conversion of existing outbuildings to form 4 no. dwellings and the
erection of 10 no. dwellings, garages and associated works. Committee Report for $/17/0703
. . Variation of condition 2 (approved plan), condition 5 (means of S/17/0703/ None L P -
TOO5 Haydon Farm, Haydon End Lane, Haydon Wick, Swindon L ; . R HAYDON WICK 14 0 4 4 0% 0 (original application) dated
access) and condition 6 (vehicular parking) attached to planning $/20/0192 (Below threshold)
permission 12/04/2028
$/17/0703.
. . . . . None AH not mentioned/ secured in
T006 The Quadrant, Stonehill Green, Swindon Erection of 12no. dwellings and associated works. WEST SWINDON $/19/1100 12 3 3 3 0% 0 o X
(Below threshold) application documentation
Erecti f 8no. dwelli d iated ks (Site 1) and N
T007 Land At Ventnor Close Haydon Wick Swindon rec Iono, no we' ings an .assoua ed works (Site 1) an HAYDON WICK $/20/0546 8 0 8 8 one 0% 0 n/a
construction of parking area (Site 2). (Below threshold)
Change of use from telephone exchange (sui generis) to 8no.
tment lass C3) and iated ks. - Variati f N
7008 |Former Telephone Exchange, Fire Fly Avenue, Swindon | P2 tments (use class C3) and associated works. - Variation o CENTRAL SWINDON NORTH $/23/1381 8 0 8 8 one 0% 0 n/a
condition 2 from permission (Below threshold)
S/22/0116 to allow re-design of internal floor layout.
Change of use from bank (class E) to 7 no. residential units (Class
127 Commercial Road Swindon C3), retention of part of ground floor as commercial (E Class) use, None
T009 along with an increase in roof height, erection of 9. no dormer CENTRAL SWINDON SOUTH $/22/1488 7 0 7 7 0% 0 n/a
SN1 5PZ ) _ . . (Below threshold)
windows and 1 rooflight to create additional storey, and alterations
to windows and doors.
Erection of a 4 storey building to
Former provide 147sgm of retail floor space on the ground floor, 6 no. CENTRAL $/19/1230 None
TO10 22 - 23 Victoria Road, apartments on the floors above and associated works (without (previously 6 0 6 6 0% 0 n/a
. . R - . L SWINDON SOUTH (Below threshold)
Old Town Swindon compliance with conditions 1,3,4,6,7,and 8 of planning permission S/15/06/2026)
$/15/0042).
Kept live by S/LDE/23/0127. Demolition and conversion of existing
barns and erection of 2no. new buildings to create 5no. Dwellings,
. . with associated garaged, landscaping, ancillary development and None
TO11 Prebendal F Icknield Way, Bishopst BISHOPSTONE $/21/0940 5 0 5 5 0% 0
rebendatrarm, fcknie ay, Bishopstone repairs to Grade Il Listed wall without compliance with conditions /21/ (Below threshold) : n/a
3,15,
19, 20, 21, 22 and 23 from previous permission S/18/1709.
To12 Lindseys Yard Turnpike Road Blunsdon Swindon Erection of 5 No. Self-build dwellings (Class C3) and associated BLUNSDON §/22/1724 5 0 5 5 None 0% 0 n/a
SN26 7AE works (Below threshold)
i Change of Use from office (class E(g) and E(c) to 3no. apartments
The F Marlbi h Road Swind N
T013 © Forum Mariborough Road swindon and 1 dwellinghouse (class C3), external alterations and CENTRAL SWINDON SOUTH $/22/0320 4 0 4 4 one 0% 0 n/a
SN3 1QN . (Below threshold)
associated works.
Ch. f fi | HMO (Sui G i to fi 2 no.
County View Guest House 31 - 33 County Road Swindon a"ge ot useiroma farge ) (Sui Generis use) to form 2 no None
T014 dwellings (C3 use) and erection of CENTRAL SWINDON SOUTH $/23/0208 3 0 4 4 0% 0 n/a
SN12EG R (Below threshold)
no. 2 flats (C3 use), and associated works.
Land At Ashley Cl Walcot N
To1s  |-oneAtAshieytlose Walco Erection of 3no. dwellings and associated works. CENTRAL SWINDON SOUTH $/20/0435 3 0 3 3 one 0% 0 n/a
Swindon (Below threshold)
Tol16 Manor Farm Workshops, South View Lane Change of use frqm Iight indusFriaI workshops (Use Class SOUTH MARSTON $/20/0851 3 0 3 3 None o% 0 n/a
, South Marston, Swindon B1(c)) to 3no. residential dwellings (Use Class C3). (Below threshold)
Change of use of former public house to retail unit, community
To17 Th(? Cricketers Arms 14 Emlyn Square Railway Village centre, 3no. s'elf—contained' residences, one room of guest CENTRAL SWINDON SOUTH $/21/1779 3 0 3 3 None 0% 0 n/a
Swindon accommodation and associated (Below threshold)
works.
N
T018 50 Dixon Street, Swindon Conversion of 1 no. dwelling into 3 no. dwellings CENTRAL SWINDON SOUTH S/19/0240 2 0 3 3 one 0% 0 n/a
(Below threshold)
Change of use of first floor from Class E to Class C3 (2no. residential None
TO19 15 Commercial Road Swindon Units), and installation of external metal access CENTRAL SWINDON SOUTH S/21/1230 2 0 2 2 0% 0 n/a
R (Below threshold)
staircase.
N
T020 New House Cottage, Blunsdon Hill, Blunsdon, Swindon Demolition of existing building and replacement with 2no. dwellings BLUNSDON S/13/1806 1 0 1 1 (Below tir:‘(:shold) 0% 0 n/a
. Demolition of majority of
Land at and ad tt N
T021 and atand adjacent to . redundant barn and existing dwelling, and erection of 2no. HIGHWORTH S/19/0424 1 0 1 1 one 0% 0 n/a
Somerset, Hampton Lane, Hampton, Swindon R (Below threshold)
Dwellings
8 Cambria Bridge Road Swind N
T022 SNla?LF:Ia ridge Road swindon Conversionof 3 storey dwelling to 2no. flats. CENTRAL SWINDON SOUTH $/22/0620 1 0 1 1 (Below tohr:shold) 0% 0 n/a
Former That Hovel None
T023 , Oxon Place, Bishopstone Erection of 1no. dwelling. BISHOPSTONE $/20/0415 1 0 1 1 0% 0 n/a
X (Below threshold)
, Swindon
N
T024 |6 Teeswater Close, Ramleaze, Swindon Erection of a dwelling. WEST SWINDON $/21/0998 1 0 1 1 one 0% 0 n/a

(Below threshold)
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Change of use from Amusement arcade (Sui Generis) to shop (Class

None

T025 7 Market Street Swind. CENTRAL SWINDON SOUTH $/21/1226 1 1 1 0%
arket street swindon E) and dwelling with box dormer window to rear. /21/ (Below threshold) ° n/a
N
T026 Middle Farm Inglesham Lane Inglesham Swindon Change of use of agricultural storage building to 1no. dwelling. INGLESHAM S/22/0084 1 1 1 one 0% n/a
(Below threshold)
183 Swindon Road Stratton St M t Swind N
T027 windon Road Stratton St Margaret swindon Erection of 1no. detached dwelling and associated parking. STRATTON ST. MARGARET $/22/0717 1 1 1 one 0% n/a
SN3 4PW (Below threshold)
Land Adj t To Eden Field Kingsd L N
Topg  |-oncAdlacent o tden Field Kingsdown tane Erection of 1 no. dwelling. BLUNSDON $/22/1134 1 1 1 one 0% n/a
Blunsdon Swindon (Below threshold)
1029 3 Church Road Wanborough Swindon Erection of 1no dwelling, .refurbishment of barn to form WANBOROUGH §/22/1817 1 1 1 None o% n/a
SN4 0BZ garage/annexe and associated works. (Below threshold)
Ch f f ial first floor to a 2 bed idential N
T030 |49 Fleet Street, Swindon, SN1 1RE ange of use of commercial first floor to @ & bearoom residential | - cenrpa) SWINDON SOUTH $/23/0754 1 1 1 one 0% n/a
unit with a new side entrance and existing staircase reversed. (Below threshold)
Demolition of existing chalet, erection of 1no. dwelling (Class C3),
retention of garage and ancillary accommodation and associated None
TO31 The Chalet, Church Row, Hinton Parva, Swindon works. - Variation of condition 2 from previous application BISHOPSTONE $/24/0183 1 1 1 0% n/a
) . (Below threshold)
S/23/1069 to amend drawing number showing new
positioning of dwelling.
Change of use of part of ground floor from flat (use class C3) to
T032 26 Manchester Road Swindon retail (fjse class E) and eréction of ground floor and first floor rear CENTRAL SWINDON SOUTH $/22/0070 1 1 1 None o% n/a
SN12AB extensions and dormer window (Below threshold)
to rear.
Change of use from Light Industrial (Class E) to Residential (Class
C3) and ti f additional st to the front elevati f 48-49 N Planning Stat t dated
T033  [48-49 Radnor Street, Kingshill, Swindon ) and erection of additional storey to the front elevation o CENTRAL SWINDON SOUTH $/21/0655 11 11 11 one 0% anning Statement date
Radnor Street (Below threshold) 12/04/2021
to form 11 no. Flats and associated works
Change of use of the Stable Block to 1no. residential dwellings (Use None
T034 Burderop Cottage, Hodson Road, Chiseldon, Swindon Class C3), together with associated infrastructure and CHISELDON S/22/1170 1 1 1 (Below threshold) 0% n/a
landscaping.
Change of use of ground floor surgery, single storey rear extensions None
T035 156 - 157 Goddard Avenue, Old Town, Swindon and incorporation of existing upper floor flats to 156 CENTRAL SWINDON SOUTH S/23/0906 2 2 2 0% n/a
. (Below threshold)
and 157 Goddard Avenue to create 2no. dwellings.
Change of Use of 3 bedroom dwelling to 2 No. 1-bed, 1-person flats
d 1 No. 1-bed, 2- flat, and ti f a single- st id N
T036 |13 Newhall Street, Swindon and 1 No. 1-bed, 2-person flat, and erection of a single- storey side/ | .\12 ) S\INDON SOUTH $/23/1572 2 2 2 one 0% n/a
rear extension and a (Below threshold)
first-floor rear extension.
D liti f existing b | d ti f repl t N
T037  |135 Cheney Manor Road, Swindon emoltion of existing bungalow and erection of replacemen CENTRAL SWINDON NORTH $/24/0298 0 1 1 one 0% n/a
bungalow. (Below threshold)
N
TO38 11 Market Street, Swindon Change of use of part of retail unit to form 2no. flats. CENTRAL SWINDON SOUTH S/24/0603 2 2 2 one 0% n/a
(Below threshold)
Ch f f first floor fi t t (Class E) to 1no. flat N
T039 |31 Morley Street, Swindon ange of use of first floor from restaurant (Class E) to 1no. fla CENTRAL SWINDON SOUTH $/24/0852 1 1 1 one 0% n/a
(C3) and first floor rear extension. (Below threshold)
N
T040 Land At Langton Park, Wroughton, Swindon Erection of 8 no. Dwellings and associated works. WROUGHTON S/24/1088 8 8 8 one 0% n/a
(Below threshold)
Change of use of agricultural buildings to provide 3no. dwellings,
requiring full re- building of building 1, partial re- building of
buildings 2 & 3, consolidation works to the granary, restoration of
Farm Buildings, Eastrop Farm, Shrivenham Road, derelict None
T041 HIGHWORTH S/24/1100 3 3 3 0%
Highworth, Swindon farm workers cottages to provide 2no. dwellings, together with 124/ (Below threshold) : n/a
associated access works, parking and landscaping (Variation of
Condition 1 from Planning Application $/21/1241 (Appeal Decision:
APP/U3935/W/22/3296042).
Change of use of Public House to
Check Inn, 79 Woodland View, 5no dwellings (Class C3) with the erection of a two storey extension None
TO42 . ™ . . . WROUGHTON $/24/1170 5 5 5 0% n/a
Wroughton, Swindon and demolition of part of single storey extension with (Below threshold)
associated works.
X Change of Use of Ground Floor to facilitate 4 no. Flats (Use Class None
T043 42 - 45 Fleet Street, Swindon . X . CENTRAL SWINDON SOUTH S/24/1181 4 4 4 0% n/a
C3) car parking, external alterations and associated works. (Below threshold)
Change of use from sports and
ial club (Sui is) to 7 no. flats (C3) and iated ks -
Toa4 | The Albion Sports And Social :/c;cr:Ztﬁ): o(f cucfji:ieosrlmss)zoa : ofro?nsa( |?c2:io?15;7;:|17027;, e CENTRAL $/24/1343 7 7 7 None 0% n/a
Club, 62 - 64 Bridge Street, Swindon ¢ 23 % PP SWINDON SOUTH (Below threshold) o
regarding changes to window
types
External and internal alterations to (consented) Flats 1-6 and
ial fl d additional 2 no. st ing 2 N
T045 |49 Fleet Street/29 John Street, Swindon commercial tloor space, and acditional £ no. storeys proposing CENTRAL SWINDON SOUTH $/24/1377 2 2 2 one 0% n/a
flats, and associated (Below threshold)
works.
To46 Car Park At Comet Way Overtown Construction of 4no. dwellings and associated landscaping and WROUGHTON $/23/0167 4 4 4 None 0% n/a
Wroughton Swindon access. (Below threshold)
Ch f d extensi f gard 's Bothy to a dwelli d N
T047  |The Bothy Burderop Park Mansion Drive Swindon ange of use and extension of gardener's Sothy to a AwWeting an CHISELDON $/22/0595 1 1 1 one 0% n/a
walled garden as wholesale nursery and associated works. (Below threshold)
Land At 20 John Herring C t
T048 S:rnatton st I\jla: are;tngiin?;gen Erection of 1no. dwelling and STRATTON ST. $/22/1659 1 1 1 None 0% n/a
8 associated works. MARGARET (Below threshold) :
SN34J)
Toa9 Priors Farley Farmhouse Rowborough Lane South Marston [Demolition of existing dwelling and erection of a replacement SOUTH MARSTON $/23/0024 0 1 1 None o% n/a

Swindon SN3 45X

dwelling.

(Below threshold)
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31 Lansdown Road Old Town

Change of use from 1 no. dwelling to 5 no. flats (class C3), erection

None

TOS50 ft t id d CENTRAL SWINDON SOUTH S$/22/1575 4 0 4 4 0% 0
Swindon SN1 3NE ortwo s or(j:'y side an . /22/ (Below threshold) : n/a
rear extension and associated works
Land Adjacent To Fairview Kingsdown Lane Blunsdon Erection of 3no. detached dwellings following Permission in None
T051  |Swindon ect - ¢ s ¢ BLUNSDON $/22/0705 3 0 3 3 0% 0 n/a
Principle application S/PIP/19/1357. (Below threshold)
SN25 5DL
Land At Kingsdown Lane Blunsdon Erection of 3no. dwellings - technical detail consent following PIP S/21/1444 None
T052 ) ) BLUNSDON followi 3 0 3 3 0% 0
Swindon SN25 5DL permission S/PIP/19/1356. (following (Below threshold) ° n/a
S/PIP/19/1356)
T053 84 - 86 Cricklade Road g:znjsoon:rtrj\z;zrszz Iglass E) with two one bedroom flats (Class CENTRAL $/22/0165 2 0 2 2 None 0% 0 n/a
Swindon SN2 8AF P § SWINDON NORTH (Below threshold) :
C3) at first floor.
N
TO54 6 High Street Haydon Wick Swindon SN25 1HX Erection of 3no. dwellings and associated works. HAYDON WICK $/21/1995 3 0 3 3 one 0% 0 n/a
(Below threshold)
T055 Former lPumping Station ' ErectiAon of 2 no. dwellings and CENTRAL $/21/0013 2 0 ) ) None o% 0 n/a
South View Avenue Old Walcot Swindon associated works. SWINDON SOUTH (Below threshold)
West Hinton Farm Hinton Parva Lane Hinton Parva Change of use of 2no. redundant agricultural buildings, amending None
TO56 Swindon permissions S/PAG2R/20/0798 BISHOPSTONE $/21/0732 2 0 2 2 (Below threshold) 0% 0 n/a
and S/PAG2R/21/0204 to revise the layout in terms of the garden.
The Chalet H cl N
To57 ¢ Lhalet Harrow Llose Demolition of existing building and erection of 2no. dwellings. STRATTON ST. MARGARET $/21/0317 1 0 1 1 one 0% 0 n/a
Stratton St Margaret Swindon (Below threshold)
Change of use from Care Home (Class C2) to Supported Living
T058 Blu'ebells Retirement Home, 152 Moredon Road, Moredon, [Accommodation for 5 Peopl(? plus staff facilities ( (Class Cl3b) CENTRAL SWINDON NORTH $/24/1136 5 0 5 5 None o% 0 n/a
Swindon external amendments including access ramps and accessible (Below threshold)
parking provisions.
River Wood, West End Road, Erection of 1 No Dwelling (Design STRATTON ST. None
TO59 S/24/1232 1 0 1 1 0% 0
Stratton St Margaret, Swindon Amendments to previously approved dwelling S/22/0167) MARGARET /24/ (Below threshold) ’ n/a
Erection of 16 No. dwellings (Use Class C3) and associated None
land i d infrastruct k isi tial replan of Delegated R t dated
T060  |Land At Hill Cottage, Blunsdon Hill, Blunsdon, Swindon andscaping and Inirastructure works comprising a partial replan o BLUNSDON $/23/0883 16 0 16 16 (Provided on previous 0% 0 elegated Report date
the residential development hases) 07/06/2024
approved under S/21/1338/TB and S/OUT/17/1032/RA. P
Reserved Matters Application for appearance, landscaping, layout
. and scale for 70no. dwellings land at Marlborough Road (Coate, S/RES/21/1026 + . - S.106 (deed of variation) dated
TO61 Land At Marlb h Road Swind LIDDINGTON S/0UT/18/1093 70 38 29 29 Off Site (Contribution 0% 0
an ariborough Road swindon Swindon) pursuant to Outline Planning Permission ref. /OuT/18/ S/RES/22/1831 ( ) : 25/03/2025
S/0UT/18/1093.
Application for approval of Reserved Matters following Outline
consent S/OUT/24/0639 (Demolition of 29 John Street and the
single storey link between 29 John Street and 49 Fleet Street. None
T062 49 Fleet Street/29 John Street, Swindon Erection of a 4-storey building to create 4 flats with a communal CENTRAL SWINDON SOUTH S/OUT/24/0639 | S/RES/24/1171 6 0 6 6 (Below threshold) 0% 0 n/a
entrance also providing access to residential conversion from retail
use to 2 flats of the first floor and part of the ground floor of 49
Fleet Street.
Reserved matters application (following outline planning
. . . permission S/OUT/20/0422) for the erection of 238 dwellings . Delegated Report dated
TO63 Land At Sh h: Road, High th, Swind HIGHWORTH S/0UT/20/0422 | S/RES/22/1681 238 0 238 238 On sit 30% 71
an rivenham Road, Highworth, swindon (including 30% affordable housing) with public open space, / 120/ /RES/22/ nste : 26.04.2024
landscaping and sustainable drainage system (SuDS)
Erecti f 74 no. dwelli d iated ks - R d
T064  |Land At Catsbrain Farm, Highworth Road, Swindon rection of 74 no. dweflings and assoclated works - neserve STRATTON ST. MARGARET | S/OUT/19/0215 | S/RES/23/0416 74 0 74 74 On Site 30% 2 5.106 dated 16/04/2020
Matters from previous outline permission S/OUT/19/0215.
Land Off Kingsd Road Kingsd Road Kingsd Erecti f ill Class C2) - R d Matters fi
165 |-" ingsdown Road Kingsdown Road fingsdown rection of a care village (Class C2) - Reserved Matters from STRATTON ST. MARGARET | S/OUT/14/1879 | S/RES/17/1730 78 0 52 52 None (Care) 0% 0 5106 dated 05/05/2016
Swindon previous permission S/OUT/14/1879.
Erecti f 18 no. dwelli ith iated , parki d .
T066  |Land At Langton Park, Wroughton, Swindon |ar:§slc2r:)i?1g no. dwellings with assoclated access, parking an WROUGHTON $/20/1717 18 0 18 18 On site 30% 5 5.106 dated 28/07/2021
Erection of 1no. dwelling and associated works - Variation of
The Old Post Office Thornhill Road South Marston Swind N
To67 ¢ ld Fost Uttice Thornhitl Road south Marston Swindon | . dition 2 (Plans) of planning permission $/22/1693 to include SOUTH MARSTON $/24/0467 1 0 1 1 one 0% 0 n/a
SN3 4RY (Below threshold)
amendments to plans.
Subdivision of ground floor retail
unit to form 2no. Class E units, change of use of first floor and CENTRAL None
T068 98 - 100 Cricklade Road, Swindon extensions to create 3no. flats (Class C3) and erection of additional SWINDON NORTH $/21/0665 6 0 6 6 (Below threshold) 0% 0 n/a
second storey to
create 3 no. flats (Class C3) and associated works.
Erection of 2no. dwellings, conversion of existing cottages to two None
TO69 77 & 78 St Philips Road, Stratton St Margaret, Swindon annexes and ancillary accommodation and associated STRATTON ST. MARGARET $/21/0729 2 0 2 2 (Below threshold) 0% 0 n/a
works.
Land Adj t To Berkley F H. Swindon Road, N
To70 | -2n¢Aclacent To Berkey Farm House, swindon Road, Erection of 5no. dwellings. WROUGHTON s/21/1641 5 0 5 5 one 0% 0 n/a
Wroughton, Swindon (Below threshold)
N
T071 10 High Street, Highworth, Swindon Change of use from Bar (class Sui- Generis) to 1 no. Flat (class C3). HIGHWORTH S/22/1781 1 0 1 1 one 0% 0 n/a
(Below threshold)
T072 Larfd Adjacent To 58 Richmond Road, Rodbourne Cheney, [Demolition of garagfes / outbuilding and erection of 2no dwellings CENTRAL SWINDON NORTH §/22/1804 ) 0 By ) None o% 0 n/a
Swindon (Class C3) and associated works. (Below threshold)
Demolition of garages and the erection of 1 no. 2-bedroom
dwelli ith iated king, togeth ith int | N
T073  |Dental Surgery, 16 Moredon Road, Moredon, Swindon welling with assoclated car parking, together with Interna CENTRAL SWINDON NORTH $/22/1841 1 0 1 1 one 0% 0 n/a
reconfiguration of the existing (Below threshold)
dental clinic including re-instating the front entrance.
N
T074 92 Gypsy Lane, Swindon Erection of 1no dwelling. CENTRAL SWINDON NORTH S/23/0183 1 0 1 1 one 0% 0 n/a

(Below threshold)
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None

TO75 Land Adjacent To 5 Barnfield Close, Rodbourne, Swindon  [Erection of 2no dwellings. CENTRAL SWINDON NORTH $/23/0205 2 2 2 (Below threshold) 0% 0 n/a
Land To The R Of 89 Kingsd Road, Kingsd 3 . . N
To7e | 2NC O TheRear ingsdown Road, Kingsdown Erection of a detached dwelling. STRATTON ST. MARGARET $/23/0390 1 1 1 one 0% 0 n/a
Swindon (Below threshold)
Erection of 80 dwellings and associated access, open space and
Marlb h Park (Ph; 2), Pi Way, Old T
T077 Sv:i; dz:’”g ark (Phase 2), Pipers Way, Old Town, infrastructure (alterations and increase in unit number over the CENTRAL SWINDON SOUTH $/21/0925 80 80 80 On site 30% 24 5.106 dated 23/01/2025
previously approved scheme (S/18/0181)).
Change of Use of existing first
and second floors from Retail to Residential and the addition of a
Brunel House, 52 Havelock CENTRAL None Delegated Report dated
T078 further two fl t ide a total of 10 1-bed, 1- flat: S/23/0457 12 12 12 0% 0
Street, Swindon urther two Toors to provide a total of 18nos L-bed, 1-person flats SWINDON SOUTH /23/ (Below threshold) ° 30/08/2024
and 2nos 2-bed, 3-persons
flats.
. Erection of a single storey annexe to provide 1no. supported living None
T079 Westwood House, Belmont Crescent, Old Town, Swindon _ i | CENTRAL SWINDON SOUTH S/23/0544 1 1 1 0% 0 n/a
unit and single storey rear extension. (Below threshold)
Ch f f first floor fi ffice (Class E) to 1no flat (C3) and N
T080 |32 Morley Street, Swindon -hange of use of first floor from office (Class E) to Ino flat (C3) and | 0\iro ) swinDON SOUTH $/23/0671 1 1 1 one 0% 0 n/a
first floor rear extension. (Below threshold)
Change of use of existing pub (Use Class Sui Generis) to 4no. None
TO81 The Boundary House, 1 The Street, Moredon, Swindon residential apartments and development of 5no. new HAYDON WICK $/23/0982 9 9 9 (Below threshold) 0% 0 n/a
residential dwellings including associated parking and landscaping.
Change of use of existing pub (Use Class Sui Generis) to 3 no.
tments and 1 no. dwelling, and devel t of 4 no. N
T082  |Duke Of Edinburgh P H, Cricklade Road, Swindon apartments and 2 no. dwefling, and development of 4 no CENTRAL SWINDON NORTH $/23/0983 8 8 8 one 0% 0 n/a
apartments including associated (Below threshold)
parking and landscaping.
Erecti f dditional fl ith i f 1st floor to 4 N
T083  [First Floor, 21 - 22 Regent Street, Swindon rection ot an additional loor with conversion ot ZStHl00rto £ 10, | cenrpal SWINDON SOUTH $/23/1188 4 4 4 one 0% 0 n/a
self contained flats and associated works. (Below threshold)
Ch f f first and dfl Class E(c)) to fi 6 no. N
T084 |18 - 20 Commercial Road, Swindon ange of use of first and second floors (Class E(c)) to form 6 no CENTRAL SWINDON SOUTH $/23/1200 6 6 6 one 0% 0 n/a
flats (Class C3) and associated works. (Below threshold)
N
T085 Lynt Farm, Lynt Farm Lane, Inglesham, Swindon Erection of a dwelling and associated works (revised scheme). INGLESHAM S/23/1344 1 1 1 one 0% 0 n/a
(Below threshold)
D liti f d ti f 2no dwelli Class C3) and N
T086 |1 The Beeches, Lady Lane, Swindon emolition of garage and erection of 2no dwellings (Class C3) an STANTON FITZWARREN $/23/1415 2 2 2 one 0% 0 n/a
associated works. (Below threshold)
N
T087 Land Adjacent To 9 Deerhurst Way, Toothill, Swindon Erection of an attached dwelling. WEST SWINDON S/23/1551 1 1 1 one 0% 0 n/a
(Below threshold)
. i Retention of 1no. shop (Class E(a), with the erection of extensions None
TO88 2 D Swind CENTRAL SWINDON SOUTH $/24/0130 9 9 9 0% 0
Queens Drive, Swindon to form 9no flats (Class C3) and associated works. /24/ (Below threshold) : n/a
T089 Land At' Moredon Recreation Groun{i, Cheney Manor Frectlon of 66no. dweII|r?gs, creation of access, landscaping, CENTRAL SWINDON NORTH $/24/0170 6 6 66 On site 30% 20 5.106 dated 23/01/2025
Industrial Estate, Cheney Manor, Swindon infrastructure and associated works.
N
T0S0 348 Cricklade Road, Swindon Change of Use of the residential dwelling to 2no. 1-bed flats CENTRAL SWINDON NORTH S/24/0289 1 1 1 (Below t()f:'ZshoId) 0% 0 n/a
N
T091 77 County Road, Swindon Change of use from single dwelling to 4no flats. CENTRAL SWINDON SOUTH S/24/0296 3 3 3 one 0% 0 n/a
(Below threshold)
1092 Lan'd Adjacent To Chacewater, The Pitchens, Wroughton, Chang§ of use of existing buil'dings (Sui Generis) with first floor WROUGHTON $/24/0435 1 1 1 None 0% 0 n/a
Swindon extension to form 1no. dwelling (Class C3). (Below threshold)
Alterations to front and rear elevations with infill extension None
T093 161-162 Victoria Road, Old Town, Swindon between 2 no. properties to CENTRAL SWINDON SOUTH S/24/0455 -1 -1 -1 0% 0 n/a
. . . . - (Below threshold)
integrate into one, with the erection of railings to front.
. . Erection of 1.no dwelling and all associated drainage and None
T094 23 High Street, Wroughton, Swindon X WROUGHTON S/24/0501 1 1 1 0% 0 n/a
landscaping works. (Below threshold)
N
T095 188 County Road, Swindon Conversion of a 3 bedroom house to two flats. CENTRAL SWINDON SOUTH S/24/0550 1 1 1 one 0% 0 n/a
(Below threshold)
Proposed demolition and redevelopment of Cattery site and None
T096 1 Westleaze, Mill Lane, Swindon conversion of modern barn to create 4 new dwellings and WROUGHTON S/24/0607 4 4 4 (Below threshold) 0% 0 n/a
ancillary communal studio / gym space.
Land Adj t To Redlands Court B | Swind N
T097 an !acen 0 e‘ ands Lourt Bungalow, swindon Erection of 1.no detached dwelling and associated works. HIGHWORTH S/24/0641 1 1 1 one 0% 0 n/a
Road, Highworth, Swindon (Below threshold)
Change of use from Hair and Beauty Salon at first floor above a
hop (Use Class E) to 2 no. self- contained Flats with iated Bi N
T098 |76, 76 Cricklade Road, Swindon shop (Use Class E) to 2 no. self- contained Flats with associated Bin | e\ roa) swiNDON NORTH $/24/0745 2 2 2 one 0% 0 n/a
Storage and Bicycle Parking (Below threshold)
(C3).
N
T099 5 Temple Chambers, Temple Street, Swindon Change of use (E use) offices to 6no. residential flats (C3 use). CENTRAL SWINDON SOUTH $/24/0970 6 6 6 (Below tohr:shold) 0% 0 n/a
T100 Lénd To‘ The Rear Of Swindon Road And East Of Eastcott Eretftion of 5 no. dwellings with associated parking, landscaping and CENTRAL SWINDON SOUTH $/24/1007 5 5 5 None o% 0 n/a
Hill, Swindon ancillary works. (Below threshold)
Erecti f 1no detached chalet b | Class C3) and iated N
T101  |Land At Hermitage Lane, Stratton St Margaret, Swindon |- cction Of 1no detached chalet bungalow (Class C3) and associated| oo rron o1 MARGARET $/24/1040 1 1 1 one 0% 0 n/a
works. (Below threshold)
Ch f use fi ial Class E ) to f 1 no. N
7102 |1 Groundwell Road, Swindon ange of use from commercial use (Class E) to form 1 no CENTRAL SWINDON SOUTH $/24/1045 1 1 1 one 0% 0 n/a
dwelling (Class C3) and associated works. (Below threshold)
N
T103 2 Sword Avenue, Highworth, Swindon Erection of 4no dwellings and associated works. HIGHWORTH S/24/1130 4 4 4 one 0% 0 n/a
(Below threshold)
Erection of 1 no. detached dwelling, removal of existing detached
garage, with creation of a new drive/parking area utilising an None
T104 West Cottage, 64 The Street, Liddington, Swindon existing highway access, external alterations to the existing cottage, LIDDINGTON S/24/1147 1 1 1 0% 0 n/a
. X . (Below threshold)
and various related external works including
associated landscaping.
D liti f 2no. dwelli d ti f 3no. dwelli N
T105  |Land At 1 Stuart Close, Walcot, Swindon emetition of 2no. awellings and erection of Sno. dweflings CENTRAL SWINDON SOUTH $/24/1150 1 1 1 one 0% 0 n/a
including associated hard and soft landscaping and amenities. (Below threshold)
Demolition of 2no. dwellings and erection of replacement 2no. None
T106 Land At 6 Holly Close, Rodbourne Cheney, Swindon dwellings including associated hard and soft landscaping and CENTRAL SWINDON NORTH S/24/1151 0 0 0 0% 0 n/a

amenities.

(Below threshold)
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Erection of an additional storey
and alterations to external appearance to form 15 no. person

CENTRAL

None

T107 42 - 45 Fleet Street, Swindon | N X . N S/24/1376 1 1 1 0% n/a
House in Multiple Occupation (Sui Generis) and SWINDON SOUTH (Below threshold)
associated works.
External and internal alterations to building in connection with the
d ch f use fi ffi Class E) to 28 no. residential Planning Stat t dated
T108  |Unit 38 Stanley House, Bramble Road, Elgin, Swindon approved change of use from offices (Class E) to 28 no. residential | .\ 00| sywiNDON NORTH $/24/1231 28 28 28 None (PD - MA class) 0% anning statement date
units (Class C3) 18/10/2024
granted under Prior Approval application S/PAOTH/24/0768.
Conversion of existing dwelling
. (Class C3) into 4no. Flats, erection of two storey and single storey CENTRAL None
T109 45 Manchester Road, Swind $/24/1191 3 3 3 0%
anchester Road, swindon rear extensions and demolition of SWINDON SOUTH /24/ (Below threshold) : n/a
garage.
Change of use at Ground Floor (Sui Generis) to form 7 no. Flats None
T110 16-18 Havelock S Swind CENTRAL SWINDON SOUTH S/24/1315 7 7 7 0%
avelock square, swindon (Class €3), a Retail Unit (Class E) and associated works. /24/ (Below threshold) : n/a
Burton G F , High th Road, South Marston, . . . . N
T111 ur on Brove Farm, Highworth Road, sou arston Change of use of swimming pool building to 2no. dwellings. SOUTH MARSTON S/24/1430 2 2 2 one 0% n/a
Swindon (Below threshold)
Change of use of single dwelling to create 2 no. flats, proposed None
T112 31 Hunt Street, Old Town, Swindon decking and panel surrounds, CENTRAL SWINDON SOUTH S/24/1442 1 1 1 (Below threshold) 0% n/a
proposed external staircase and proposed conversion of garage.
T113 Co?chbuilders House, Stratton Road, Stratton St Margaret, |Conversion of roof including the provision of new fenestration to CENTRAL SWINDON SOUTH $/24/1456 3 s 3 None 0% n/a
Swindon form 8 flats. (Below threshold)
T114 COlenty House Residential Home 143-145 County Road ;hange of use from 4r10 to 8no flats together with ground and CENTRAL SWINDON SOUTH $/23/0963 4 4 4 None % n/a
Swindon SN1 2EB first floor rear extensions. (Below threshold)
Snl Change of use of part of the ground floor and the entire second, - Delegated Report dated
T115 CENTRAL SWINDON SOUTH S/23/0679 40 40 40 N Viabilit 0%
Station Road Swindon third and fourth floor of the building to provide 40 no. Flats. /23/ one (Viability) 5 20/05/2024
D liti d ti f 1 additional st t te 4 no flat N
T116  |16- 17 Regent Street Swindon emofition and erection of 1 additional storey to create 4NOTALs | enrRAl SWINDON SOUTH $/23/0316 4 4 4 one 0% n/a
(Class €3) and associated works. (Below threshold)
Old Town Court 10 - 14 High Street Old Town Swindon Change of use of ground, first and second floors from Commercial - Delegated Report dated
T117 CENTRAL SWINDON SOUTH S/23/0439 20 20 20 None (Viabilit 0%
SN1 3EP use (Class E) to 20no flats (Class C3) and associated works. /23/ ( y) ° 28/11/2023
253 Marlb h Road Swind N
T118 arioorough Road swindon Demolition of existing garage and erection of 1 no. dwelling. CENTRAL SWINDON SOUTH $/23/1149 1 1 1 one 0% n/a
SN3 INW (Below threshold)
. Certificate of Lawfulness (Proposed) for the change of use from None
T119 113 The Broad Rodb: Chi Swind CENTRAL SWINDON NORTH S/LDP/23/0739 0 1 1 0%
€ Broacway Rodbourne Lheney swindon dwelling (use class C3) to care home (Use class C3b). /LDP/23// (Below threshold) ’ n/a
Southbrook House Southbrook Street Rodbourne Cheney None
T120 Swindon Erection of 1 No. bungalow and associated works. CENTRAL SWINDON NORTH $/23/0031 1 1 1 0% n/a
(Below threshold)
SN2 1HF
21Ch Orchard High th Swind N
T121 erry Drehard Highworth swindon Erection of 1no. dwelling (Class C3) and associated works. HIGHWORTH $/22/1526 1 1 1 one 0% n/a
SN6 7AU (Below threshold)
Change of use of part of first and second floors from Commercial
T122 10-14 High Street Old Town use (Class E) to 6no flats (Class C3), with retention of part of ground CENTRAL SWINDON SOUTH $/22/1477 6 6 6 None 0% n/a
Swindon SN1 3EP floor for Class E use along (Below threshold) :
with associated works.
Bart Yard Westi High th Swind N
T123 artrop Yard testrop Righworth swindon Erection of 1no. dwelling and associated works. HIGHWORTH $/22/1418 1 1 1 one 0% n/a
SN6 7HJ (Below threshold)
Fi Stratton Ref Club 136 Beechcroft Road
or}mer ratton Retorm Hu eecherott Roa Change of Use from former working mens club (class E(d)) to form None
T124 Swindon . . STRATTON ST. MARGARET $/23/0320 5 5 5 0% n/a
5 no. 1-bed units (class C3) and associated works. (Below threshold)
SN2 7QE
Car Park Rear, 174 Victoria Road, Erection of a two-storey building CENTRAL None
T125 S/23/1411 4 4 4 0%
Old Town, Swindon for 4no. 2-bed flats (Use Class C3) and associated site works. SWINDON SOUTH /23/ (Below threshold) : n/a
Partial change of use of existing office building to 1 no. flat, with
commercial floor space retained at the front ground floor level, and None
T126 23 High Street, W hton, Swind WROUGHTON $/23/0133 2 2 2 0%
gh >treet, Wroughton, swindon the erection of 1 no. dwelling to the rear of the site and /23/ (Below threshold) : n/a
associated works.
Erecti f2 idential units (C3 king faciliti d N
T127  |Car Park Rear, 174 Victoria Road, Old Town, Swindon rection of 2no residential units (C3), car parking facilities an CENTRAL SWINDON SOUTH $/23/0010 2 2 2 one 0% n/a
ancillary works. (Below threshold)
. . . X Erection of 10 No. sheltered apartments (C3) with ancillary . .
K d Court K d Road K d Swind N AH not t d, d
T128 | ngsdowntourt Kingsdown Road Kingsdown Swindon | 1 munal facilities and CENTRAL SWINDON SOUTH $/22/1422 10 10 10 one 0% not mentioned/ secured in
SN3 4TD N A . (Below threshold) application documentation
associated works (Revised Submission)
Alteration, conversion and partial demolition of existing barns to
ide 1 no. dwelli d iated ancillary devel t. N
T129  [Starveal Barn, Coleshill Road, Highworth, Swindon provide 2 no. dwefling and assoclated anciiiary developmen HIGHWORTH $/24/0937 1 1 1 one 0% n/a
Variation of condition 2 (Plans) from previous application (Below threshold)
S/24/0036.
T130 5 Temple Chambers, Second Change of use and conversion of CENTRAL §/22/0875 5 3 2 None 0% n/a
Floor, Temple Street, Swindon second floor (B1 use) offices to form 2no. residential flats (C3 use) SWINDON SOUTH (Below threshold) :
Demolition of buildings, and erection of 8no. dwellings and
employment building (Use Class E(g)), conversion and alteration of None
T131 Manor Farm, 47 Queens Road, Hannington stables and barn to employment (Use Class E(g)) including access HANNINGTON $/20/1157 8 8 8 (Below threshold) 0% n/a
and parking (revisions to the design and layout of the development
approved under S/17/1114).
Change of Use of existing chapel from Use Class F1 (learning and
T132 Wroughton Methodist Church High Street non-residential institutions) to Use Class C3 (Residential) to provide WROUGHTON §/22/1191 5 3 2 None 0% n/a

Wroughton Swindon SN4 9JX

2 no. dwellings and
associated works.

(Below threshold)
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49 - 51 Regent Street Swindon

Erection of a further two storeys andChange of Use of first floor

None

T133 (use class E) to provide 9no. self- contained residential units (use CENTRAL SWINDON SOUTH $/22/0597 9 9 9 0% 0 n/a
SN1 1JS (Below threshold)
class C3).
Caretakers H
aretakers fouse Change of Use from residential None
T134 Greenmeadow School Pen Close HAYDON WICK S/22/0044 -1 -1 -1 0% 0 n/a
i (use class C3) to school use (use class F1). (Below threshold)
Swindon SN25 3LW
115 Cricklade Road Swindon Chang? o-f Us? of ground floor from betting 'shop'(sw generis) None
T135 and existing first floor 2 bedroom flat to residential (C3) 4no. CENTRAL SWINDON NORTH $/22/0930 3 3 3 0% 0 n/a
SN2 1AB X (Below threshold)
1bedroom flats and associated works.
Demolition of existing buildings; construction of mixed use building
T136 19 Fovingham Square Covingham to provide a dental surgery on the ground floor with 12 flats on first COVINGHAM §/21/1417 1 12 1 None o% 0 AH no.t m-entioned/ securtled in
Swindon SN3 5AA and second floors; (Below threshold) application documentation
and construction of parking and turning areas.
Change of Use of basement from office (Class E) to 1no studio flat
T137 72 Victoria Road Old Town Swindon (Class €3) andChange of Use of first & second floors from offices CENTRAL SWINDON SOUTH $/22/0340 by ) ) None o% 0 n/a
SN13BB (Class E) to 1no two bedroom flat (Below threshold)
(Class C3).
T138 For'mer Dannah House Bakers Road WROUGHTONughton Demolitio'n of former Dannah House and erection of 4no. dwellings WROUGHTON $/19/1673 4 4 4 None 0% 0 n/a
Swindon and associated works. (Below threshold)
31 Crombey Street Swindon Erection of a two storey/single storey rear extension andChange of None
T139 CENTRAL SWINDON SOUTH S/22/0206 1 1 1 0% 0
SN15QL Use of dwelling to 2no. flats and associated works. /22/ (Below threshold) : n/a
Land At Burytown Lane Burytown Lane Blunsdon None
T140 Swindon Erection of 2no. dwellings and associated works. BLUNSDON S/21/1529 2 2 2 0% 0 n/a
(Below threshold)
SN26 7DQ
Change of Use from first floor offices (use class E) to dwelling (use
Ta1 9 Market Street Swindon class C3) with dormer window to rear, 2no. velux rooflights to front CENTRAL SWINDON SOUTH §/21/1934 1 1 1 None o% 0 n/a
SN1 1RZ and external (Below threshold)
staircase to rear.
Kept live by S/LDP/17/1982 - Demolition of existing buildings and None
T142 Oak And Ash House Brimble Hill, Wroughton erection of 4no. detached dwellings. Kept live by WROUGHTON S/13/0966 3 3 3 (Below threshold) 0% 0 n/a
Commencement Condition.
Regent Hotel Erection of two storey/ first floor rear extension andChange of Use
f hotel lass C1) to 2 5no. bed) HMO' lass C4) and N AH not ti d di
T143  |151-152 Victoria Road Old Town of hotel use class C1) to 2no (5no. bed) s (use class C4) an CENTRAL SWINDON SOUTH $/22/0389 14 14 14 one 0% 0 not mentioned/ secured in
Swindon SN1 38U 12no. apartments with (Below threshold) application documentation
associated external alterations and replacement roof.
Partial demolition and retention of 6no commercial units (Class E)
on the ground floor, and erection of additional storey (third floor) None
T144 39-45 Fleet Street Swindon SN1 1RE to create 6no apartments (Class C3) incorporating internal access, CENTRAL SWINDON SOUTH S/22/1339 6 6 6 (Below threshold) 0% 0 n/a
associated car parking, external
alterations and other associated works
Erection of 1 No. detached dwelling (C3) and associated works -
Variati f Condition 2 - A d Pl fi Applicati N
T145 |10 Melbourne Close, Lawn, Swindon (Variation of Condition 2 - Approved Plans from Application CENTRAL SWINDON SOUTH $/24/0691 1 1 1 one 0% 0 n/a
$/21/1054 to alter the approved (Below threshold)
design).
Erection of 104no. dwellings, traffic roundabout, roads and
T146 Land to the rear of Woodland View, Wroughton, Swindon [associated works - Reserved WROUGHTON S/OUT/20/0556 | S/RES/20/0555 104 104 104 On site 30% 31 S106 dated 014/02/2018
Matters from previous outline permission S/OUT/20/0556.
Application for approval of reserved matters in relation to
appearance, landscaping, layout and scale from previous Outline
X . X Planning Application S/OUT/18/1067 - Erection of 3 no. bungalows None
T147 2 Swindon Road, High th, Swind . L ™ HIGHWORTH S/0UT/18/1067 $/22/1578 3 3 3 0% 0
windon Roa lehwor windon and associated works - Variation of condition 1 of S/RES/20/1140 to / 18/ /22/ (Below threshold) : n/a
allow for removal and replacement of yew trees and the erection
of a 1.8m high close boarded fence.
Reserved matters application following outline planning permission
S/0UT/20/0260) relating to th , land i d | . Delegated R t dated
T148  |24-26 Fleet Street, Swindon (5/0UT/20/0260) relating to the appearance, landscaping and scale | - e\ roa| swiINDON SOUTH | $/0UT/20/0260 | /RES/23/1007 25 25 25 None (Viability) 0% 0 clegated Report cate
of 25n0 apartments and 2no commercial 13/07/2021
units.
Phase 2 Erectlen of 42no. dwellings and . L . S.106 (deed of variation) dated
T149 . . . associated works - Reserved Matters from previous permission HIGHWORTH S/OUT/20/0724 | S/RES/22/0885 42 42 42 On Site 30% 13
Redlands Park Swindon Road Highworth Swindon 15/05/2025
S/0UT/20/0724.
Approval of Reserved Matters pursuant to Outline planning
Land Off Shrivenham Road, Shrivenham Road, Highworth, [permission (S/OUT/20/1046/SASM) for the erection of 60 no. S/OUT/20/1046/S . Housing Comments dated
T150 HIGHWORTH S/RES/24/0519 60 60 60 On sit 30% 18
Swindon dwellings and associated works for Appearance, Landscaping, ASM /RES/24/ nsite ? 01/08/2024
Layout and Scale.
Erection of a two-storey rear extension and Change of Use from
public house (use class A4) to mixed use comprising commercial
20 Fleet Street Swind d busi Cl E), 2no. 5-bed H. in Multipl AH not ti d di
T151 eet street swindon and business use (Class E), 2no. 5-bedroom Houses in Multiple CENTRAL SWINDON SOUTH $/22/0424 12 12 12 None (Below threshold) 0% 0 not mentioned/ secured in
SN1 1RQ Occupation (HMO) (Class C4) and 10no. apartments (Class C3) application documentation
including alterations to
windows and doors.
Ch f use fi idential dwelling to 8 no. HMO with d N
T152 |27 County Road, Swindon nange of use from residential dwefling to S no WIth COTMET | e\ TRAL SWINDON SOUTH $/23/0962 0 1 1 one 0% 0 n/a
window, first floor rear extension and single storey rear extension. (Below threshold)
Ch f d ti f additional st to f 7 N
T153  |38A & 38B Deacon Street, Swindon ange of use and erection of additional storey to form a /person | - cenrpal SWINDON SOUTH $/24/1415 1 1 1 one 0% 0 n/a

HMO (Sui generis) and associated works.

(Below threshold)
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Letcombe Villa 5A Wesley Street Old Town Swindon

Change of Use of 6no. bedroom dwelling to a 8no. bedroom (8

None

T154 CENTRAL SWINDON SOUTH $/21/1825 0 0 0 0 0% 0
SN13LF persons) H.M.O. /21/ (Below threshold) : n/a
Change of use from 1no. dwelling (78 Bath Road) to 9-persons (8
. bedrooms) house in multiple occupation (HMO) plus single storey None
T155 76 - 78 Bath Road Old T Swind CENTRAL SWINDON SOUTH S/20/0618 0 0 1 1 0% 0
ath Roa own swindon extensions to 76 and 78 Bath Road to create 2no. studios/ /20/ (Below threshold) ° n/a
apartments.
Change of use of former working mens club (Class E(d)) to 3no
(Royal Air Force Association) 41 - 43 Belle Vue Road HMOs (House in Multiple Occupancy) (Sui Generis), incorporating None
T156 CENTRAL SWINDON SOUTH S$/23/1151 3 0 3 3 0% 0
Old Town Swindon SN1 3HN first floor rear /23/ (Below threshold) : n/a
extension, increase in existing roof height and associated works.
T157 39 Bath Road Old Town Swindon Change of. use from offices (Class E) to a 9 person HMO (sui generis) CENTRAL SWINDON SOUTH §/23/1481 1 0 1 1 None o% 0 n/a
SN1 4AS and associated works. (Below threshold)
. . . Change of use of first floor from storage ancillary to café/catering None
T158 First FI 140 - 142 Cricklade Road, Swind CENTRAL SWINDON SOUTH $/23/0769 1 0 1 1 0% 0
rst Foor, ricklade Road, swindon company (E class use) to a small 5 bed HMO (C4 class use). /23/ (Below threshold) : n/a
Change of use of ancillary/parking area (Class C3) to form 6 person None
T159 Prospect Quarter, 61 Prospect Place, Old Town, Swindon  [House in Multiple Occupation (Class C4), single storey extensions to| CENTRAL SWINDON SOUTH S/24/1410 1 0 1 1 (Below threshold) 0% 0 n/a
provide cycle storage and associated works.
Change of use from offices (use class E) to a 9no. bedroom house in
multiple occupation (sui generis), erection of a three - storey rear None
T160 31 Victoria Road Old Town, Swindon extension and 1no. rear dormer window - revision to previous CENTRAL SWINDON SOUTH $/23/0530 1 0 1 1 (Below threshold) 0% 0 n/a
permission S/21/1582 - Variation of approved plans from
Planning Permission $/22/0560.
T161 First Floor, 140 - 142 Cricklade :tl:)iggz :]:llcjisllea:nc::'Sctaffle?/ocl;x:reorir:\1 company (E class use) to a small 5 CENTRAL $/23/0769 1 0 1 1 None 0% 0 n/a
Road, Swindon 8 y J pany SWINDON NORTH (Below threshold) :
bed HMO (C4 class use).
Erection of 127no. dwellings and
T162 Abl')ey Stadium Lady Lane associated 'Iar'ldscape and infrastructure works - reserved matters BLUNSDON ST 5/12/1826 S/RES/18/1311 127 0 0 0 None 100% 0 AH noF m'entioned/ secur?d in
Swindon from permission ANDREWS (Below threshold) application documentation
$/12/1826.
. . Change of use of existing agricultural buildings and restoration of
Fi Build East F , 105 Eastrop, High th, N . N
T163 ar'm ufidings Lastrop Farm astrop, Righwor derelict farmworkers cottages to provide HIGHWORTH S/17/1023 5 0 0 0 one 0% 0 n/a
Swindon . (Below threshold)
5 no. dwellings
Ch f f d & first fl E ffices to f 4no. N
T164 |5 Temple Chambers Temple Street Swindon ange of use of ground & first floors (E use) offices to form 4no. |- .\ rp ) SvINDON SOUTH $/21/0567 4 0 0 0 one 0% 0 n/a
residential flats (C3 use). (Below threshold)
. Demolition of existing bungalow and erection of 10no. assisted None Delegated Report dated
T165 Sulvad Road Old T Swind CENTRAL SWINDON SOUTH S/20/0379 9 0 0 0 0% 0
ulvadene Quarry Roa own swindon living flats (Use Class C2). /20/ (Below threshold) ’ 14/03/2022
Sub-division of existing shop (Use Class E) to shop (Use Class E) and
take away (Sui Generis), installation of extractor flue, change of use None
T166 61 Meadowcroft Stratton St Margaret Swindon of existing ground floor storage area to 1no. flat and erection of STRATTON ST. MARGARET $/21/0356 2 0 0 0 0% 0 n/a
) N (Below threshold)
first floor side/ rear
extension to provide 1no. additional flat
Land To The R Of 1 & 2 Park L N
T167 | 2NC O TheRear arktane Erection of 1no. dwelling. CENTRAL SWINDON SOUTH $/21/0459 1 0 0 0 one 0% 0 n/a
Swindon (Below threshold)
T168 Lan'd At 52 Priors Hill Wroughton Erection of 1no. detache'd dwelling, part removal of existing front Wroughton $/20/0974 1 0 0 0 None 0% 0 n/a
Swindon boundary wall and associated works (Below threshold)
Land To The R Of1&3 G Road N
T169 and fo The Rear K reen Roa Erection of 2no. dwellings and associated works STRATTON ST. MARGARET $/20/0174 2 0 0 0 one 0% 0 n/a
Upper Stratton Swindon (Below threshold)
Land At Badbury H Farm, Badbury Lane, Badbury, ) ) ) ) ) N
T170 an' adbury House Farm, Badbury Lane, Badbury, Erection of 5no. dwellings with parking and associated works. CHISELDON $/18/1160 5 0 0 0 one 0% 0 n/a
Swindon (Below threshold)
Change of use from 1no. dwelling (78 Bath Road) to 9-persons (8
T171 |76 - 78 Bath Road Old Town Swindon bedrooms) house in multiple occupation (HMO) plus single storey | e\ ro) swiNpON SOUTH $/20/0618 2 0 0 0 None 0% 0 n/a
extensions to 76 and 78 Bath Road to create 2no. studios/ (Below threshold) :
apartments.
Totals 1,859 p{173 1,418 1,418 215
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Annex — Detailed planning permissions (non-strategic sites)

Expected Net Supply Projected Gross AH Supply

Dwellings

Net to be taken
into trajectory

On Site AH

Site Address
! %age

Turley Ref. Development proposal RM / FULL Units (Net) completed

2024/25

2025/26 - 2030/31
2029/30 onwards

AH Contribution Type 2025/26 - 2030/31

2029/30 onwards

72 Former UK Life Centre Station Road Prior approval application for the erection of a further two storeys CENTRAL SWINDON SOUTH | S/PAOTH/21/025 62 0 35 62 None (PD) 0% 0 0 Delegated Report dated
Swindon to provide 62no. flats. 5 ? 14/05/2021
The Forum . P CENTRAL 15 0 15 15
X Prior Approval Notification S/PAOTH/22/032 Delegated Report dated
T173 Marlb h Road Swind N PD 0% 0 0
SNa3r lg:qoug oad>windon forChange of Use to 15n0. apartments (class C3) SWINDON SOUTH 1 one (PD) ? 11/11/2022
Prior notification application for the change of use from office CENTRAL SWINDON SOUTH 1 0 B 19 Delegated Report dated
T174 99-100 Victoria Road, Old Town, Swindon (Class B1) to 19no. S/PO2R/20/0047 None (PD) 0% 0 0 & 30/10/5020
dwellinghouses (Class C3). | See also S/19/0442 adjacent site
Former Uk Life Centre Station Road Prior Approval Notification for the change of use from offices (Class| CENTRAL SWINDON SOUTH 170 0 100 170 Delegated Report dated
T175 S/PO2R/21/1257 None (PD 0% 0 0
Swindon B1a) to 170 no. residential flats (Class C3). / /21/ (°D) ’ 10/11/2021
) ) ) Prior Approval Notification for the change of use from offices (Class| CENTRAL SWINDON SOUTH 65 0 35 65 Delegated Report dated
T176 FI 4-9 Incl Fal H Fl Way Swind S/PO2R/21/1301 None (PD 0% 0 0
00rs A-J Inclusive Faicon Rlouse Fieming Way swindon g, ) 4 g5no. residential flats (Class C3). /PO2R/21/ (°D) ° 24/09/2021
Prior Approval Notification forChange of Use of first and second CENTRAL SWINDON SOUTH 10 0 5 10
34-35 Regent Circus & 128-129 Commercial Road floors from offices (Class E(g)) to 10 No residential flats Delegated Report dated
T177 S/PO2R/23/0162 None (PD 0% 0 0
Swindon SN1 1PY (Class C3) & associated works including designated cycle store in / /23/ (PD) ’ 27/03/2023
the existing courtyard.
T178 Horpit Farm, Horpit Wanborough Swindon Prior Approval application for the change of use of 1no. agricultural WANBOROUGH S/PAG2R/21/0586 1 0 1 1
barn to 1no. dwelling (Class C3) with associated demolition and None 0% 0 0 n/a
building works. (Below threshold)
T179 Honeyfield Farm The Marsh Wanborough Swindon Prior Approval Notification for the change of use of an agricultural WANBOROUGH S/PAOTH/23/147 1 0 1 1 None 0% 0 0 n/a
0
SN4 0AR building to residential (Class Q). 6 (Below threshold)
T180 Lushill Farm Lushill Lane Hannington Swindon Prior Approval application for the change of use of 2no. agricultural CASTLE EATON S/PAG2R/23/0312 2 0 2 2
SN6 7TA barns to 2no. dwellings with associated demolition and None 0% o 0 n/a
0
building works. (Below threshold)
Unit B Prior Approval Notification for the change of use from business use | NYTHE, ELDENE AND LIDEN 15 0 15 15
! S/PAOTH/24/094 Delegated R t dated
T181 The Dorcan Complex Faraday Road Dorcan (Class E) to 15 / 2/ / None (PD) 0% 0 0 € eg%:/lofngzr“ ate
Swindon residential flats (Class C3) with associated works.
T182 6 Regent Street & 1 College Street Prior Approval Notification for the change of use of first floor CENTRAL SWINDON SOUTH | S/PAOTH/23/141 2 0 2 2 None 0% 0 0 n/a
0
Swindon former retail area to 2no. apartments. 4 (Below threshold)
Prior Approval application for the Change of Use of building from SOUTH MARSTON 26 0 20 26
commercial (Use Class E) to 26 nos flats (20 nos 1- bedroom
T183 Unit 9 Lancaster Place Swindon apartments and 6 nos studio apartments) (Use Class C3) and S/PAOTH/24/119 None (PD) 0% 0 0 Delegated Report dated
. 0 05/12/2024
associated
works.
T184 Enterprise House Cheney Manor Industrial Estate Prior Approval Notification for the change of use of existing offices | CENTRAL SWINDON NORTH | S/PO2R/24/0801 9 0 5 9 None
Cheney Manor (Class E) to 9 residential dwellings (Class (Below threshold) 0% 0 0 n/a
Swindon C3).
T185 54 Commercial Road Prior Approval for the change CENTRAL S/PO2R/24/0901 4 0 2 4 None
Swindon of use from Commercial (Class E) to 4 no. residential units (Class SWINDON SOUTH (Below threshold) 0% 0 0 n/a
C3).
Prior Approval Notification for the change of use of first, second, CENTRAL SWINDON SOUTH 10 0 5 10
i i . Delegated R t dated
T186  |Oxford And Trinity House 1 & 2 College Court Swindon ::;‘:;:r: ‘f’;;zf(%”s:h floor from offices (Use Class £) to 10no. 1 S/PO2R/24/1275 None (PD) 0% 0 0 € egal : y 1;2”;; . ate
Class C3).
T187 16 - 17 Regent Street, Prior Approval application for CENTRAL S/PAOTH/24/084 8 0 5 8 None
Swindon the change of use of first and second floors from Use Class E to 8no SWINDON SOUTH 7 (Below threshold) 0% 0 0 n/a
flats (C3 Residential).
T188 Lushill Farm House Lushill Farm Lushill Lane Hannington Prior Approval application for the demolition of the cottage and CASTLE EATON S/DEM/23/1517 -1 0 -1 -1 None
Swindon attached single storey bathroom. (Below threshold) 0% 0 0 n/a
SN6 7TA
T189 Hi Tech House 2 Eastcott Road Old Town Swindon Prior Approval Notification for the change of use of office (Class E) CENTRAL SWINDON SOUTH | S/PAOTH/23/049 0 0 0 0
SN1 3LS to residential (Class C3) - It is noted that only the ground floor of 0 None
the premises was used for office use whilst (Below threshold) 0% 0 0 n/a
the upstairs has been used as an apartment
T190 13 Regent Street Swindon Prior Approval Notification for the change of use of first and second| CENTRAL SWINDON SOUTH | S/PO2R/23/0311 2 0 2 2
SN11Q floors (Use Class E) to form 2 no. Flats (Class C3) and None 0% 0 o na
associated works. (Below threshold)
Prior Approval Notification for SWIISEgT\IR:OLUTH 20 0 20 20
sn1 the Change of Use of ground floor from office to 9no residential Delegated Report dated
T191 . . units (Class C3), with retention of 1no office on ground floor and S/PO2R/23/0164 None (PD) 0% 0 0 & P
Station Road Swindon § X X i X 31/05/2023
Change of Use of first floor from office to 11no residential units
(Class C3).
T192 171 Victoria Road Old Town Swindon Change of Use of Ground Floor from Pharmacy/Retail (E Use Class) | CENTRAL SWINDON SOUTH $/22/1535 1 0 1 1 None
SN1 3DF to 1 no. Flat (C3 Use Class) and associated (Below threshold) 0% 0 0 n/a
works.
T103 55 - 61 Regent Street Prior approval notification for SWIISEgT\IR:OLUTH S/PAOTH/21/138 14 0 w 14 None (PD) 0% 0 o Delegated Report dated
Swindon SN1 1JS the erection of a further storey to provide 14no. apartments 7 ? 14/07/2022
T194 Burcot House Tadpole Lane Blunsdon St Andrew Swindon [Prior Notification for the demolition of a dwelling and associated BLUNSDON ST ANDREWS S/DEM/22/0596 -1 0 -1 -1 None
ildi . 0% 0 0
SN25 2DY outbuilding/s (Below threshold) 6 n/a
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T195 14 Lorne Street Swindon Prior Approval Notification for theChange of Use of ground floor CENTRAL SWINDON SOUTH | S/PO2R/22/0235 1 1 1
SN15DP from Hairdressing Salon (Use Class E) to Dwelling None
0% n/a
House (Use Class C3). (Below threshold)
Prior Approval Notification for theChange of Use of first and CENTRAL SWINDON SOUTH 14 S 14
42-45 Fleet Street Swindon second floors from commercial (Class E) and Leisure Use (Class Delegated Report dated
T196 S/PO2R/22/1340 N PD 0%
SN1 1RE E(d)) to form 14no residential apartments (Class C3) and / /22/ one (PD) ? 17/01/2023
associated works.
T197 Cattle Stalls And Main Barn, Eastrop Farm Buildings, Prior Approval for proposed change of use of existing agricultural HIGHWORTH S/PRIORC/17/100 3 0 0 None
. . 0o
Highworth bmld|r\gs to 3no. 4 (Below threshold) % n/a
dwellings (Class C3)
Prior Approval Notification for the change of use from offices (Class SOUTH MARSTON 26 0 0 Delesated Report dated
T198 Stirling House Viscount Way Swindon B1la) to 26no. S/PO2R/21/0497 None (PD) 0% & 23/04/5021
residential flats (Class C3).
Totals 317 469
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Annex C — Outlines (non-strategic sites)

WHELES

T199

Site Address

Land At Langton Park, Wroughton, Swindon

Development proposal

Outline application for the erection of 8no. dwellings, all matters
reserved except for means of access.

Parish

WROUGHTON

Outline Ref

S/0UT/23/0240
(sitting alongside
S/0UT/21/1345)

RM / FULL

Units (Net)

Dwellings
completed
2024/25

Net to be taken
into trajectory

Expected Net Supply

2025/26 -
2029/30

2030/31
onwards

AH Contribution Type

None
(Below threshold)

On Site AH
%age

0%

Projected Gross AH Supply

2025/26 -
2029/30

2030/31
onwards

Source

n/a

T200

Kimmerfields development (see footnote 1)

Outline application seeking redevelopment to provide mixed-use
development to include office, residential, shops, restaurants &
cafes, drinking establishments, hot food takeaways, healthcare
facilities (including a PCT Healthcare facility), hotel, leisure, car
parking (including multi-storey car park), bus interchange, public
realm and associated

highways works - Access not reserved.

CENTRAL SWINDON SOUTH

S/11/0614

450

30

420

Onsite

25%

105

S.106 dated 03/05/2012

T201

Land At Saint Michaels Thornhill Road
South Marston Swindon

Outline application for residential development comprising of 6no.
dwellings, associated access, car parking and landscaping. (Means
of

access not reserved).

SOUTH MARSTON

S/0UT/19/0695

None
(Below threshold)

0%

n/a

T202

Land East Of Woodbine Cottage Kingsdown Lane
Blunsdon Swindon

Outline application for the erection of 8 no. self-build dwellings. All
matters reserved except for access.

BLUNSDON

$/0UT/20/0549

None
(Below threshold)

0%

n/a

T203

Land West Of Woodbine Cottage Kingsdown Lane
Blunsdon Swindon SN25 5DL

Outline application for the erection of 2no. dwellings. All matters
reserved except for access.

BLUNSDON

$/0UT/20/0548

None
(Below threshold)

0%

n/a

T204

Land To The West Of Former Electricity Sub Station,
Langton
Park, Wroughton, Swindon (see footnote 2)

Outline application for the erection of 30no. dwellings with
associated access and parking - means of access and layout not
reserved.

WROUGHTON

S/0UT/21/1634

RM pending

30

30

On site

30%

S$.106 dated 01/12/2022

T205

Fennels Farm, Shrivenham Road, Highworth, Swindon

Application for Permission in Principle for the demolition of existing
non-residential buildings and erection of 2-6 no. two-storey
residential

units.

HIG

S/PIP/24/0911

None
(Below threshold)

0%

n/a

T206

WH Smith Headquarters, WH Smith Site, Greenbridge Road
Stratton St Margaret Swindon SN3 3JE

Outline planning application with details of access (matters of
layout, scale, landscaping and appearance are reserved),
comprising the demolition of existing distribution warehouse and
offices, the erection of up to 228 residential dwellings (Use

Class C3) and associated works.

STRATTON ST MARGARET

$/0UT/20/1390

228

Onsite

10%

S.106 dated 01/10/2023

T207

Land At Shrivenham Road,
Highworth, Swindon
(see footnote 3)

Outline planning application for up to 250 dwellings (including 30%
affordable housing) with public open space, landscaping and
sustainable drainage system (SuDS) and vehicular access point from
Shrivenham Road. All matters reserved except

for means of access.

HIGHWORTH

S/0UT/20/0422

12

Onsite

30%

S$.106 dated 30/06/2025

T208

32 - 34 Bridge Street, Swindon
(see footnote 4)

Application for Outline planning permission related to matters of
layout, scale and appearance for the demolition of the existing
building and erection of a 5 storey, mixed use building containing
ground floor commercial use (E Class Use) and 19 self-contained
residential units from 1st to

4th floor.

CENTRAL SWINDON SOUTH

S/0UT/23/0289

19

None (Viability)

0%

Delegated Report dated

29/04/2024

T209

32 - 34 Bridge Street Swindon (see footnote 4)

Application for Outline planning permission related to matters of
layout, scale and appearance for the division of the ground floor
space to provide 2no separate commercial units (E Class Use) and
demolition of existing and re-build of first floor to

provide 5no self-contained residential units.

CENTRAL SWINDON SOUTH

$/0UT/23/0285

None
(Below threshold)

0%

n/a

T210

Land At Catsbrain Farm, Highworth Road, Swindon (see
footnote 5)

Outline planning application (with the means of access off
Kingsdown Road not reserved) for the development of up to 190
residential dwellings (Use Class C3) and a convenience store (Use
Class A1) and associated open space, growing spaces, landscaping,
highways improvements, road and drainage infrastructure.

All other matters reserved

STRATTON ST MARGARET

$/0UT/19/0215

None
(Below threshold)

0%

n/a

T211

Land Off Kingsdown Road, Kingsdown Road, Kingsdown,
Swindon (see footnote 6)

Outline application for the erection of Class C2 Care Village,
comprising 40no. bedroom dementia home, 120no. close care
apartments, communal club house to include; shop, library,
hydrotherapy pool, gym, quiet room, residents lounge, dining
room and hairdressing salon, together with associated access,
landscaping and car parking -

Access not reserved.

Totals

STRATTON ST. MARGARET

S/0UT/14/1879

44

821

450

None (Care)

0%

105

Planning Statement dated

October 2014
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Annex D — Strategic sites

Dwellings

Expected Net Supply

Projected Gross AH Supply

Net to be tak On Site AH
Turley Ref. Site Address Development proposal Parish Outline Ref RM / FULL Units (Net) completed i:tn :raZc:oen 2025/26 - 2030/31 AH Contribution Type n‘y; ee 2025/26 - 2030/31 Source
2024/25 L W 2029/30 onwards =B 2029/30 onwards
Wichelstowe Phase 2 - Parcel 8B West Boulevard Middle Erection of a care home with 83no. bedrooms, associated Delegated Report dated
T212 . o communal accommodation, parking and landscaped gardens WROUGHTON S/13/1524 S/RES/21/0188 56 30 26 26 0 None (Care) 0% 0 0 g P
Wichel District Centre (see footnote 1) R o 10/07/2021
- Reserved Matters from previous permission S/13/1524.
Wichelst Ph 1-P | 4 The Orchard footnote|Erecti f 188 no. dwelli d iated ks - R d
1213 ichelstowe Phase 1 - Parcel 4 The Orchards (see footnote|Erection of 188 no. dwellings and associated works - Reserve WROUGHTON $/13/1524 S/RES/21/0007 190 90 46 46 0 On site 15% 7 0 Officers Report dated 24/09/2021
1) Matters from previous permission 5/13/1524.
Wichelstowe Phase 1 - Parcel 6 Erection of 106no. dwellings and associated works - Reserved
T214 WROUGHTON S/13/1524 S/RES/21/0008 106 60 27 27 0 On sit 169 4 0 Offi R t dated 09/07/2021
The Orchards (see footnote 1) Matters from previous permission S/13/1524. /13/ /RES/21// nsite % icers Report dated 09/07/
Reserved Matters Application pursuant to S/13/1524 for the
Wichelst; Parcel 7DC and 9DC Middle Wichel District tion of reti t livi tments (C3) and assisted livi
1215 \chelstowe Farcel /0L an iddle Wichel District  |erection of retirement living apartments (C3) and assisted living WROUGHTON $/13/1524 S/RES/22/1632 85 0 85 85 0 On site 15% 13 0 Officers Report dated 21/03/2019
Centre (see footnote 1) apartments (C2) with associated communal facilities,
car parking and landscaping.
Land Adj t To Eden Field, Kingsd L Blunsd: N
T216 | oncAclacentTokden Field, Kingsdown Lane, BIUNSAON, e o tion of 4 no. dwellings. BLUNSDON $/23/0920 4 0 4 4 0 one 0% 0 0 n/a
Swindon (Below threshold)
Erection of 126 no. residential units with associated landscaping
d infrastruct ks - R d Matt lication followi
1217  |Badbury Park Phase 3 ao':m::eras ructure works - Reserved Matters application Tollowing |- -enTRAL SWINDON SOUTH 5/20/0233 S/RES/21/0868 126 56 21 21 0 On site 30% 6 0 Officers Report dated 23/12/2021
Planning Permission S/OUT/20/0233.
Erection of 100no. dwellings and associated works - Reserved
Redlands Ph. 1a (Visti Bovis H d Lind
1218 Hzmzz)?seea::miim'szgy) (Bovis Homes and Linden Matters from previous outline permission WANBOROUGH S/OUT/16/0021 | S/RES/21/0764 97 0 97 97 0 On site 20% 19 0 Officers Report dated 05/05/2023
S/0UT/16/0021. | Redlands (Phase 2)
Erection of 81no. dwellings and associated works - Reserved
Redlands Phase 1b and 1c (Bellway) / Redlands Grove (see |Matters from previous outline permission . Delegated Report dated
T219 WANBOROUGH S/0UT/16/0021 | S/RES/21/0454 81 70 9 9 0 On sit 20% 2 0
footnote 2) S/OUT/16/0021. | Redlands /OUT/16/ /RES/21/ nsie ° 11/02/2022
(Phase 1)
Erection of 100no. dwellings and associated works - Reserved
Matters fi i tli ission S/OUT/16/0021. Delegated R t dated
T220  |Redlands Phase 2b (Vistry) (see footnote 2) atters from previous outline permission 5/OUT/16/ ! WANBOROUGH S/OUT/16/0021 | S/RES/21/0867 103 0 103 103 0 On site 20% 21 0 clegated Report date
Redlands 7/07/2023
(Phase 2)
Reserved Matters application for the layout, scale, appearance and
Redlands Ph 2c (Bell N
T221 (szeafZO:notaeS;) ¢ (Bellway) landscaping of 3no. Dwellings in pursuant of WANBOROUGH S/OUT/16/0021 | S/RES/22/1795 3 0 3 3 0 (Below ;’;‘:Shol 0 0% 0 0 n/a
S/0UT/16/0021
Wichelstowe Residential Parcel 12 Details of the layout, scale,
appearance, landscaping and access in relation to residential Parcel Delegated Report dated
T222 Wichelstowe Phase 3 - Parcel 12 (see footnote 1) 12 within Wichel Fields, Wichelstowe in accordance with Condition WROUGHTON S/13/1524 S/RES/23/1530 76 0 76 76 0 On site 13% 10 0 g 16/09/;)024
4 of the outline planning consent
(S/13/1524/SAC).
Reserved Matters for 113no. dwellings details of the layout, scale,
land! i d i lation t tlil lanni Delegated R t dated
1223 |Wichelstowe Phase 2 - Parcel 10 (see footnote 1) appearance, fandscaping and access In refation to outline planning WROUGHTON /13/1524 S/RES/22/1152 113 0 113 113 0 On site 11% 12 0 clegated Report date
permission 24/05/2023
S/13/1524.
Erection of 138no. dwellings and associated works - Reserved
Wichelst Ph 2-P | 8 Middle Wichel (see Delegated R t dated
1224 ichelstowe Phase 2 - Parcel § Middle Wichel { Matters from previous outline permission WROUGHTON 5/13/1524 S/RES/22/1052 138 0 138 138 0 On site 13% 18 0 clegated Report date
footnote 1) §/13/1524 14/03/2023
Erection of 184no. dwellings and associated works - Reserved
Wichelst; Phase 2 - Land East Of Scott Way (Parcel 7 Delegated R t dated
T225 ichelstowe Phase 2 - Land East Of Scott Way (Parcel 7) |\ from WROUGHTON $/13/1524 | S/RES/22/0900 184 0 184 184 0 On site 11% 20 0 clegated Report date
(see footnote 1) R o 20/12/2022
previous permission S/13/1524.
Erection of 181no. dwellings and associated works - Reserved
Wichelst Ph 2 - Land West Of Scott Way (P: 19 Delegated R t dated
1226 ichelstowe Phase 2 - Land West Of Scott Way (Parcel 9) |\ from WROUGHTON $/13/1524 | S/RES/22/0837 181 0 181 181 0 Onsite 15% 27 0 clegated feport date
(see footnote 1) R . 2/12/2022
previous permission S/13/1524.
Reserved Matters application for details of the layout, scale,
appearance, landscaping and access in relation to residential Parcel Delegated Report dated
T227 Wichelstowe Phase 3 - Parcel 11 (see footnote 1) 11 within the Orchards, Wichelstowe in accordance with Condition WROUGHTON S/13/1524 S/RES/23/1573 328 0 328 240 88 On site 15% 36 13 8 13/12/;024
4 of the outline planning consent
(S/13/1524/SAC).
Details of the layout, scale, appearance, landscaping and access in
lation t idential P 113 for 207 idential units i Delegated R t dated
7228 |Wichelstowe Phase 3 - Parcel 13 (see footnote 1) retation to resicientia’ Farce 12 for J/na residentiar units In WROUGHTON $/13/1524 | S/RES/24/0058 207 0 207 60 147 On site 15% 9 2 elegated Report date
accordance with Condition 4 of the outline planning consent 23/12/2024
(S/13/1524/SAC).
Details of the layout, scale, appearance, landscaping and
i lation to mixed-use devel t for 141 idential N Delegated R t dated
T229  |Wichelstowe Phase 3 - Canalside East (see footnote 1) |- -~ " re/aHion to mixed-use development for 14no residentia WROUGHTON $/13/1524 S/RES/24/0120 14 0 14 14 0 one 0 0 clegated Report date
units, a gym and (Below threshold) 29/11/2024
cafe
Details of the layout, scale, appearance, landscaping and access in
lation to mixed- devel t at Canalside West withi N Delegated R t dated
T230  |Wichelstowe Phase 3 - Canalside West (see footnote 1) | .o o [0 Mixec-use development at Lanaiside West within WROUGHTON $/13/1525 S/RES/24/0122 12 0 1 1 0 one 0 0 clegated Report date
Wichelstowe (Below threshold) 16/12/2024
District Centre,
Erection of 134 dwellings and
South Marston Phase 8 (Taylor provision of public open space with associated infrastructure and SOUTH Delegated Report dated
T231 Wimpey) (see footnote 3) v earthworks (Iayout., scale, a'ppearan?e ?nd landscaping) - Reserved MARSTON S/OUT/13/1555 | S/RES/24/0923 81 0 81 81 0 On site 23% 19 0 g 29/01/;)025
Matters from previous outline permission
S/OUT/13/1555.
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T232

South Marston Phase 9 (Taylor
Wimpey) (see footnote 3)

Erection of 134 dwellings and

provision of public open space with associated infrastructure and
earthworks (layout, scale, appearance and landscaping) - Reserved
Matters from previous outline permission

S/OUT/13/1555.

SOUTH
MARSTON

$/0UT/13/1556

S/RES/24/0923

53

53

53

On site

23%

12

Delegated Report dated
29/01/2025

T233

Redlands Phase 1d - Village Square (Vistry and Bellway)
(see footnote 2)

Reserved Matters Application (following outline planning
permission S/OUT/16/0021) for the Village Square, Convenience
Retail Unit, 8 Apartments, Associated Servicing, Parking and
Landscaping.

WANBOROUGH

S/0UT/16/0021

S/RES/23/0128

None
(Below threshold)

0%

n/a

T234

Lotmead and Lower Lotmead Phase 1 - 214 units (see
footnote 4)

Reserved matters application (following outline planning
permission S/OUT/19/0582) for the layout, scale, appearance,
access (other than access from Wanborough Road, as already
approved by the outline permission) and landscaping for 214 No.
dwellings (Phase 1)

WANBOROUGH

S/0UT/19/0582

S/RES/22/1736

214

214

214

On site

20%

43

Delegated Report dated
19/07/2024

T235

3 And 4 Southleaze Cottages, Wichelstowe, Swindon

Prior Approval application for the demolition of 3 and 4
Southleaze Cottages.

WROUGHTON

S/DEM/24/0967

-2

None
(Below threshold)

0%

n/a

T236

Great Stall East (Capital Land)
(see footnote 5)

Outline planning application (with means of access to the A420 not
reserved) for up to 1,550 homes; education provision including a 10
form entry secondary school and a 3 form entry primary school
with attendant sports pitches; a sports hub and open space; a park
and ride; a local centre up to 1,000sgm including classes A1, A2, A3,
A4, A5 and D1 uses;

public open space/green

infrastructure; new informal and formal recreation spaces; and the
formation of a new permanent access from the

A420

SOUTH MARSTON

$/0UT/17/1990

1550

1531

325

1206

On site

15%

49

181

$106 dated 18/08/2021

T237

Lotmead and Lower Lotmead
(Countryside) Outline Remainder (see footnote 4)

Outline Planning Application

(means of access off Wanborough Road not reserved) for
demolition and/or conversion of existing buildings and
redevelopment to provide up to 2,500 homes (Use Class C3); up to
1,780 sgm of community/retail uses (Use Class D1/D2/A1/A3/A4);
up to 2,500 sgm of employment use (Use Class B1); sports hub;
playing pitches; 2no. 2 Form Entry primary schools; green
infrastructure; indicative primary access road corridors to A420;
improvements to Wanborough Road and

associated works.

WANBOROUGH

S/0UT/19/0582

1684

1684

573

1111

On site
(Inculding grant funding)

28%

160

311

$106 dated 21/07/2023

T238

Foxbridge North (Land At Foxbridge Village North)
(Danescroft) (see footnote 6)

Outline application for the erection of up to 220 no. dwellings,
commercial facilities up to 300 sq.m. (Use Classes A1/
A2/A3/A4/A5/ B1 & D1)

and 2.2 ha land for a primary school with associated parking,
landscaping, drainage and heritage trail; access to Southern
Connector Road not

reserved

WANBOROUGH

$/0UT/20/0533

220

220

73

147

On site

15%

11

22

$106 dated 1/10/2022

T239

Foxbridge South (Land At Foxbridge Village) (Barratt and
David Wilson Homes) (see footnote 7)

Outline application for mixed use development comprising up to
358 dwellings and a mixed use hub of up to 1,550sqm (use classes
A1/A2/A3/A4/A5 and D1) with associated works. Details of the
access from the Southern Connector Road to be determined with
all other matters reserved (Revised

details)

WANBOROUGH

$/0UT/20/0160

320

320

140

180

On site

15%

21

27

5106 dated 16/12/2024

T240

South Marston Extension & Rowborough Outline
Remainder (see footnote 3)

Outline Planning Permission, for a sustainable urban extension to
the east of Swindon and north of the A420 of up to 2,380 dwellings
together with a mixed use local centres/areas (including Al retail
up to 1,500 sq metres, services (A2), restaurants, pubs and
takeaways (A3, A4, A5), business uses (B1) up to 1,000 sq metres,
residential); community uses (D1); sheltered and/or care
accommodation (C2/C3); two primary schools; green infrastructure
including formal (including playing fields) and informal open space,
landscape, biodiversity and amenity space; play space (including
NEAPS/LEAPS/MUGAS);

changing and sports facilities (including D2) and ancillary retail uses;
sustainable drainage systems; highway, cycle and pedestrian
routes; car parking; infrastructure (including utilities); engineering
works including ground remodelling; demolition, site reclamation
and removal of structures; the formation of new accesses from the
A420, Old Vicarage

Lane and Thornhill Road.

SOUTH MARSTON

S/0UT/13/1555

2282

2282

898

1384

On site

23%

207

318

$106 dated 11/08/2021

T241

Kingsdown (Land To East Of A419), Swindon - Outline
pending (see footnote 8)

Outline planning application for a mixed use development
comprising up to 1,552 dwellings, a local centre (Use Classes A1-5,
D1, C2 and C3), a primary school (Use Class D1), public open space,
landscaping, new vehicular accesses including a bridge across the
A419 and associated works. (Means of access not

reserved).

BLUNSDON

S/0UT/17/1821

1552

1552

470

1552

On site

13%

61

202

Housing Comments dated
22/12/2022
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T242

Land North Of Turnpike Road, Blunsdon, Swindon - Outline
pending

Outline application for the erection of up to 125no. dwellings and
associated works
- Access not reserved.

BLUNSDON

$/0UT/20/0769

125

125

125

Onssite

30%

38

Planning Statement dated
26/06/2020

T243

Land East of Wanborough
Road (Hannick Homes) - Outline pending

Outline planning permission

for up to 275 dwellings (use class C3) including the provision of
affordable homes, together with pedestrian and cycle connections,
landscaping, surface water drainage, open space to include play
areas, allotments and other supporting infrastructure (including
utilities) and engineering works including groundworks; removal of
structures and demolition; with all matters reserved except for the
formation of accesses from the Southern Connector Road and
Wanborough Road.

WANBOROUGH

S/0UT/23/0456

275

275

275

On site (Viability)

15%

41

Financial Appraisal dated
28/02/2024

T244

Redlands Phase 3a (Hayfield Homes) - Land North Of
Redlands Farm Wanborough Road - Outline pending

A Hybrid Planning Application for a residential development,
associated works, infrastructure, parking, new / retained habitats,
and ancillary development to include - full details for the erection
of 120 dwellings (Class C3), public open space, a LEAP, landscaping,
sustainable drainage, roads, vehicular access and pedestrian / cycle
paths and an outline proposal (Means of Access not reserved) for
the erection of up to 128 dwellings (Class C3), public open space,
landscaping, bridge crossings, safeguarded canal corridor,
sustainable drainage, roads, vehicular

access and pedestrian / cycle paths.

WANBOROUGH

S/0UT/22/1415

248

248

248

On site

30%

74

Housing Comments dated
01/08/2025

T245

Redlands Phase 3b (Redlands Phase 2 Redlands Farm
Wanborough Road (Barberry) -
Outline pending

Outline application for the erection of up to 80 dwellings and open
space with all
matters reserved.

WANBOROUGH

S/0UT/23/1514

80

80

80

On site

30%

24

Planning Statement dated
4/12/2023

T246

Great Stall West

Land remaining within NEV allocation

WANBOROUGH

700

700

700

On site (Assumed)

30%

210

Swindon Borough Local Plan
Policy HA2

T247

Upper Lotmead

Land remaining within NEV allocation

WANBOROUGH

850

850

850

On site (Assumed)

30%

255

Swindon Borough Local Plan
Policy HA2

T248

Wichelstowe Outline Remainder (see footnote 1)

Southern Town Expansion including up to 4500 dwellings,
employment, commercial, shopping, schools, open space, park and
ride, roads, sewers and associated works (Variation of extent of
infrastructure, phasing and affordable housing, upon
S/TIME/13/1521 by the Local Planning Authority, conditions 1, 62,
66 & 67,73,76-79, 82,

85, 88 - 90, 93 and 95 - 97).

Totals

WROUGHTON

$/13/1524

2,181

14,525

306

2,181

14,076

4,272

2,181

10,274

On site

15%

787

2,066

$106 dated 18/08/2019
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Appendix 2:

New Site Allocations Breakdown
(Turley analysis)
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Annex A —

Detailed
planning
permissions i L . Yri1 Yr2 Yr3 Yra Yr5 Yré6 Yr7 Yr8 Yr9 Yr10 | Yr1l | Yr12 | Yr13 | Yr14 | Yr15 | Yr16 | Yr17 | Yr18 | Yr19 | Yr20 Plan
(non-BfGdic Site name Plan area Suggested use(s) Grosssite | Indicative constrained | , 5 ) | 024 | 2025/2| 2026/ | 2027/ | 2028/ | 2029/ | 2030/ | 2031/ | 2032/ | 2033/ | 2038/ | 2035/ | 2036/ | 2037/ | 2038/ | 2039/ | 2040/ | 2041/ | 2042/ | Period
sitegllocation ref area (ha) residential yield
4 /25 6 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 Total
Residential +
18-001 North Star Central swimming pool 12.88 ha 743 100 150 150 150 150 43 743
+ transitional employment land
18-002 Land to the north of the Station Central Residential + transitional 9.3 ha 1,358 50 | 100 | 100 | 100 | 71 37 | 100 | 1200 | 100 | 100 | 100 | 1200 | 100 | 100 | 1,258
employment land
18-003 Swindon Station Quarter Central Station + residential + offices 4.2 ha 438 100 100 100 100 38 438
18-004 Bristol Street Car Park Central Residential 0.9 ha 102 50 52 102
18-005 Farringdon Road Corner Not stated Residential 0.07 ha 8 8 8
18-006 Brunel Quarter Central | Residential+ to‘GNF" centre usesat | ¢ 08 ha 1,016 100 | 1200 | 100 | 100 | 100 | 79 37 | 100 | 100 | 100 | 916
18-007 _ TheParade Central Residential + 1.47 ha 245 100 | 100 | 45 245
(excluding old Debenhams building) town centre uses retained at GF
18-008 Regent Place a”satli'”ces Street Car Central Residential + retained Wyvern | 1.46 ha 262 100 | 100 | 62 262
18-009 Spring Gardens Car Park Central Residential 0.25 ha 60 30 30 60
18-010 Civic Campus Central Residential 1.33 ha 115 50 50 15 115
18-011 Land to the west of South Marston Northeast Residential 7.53 ha 128 30 55 43 128
18-012 Land at Meadow Cottage Northeast Residential 0.61 ha 16 16 16
18-015 Stubbs Hill Farm Northeast Residential 1.93 ha 29 29 29
18-016 Land North of Kingsdown Lane Northeast Residential 3.42 ha 77 30 47 77
18-017 Kingsdown Lane Nursery Northeast Residential 2.86 ha 64 30 34 64
18-019 North Tadpole North Residential 42.15 ha 513 10 100 100 101 50 50 50 52 513
18-020 Land east of Swindon Road South Residential 9.11 ha 191 50 100 41 191
18-021 Berkley Farm South Residential 16.24 ha 355 100 100 100 55 355
18-022 Akers Land South Residential 13.37 ha 300 100 100 100 300
18-023 Land off Swindon Road South Residential 11.69 ha 175 50 50 50 25 175
18-024 Marlowe A"e"”eAUr;Za" Regeneration | o tral ast Residential led mixed-use 52.06 ha 976 100 | 1200 | 1200 | 1200 | 1200 | 1200 | 1200 | 100 | 1200 | 76 976
18-025 Intel Campus Central South Residential 4.89 ha 276 50 50 50 50 76 276
18-026 Wakefield House Central South Residential 4.04 ha 228 50 50 50 50 28 228
18-027 Former Wroughton Park and Ride Central South Residential 3.23 ha 340 100 100 100 40 340
Land at
18-028 Pentylands Lane / Crane Northeast Residential 2.34 ha 53 53 53
Furlong
18-029 Land at Northeast Residential 5.12 ha 115 50 50 15 115
Sams Lane
Land south . .
18-030 ) Northeast Residential 5.92 ha 89 40 49 89
of Highworth Road
18-031 Land at Northeast Residential 4.13 ha 93 50 43 93
Turnpike Road
18-032 Land at 12 Turnpike Road Northeast Residential 2.14 ha 48 48 48
18-033 Land west of Shaw Village Centre West Residential 0.2 ha 6 6 6
18-034 Newburn Sidings Central South Residential 5.42 ha 203 50 50 50 53 203
18-035 Vacant Bus Central South Residential 0.59 ha 40 40 40
Depot
18-036 Site of former W::nt:‘;“me Housecare | o tral ast Residential 0.56 ha 37 37 37
Totals Stated in Document 03.08 8,700 0 0 0 0 130 435 443 558 865 851 698 776 673 515 600 605 479 431 241 200 8,500
Actual Totals 8,699 0 0 0 0 130 435 443 558 865 851 692 776 673 515 600 605 484 431 241 200 8,499
Actual Totals minus sites that do not qualify for affordable housing contributions 0 0 0 0
Likely affordable housing delivery (assumed to be policy compliant @ 30%) (1] (1] 0 0
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Appendix 2: Proposed Site Layout



G IS

& Q\’&
& ///////
.

Grass verge

Grass verge

TAMATICN TRIMMES 75 5UT

Land proposed for N
residential development

S4TLT PARKINE 1 sy

I RusDu AL PO

Land South of Broad Bush (B4019), Blunsdon, Wiltshire

Scals 347 10

LANDSCAPE KEYNOTES:

1 - Existing frontage hedge retained; reinforced &
grown-out to 3 metres tall

2 - Dense tree planting to site frontage

3 - New native hedgerow, densely planted &
including standard/feathered trees

4 - Entrance flanked by additional native hedges

5 - Smaller-scale trees within easement, subject to
agreement

6 - Existing mature tree belts provide strong visual
& physical containment

7 - Specimen trees in tree grilles within plaza

KEY :
Access to open space
p!

et Mixed native hedges
Soft landscape areas including shrub,
groundcover and hedge planting

Parking spaces and reinforced grass

See also accompanying LANDSCAPE STRATEGY
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Respondent No: 315 I

Q1. Title Mrs

Q2. First Name Laura

Q3. Last Name Cornborough

Q4. Job Title (where relevant) Associate Director

Q5. Organisation (where relevant) Turley on behalf of Hussey Family Trust

Q12.Please set out your comments below. Please be as precise as possible.

SBC admin note: Please see attached response.

Q13.Please set out the changes you consider are needed. It will be helpful if you are able to put forward your suggested

revised wording of any policy or text. Please be as precise as possible.

SBC admin note: Please see attached response.
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1.1

1.2

13

1.4

1.5

1.6

Introduction

These representations are prepared by Turley on behalf of the Hussey Family Trust in
response to Swindon Borough Council’s Regulation 18 Local Plan consultation with
respect to the Hussey Family Trust’s land interests at Inlands Farm, Wanborough.

The extent of the Hussey Family Trust’s land control (“the Site”) is shown at Appendix
1.

Swindon Borough Council (‘the Council’) is currently undertaking a Regulation 18
consultation on a draft of its new Local Plan! (‘the draft Plan’). This is intended to cover
the period from 2023 to 2043 and will ultimately replace the existing Local Plan, which
was adopted in March 2015.

Turley has been jointly commissioned by several clients to review the emerging
approach towards housing provision, to ascertain whether the proposed strategy is
likely to meet both the overall need for housing — acknowledging that this could be
higher than suggested as only a minimum by the standard method — and the specific
need for affordable housing. This is included at Appendix 2.

In summary we consider that:
. Swindon should treat the LHN as a minimum, as required by national policy;

o Reliance on commitments and windfall delivery should be treated with caution
and an appropriate lapse rate applied to this source of supply;

o Reliance on brownfield sites within Swindon Town Centre should also be treated
with caution, as clearly indicated in the viability evidence provided as
background documentation to the current consultation; and

o Sufficient headroom and contingency should be built into the quantity of sites
allocated within the emerging plan to ensure they result in at least the minimum
housing requirement being delivered within the plan period

The Hussey Family Trust are strongly of the view that the plan as currently drafted
makes insufficient allocations for housing, to the extent that there is a real danger that
the emerging plan will fail to deliver the requisite level of housing growth necessary to
support the economic aspirations of the Borough over the plan period and therefore
further housing sites are required to be identified.
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2.1

2.2

2.3

2.4

25

Swindon Local Plan (Regulation 18)

Swindon Borough Council (‘the Council’) is currently undertaking a Regulation 18
consultation on a draft of its new Local Plan? (‘the draft Plan’). This is intended to cover
the period from 2023 to 2043 and will ultimately replace the existing Local Plan, which
was adopted in March 2015.

This section sets out the relevant national policy context and Hussey Family Trust’s
representations on the Swindon Local Plan 2023-2043 Regulation 18 document.

The National Planning Policy Framework (“NPPF”) was published in December 2024
and emphasises that the purpose of the planning system is “to contribute to the
achievement of sustainable development” (Paragraph 7). For ‘plan-making’, Paragraph
11 of the NPPF sets out that:

11. Plans and decisions should apply a presumption in favour of sustainable
development.

For plan-making this means that:

a) all plans should promote a sustainable pattern of development that seeks to: meet
the development needs of their area; align growth and infrastructure; improve the
environment; mitigate climate change (including by making effective use of land in
urban areas) and adapt to its effects;

b) strategic policies should, as a minimum, provide for objectively assessed needs for
housing and other uses, as well as any needs that cannot be met within neighbouring
areas), unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance provides a strong reason for restricting the overall scale, type or
distribution of development in the plan area; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

The NPPF at Paragraph 15 underlines the importance of the planning system being
genuinely plan-led, with up-to-date plans providing a positive vision and a framework
for meeting housing and other needs.

Paragraph 36 requires Local Plans to be sound, meaning that they must be:

a) Positively prepared — providing a strategy which, as a minimum, seeks to meet the
area’s objectively assessed needs; and is informed by agreements with other
authorities, so that unmet need from neighbouring areas is accommodated where it is
practical to do so and is consistent with achieving sustainable development;

b) Justified — an appropriate strategy, taking into account the reasonable alternatives,
and based on proportionate evidence;

Turley



2.6

c) Effective — deliverable over the plan period, and based on effective joint working on
cross-boundary strategic matters that have been dealt with rather than deferred, as
evidenced by the statement of common ground; and

d) Consistent with national policy — enabling the delivery of sustainable development in
accordance with the policies in this Framework and other statements of national
planning policy, where relevant.

The comments in the following sections set out representations on behalf of the
Hussey Family Trust to the draft Local Plan in relation to their promotion of the Land at
Inlands Farm, Wanborough as a sustainable location for residential led mixed use
development.
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3.2

3.3

34

35

Chapter 4 — The Spatial Strategy and Strategic
Area Policies

The Plan Period

Paragraph 1.9 of the plan explains that the aspiration is to set out a long-term vision
and strategy for growth, over a 20 year period to 2043. We support this aspiration in
principle. However, at the time of writing (2025) there is just 18 years left of the
emerging plan period. Based on the Council’s own timetable for the next steps for the
plan (as set out in the March 2025 Local Development Scheme [LDS]) adoption of the
plan is not anticipated until December 2027. At this point there would be just 15 years
left of the plan period. In our experience LDSs are often optimistic with regards to how
long the process will take before a plan can be adopted. In our view it is highly likely
that this timetable will slip and that the plan could be at risk of being adopted with less
than 15 years remaining. Paragraph 22 of the NPPF is clear that strategic policies
should look ahead for a minimum of 15 years, and that this should be from adoption.

Recommendation

At present there is insufficient time allowed for over the plan period to ensure that
there will be at least 15 years remaining at the point the plan is adopted. As a
consequence we suggest that the plan period needs to be extended, at least until 2045,
in order to ensure a realistic prospect that the plan is looking ahead of the mandatory
minimum requisite amount of time at the point of adoption.

Policy SS1: Swindon’s Spatial Approach to Growth

The focus for the spatial strategy is that housing, commercial, and industrial growth will
occur at Swindon Urban Area and the Strategic Growth Locations. In principle we
support the intention to focus growth within the Borough at Swindon, although, as set
out below, it is important that a sufficient quantum of available and deliverable sites
are identified (including a sufficient contingency) to ensure that housing needs are met
in full. This includes the need to ensure that the identified sites are viable.

Part 2 of Policy SS1 states that supplementary growth may also be acceptable within
larger villages, small villages and hamlets. The policy text states that this growth is
likely to include minor development, service provision and infill and that it should be
‘sympathetic to local character’. This strategy as currently drafted makes no reference
to the Rural Service Centres within the Borough. This is a crucial flaw in the strategic
approach as currently drafted and needs to be addressed. There is a disconnect within
the plan between policies SS1 and SS2 in respect of the settlement hierarchy identified
(and set out at Table 1 of the plan), which rightly includes Rural Service Centres, and
the Spatial Approach which references ‘Swindon Urban Area and Sustainable
Development Locations’ and ‘Larger Villages, Small Villages and Hamlets’, completely
omitting reference to the settlements of Highworth, Wroughton or South Marston.

Swindon Town is the major settlement within the Borough, and accordingly should be
the primary focus for regeneration, growth and development over the emerging plan
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3.6

3.7

3.8

3.9

3.10

3.11

period. However, for the detailed reasons set out in our responses to Policy SGL 01
below, we consider that the plan as currently drafted significantly overestimates the
likelihood that the Town Centre regeneration sites will deliver the levels of growth
anticipated in the timescales set out. It has been the aspiration to regenerate the Town
Centre throughout the current plan period and there is clear evidence that timescales
for sites coming forward has slipped continually and that there are a range of complex,
site specific issues, including major viability issues, that have caused delays.

Continuing to ignore the well evidenced barriers to progression of these (town centre)
sites as part of the emerging plan will lead to a repetition of the outcomes recently
experienced —i.e. that key regeneration sites will not come forward as anticipated and
that other housing sites will need to be identified in order for the Council to maintain a
five year housing land supply, and to ensure that the mandatory minimum housing
requirement is delivered over the plan period.

There have also been delays with the Strategic Growth Locations (SGLs) over the last
plan period. Again, we support in principle the continued identification of these
locations for growth, and the proposed extensions to them, but they cannot be relied
upon to deliver as anticipated. The Council are, in our view, underestimating the
timescales needed for homes to be delivered on these sites and failing to take into
consideration the lessons learnt in recent years about delays to delivery.

The plan needs to be amended to embed a broader, more resilient approach to the
spatial strategy from the outset.

Recommendation

Draft Policy SS1 should be amended to reflect the settlement hierarchy and
acknowledge the role Rural Service Centres can and should take in delivering the
growth aspirations of the emerging plan and policy updated.

Policy SS2: Settlement Hierarchy

Policy SS2 sets out the Settlement Hierarchy and is accompanied by Table 1 which lists
the settlements. Part 2 of the Policy states; In line with Policy SS1, the main focus for
housing and employment growth will be in the Urban Area Sustainable Development
Locations, Urban District Centres, Industrial Locations and Strategic Growth Locations.
This text is a direct repetition of Policy SS1. In addition, whilst it repeats the spatial
approach of Policy SS1, the accompanying table (Table 1) does not include reference to
the Strategic Growth Locations. As a consequence, the spatial approach is not clearly
reflected in the settlement hierarchy. Strategic Development Locations should be
added as part of Table 1.

Recommendation

Policy SS2 requires amendment, clarity is needed as to how the settlement hierarchy
relates to the Spatial Approach included in Policy SS1. Policy SS2 should explain the
settlement hierarchy and proposed distribution of development and be supported by
clear evidence in the background documents to justify how the approach to the
distribution of development has been determined.
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3.13

3.14

3.15

3.16

3.17

Town Centre Sites and Policy SGLO1: Swindon’s Central Area

Swindon Town is the major settlement within the Borough and accordingly should be
supported in principle as an appropriate location for regeneration, growth and
development over the emerging plan period. We support this aspiration and agree that
regeneration of this area should be supported by the emerging plan.

However, we consider that the plan as currently drafted significantly overestimates the
likelihood that the Town Centre regeneration sites will actually deliver the levels of
growth anticipated in the timescales set out. Appendix 1 to the draft plan details a
number of sites within the Swindon Central Area, all of which are new allocations and
in total consider capable of delivering 4,347 homes in the plan period.

We support in principle the aspiration to regenerate the Town Centre. However, this
has been an aspiration for some time and there is local evidence that timescales for
sites coming forward have slipped continually and that there are a range of complex,
site specific issues, including major viability issues, that have caused delays.

The draft plan is accompanied by a Viability Assessment (August 2025, doc 02.03). This
considers the proposed site allocations, including brownfield sites in the Town Centre.
The report concludes on this matter, at paragraph 12.98, that development of
brownfield sites, particularly in the centre of Swindon is challenging, and advises;

If the Council were to follow this advice, it would be necessary to be cautious in relying
on brownfield sites in the five year land supply and overall housing trajectory, as the
delivery of these is likely to continue to be challenging. It will be necessary to have
regard to the progress of brownfield sites through the development management
process and/or commitments from site promoters. This may influence the selection of
sites for allocation.

It is clear that there are serious challenges to delivering these types of sites in Swindon.
The Council’s recently published Viability Report directly cautions against relying on
delivery from brownfield sites in the town centre as the evidence indicates that they
are simply not viable.

If the 4,347 home on new sites within the Central Area were not to come forward in
the plan period, this would reduce the projected delivery within the plan period to
21,449 homes. This alone would result in the plan being short of the minimum housing
requirement over the plan period by 2,651 homes. Even if just a reasonable proportion
of them were not to come forward, this could still push the Council below the
minimum 24,100 homes. Given the concerns raised around these sites in the Council’s
own evidence base this is a stark indication of the lack of resilience currently in the
plan supply. These town centre sites are just 10 of the 43 new sites proposed to be
allocated in the emerging plan. As currently drafted if these were not to come forward
as anticipated then even if every other new site identified were to deliver in full, along
with all of the existing Strategic Allocations (with and without planning permission
currently) and the anticipated level of windfall development were to materialise, the
plan would still fail as it would not meet its LHN.
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Recommendation

3.18 Ourrecommendation is that in order to ensure the LHN is actually met in the plan
period, the plan needs to identify sufficient sites delivering well in excess of this, and to
express the figure as a minimum housing requirement throughout the plan.

3.19 We suggest that a contingency of circa 10% is built into the housing to be planned for
on new allocations, and that a suitable lapse rate is applied to the existing
commitments to account for any sites not coming forward as anticipated.

3.20 There should also be a critical review of town centre regeneration sites, and their
viability and actual ability to deliver new homes in the plan period. Whilst regeneration
of these sites should be supported by the Plan, lesser reliance should be placed on
them as a key part of the Council’s housing delivery strategy (and ability to meet
minimum housing requirements).
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4.2

4.3

Chapter 5 — Sustainable, High Quality
Development

Strategic Policy SP1: Sustainable Development

Policy SP1 sets out the Council’s overarching strategy for delivering high quality,
sustainably designed development. The overarching objectives and principles set out
are supported. The need and benefits of providing a sustainable development which
incorporates high quality design, respects the local heritage, and improves active
lifestyle is well understood.

It is also understood that Swindon sits in an area of severe water stress, and the need
for liaison with Thames Water is understood, as is the need to secure energy capacity.
We would note that connection capacity may be conditional on timescales set out by
Thames Water and SSEN, connection capacity will be secured for development but may
not be available until a specific date. Planning permission should not be held up until
capacity is in place, consideration should be given to connection agreements and
timescales provided by Thames Water and SSEN.

Recommendation
In this context a small amendment to section 4 is proposed:

4. The approval of new development will be conditional on the appropriate water
infrastructure and energy capacity being in-place secured. Developers should engage
with Thames Water and SSEN (Scottish and Southern Electricity Networks) early in the
planning process in line with Policies U1 and U2.
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5.2

53

5.4

55

Chapter 6 — Places for People

Policy SP2: Homes for the Community

Policy SP2 identifies that the standard methodology derived local housing need (LHN)
figure for Swindon is 1,205 homes per annum. Over a 20 year plan period, this equates
to a total housing requirement of 24,100 homes. We do not disagree that the LHN
should be the starting point for the level of housing growth to be planned for in the
Borough, as per paragraph 62 of the NPPF. However, this is a minimum housing
requirement and should be reflected as such in the policy.

As currently drafted, Policy SP2 states that ‘the Council will seek to enable these
(housing) targets to be met subject to all relevant policies of this Plan’. This statement
does not provide a clear and unambiguous commitment to meeting housing needs in
full in line with the aims of national planning policy set out within the National Planning
Policy Framework (NPPF). There is a clear national policy imperative to significantly
boost the supply of housing, and so the Plan should more explicitly identify meeting
the housing needs in full as one of the critical issues to be addressed. As a
consequence, any references to LHN within the plan should be referenced as a
minimum/’at least’ figure.

At present, the draft plan proposes to meet the Local Housing Need (LHN) over the
plan period and the details of what sites will deliver what elements of the overall
housing need is included in the site specific policies for the Strategic Growth Locations
(Policies SGL 01- SGLO6) and Urban Regeneration Areas (Policies UGA 01 and UGA 02)
and in the Site Allocations listed at Appendix 1 of the draft plan. There is a lack of a
clear summary set out within Policy of where the growth will be accommodated,
particularly where it is to be accommodated on sites which are not ‘new’ to this plan.
Some detail is included in the trajectory at Appendix 3 to the plan, and paragraphs 6.4
to 6.7 also detail the following;

. Net completions 2023/24 — 831 homes;
o Planning permissions granted - 12,767 homes;
. Residual need 10,502 homes, to be met by;

- Rolled over Strategic Sites without planning permission — 3,498 homes;
and

- New site allocations — 8,344 homes.
. Total 25,440 homes.

However, in our view Policy SP1 should list and overview the sources of supply within
the plan to explain clearly how the housing requirement will be accommodated.

We do not disagree that the standard methodology derived LHN is the correct starting
point from which to calculate the housing requirement (as per paragraphs 62 and 69 of
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the NPPF). The Housing Trajectory at Appendix 3 suggested that a total of 25,796
homes are projected to be delivered between 2023/24 and 2043/44. The sources of
supply are as follows:

. Windfall sites — 2,818 homes;

. Strategic Allocations (with permission) — 9,949 homes;
. Strategic Allocations (without permission) — 3,498 homes;
. New Site Allocations — 8,700 homes;

. Total — 25,796 homes.

5.6 Firstly, the above breakdown includes 200 homes in ‘year 21’ from New Site
Allocations, i.e. beyond the emerging plan period. The total projected supply for the
plan period, as set out within Appendix 3, is 25,596 homes. This should be more clearly
set out in the table at Appendix 3.

5.7 Secondly, the total number of homes projected to delivery in Appendix 3 differs from
the total sources of supply explained at paragraphs 6.4 to 6.7 of the draft plan. Clarity
is needed on the number of homes projected to deliver from each source. A full
detailed site specific trajectory should be provided setting out all sources of supply for
the plan period with an annualised breakdown to set out when each site is projected to
commence completions.

5.8 In addition, the total projected delivery within the plan period set out at Appendix 3 is
only 1,496 homes above the (minimum) LHN figure, just 75 homes per annum above
the minimum figure. This reflects a contingency in housing supply of just 6.2% over the
plan period. Considering that circa 11% of the projected supply is from windfall sites
(i.e. sites assumed to come forward based on assumptions rather than actual identified
supply) we consider that insufficient sites have been identified to deliver a realistic
prospect of the minimum housing requirement being delivered in the plan period.

5.9 To plan to just exceed the LHN by circa 6.2% is not in line with the national
requirement to significantly boost the supply of housing. The housing requirement
should be expressed as a minimum, and greater contingency needs to be built into the
plan to enable adequate sites to be identified to ensure the minimum requirement is
met, and to ensure that an adequate five year supply of deliverable homes is
maintained over the plan period. The evidence base for the plan demonstrates that the
Council is aware; in the Defining Growth section of the Interim Sustainability Report it
is acknowledged;

However, and as discussed, there is also a need to remain open to the possibility of
higher growth and, whatever the housing requirement, there is a need to identify a
total supply comfortably above the requirement, i.e. a healthy ‘supply buffer’.
(paragraph 5.4.56)

174.8 homes per annum rounded up
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5.10 At present the Council suggest that the vast majority of the requirement will come
forward on sites which are existing commitments (Strategic Allocations with and
without permission 13,447 homes), and on Windfall sites (2,818 homes). Together
these elements comprise 67.5% of the supply. Given the current adopted plan period
ends in 2026 it is noteworthy that over 13,000 homes appear to be relied on from
Strategic Allocations which are not new to this plan; i.e. they were intended to come
forward (we assume at least in part) as part of the delivery in the previous local plan
period. Paragraph 6.6 of the draft plan confirms that 3,498 homes are included in the
projected supply for the new plan from sites which were allocated for development in
the previous plan but have not to date obtained planning permission. This is a clear
indication that sites identified in a plan may not come forward as anticipated and that
sufficient contingency needs to be built into future projections for delivery.

5.11 We do not dispute that these categories (i.e. existing commitments and previously
allocated sites) can and should comprise an element of the housing delivery over the
emerging plan period, but at present only new sites to meet 8,500 homes within the
plan period are even being considered. This places an undue level of certainty that
existing commitments will come forward as planned (particularly when many appear to
be rolled over from the previous plan) and, even more difficult to predict, that a
significant volume of windfall sites will also come forward.

5.12 The over reliance on these sources of supply, without any lapse rate/discount applied
to them, compounded with the fact the overall spatial strategy is only planning to just
barely meet the LHN without sufficient headroom built in, places the planin a
precarious position where, in our view, it is highly unlikely that the requisite number of
homes will actually be delivered within the plan period. The failure to plan to deliver
the area’s objectively assessed needs as a minimum is contrary to the requirement for
the plan to be Positively Prepared (paragraph 36 of the NPPF).

Recommendation

5.13 The summary of the trajectory at Appendix 3 should be amended to more clearly
reflect the homes that will be delivered within the plan period to 2043, and those that
are anticipated to deliver beyond the plan period.

5.14 A full detailed site specific trajectory should be provided setting out all sources of
supply for the plan period with an annualised breakdown to set out when each site is
projected to commence completions.

5.15 The housing requirement should be expressed as a minimum, and greater contingency
needs to be built into the plan to enable adequate sites to be identified to ensure the
minimum requirement is met, and to ensure that an adequate five year supply of
deliverable homes is maintained over the plan period.
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6.2

6.3

6.4

6.5

6.6

6.7

Chapter 9 — An environmentally Sustainable
Swindon

Policy SP6: Climate Stability and the Environment

Policy SP6 sets out the Council’s climate change and energy requirements for new
development. This includes promoting climate resilience and incorporating adaptation
measures and reducing energy demand and carbon emissions.

Delivering climate resilient, low carbon development is key to future development and
is supported. The Government’s strategy on the Future Homes Standard, as well as
requirements set through national guidance and the Building Regulations put in place
measures which support climate resilient design and reduce energy demand and
carbon emissions. These changes are actively designed to support the UK Net Zero
Agenda and 2050 Net Zero target.

The Future Homes Standard, once implemented, will require development to reduce
energy demand and carbon emissions, achieving a c.75% carbon reduction beyond Part
L 2013. In addition, development will no longer be able to use gas, or any other fossil
fuel. The FHS envisages new development will make use of all-electric strategies,
incorporating heat pumps to provide heating and hot water, and supporting the use of
Solar PV to provide onsite energy generation.

In 2021 the Building Regulations were updated introducing Part O to require
development to assess overheating for homes. This includes consideration of future
climate scenarios.

In this context it is considered that Policy SP6 aligns with national guidance and policy
and is supported.

Policy CS1: Carbon Reduction and Sustainable Design in New Development

Policy CS1 sets out the Council’s strategy for carbon reduction and sustainable design
in new development. This includes setting a number of sustainable design
requirements around climate resilience, making use of zero / low carbon technologies,
and enhancing energy efficiency. It also requires development to minimise energy
consumption, minimise operational and embodied carbon emissions, and consider the
BREEAM Community Standard.

The need for sustainable development and reducing carbon emissions is understood
and supported. The Governments FHS, FBS and related updates to the Building
Regulations and other guidance, i.e. the use of climate change allowances in assessing
flood risk provide a basis for delivering sustainable, climate resilient, and low carbon
development.
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6.8 In setting out this policy regard should be given to the December 2023 Written
Ministerial Statement (WMS)? which sets out clarity on the development and
application of local energy efficiency standards in the context of advancing national
policy. The WMS notes that the introduction of Part L 2021 supersedes the 2015 WMS
which set guidance for Local Authorities to not set energy efficiency standards beyond
Code for Sustainable Homes Level 4. The WMS goes onto note that the 2025 Future
Homes Standard (FHS) will mean, ‘that homes built to that standard will be net zero
ready and should need no significant work to ensure that they have zero carbon
emissions as the grid continue to decarbonise. Compared to varied local standards,
these nationally applied standards provide much-needed clarity and consistency for
businesses, large and small, to invest and prepare to build net-zero ready homes'.

6.9 The WMS states, ‘the Government does not expect plan-makers to set local energy
efficiency standards for buildings that go beyond current or planned buildings
regulations. The proliferation of multiple, local standards by local authority area can
add further costs to building new homes by adding complexity and undermining
economies of scale. Any planning policies that propose local energy efficiency
standards for buildings that go beyond current or planned buildings regulation should
be rejected at examination if they do not have a well-reasoned and robustly costed
rationale.’

6.10 In this context elements of this policy which require development to ‘minimise’
emissions in relation to operational emissions and embodied carbon, setting out open
ended requirements which contradicts the WMS and FHS requirements on operational
emissions.

6.11 There are also implications on viability as an open-ended statement such as this is open
to interpretation which is unlikely to have been fully considered at this stage. The
Future Homes Hub report, Ready for Zero, prepared to inform the 2025 FHS sets out
costs for a range of potential specifications to reduce operational emissions®.
‘Minimising carbon emissions’ could result in significant additional costs. The Viability
Assessment which accompanies the Plan sets out additional costs for scenarios beyond
the FHS, and scenario CCS4, drawing on the Future Homes Hub reporting which
includes, ‘minimising space and water heating’, is estimated to increase costs by c.19%
beyond current Part L Regulations. Similarly in setting a requirement to ‘minimise
embodied carbon’ leaves an open-ended requirement which could add significant cost
to development and is not considered as part of the current viability assessment.

6.12 The evidence base includes the Swindon Carbon Inventory which provides background
information to support the Plan. The Carbon Inventory sets out the baseline emissions
for Swindon and evidence for setting local targets and integrating climate objectives
into the Local Plan. While the Carbon Inventory identifies the scale of local emissions
and challenges in reducing carbon emissions limited information is provided on the
application of policy to reduce emissions from new development. No analysis has been

2 https://questions-statements.parliament.uk/written-statements/detail /2023-12-13/hcws123
3 Ready for Zero - Evidence to inform the 2025 Future Homes Standard -Task Group Report
FINAL- 280223- MID RES.pdf
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6.13

6.14

6.15

included at this stage on potential interventions, alignment with the FHS and WMS, or
including embodied carbon requirements.

In addition to the energy and carbon requirements noted above the Policy also
includes requirements for non-residential development to achieve a BREEAM Excellent
rating, and for residential development to consider the BREEAM Communities scheme.
The use of BREEAM to assess non-residential development is well understood and
supported, however, currently the evidence base does not reference BREEAM, and the
viability assessment does not take account of the recent BREEAM update. Version 7 of
the BREEAM New Construction manual has recently been released and is expected to
increase the requirements to achieve Excellent, in this context further analysis of costs
is required to determine if this is suitable. With regards to the BREEAM Communities
scheme this was first published in 2012 and while still available doesn’t align well with
changes in national guidance and policy. Furthermore, no consideration is given to this
scheme as part of the current evidence base or viability assessment.

Any policies which go beyond the requirements of the Building Regulations need to be
supported by an appropriate evidence base and costs included in the viability
assessment. Until this is completed elements of the Policy as currently written are not
considered to align with the requirements of the NPPF.

Recommendations
Below recommended amendments are set out to:

Sustainable Design
1. Proposals for development, proportionate to their nature and scale, should:

a. be able to withstand predictable expected effects from climate change for their
expected lifetime,

b. take into consideration future climate uncertainty through adaptable and resilient
design approaches that allow for long-term environmental change,

c. utilise the latest zero/low carbon technologies,

d. echieve-the-highestvigble enhance levels of energy efficiency where feasible and

viable, and

e. include flexibility in layout, infrastructure, and built form to enable future adaptation
over the lifespan of the development.

Carbon Reduction
2. Development proposals should:

a) minimise reduce the energy consumption of the development by incorporating
measures to reduce the impact of overheating/cooling and mitigate heat traps within
the development including through a fabric-first approach, and
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6.16

6.17

6.18

6.19

6.20

b) minimise reduce operational and embodied carbon emissions in the construction of
development beyond current practice where feasible and viable;

3. All major non-residential developments are expected to achieve BREEAM excellent
standards where feasible and viable.

4. All major residential-led mixed-use developments wit-beregtired should consider

sustainability certification BREEAM —Community-standards-or-any-otherrelevant
building-efficiency-standards-with the clear focus on resolving overall sustainability of

the area.

Policy CSE2: Whole Life Carbon Assessments (WLCA)

Policy CSE2 sets out a requirement for major development proposals to undertake a
Whole Life Carbon Assessment (WLCA) as part of proposals, using the RICS
methodology. Typically, this would require the assessment of the upfront embodied
carbon operational emissions, maintenance and end of life of each building proposed.

It is understood that as the FHS is introduced and development switches to electricity-
based strategies the upfront embodied carbon of development remains a significant
proportion of a development’s lifetime carbon emissions. Understanding the upfront
embodied carbon and reducing this is therefore a key consideration and undertaking a
WLCA is supported.

However, it should be noted that undertaking a WLCA requires detailed information of
house types proposed and is therefore only likely to be applicable for Full, or Reserved
Matters applications, there will be insufficient information at the outline stage to
provide a meaningful assessment. Furthermore, undertaking and WLCA increases costs
and should only be undertaken on proposed house types, allowing an assessment to be
made of the development as a whole as part of a proportionate approach. It is also not
appropriate to consider maintenance and end of life emissions; these are ultimately a
function and responsibility of the building owner. We would recommend that this
policy focuses on the upfront embodied carbon of new development (Stages A1-A5),
i.e. the materials and construction carbon which can be influenced by the developer.

It is noted that the viability assessment incorporates this policy into the assessment of
Policies SP6 and CSE1, however, no direct cost allowances has been included for the
preparation of a WLCA, the policy needs to be updated, and a cost considered.

Recommendations
As noted above some minor amendments are proposed to this policy.

1. Major development proposals over 49 units, or 4,999 m2 of floorspace are required
to undertake whole life-cycle carbon assessments, focussing on upfront embodied
carbon (Stages A1-A5) to support their proposals.

2. WLCA should be undertaken using the RICS Professional Standard as applicable at the
time of the application and any applicable assessment template.
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7.7

7.8

Chapter 10 — A Healthy, Socially Connected
Swindon

Policy Ul: Wastewater, Sewage Infrastructure and Water Supply

Policy U1 sets out requirements to ensure adequate water supply is available, as well
as sewage capacity. It also sets out water efficiency requirements and rainwater
harvesting and greywater use considerations.

As noted, it is acknowledged that Swindon is in an area of severe water stress and
consideration needs to be made to ensure there is adequate infrastructure capacity, as
well as giving consideration to measures to reduce capacity demand.

Alignment with the Building Regulations higher water efficiency standards for homes is
supported, as is the provision of water butts in private outdoor space where this is
feasible.

However, the requirements of part 10, which requires major residential development
to incorporate rainwater harvesting and greywater recycling unless unviable or
unfeasible is not considered suitable.

While the Water Cycle Study prepared to support the Plan considers measures to
reduce water consumption in line with the higher efficiency target of110l/p/d, and
beyond, the Viability Assessment only considers the 110l/p/d target. Delivering
rainwater harvesting and greywater use requires additional consideration as to
whether this is feasible for residential development, and if this is viable.

The Viability Assessment references the Future Homes Hub prepared the Water Ready
report to inform the Government’s roadmap for water efficiency new homes®*. This
provides further context on enhanced water efficiency standards and potential costs
for incorporating rainwater harvesting and greywater use at £1,000 - £3,350 for
residential development. The viability assessment only includes an uplift cost of £7 per
dwelling. The requirement to match minimum drought frequency has also not been
adequately considered and is not likely to be suitable.

We would note that the introduction of rainwater harvesting, and grey water is also
likely to have impacts on internal space, occupier maintenance and increasing occupier
costs. The need for additional space should be considered in the context of other
design requirements, including the requirements of Policy CS1 which would also have
internal space requirements for ventilation systems as it is currently written.

We would note that the Government is currently consulting on Water Efficiency
Standards4 which is considering lowering the optional higher target to 100l/p/d and

4 Water Ready A report to inform HM Government-s roadmap for water efficient new

homes.pdf

Turley


https://irp.cdn-website.com/bdbb2d99/files/uploaded/Water%20Ready_A%20report%20to%20inform%20HM%20Government-s%20roadmap%20for%20water%20efficient%20new%20homes.pdf
https://irp.cdn-website.com/bdbb2d99/files/uploaded/Water%20Ready_A%20report%20to%20inform%20HM%20Government-s%20roadmap%20for%20water%20efficient%20new%20homes.pdf

would recommend that the policy is linked to the outcome of that consultation and
review of the Building Regulations.

Recommendations
7.9 In this context we would recommend the following amendments.

8. All new residential developments should be designed so that water use does not
exceed 110 I/person/day, or subsequent updates to the Building Requlations higher
water efficiency standard. To demonstrate compliance with the requirements,
applications must be set out the estimated water consumption of the proposal using
the ‘Water Efficiency Calculator’ template.

10. On major residential developments, and commercial developments over 4000m3,
water re-use technologies for rainwater harvesting and greywater recycling, or other
water use technology ererequired-untess-unviable-erunfeasible-onthe-site should be
considered where feasible and viable. Rainweater-harvesting-systems-shouwld-be-designed
to-meet-g-minimum-droughtfrequency-standard:

Policy U3: Energy Networks

7.10 Policy U3 reiterates part of Policy SP1 requiring grid capacity is available and also
requires major development to consider on-site renewable and / or sustainable
solutions.

7.11 The importance of capacity for development is understood. However, and noted
connection capacity may be conditional on timescales set out by SSEN, connection
capacity will be secured for development but may not be available until a specific date.
Planning permission should not be held up until capacity is in place.

7.12  The introduction of the FHS will require development to incorporate low carbon
renewable energy and sustainable on-site solutions.

7.13 The objectives of this policy are supported.
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8.1

8.2

8.3

8.4

8.5

8.6

8.7

Land at Inlands Farm, Wanborough

The Site

The site lies on the eastern edge of Swindon, adjacent to the neighbourhoods of Liden
and Dorcan, approximately 5km east of Swindon town centre. The site lies to the south
of the New Eastern Villages (NEV) Local Plan allocation, and the village of Wanborough
lies to the east.

The site currently comprises a number of arable field parcels with boundary hedgerows
and a semi-improved grassland field to the north. The site abuts roads at two of its
boundaries. Respectively, these are Pack Hill to the south and The Marsh to the west.
The eastern boundaries (of this irregularly shaped site) are formed of boundary
hedgerows. To the centre of the site are situated a number of existing agricultural
buildings and a dwelling associated with the farm.

A number of Public Rights of Way (PRoW) transect this site and adjoin routes into
Swindon, Wanborough and Lidington.

Surrounding Area and Uses

With respect to the wider context of the site, the current built extent of Swindon (as
broadly defined by the A419) is situated to the west. The land to the east rises towards
Wanborough, which is elevated upon a low hill. To the north of the site is the hamlet of
Wanborough Marsh, which lies at approximately the same level as the site. Between
Wanborough and Wanborough Marsh are fields and farm buildings / outlier buildings
associated with the villages. The Commonhead Roundabout is situated approximately
450m to the south west of the site, with the A419 adjoining with the M4 approximately
1.8km to the south. The south western corner of the site is transected by the newly
constructed Southern Connector Road.

Current Policy Context

With respect to planning designations, the site is situated approximately 300m to the
south of the NEV Strategic Allocation (as identified in the adopted Swindon Borough
Local Plan 2026). The site is identified within the adopted Development Plan as being
outside of a defined settlement, and in most part within the defined non-coalescence
associated with the Local Plan Policy NC2, as shown on the adopted Swindon Local Plan
Policies Map (2015).

The site is located within Flood Zone 1 as defined by the Government’s flood risk
mapping. However, there are small areas of the site at risk of surface water flooding,
which can be dealt with through SUDS mitigation.

Whilst the site itself is not subject to any statutory ecological designations, the
western-most corner of the subject land does fall within the 2km outer Risk Impact
Zone of the Coate Water SSSI. A County Wildlife Site is also associated with the
freshwater habitat provided by the River Cole, to the west. There are two TPOs on the
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8.8

8.9

8.10

8.11

8.12

8.13

8.14

northwestern boundary of the site, and the North Wessex Downs National Landscape
lies immediately south of the site.

With regard to the historic environment, the site does not lie within a Conservation
Area, and it does not contain any designated heritage assets. Wanborough (Lower)
Conservation Area lies to the east, where there are a number of Listed Buildings
including the Grade Il listed Lynch House, Disney Cottage and The White House all of
which lie between 500 and 700 metres to the east of the site.

With respect to landscape, the proposal site falls outside of the North Wessex Downs
National Landscape, the boundary of which is situated immediately to the south of
Pack Hill. The proposal site is identified as falling within the Vale of White Horse
Landscape Character Area as defined within the Swindon Landscape Character Area
SPG (adopted 2004).

Proposal

The Site is being promoted for residential development, it is considered that the Site
could provide a sustainable new village within its own landscaped setting and within
the wider context of the NEV. The site would act as a gateway to the NEV, at the start
of the NEV Southern Connector Road, providing for its own requirements at the
neighbourhood scale whilst offering good accessibility to the wider selection of services
and facilities in nearby Swindon.

Crucially, the location and extent of the proposed development area on the site has
been informed by detailed analysis of the Site and surrounding landscape and heritage
context, and therefore the area being promoted for development has reduced
compared to what has been put forward previously. This has included careful
consideration of potential impacts of proposed development on the character and
appearance of the North Wessex Downs National Landscape and the adjacent
conservation areas at Lower and Upper Wanborough, and associated heritage assets.

It is envisaged that a mixed community could be created which benefit a number of
different groups including those wishing to buy a home and those in need of affordable
housing. A community building and public square could provide a community hub.
Areas of open space including play provision, recreational areas and allotments would
provide future residents with a pleasant and enjoyable experience when outside their
homes. The proposed canal route, that runs through the site, would be safeguarded
and create a new amenity space and key pedestrian and cycle route connecting the
village to the wider countryside and NEV.

It is expected that the site could deliver a mix of types, tenures and sizes that takes into
account evidence of local need. It is considered that the Site could potentially deliver
circa 275 homes including policy compliant affordable housing provision.

The site is within a reasonable walking distance of a range of social, retail, educational,
health and recreational facilities and services with Swindon Town Centre also offering a
wide range of facilities and services. It is considered that the Site offers a sustainable
location for development that could be developed to deliver a vibrant, sustainable new
community, with its individual identity.

Turley



Appendix 1: Site Location Plan

Turley



S KEY

N\ \'Y
D Site boundary

Land under the control of the
Hussey Family Trust

[

Hussey Family Trust

WASS3000

SCALE

1:5,000 @ A3

October 2025




Appendix 2: Technical Review of Housing Needs
in Swindon

Turley



Technical Review of Housing Needs
in Swindon

October 2025




Contents

1. Introduction 1
2. Context for the New Local Plan 2
3. Introducing the Council’s Proposed Approach 12
4, Economic Implications 15
5. Implications for Affordable Housing 20
6. Summary and Conclusions 34
Appendix 1: Five Year Housing Land Supply Annex’s (Turley analysis) 36
Appendix 2: New Site Allocations Breakdown (Turley analysis) 50




1.1

1.2

13

Introduction

Swindon Borough Council (‘the Council’) is currently undertaking a Regulation 18
consultation on a draft of its new Local Plan® (‘the draft Plan’). This is intended to cover
the period from 2023 to 2043 and will ultimately replace the existing Local Plan, which
was adopted in March 20152

Turley has been jointly commissioned by several clients to review the emerging approach
towards housing provision, to ascertain whether the proposed strategy is likely to meet
both the overall need for housing — acknowledging that this could be higher than
suggested as only a minimum by the standard method — and the specific need for
affordable housing.

This review is structured as follows:

. Section 2 — Context for the New Local Plan — an assessment of how successfully
the growth envisaged by the existing Local Plan has actually been delivered and
had an impact, where this provides important context for its replacement;

. Section 3 - Introducing the Council’s Proposed Approach —an introduction to the
proposed housing requirement, the identified land supply and the Council’s
expectations around affordable housing;

. Section 4 — Economic Implications — consideration of the level of job growth that
could be supported through planned housing growth;

o Section 5 — Implications for Affordable Housing — an assessment of the amount
of affordable housing that could realistically be delivered by the identified sites,
relative to the evidenced need; and

o Section 6 — Summary and Conclusions — a concise overview of the report’s
findings and their implications for the Council as it continues to develop a new
Local Plan.

1 Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft

2 Swindon Borough Council (March 2015) Swindon Borough Local Plan 2026



2.1

2.2

2.3

Context for the New Local Plan

The new Local Plan will evidently follow the existing one® — adopted in March 2015 —
making it relevant to consider how successfully the growth planned therein, for the
period from 2011 to 2026, has actually been delivered.

Housing delivery falling short

The existing Local Plan set a requirement for 1,466 dwellings per annum over the period
from 2011 to 2026, in doing so aiming to boost delivery by around 9% where an average
of 1,370 homes were reported to have been completed during the prior five years*
(2006-11). The appended housing trajectory shows how delivery was intended to
gradually rise during the early years of the plan period, peaking when around 2,000
homes were to be completed both in 2018/19 and 2019/20°.

Figure 2.1: Adopted Requirement and Intended Housing Trajectory
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Source: Swindon Borough Council; MHCLG

While the Council unusually admits to there being a lack of ‘information on the total
number of dwellings delivered since the start of the plan period’, it does appear to have
reported completions in all but three years® (2020-23). Using Government data to fill this
gap suggests that circa 12,662 homes have been completed throughout Swindon during
the current plan period, up to 2025, at an average rate of around 905 dwellings per
annum’. This is some 38% short of an adopted requirement that appears to have not

3 Swindon Borough Council (March 2015) Swindon Borough Local Plan 2026

4 Ibid, paragraphs 3.23 and 3.24

5 Ibid, Appendix 5

8 Ibid, p61; Swindon Borough Council (September 2025) Authority Monitoring Report 2024-2025,
paragraph 2.1.3; Swindon Borough Council (April 2020) Housing Completions Monitoring Report, Table 1
7 Ministry of Housing, Communities and Local Government (November 2024) Table 122: housing supply;
net additional dwellings, by local authority district, England



2.4

been met even once since adoption, with delivery having consistently been lower than
envisaged in the trajectory and no more than 1,434 homes having reportedly been
completed in any single year. The effect has been to reduce the prior rate of delivery by
roughly a third (34%) rather than boosting it, by the intended 9%.

Figure 2.2: Completions vs. Previous Delivery and Planned Trajectory
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Source: Swindon Borough Council; MHCLG; Turley analysis

Figure 2.3 further illustrates how delivery has cumulatively fallen short of the trajectory,
to the extent that only around three of every five planned homes have been delivered
as of 2025.
Figure 2.3: Cumulative Delivery to Date vs. Trajectory (2011-25)
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Slowing population growth

2.5 The population of Swindon has still been able to grow, even with the delivery of fewer
homes than planned, but this underperformance is likely to at least partly explain why
the rate of growth has slowed.

2.6 According to official estimates developed by the Office for National Statistics® (ONS) the
population of Swindon was growing at an average rate of 1.7% per annum over the five
years prior to the current plan period, during which an average of 1,370 homes were
delivered annually.

2.7 While estimated only up to 2024 at the time of writing, the population is estimated to
have since grown at a markedly lower rate of 1.2% per annum. This is roughly a third
slower (33%) so effectively mirrors the aforementioned 34% decline in housing
completions®.

Figure 2.4: Average Annual Population Growth Prior to and During Plan Period
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Source: ONS

2.8 The slowdown has been even more pronounced for the working age population, aged
16 to 64. While this too was previously growing at a rate of 1.7% per annum over the
five years to 2011, it has since grown barely half as quickly at an average rate of only
0.9% per annum?®. The ageing of the population has though continued apace, with
indeed there having been a slight acceleration in the rate at which the older population
—aged 65 and above — has grown.

8 ONS (2025) Population estimates — local authority based by single year of age

9 This figure applies to both the plan period to date (2011-25) and the slightly shorter period to 2024, for
which official population estimates are available

10 ONS (2025) Population estimates — local authority based by single year of age



Figure 2.5: Benchmarking Average Annual Population Growth by Age Cohort
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Limited job growth

2.9 The slowing growth of the working age population will have likely squeezed the local
labour market, with the near-halving of the unemployment rate a further sign of the
growing lack of latent labour in Swindon®?,

2.10 This will have almost certainly contributed towards the borough’s relatively poor
economic performance. While the Local Plan set what the examining Inspector described
as an ‘aspirational but achievable’ target of creating 19,600 jobs over the plan period, at
an average rate of circa 1,307 jobs per annum, official estimates suggest that it has
created fewer than 1,800 jobs in total during the years currently reported? (2011-23).

Space intentionally left blank

11 ONS (2025) Model-based estimates of unemployment. This indicates that the unemployment rate in
Swindon stood at 8.8% at the start of the current plan period in 2011, but only 3.8% by 2024

12 Swindon Borough Council (March 2015) Swindon Borough Local Plan 2026, paragraph 3.17; Planning
Inspectorate (February 2015) Report on the Examination into the Swindon Borough Local Plan,
paragraph 53; ONS (2024) Business Register and Employment Survey: public/private sector, open access



Figure 2.6: Cumulative Job Growth in Swindon vs. Local Plan Target
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2.11  Such limited job growth — increasing employment levels by only 2% since 2011 — has
made Swindon the worst performing economy of its size in the South West, at least on
this measure®®. Aside from the very small Isles of Scilly, only Torbay — which had less than
half as many jobs to begin with — and the Forest of Dean, with less than a quarter, have
created jobs at a slower rate than Swindon since 2011.

Space intentionally left blank

13 ONS (2024) Business Register and Employment Survey: public/private sector, open access



Figure 2.7: Comparing Proportionate Employment Growth in the South West
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Worsening affordability

2.12  Failure to deliver planned housing growth in Swindon appears to have also put pressure
on house prices, which are widely acknowledged to provide an indication of the balance
between supply and demand®*.

2.13  Data published by the Land Registry indicates that the average price paid for housing in
Swindon barely grew in the five years prior to the current plan period, rising by an
average of only 0.2% per annum?®®. Prices have though grown by an average of around
4.5% per annum — over twenty times faster — since 2011.

Space intentionally left blank

14 ppG Reference ID 61-018-20190315; MHCLG (August 2024) Proposed reforms to the National Planning
Policy Framework and other changes to the planning system
15 Land Registry (2025) Price paid data



Figure 2.8: Annual Change in the Average Price Paid for Housing in Swindon
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2.14 The ONS monitors how such price growth affects the affordability of housing at both the
entry level and midpoint of the market, when taking account of earnings'®. It found
affordability to have slightly improved in the years prior to the plan period, at both levels,
but this was not sustained with a pronounced worsening having been seen since 2011.

Figure 2.9: Lower Quartile and Median Affordability Ratios for Swindon
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16 ONS (March 2025) House price to workplace-based earnings ratio
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2.16

2.17

The extent of this worsening of affordability since 2011 is particularly notable for having
surpassed what was seen both regionally and nationally.

Figure 2.10: Comparing Proportionate Change in Affordability Ratios (2011-24)
30%

25%
+24%

N
N
X

+21%

=
n
X

+13%

=
(=]
X

+11%

Proportionate change in ratio

[0
X

+5%
+1%
0%
Lower quartile Median

B Swindon South West England

Source: ONS

Few new affordable homes

Delivery in the five years prior to the current plan period is reported to have enabled the
delivery of circa 387 affordable homes annually, in gross terms?’. Some 34 such homes
were though also lost annually through Right to Buy, meaning that in net terms around
353 affordable homes were provided on average during these five years?®,

The subsequent slowdown in overall delivery appears to have had a particular effect on
affordable housing supply, since barely a third as many — only 143 gross'® — are reported
as having been completed annually on average since 2011. Right to Buy losses have
simultaneously increased by around half, to an average of 52 per annum, such that only
88 net additional affordable homes have been provided each year on average during the
current plan period?. This is some 75% fewer than were being provided previously.

17 MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions

18 MHCLG (August 2025) Table 691 annual: Right to Buy sales, by local authority

19 MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions

20 MHCLG (August 2025) Table 691 annual: Right to Buy sales, by local authority
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Figure 2.11: Affordable Housing Delivery and Losses through Right to Buy
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Net delivery since 2011 has therefore been sufficient to clear only 11% of what the
existing Local Plan describes as ‘an annual average shortfall...of around 801 affordable
homes’.

Figure 2.12: Cumulative Shortfall of Affordable Housing
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Summary

. The success or otherwise of the existing Local Plan, adopted in March 2015,
provides important context for its replacement.

. While the Council implicitly sought to boost the housing delivery seen immediately
prior to the current plan period, over five years to 2011, the average annual
completions rate has ultimately reduced by a third with the annual requirement
having not been met even once.

. This is likely to at least partly explain why population growth has slowed since
2011, again by around a third, with the rate of growth in the core working age
population also having nearly halved.

. This will have put pressure on a local labour market that was already being
squeezed by a near halving of the unemployment rate, potentially at least partly
explaining why the borough has so far created fewer than 1,800 of the 19,600
jobs targeted by the existing Local Plan. Such limited job growth has notably made
Swindon the worst performing economy of it size in the South West.

. Failure to deliver planned housing growth has also put pressure on house prices,
which were barely rising prior to 2011 but have since grown by an average of 4.5%
per annum. This has made housing less affordable relative to earnings, at both the
midpoint and entry level of the market, with a more pronounced worsening than
has been seen either regionally or nationally.

. Recent delivery also appears to have enabled the provision of fewer affordable
homes, barely a quarter as many of which have been provided since 2011 when
accounting for the growing number of losses through Right to Buy. Net additions
have been sufficient to clear only 11% of the shortfall that has accumulated over
the plan period to date.

11



3.1

3.2

3.3

34

Introducing the Council’s Proposed Approach

While the existing Local Plan sought — though has ultimately failed — to meet an
objectively assessed need for housing in Swindon, in line with policy and guidance at the
time it was prepared, its replacement is being produced in the context of a National
Planning Policy Framework (NPPF) that now requires use of a standard method to
‘determine the minimum number of homes needed’*. This was first introduced for plan-
making in January 2019 but the method itself has been revised on several occasions
since, most recently in December 2024.

The method at that point suggested a need for at least 1,205 dwellings per annum in
Swindon, and it is seemingly with this that the Council is proposing to align in its setting
of a housing requirement for the new Local Plan?2. It confirms that this equates to 24,100
homes in total over what is proposed to be a twenty-year plan period (2023-43).

Such a target would be almost a third (32%) higher than the delivery that has been seen
during the current plan period but it would still be around 12% short of what was being
delivered previously, and nearly a fifth (18%) below what the existing Local Plan sought
to deliver.

Figure 3.1: Benchmarking Proposed Housing Requirement
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Source: Swindon Borough Council; MHCLG; Turley analysis

The Council assumes that existing planning permissions will meet more than half of the
identified need, adding to homes that are known to have already been completed in the

21 MHCLG (December 2024) National Planning Policy Framework, paragraph 62
22 Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft, Policy SP2 and paragraph 6.4
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first year of what is proposed to be the new plan period®. It aims to meet the residual
need by rolling forward five strategic sites from the existing Local Plan that do not have
planning permission, and by allocating 33 further sites?*. It claims that this supply plus
windfalls could enable the delivery of some 25,596 homes in total, providing a ‘buffer
beyond the identified need®.

Figure 3.2: Composition of Proposed Supply (2023-43)

S0y Windfalls

m Completions in 2023/24

m Strategic allocations with
permission

m Rolled over strategic allocations
without permission

m New site allocations

Source: Swindon Borough Council

35 The Council envisages at least 30% of the homes delivered through ‘major residential
development’ being affordable, and claims that there is ‘a local need’ for 78% of these
to be at social rent?®.

3.6 It expects any such homes that are provided to be of ‘sizes that reflect local housing need
in accordance with the latest Local Housing Needs Assessment’?. An annex to the latest
such document — produced in June 2025 and summarised within the draft Plan®® —
suggests that a relatively balanced mix of social and affordable rented homes will be
needed, whereas larger market and shared ownership homes are implied to be required.

3 |pid, paragraph 6.5

24 Ibid, paragraph 6.6 and Appendix 3

% Ibid, Appendix 3

2 Ibid, p53

27 Ibid, p52

28 |pid, Figure 3; HDH Planning and Development (October 2024) Swindon Local Housing Needs
Assessment
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Figure 3.3: Mix of Unit Sizes Identified as Needed in Swindon (2023-43)
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Summary

The Council has rightly used the standard method to determine that at least 1,205
dwellings per annum are needed in Swindon, and it is this that is proposed to form
the basis for the housing requirement of the new Local Plan.

Although such a target would be almost a third higher than delivery during the
current plan period, it would still be around 12% short of what was being
delivered previously, and circa 18% below what the existing Local Plan sought to
provide.

The Council envisages this need being met by a range of sites that would
collectively provide 25,596 homes, over half of which are reported as having
already been completed or granted planning permission. The residual need is
proposed to be met through the rolling forward of existing allocations and the
allocation of further sites.

The Council expects at least 30% of the homes delivered through major schemes
to be affordable, and generally offered at social rent. It suggests that these will
most often need to contain three bedrooms but reports a relatively balanced need
for different unit sizes, unlike for shared ownership and market housing where
larger homes are more often required.

14



4.1

4.2

4.3

4.4

Economic Implications

While not explicitly referenced in the draft Plan, the Council is believed to have been
advised — through its Employment Needs and Land Supply Study (ENLSS) — that aligning
with the standard method and providing 1,205 dwellings per annum would enable the
creation of ‘a significantly higher number of jobs’ than are envisaged by baseline
forecasts®.

It is presumably for this reason that it is not proposing to set a requirement higher than

what is intended to be only a ‘minimum’ need, as the NPPF explicitly permits where this

‘reflects growth ambitions linked to economic development’*.

Such an approach does though appear misguided, in large part due to the pessimism of
the baseline forecasts that have informed the Council’s decision.

The ELNSS introduces three such forecasts, from each of the leading providers in Oxford
Economics, Cambridge Econometrics and Experian. These envisage the creation of up to
695, and as few as 51, jobs per annum between 2023 and 20433, While only the lowest
falls below the job growth that has actually been seen during the current plan period,
according to the earlier Figure 2.6, even the most optimistic forecast — from Experian —
would create little more than half the jobs that have been targeted annually by the
existing Local Plan.

Figure 4.1: Benchmarking Forecast Employment Growth in Swindon

Target of existing Local Plan +1,307
Cambridge Econometrics
Job growth in current plan period (2011-23) = +150

Oxford Economics I +51

0 200 400 600 800 1000 1200 1400

Jobs per annum

Source: Turley analysis

2 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, paragraph 1.52
30 MHCLG (December 2024) National Planning Policy Framework, paragraph 69
31 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, Table 10.3
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4.5 Although it is surprisingly unclear precisely when the forecasts were developed, it is of
note that Experian — the most optimistic when the ENLSS was produced — are now even
more positive about the growth prospects of Swindon. Their latest forecast, of June
2025, envisages the creation of some 47% more jobs each year —circa 1,020 — remaining
around a fifth short of the previous target but at least closing more than half of the gap.

Figure 4.2: Introducing the Most Recent Experian Forecast

Target of existing Local Plan +1,307

Latest Experian forecast from June 2025

Undated Experian forecast from ELNSS +695

0 200 400 600 800 1,000 1,200 1,400

Jobs per annum

Source: Experian; Swindon Borough Council

4.6 It is acknowledged that the ENLSS does not refer only to baseline forecasts, having itself
also developed a range of ‘alternative scenarios’ that amongst other things:

. Allow for the closure of the Honda factory in 2022, ostensibly ‘rebasing’ the
Experian forecast that appears to have been given the greatest weight®%;

. Further adjust this rebased forecast to allow for the creation of an estimated 7,000
jobs on the site of the former factory, based on a consented Panettoni scheme
that has been assumed to create jobs in the manufacturing, transport and storage
sectors?3;

. Improve the rebased outlook for the so-called ‘key sectors’ of the green economy,
technology and innovation, hospitality and tourism, professional services and
education, based on discussions with stakeholders3*; and

. Allow for what is termed ‘super growth’, reflecting what the study’s authors
believe to be ‘a realistic best-case scenario for economic growth in the Borough’*.

2 Ipid, p153
33 Ibid, paragraph 10.21
3 Ibid, p149
35 Ibid, paragraph 10.26
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4.7

4.8

4.9

While all of these alternative scenarios envisage more jobs than were otherwise forecast
by Experian, even supposedly ‘super growth’ would effectively downgrade the ambition
of the existing Local Plan in envisaging the creation of only 1,252 jobs per annum. This is
potentially due to the pessimism of the Experian forecast on which all are believed to
have been based, with the outcome more likely to have been positive if based on its
more recent and optimistic outlook.

Figure 4.3: Benchmarking Job Growth in the Alternative Scenarios of the ENLSS
1,400
® 1,307
1,200
1,000 ® 1,020
€
5
S 800
©
@
2 600
(%)
o)
o
400
200
0
Experian baseline Experian baseline Policy on Experian baseline
plus Honda and super  plus Honda and plus Honda (rebased)
growth Panattoni
Underlying Experian forecast Additional jobs following adjustments
= Target of existing Local Plan == | atest Experian forecast

Source: Iceni Projects; Turley analysis

It would be surprising for the Council to lower its ambitions where it suggests elsewhere
in the draft Plan that it is aiming to ‘build upon’ the borough’s existing strengths, while
diversifying to improve economic resilience®. The Council suggests that it is:

“..actively working with investors and key stakeholders, specifically encouraging
professional business services, advanced manufacturing, low carbon technologies, and
life sciences. There is also interest in the creative industries, digital ICT and cyber security,
and defence”®’

The Council has also committed, within its corporate plan for the period to 2027, to
‘develop partnerships with...[the] business community’ so as to ‘build enthusiasm,
interest and opportunities which support inward investment and job creation on

36 Swindon Borough Council (September 2025) Swindon Local Plan 2023-2043: Regulation 18
consultation draft, p73
7 Ibid, p73
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4.10

4.11

Swindon’3®. This supports an overarching ambition to ‘build a better Swindon’, by
amongst other things making it ‘a place where business can thrive’*.

The Council has also recently partnered with neighbouring Wiltshire to produce a longer-
term economic strategy for the two areas, looking ahead to 2036%. This outlines how
the wider area ‘prides itself for its long-standing economic resilience and breadth of
economic growth assets’ and describes how the strategy represents ‘the next chapter
of the two authorities working together on their ‘common goals’, one of only three
stated being to ‘deliver a better and thriving economy’*!. It particularly aims to address
what it describes as a ‘levelling out’ of Swindon’s historically strong economic
performance, by setting ‘the framework for longer-term sustainable economic growth’?.

The Council’s own evidence suggests that even so-called ‘super growth’ — ostensibly
‘realistic’ but still less ambitious than targeted by the existing Local Plan — would
generate a greater need for housing than implied, as only a minimum, by the standard
method®. It estimates that simply meeting this minimum need would support the
creation of only 1,137 jobs per annum, circa 9% below what could result from ‘super
growth’ and some 13% short of the existing target. It does not proceed to estimate how
many homes could be needed to support such ‘super growth’, having wholly ignored the
existing target, but the clear implication is that this would require more than the 1,205
homes that the Council is proposing to plan for each year. It is advised to estimate exactly
how many through the commissioning of new evidence, ahead of its next consultation
on the new Local Plan, so as to avoid housing becoming a barrier to investment of the
kind that the NPPF expects planning policies to proactively address*.

Space intentionally left blank

38 Swindon Borough Council (2024) Swindon Plan 2024-2027, p40

% Ibid, p36

40 swindon Borough Council and Wiltshire Council (December 2024) Emerging Economic Strategy for
Swindon and Wiltshire 2025-2036

4 Ibid, p8

42 Ibid, p9

43 |ceni Projects (March 2025) Swindon Employment Needs and Land Supply Study, paragraph 10.28
4 MHCLG (December 2024) National Planning Policy Framework, paragraph 86d
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Figure 4.4: Prospect of Higher Job Growth than Supported by Standard Method

Job growth supported by standard method

Experian baseline plus Honda and super growth +1,252

Target of existing Local Plan +1,307
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Jobs per annum (2023-43)

Source: Iceni Projects; Turley analysis

Summary

. The Council’s evidence suggests that housing provision in line with the standard
method could support the creation of ‘significantly’ more jobs than are forecast
in Swindon.

. This does though fail to recognise the pessimism of the three baseline forecasts

presented therein, even the most optimistic of which — since upgraded by
Experian — envisages barely half the number of jobs targeted by the existing Local
Plan.

. While a range of alternative scenarios are also presented, even these would
effectively downgrade the ambition of the existing Local Plan, likely at least partly
because they have been based on a relatively pessimistic baseline that has since
been upgraded.

. It would be surprising for the Council to lower its economic ambitions having
seemingly aimed to build upon existing strengths, actively pursuing investment
and aspiring to make Swindon a resilient place where businesses can thrive.

. Achieving the level of job growth previously targeted would almost certainly
generate a greater need for housing than implied as only a minimum by the
standard method, according to the Council’s own evidence. This would even be
true of the most optimistic but ‘realistic’ of the scenarios presented therein, with
circa 10% more jobs created than would likely be supported by the resident labour
force.
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5.2

53

5.4

Implications for Affordable Housing

There is extensive evidence highlighting the severity of the national housing crisis in the
UK, which leaves millions of people unable to secure adequate accommodation that
meets their needs. It is evident that a significant increase in housing delivery, particularly
affordable housing, is crucial to addressing the housing crisis.

The NPPF is clear that in order to meet the social dimension of sustainable development
it is imperative to ensure that a sufficient number and range of homes can be provided
to meet the needs of present and future generations (paragraph 8b). In this respect it
is important to also acknowledge the Government’s objective of significantly boosting
the supply of homes (paragraph 61).

In line with this objective, paragraph 61 highlights that that the overall aim should be to
meet an area’s identified housing need, including an appropriate mix of housing types
for the local community. Paragraph 62 emphasises that planning policies should be
informed by a Local Housing Needs Assessment (LHNA), whilst paragraph 63 is clear that
housing required for different groups, including affordable housing, should be assessed
and reflected in planning policies.

Emerging Development Plan and Evidence Base

The Regulation 18 consultation document recognises the need for affordable homes
across Swindon throughout. In particular:

e Paragraph 1.3 (page 8) recognises that as Swindon’s population grows, so too does
the need for new homes, including affordable housing, to support a good quality of
life for residents.

e The Vision in paragraph 2.3 (page 17) commits to making Swindon “a place of
fairness, where people can aspire to and achieve an affordable place to live,”
underlining the centrality of affordability to the borough’s long-term spatial
strategy.

e Strategic Objective SO3 ‘Homes for All’ (page 20) seeks to make Swindon “better
and fairer by ensuring the right types and tenures of housing are delivered to meet
the needs of current and future residents,” including a specific emphasis on
providing affordable housing.

e Paragraph 6.1 (page 50) acknowledges that housing is essential for growth and that
new homes must meet the needs of both current and future residents, as set out in
paragraph 8b of the NPPF, reinforcing the link between planned growth and
affordable provision.

e Paragraph 6.2 (page 50) emphasises that providing affordable housing is a
fundamental component of housing delivery and an essential part of creating a
fairer and more inclusive Swindon.
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5.6

5.7

5.8

5.9

5.10

5.11

Draft Policy HC2 ‘Affordable Housing’ (page 52) is the primary policy in respect of the
provision of Affordable Housing. Criteria 1 requires that all major development maximise
affordable housing delivery and provide, as a minimum, 30% affordable homes. The
Appendix 2 glossary of the draft Plan makes clear that ‘major development’ reflects the
definition set out in Annex 2 of the NPPF (i.e. 10 or more dwellings or the site has an
area of 0.5 hectares or more).

Criterion 1 goes on to state that of the 30% to be provided on site there is a local need
for 78% to be social rent. Criterion 2 further emphasises that, wherever possible,
affordable housing should be delivered on-site and that the size and tenure mix should
be informed by up-to-date local housing needs evidence, including the Local Housing
Needs Assessment and sub-area analysis, with a particular focus on providing social and
affordable rented homes.

There is an inherent contradiction between the two policy criteria. Criterion 1 implies a
fixed requirement for 78% of affordable homes to be provided as social rent, whereas
Criterion 2 states that the tenure mix should be informed by up-to-date local housing
needs evidence. It is therefore unclear whether the 78% social rent proportion is
intended to operate as a mandatory requirement or as an indicative benchmark subject
to local evidence. This lack of clarity risks inconsistency in decision-making and could
undermine the flexibility needed to respond to changing evidence over the plan period.

The 2025 Local Plan Viability Assessment (2025 LPVA)* tested a base tenure mix of 40%
Social Rent, 40% Affordable Rent, and 20% Shared Ownership (paragraph 12.54) to
represent a typical affordable housing profile. The assessment identifies that increasing
the proportion of Social Rent above this level would have a negative impact on viability.
Paragraph 12.53 goes on to highlight that higher density flatted development in the
central area is unlikely to be viable even without affordable housing.

Paragraph 12.56 of the 2025 LPVA highlights that switching delivery from Affordable
Rent to Social Rent reduces the amount that can be paid for land by approximately
£85,000 per hectare on greenfield sites and by around £350,000 per hectare on
brownfield flatted developments, as set out in Table 12.15. Paragraphs 12.56 and 12.57
demonstrate that this impact is greater on brownfield sites where viability is more
constrained.

Paragraph 12.58 advises that the Council “should be cautious around requiring
developers to deliver Social Rent rather than Affordable Rent as this will adversely impact
viability and may result in a lower overall affordable housing target.” Paragraph 12.59
further highlights the importance of flexibility in the policy approach to ensure that
affordable housing delivery remains viable across different site types and market
conditions.

Paragraphs 12.73 and 12.74 consider viability more broadly. Paragraph 12.73 advises
that reliance on brownfield sites within the five-year land supply and overall trajectory
should be treated with caution, as delivery of such sites is likely to remain challenging.
Paragraph 12.74 records that the modelling includes potential strategic sites and that,
on the basis of the high level modelling, the delivery of some of these sites is likely to be

4> Document reference 02.03
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challenging when subject to the estimated strategic infrastructure and mitigation costs.
It recommends further engagement with promoters and inclusion of sites in the new
Local Plan only if they can be demonstrated to be viable.

5.12 Supporting paragraph 6.9 (page 62) of the draft Plan considers the findings of the
Swindon Local Housing Needs Assessment published in June 2025 (2025 LHNA). It
highlights a need for 7,171 net affordable homes over the 20-year plan period (2023—
2043), equivalent to around 359 dwellings per annum. Of this total, 4,346 are required
as social or affordable rented homes and 2,825 as intermediate ownership products. This
equates to around 29.98% of Swindon’s overall housing need.

5.13 Appendix 3 of the draft Plan sets out the Monitoring Framework for the emerging
policies. In relation to Policy HC2, it identifies a single key performance indicator:
“Percentage of affordable housing permitted and delivered,” with an associated target
of “30% affordable housing.” The absence of a defined numerical target, or benchmark
linked to identified need means there is no meaningful basis on which to assess
performance. Consequently, the effectiveness of the policy cannot be robustly
monitored, and the Plan lacks any mechanism to trigger corrective action should delivery
fall below expectations.

5.14 In this context, it is also important to highlight that Regulation 34(3) of the Town and
Country Planning (Local Planning) (England) Regulations 2012, which places a Statutory
Duty on local planning authorities to monitor the effectiveness of their planning policies,
is clear that reporting of affordable housing additions to stock in annual monitoring
reports should be on a net basis. To ensure effective monitoring and compliance with
this requirement, the Council should establish a clear annual trajectory for affordable
housing delivery aligned to the 2025 LHNA, report progress against both gross and net
additions, and set defined triggers for review if delivery falls below expected levels.

Affordable Housing Delivery to Date over the Plan Period

5.15 Inthe first monitoring year (2023/24) of the emerging Local Plan period, the Council has
added 166 gross affordable dwellings to its housing stock®’. When compared with the
total net housing completions figure of 831 dwellings (as identified in Appendix 3 of the
Regulation 18 consultation document), gross affordable housing delivery has
represented 20% of additions.

5.16 Whilst the gross data from MHCLG accounts for new build affordable dwellings and
acquisitions from the private sector, it does not account for any reductions in affordable
housing stock due to demolitions or Right to Buy sales. Table 5.1 below illustrates the
effect of Right to Buy sales on gross additions in Swindon. This distinction between gross
and net figures is critical when comparing delivery against net need.

467,171 /20=358.55
47 MHCLG (June 2024) Live Table 1008C: Total additional affordable dwellings provided by local authority
area — completions
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Table 5.1: Net Additions to Affordable Housing Stock, 2023/24

Momt‘ormg Gross Additions Right to Buy Net Additions % Change
Period Sales

2023/24 166 55 ‘ 111 -33%

Source: MHCLG; Turley analysis

5.17 The data highlights that of the 166 gross affordable dwellings added in 2023/24, 55 were
lost through Right to Buy, resulting in only 111 net additions. This represents a 33%
reduction in delivery once losses are accounted for, meaning that one in every three new
affordable homes was effectively removed from the stock within the same year. The
cumulative effect of such losses erodes progress toward meeting affordable housing
need and must be accounted for in any credible trajectory or monitoring framework.
However, the Local Plan contains no mechanism to adjust delivery expectations based
on losses.

5.18 Table 5.2 below compares the level of net affordable housing delivery achieved in
2023/24 against the annualised need identified in the 2025 LHNA. This provides an initial
indication of the scale of the shortfall that has already begun to accumulate within the
first monitoring year of the emerging Local Plan period.

Table 5.2: Net Additions to Affordable Housing Stock Compared to Affordable
Needs identified in the 2025 LHNA, 2023/24

Additions as a
%age of Needs

Monitoring Net
Period Additions

| Net Need ‘ Shortfall

2023/24 111 359 -248 31%
Source: MHCLG; 2025 LHNA; Turley analysis

5.19 Table 5.2 demonstrates a shortfall of 248 affordable homes in a single year, with only
31% of needs being met. The data indicates that nearly seven out of ten households in
need of an affordable home did not have their needs met in 2023/24, signalling a
significant and immediate gap between identified need and delivery performance.

5.20 The scale of the shortfall, combined with the substantial number of households on the
Council’s Housing Register, underscores an urgent and pressing need for affordable
housing. The 4,530 households on the Council’s Housing Register® are in need of an
affordable home now. As such, the aim should be to meet the shortfall in affordable
housing provision as soon as possible i.e. over the next five years, in line with the
approach set out in the NPPG* for overall housing shortfalls.

5.21 To clear the 249 dwelling shortfall accumulated in 2023/24, the Council would need to
deliver 409°° net affordable dwellings per annum over the next five years (2024/25 to
2029/30), representing a 14% increase from the annual need of 359 net affordable

48 MHCLG (June 2024) Table 600: number of households on local authority housing registers (waiting
lists), by district, England, from 1987

49 paragraph: 031 Reference ID: 68-031-20190722

50248 /5 years = 49.6 + 359 = 408.6
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dwellings identified in the 2025 LHNA. Without a step change in affordable housing
delivery this is unlikely to be realised.

Likely Housing Supply over the Plan Period

5.22 The Housing Trajectory at Appendix 3 Regulation 18 consultation document suggests
that a total of 25,796 dwellings are projected to be delivered between 2023/24 and
2043/44. The sources of supply are as follows:

e Net completions (2023/24) — 831 homes

e Windfall permissions (2024/25 to 2038/39) — 2,818 homes

e Strategic Allocations with permission (2025/26 to 2039/40) — 9,949 homes

e Strategic Allocations without permission (2025/26 to 2039/40) — 3,498 homes
e New Site Allocations (2027/28 to 2043/44)- 8,700 homes

5.23 The above breakdown includes 200 dwellings from new site allocations projected for
delivery in ‘year 21’, which falls beyond the 2023/24 to 2042/43 plan period. Accordingly,
the total projected supply within the plan period — referenced in the earlier section 3 —
stands at 25,596 dwellings. This distinction should be made explicit in Appendix 3 to
avoid confusion regarding the timing of delivery. In addition, the ‘new site allocations’
figure of 8,700 homes in Appendix 3 differs from the total of 8,344 homes stated from
this source in paragraph 6.6. This inconsistency should be corrected in the final version
of the plan.

5.24 It is also noted that a site-by-site housing trajectory for the sources of supply listed in
Appendix 3 was not originally published as part of the Local Plan evidence base. Turley
sought this information from the Council during the consultation period. On 3 October
2025, the Council subsequently published a site-by-site trajectory®® for the new
allocations, indicating a supply of 8,499 dwellings up to the end of the plan period in
2042/43 and a further 200 dwellings in ‘year 21’, broadly®? consistent with the total set
out in Appendix 3.

5.25 In respect of the remaining components of supply, the Council confirmed that the Five-
Year Housing Land Supply (5YHLS) Annexes (2025-2030) set out site-level information
for windfall permissions and rolled-over strategic allocations (both with and without
planning permission) from the adopted Local Plan (2026). The 5YHLS indicates that in the
2024/25 monitoring period 505 net dwellings were completed®3, which falls below the
778 dwellings expected for this period in the Appendix 3 trajectory.

5.26 The 5YHLS anticipates a total supply of 6,456 dwellings over the five-year period from 1
April 2025 to 31 March 2030 from the following sources of supply:

! Document reference 03.08
52 Difference of 1 dwelling

53202 dwellings from detailed planning permissions (Annex A) and 306 dwellings from strategic site
allocations (Annex D)
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5.27

5.28

5.29

e Annex A: Detailed planning permissions (non-strategic sites) — 1,418 dwellings
e Annex B: Prior Approvals (non-strategic sites) — 469 dwellings

e Annex C: Outlines (non-strategic sites) — 60 dwellings

e Annex D: Strategic site allocations — 4,272 dwellings

e Windfalls: Small sites (minor development) - 237 dwellings

While the 5YHLS identifies a continued yield from strategic and non-strategic sites
beyond the five-year period (i.e. 2030/31 onwards), it does not specify when these sites
are expected to come forward. For the purposes of this report, it is assumed that delivery
will be distributed across the 13-year period between 2030/31 and the end of the plan
period in 2042/43. However, this assumption introduces uncertainty given the absence
of phasing information in the Council’s evidence.

The Council anticipates that it has a total supply of 10,724 dwellings from 2030/31
onwards from the following sources of supply:

e Annex C: Outlines (non-strategic sites) — 450 dwellings
o Annex D: Strategic site allocations — 10,274 dwellings

Table 5.3 below summarises the Council’s stated components of supply as drawn from
the 5YHLS and the subsequently published trajectory for new allocations.

Space left intentionally blank
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Table 5.3: Sources of Housing Supply, 2023/24 to 2042/43

Expected Expected
Monitoring Conl:;tI::ilons Supply Supply New Totals
Period (Net) 2025/26 - 2030/31 Allocations
2029/30 onwards

2023/24 831 831

2024/25 505 505
2025/26 1,291 1,291
2026/27 1,291 1,291
2027/28 1,291 130 1,421
2028/29 1,291 435 1,726
2029/30 1,291 443 1,734
2030/31 825 558 1,383
2031/32 825 865 1,690
2032/33 825 851 1,676
2033/34 825 692 1,517
2034/35 825 776 1,601
2035/36 825 673 1,498
2036/37 825 515 1,340
2037/38 825 600 1,425
2038/39 825 605 1,430
2039/40 825 484 1,309
2040/41 825 431 1,256
2041/42 825 241 1,066
2042/43 825 200 1,025
Totals 1,336 6,456* 10,724* 8,499 27,015

Source: Swindon Borough Council; Turley analysis

*figures do not sum due to rounding

5.30 It is notable that the site-by-site information provided by the Council does not
correspond to the figures set out in the Appendix 3 trajectory. Specifically, Appendix 3
identifies a total supply of 25,796 dwellings (25,596 within the plan period), whereas the
combined site-level data presented in the 5YHLS and October 2025 trajectory indicates
a total of 27,015 dwellings — a difference of approximately 1,200 homes.

5.31 The evidence published to date does not explain the reason for this variance. It may
reflect differences in the treatment of post-2030/31 supply or the inclusion of sites that
fall partly beyond the plan period, but this is not confirmed. The Council should therefore
clarify the basis of its calculations and reconcile these inconsistencies to ensure accuracy
and transparency in the presentation of its housing trajectory.
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5.32

5.33

5.34

5.35

5.36

5.37

Projected Affordable Housing Supply over the Plan Period

To assess the likely supply of affordable housing from the sites included in the 5YHLS
(both within the five-year period and post-2030/31), a review has been undertaken of
the planning application documentation for each site that qualifies for affordable
housing contributions (i.e. those constituting major development).

For the sites that do not yet have planning permission or a live application, it has been
assumed that policy-compliant levels of affordable housing will be delivered in
accordance with Local Policy (i.e., 30% on site provision). No affordable housing delivery
from the small-site windfall allowance has been assumed, as these sites fall below the
threshold for affordable housing contributions. As larger sites often deliver housing
across multiple phases over an extended period, a ‘pro-rata’ estimate of affordable
housing contributions has been applied. The findings of this review are summarised in
Appendix 1.

The analysis indicates the following likely gross supply of affordable homes:

e Over the five-year period between 2025/26 and 2029/30 there is a pipeline supply
of approximately 1,018 affordable homes, equivalent to an average of 204
affordable dwellings per annum.

e Inthe 13-year period between 2030/31 and the end of the plan period in 2042/43,
there is a pipeline supply of approximately 2,171 affordable homes, equivalent to
an average of 167 affordable dwellings per annum.

It is important to reiterate that the latter figure, relating to delivery in the period post-
2030/31, is based on the assumption that all of the identified sites are delivered in full
within the plan period. This assumption is inherently uncertain, given the potential for
slippage in delivery timetables. This is particularly true for large strategic sites that are
yet to secure planning permission. No information has been provided by the Council to
confirm the anticipated timing, phasing, or trajectory of delivery from these post-
2030/31 sites, meaning that the analysis necessarily relies on assumptions rather than
evidenced likely delivery.

In respect of the new site allocations, 31 of the 33 allocations comprise major
development as defined by the NPPF and are therefore expected to deliver 30% on-site
affordable housing in accordance with draft Policy HC2. Collectively, these 31 sites are
anticipated to deliver approximately 8,485 dwellings between 2027/28 and 2042/43.
This equates to a potential yield of around 2,546 affordable homes if policy
requirements are fully achieved.

Site-by-site trajectory data for the new allocations, together with the corresponding
phased pro-rata estimates of affordable housing delivery, are provided at Appendix 2.

>430% of 8,499 = 2,545.5
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5.39

5.40

Table 5.4 below summarises the projected likely affordable housing supply over the plan
period, noting that there is currently no publicly available affordable housing
completions figure for the 2024/25 monitoring period.

Table 5.4: Projected Affordable Housing Supply, 2023/24 to 2042/43
Monitoring Conl:;tI::ilons E)S(zz‘;\e/d E)S(E:i:tlsd New
Period (Net) 2025/26 - 2030/31 Allocations
2029/30 onwards

2023/24 111 111
2024/25 Unknown 0

2025/26 204 204
2026/27 204 204
2027/28 204 39 243
2028/29 204 131 335
2029/30 204 133 337
2030/31 167 167 334
2031/32 167 255 422
2032/33 167 255 422
2033/34 167 208 375
2034/35 167 233 400
2035/36 167 202 369
2036/37 167 155 322
2037/38 167 180 347
2038/39 167 182 349
2039/40 167 145 312
2040/41 167 129 296
2041/42 167 72 239
2042/43 167 60 227

Totals 111 1,020* 2,171 2,546 5,848

Source: Swindon Borough Council; Turley analysis

*figures do not sum due to rounding

Table 5.4 highlights that the total potential supply of 5,848 affordable dwellings over the
plan period which equates to an average of approximately 292°° dwellings per annum.
This level of delivery falls significantly short of the identified need for affordable housing
set out in the Council’s evidence base, indicating that the emerging Local Plan will not
meet the full affordable housing requirement without additional site allocations and/or
stronger delivery mechanisms.

Table 5.5 calculates the potential shortfall in affordable housing delivery over the plan
period, based on the identified need for 359 net affordable dwellings per annum as set

55,848 / 20 years = 292.4
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5.41

out in the 2025 LHNA. The calculation applies the projection assumptions summarised
in Table 5.4 to determine the overall deficit in provision across the plan period. Need
and supply from the 2024/25 period has been discounted from the analysis to reflect the
absence of confirmed completions data for that year, ensuring that the comparison
between need and projected supply is based on evidenced and forecast delivery only.

Table 5.5: Actual and Projected Additions to Affordable Housing Stock Compared
to Affordable Needs Identified in the 2025 LHNA, 2023/24 to 2042/43

Additions to AH Stock

Monitoring Net Need Annual Cumulative
Period Actual Projected (Pa.) Shortfall shortfall
) (Gross)

2023/24 111 359 -248 -248
2024/25

2025/26 204 359 -155 -403
2026/27 204 359 -155 -558
2027/28 243 359 -116 -674
2028/29 335 359 -25 -699
2029/30 337 359 -22 -721
2030/31 334 359 -25 -745
2031/32 422 359 63 -682
2032/33 422 359 63 -619
2033/34 375 359 16 -603
2034/35 400 359 41 -562
2035/36 369 359 10 -552
2036/37 322 359 -38 -590
2037/38 347 359 -12 -602
2038/39 349 359 -11 -612
2039/40 312 359 -47 -659
2040/41 296 359 -63 -722
2041/42 239 359 -120 -842
2042/43 227 359 -132 -974

Totals 5,848 6,462 -974

Source: Swindon Borough Council; 2025 LHNA; Turley analysis

*figures do not sum due to rounding

Table 5.5 demonstrates that, even in a best-case scenario where all sites deliver in line
with policy requirements, there would remain a cumulative shortfall of approximately
974 affordable dwellings over the plan period when compared to the identified need in
the 2025 LHNA. This analysis represents an optimistic position, as it assumes full delivery
of the housing trajectory in the plan period and achievement of policy-compliant
affordable housing percentages across all major sites.

29



5.42

5.43

5.44

5.45

5.46

The analysis does not account for the impact of Right to Buy and other forms of stock
loss, which have historically eroded the net increase in affordable housing supply within
the Borough as evidenced earlier in this report. Nor does it allow for the potential that
some new allocations or existing permissions may deliver below-policy levels of
affordable housing due to viability constraints. In this context, it is relevant to highlight
that the majority of the council’s proposed new housing allocations are on Brownfield
Land and/or in the central plan area.

As already noted, the 2025 LPVA makes clear that delivery on such sites is likely to remain
challenging. Paragraph 12.73 advises caution about reliance on brownfield sites in the
five year land supply and overall trajectory. Similarly, as evidenced in Appendix 1, a
number of sites within the existing supply (most of which are located in the central plan
area) have secured planning permission with reduced or, in some cases, no on site
affordable housing contribution. The true level of affordable housing delivery is
therefore likely to fall materially below the estimates set out in Table 5.5.

The scale of the projected shortfall indicates that the current housing trajectory and
proposed site allocations will not provide sufficient capacity to meet identified
affordable housing needs. To address this deficit, the Council will need to identify
additional deliverable and developable sites capable of supporting policy-compliant
levels of affordable housing, including through the allocation of further land in
sustainable locations. Without such measures, the plan cannot be considered effective
in meeting the full need for affordable housing over the plan period.

More broadly, the magnitude of affordable housing need reinforces the argument set
out in Chapter 4 that a higher overall housing requirement may be necessary to ensure
that both market and affordable needs can realistically be met.

Other Material Considerations

Key indicators such as the number of households on the Council’s Housing Register, the
use of Temporary Accommodation (TA), and households presenting as homelessness
demonstrate an urgent need for more affordable housing now across the Borough:

e High Need for Social Housing: As of 31 March 2024, there were 4,530 households
(not individuals) on the Council’s Housing Register®®.

¢ Housing Conditions: Of those on the Housing Register on 31 March 2024, 3,479’
households (77%) qualified under a Reasonable Preference*® category, meaning
they are in urgent need of housing. This included:

- 42% (1,459 households) needing to move on medical welfare grounds

5 MHCLG (June 2024) Table 600: number of households on local authority housing registers (waiting
lists), by district, England, from 1987

57 MHCLG (June 2025) Local Authority Housing Statistics data returns for 2023 to 2024

58 Local authorities are legally required under the Housing Act 1996 (as amended by the Homelessness

Act 2002) to give reasonable preference to those in the greatest housing need, ensuring fair and
transparent allocation of social housing.

30



- 22% (770 households) living in insanitary or overcrowded conditions

- 9% (305 households) classed as homeless within the meaning of Part VII of
the Act

Rising Use of Temporary Accommodation: As of 31 March 2024, 386 households
were placed in TA by the Council®. This represents a 21% increase from the 303
households on 31 March 2023% and a 194% increase from the 125 households on
31 March 202252,

- Of the 386 households placed in TA on 31 March 2024, 63% had at least one
dependent child. There were a total of 422 children in TA on this date.

Reliance on Costly Private-Sector Solutions: Just 17% of households in TA on 31
March 2024 were placed in local authority or Housing association stock. The
remaining 83% were placed in unsuitable private sector accommodation, with 40%
in leased private sector accommodation, 15% in bed and breakfast hotels (including
shared annexes), 13% in nightly paid privately managed accommodation, and 11%
in hostels®. These are expensive and insecure placements that keep families in
limbo and drain already stretched budgets

Escalating Financial Burden: The Council’s expenditure on temporary
accommodation has risen sharply in recent years. In 2021/22, spending stood at
£2,457,000%, increasing by 40% to £3,445,000 in 2022/23%. By 2023/24, costs had
risen by a further 55% to £5,334,000%°. This steep upward trajectory places a growing
and unsustainable burden on local finances.

- Of the £5,334,000 spent on TA in 2023/24, 43% was spent on leasing private
sector accommodation and a further 38% was spent on Bed and breakfast
hotels (including shared annexes).

Without urgent intervention to deliver sustainable alternatives, the Council will
remain locked into an unaffordable cycle of short-term, unsuitable accommodation
that fails both households in need and the taxpayer.

October 2024) Statutory homelessness in England: financial year 2023-24
November 2023) Statutory homelessness in England: financial year 2022-23
July 2022) Statutory homelessness in England: financial year 2021-22

—_— e~ o~ —

62 MHCLG (October 2024) Statutory homelessness in England: financial year 2023-24

83 MHCLG (May 2025) Local authority revenue expenditure and financing England: 2021 to 2022
individual local authority data - outturn

64 MHCLG (July 2025) Local authority revenue expenditure and financing England: 2023 to 2024
individual local authority data - outturn

8 MHCLG (December 2024) Local authority revenue expenditure and financing England: 2023 to 2024

individual local authority data - outturn



e High levels of Homelessness Cases: Between 1 April 2023 and 31 March 2024, the
Council accepted 1,556 households®® under a homelessness prevention®” or a relief
duty?®:

- Among those receiving a Prevention Duty (640 households), the leading
cause was the end of private rented tenancy (41%), followed by family and
friends no longer willing or able to accommodate (15%).

- For those under Relief Duty (916 households), the primary drivers were
family or friends no longer able to accommodate (32%) and fleeing
domestic abuse (10%), highlighting crisis driven causes.

5.47 These figures present a clear picture of escalating housing challenges in Swindon.
Without increased affordable housing provision, reliance on costly short-term
emergency measures will continue to grow, placing further strain on public funds and
vulnerable households.

Summary

e National policy and guidance require a sufficient number and range of homes to
meet needs, with the LHNA as the key evidence base and a clear emphasis on
significantly boosting supply.

e Draft Policy HC2 seeks at least 30% affordable homes on major development, but
there is ambiguity between a fixed 78% social rent split and an evidence led tenure
mix, creating interpretation risk.

e The 2025 LPVA shows higher social rent proportions weaken viability, with the
impact most acute on brownfield and higher density flatted schemes, indicating a
need for flexibility in tenure mix.

e Monitoring in the draft Plan focuses on a single 30% proportion rather than
outcomes against identified need, and does not secure net reporting or clear
triggers for review.

e In 2023 to 2024 there were 166 gross affordable completions but 55 Right to Buy
losses, giving 111 net additions.

e Net additions in 2023 to 2024 met 31% of annual need, meaning nearly seven in ten
households in need were not assisted. Clearing the emerging shortfall would require
around 409 net affordable dwellings per year over the next five years, above the
annual need identified in the LHNA.

8 MHCLG (October 2024) Statutory homelessness in England: financial year 2023-24

7 The Prevention Duty places a duty on housing authorities to work with people who are threatened
with homelessness within 56 days to help prevent them from becoming homelessness.

% The Relief Duty requires housing authorities to help people who are homeless to secure
accommodation. The relief duty applies when a Local authority is satisfied that an applicant is homeless
and eligible for assistance
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There are inconsistencies between the headline trajectory in Appendix 3 and site by
site sources, and timing beyond 2030/2031 lacks clear phasing, introducing delivery
risk.

Based on permissions, pipeline review and policy compliant assumptions, the likely
affordable supply over the plan period is circa 5,848 dwellings, averaging about 292
per year.

Compared with an identified need of 359 per year, the best case scenario yields a
cumulative shortfall of around 974 affordable dwellings across the plan period. The
projection is optimistic as it assumes full policy compliance and does not deduct
future Right to Buy or other losses, and many allocations are brownfield or central
area sites where viability is challenging.

Recent permissions on central sites often secure reduced or no on site affordable
housing, implying actual delivery will fall below the modelled totals.

The scale of the gap indicates that the current strategy will not meet affordable
housing needs without additional deliverable and developable sites and stronger
delivery mechanisms.

Wider indicators reinforce urgency, including 4,530 households on the Housing
Register, rising use and cost of temporary accommodation, and high levels of
homelessness duties accepted.
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6.1

6.2

6.3

6.4

6.5

Summary and Conclusions

This report has reviewed the emerging approach towards housing provision in Swindon,
as set out in the draft Plan that is currently subject to consultation, to ascertain whether
this is likely to meet both the overall need for housing and the specific need for
affordable housing.

It has acknowledged that the new Local Plan will replace the existing one that was
adopted in March 2015 and aimed to boost delivery by providing an average of 1,466
dwellings per annum between 2011 and 2026. It has ultimately not managed to do so,
with delivery having not even once reached this level but instead slowed by a third
compared to the five years prior to 2011.

This report has outlined the consequences of this failure to deliver planned housing
growth, with this likely to at least partly explain why:

. Population growth in Swindon has slowed, again by around a third, with the rate
of growth in the core working age population also having nearly halved since 2011,

. The borough has created fewer than 1,800 of the 19,600 jobs targeted by the
existing Local Plan, making Swindon the worst performing economy of its size in
the South West;

o House prices have grown at an average rate of 4.5% per annum since 2011,
having barely grown over the prior five years;

o Housing affordability has worsened to a greater extent than seen regionally or
nationally, at both the midpoint and entry level of the market; and

. Fewer affordable homes have been provided, during a period in which more have
also been lost through Right to Buy.

The Council rightly refers to the outcome of the standard method in stating that there is
now a need for at least 1,205 dwellings per annum in Swindon. Setting this as the
housing requirement, as the Council proposes, would implicitly aim to boost recent
delivery by almost a third but would still aim below what was delivered prior to the
current plan period (1,370dpa) or what was actually targeted by the existing Local Plan
(1,466dpa).

These higher benchmarks could well be more reflective of the future need in Swindon,
where the standard method is intended to provide only a minimum figure and the NPPF
makes clear that authorities can set higher housing requirements to align with economic
growth ambitions. The Council’s own evidence suggests that provision in line with the
standard method would not support what its advisors consider the ‘realistic best-case
scenario for economic growth’, termed ‘super growth’, and nor by implication would it
belatedly enable the even higher level of job growth that was targeted by the existing
Local Plan. The Council appears to have been satisfied that aligning with the standard
method would support more jobs than baseline forecasts suggest will be created in
Swindon, but those forecasts do appear pessimistic with at least one having since been
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6.6

6.7

markedly upgraded. The Council should aim to reflect this more positive context and
reconsider whether job growth is likely to generate a greater need for housing than
implied, as only a minimum, by the standard method.

The Council should also consider the extent to which its identified supply of housing sites
—reportedly capable of providing circa 25,596 homes — will meet the evidenced need for
affordable housing. As demonstrated in this report, the emerging trajectory would
support the delivery of around 5,848 affordable homes over the plan period, equivalent
to an average of only 292 dwellings per annum. This would result in a cumulative
shortfall of around 974 homes even under best-case assumptions of full policy
compliance and delivery.

The scale of this gap, coupled with evidence of worsening affordability, increasing use of
temporary accommodation, and rising homelessness pressures, indicates that the draft
Plan will not provide an effective or deliverable strategy for meeting identified housing
needs without additional site allocations, stronger delivery mechanisms, or flexibility in
tenure expectations to ensure viability and maximise affordable provision.
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Appendix 1:

Five Year Housing Land Supply
Annex’s (Turley analysis)
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Appendix 2:

New Site Allocations Breakdown
(Turley analysis)
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