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Foreword

This Planning Brief was approved by the Borough Council’s Planning
Committee for Development Management Purposes on the 12th November
2013, following an eight week public consultation in August and September
2013.

The Brief provides a policy and design framework to guide and deliver high
quality redevelopment of the site incorporating the renovation and re-use
of the Old Town and Corn Exchange listed buildings.

All future planning applications will be considered against the background of
the Planning Brief.

Front Cover Images
[left] Partial front view of Town Hall & Corn Exchange

[right] lllustrative Scheme by Feilden Clegg Bradley Studios
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1.8.

. Swindon Borough Council has produced this Planning Brief to help inform

decisions about the future of the site. It has adopted a collaborative
approach with Forward Swindon Limited, English Heritage and prospective
developer, Swindon Corn Exchange Limited.

Swindon Corn Exchange Limited has appointed a number of consultants to
provide advice and develop options for the site. Contributions to this brief
have been made by Feilden Clegg Bradley Studio Architects, lllman Young

Landscape Design, Melo Associates and Oxford City Council Heritage Team.

The Old Town Hall and Corn Exchange buildings locally referred to as “The
Locarno” and the surrounding car parking areas is a strategically important
site in Old Town, Swindon.

Located on the edge of the retail and civic core of Old Town, the site
presents an exciting opportunity for a high quality development that
includes the careful restoration and reuse of the listed buildings.

The brief sets out the Council’s aspirations for this site and provides
guidance to prospective architects and developers on urban design
principles, massing, preferred activity, access and the requirement for
development to preserve the character of the listed buildings and their
setting.

The brief outlines the various policies which relate to the site and justify the
requirements to be placed on any developer.

It describes the site and its context, highlights constraints and
opportunities, and outlines the overall approach and vision that the
Borough Council considers is needed to ensure the successful development
of the site.

This brief represents a re-appraisal of the Council’s policy for the site due
to changed economic circumstances, the removal of the need for a

1.9.

1.10.

1.11.

Ine Old Tewn Hall &cCorn Excnange Elanning brier Novemoer 2015

Registry Office in this location, and because the Council believes the scale of
previous proposals may have an adverse and unacceptable impact.

It is anticipated that to deliver a viable development other adjacent buildings
will need to be included in the scheme. These include The Forum, currently
occupied by HSBC Bank (first floor), and the Mason’s Lodge and associated
car park areas. The development is seen as a catalyst for change in Old
Town with the potential for other vacant or poor quality buildings to form
part of a broader regeneration.

The redevelopment of the Old Town Hall and Corn Exchange with a high
quality scheme has the potential to act as a catalyst for regeneration of the
wider area, particularly the links from this site along High Street. Such
improvements to the wider area would in turn support the sustainability of
high quality uses within the Old Town Hall and Corn Exchange itself and
therefore are to be welcomed. These improvements could include the
refurbishment of existing buildings on High Street to a similar level of
design quality as required through this brief for the Old Town Hall and Corn
Exchange, or selective demolition and new build; improvements to the public
realm including measures to encourage greater pedestrian flows along High
Street. Uses complementary to those within the Old Town Hall and Corn
Exchange and in keeping with the existing retail, commercial and leisure
uses predominance would act to help sustain the successful regeneration of
the site(s). All new redevelopment opportunities and refurbishment of
existing buildings, in the wider Old Town area should respect the historic
context appraisal that informs this Brief and be of the highest design
standards to compliment the Old Town Hall and Corn Exchange proposals.

This Planning Brief is a positive step to encourage and guide a design that
responds well to its context and which will assist in the earliest possible
redevelopment of this important site. The Brief is a positive step to
encourage and guide a design that responds well to its context and which
will assist in the earliest possible redevelopment of this important site.



2. Purpose of the Brief

2.1.

2.2.

2.3.

The brief sets out information on the key issues of heritage, urban design,
public realm, vehicular access and car parking. In addition it establishes the
principles for appropriate built form in terms of the overall site
arrangement, its scale and preferred massing.

The brief reflects the potential that the site has for regeneration as a mixed
use development. The site offers the opportunity for private sector-led
investment, in partnership with the Council, to develop a distinctive scheme
making beneficial use of the listed buildings. It also offers the opportunity
to rectify some of the damage resulting from insensitive C20th built form.

The Swindon Corn Exchange Limited scheme (SCEL) illustrated in the brief
positively addresses the vision that the Council has for the successful
redevelopment of the site. Whilst it is anticipated that this scheme will
proceed to implementation, subject to necessary planning and listed
building consents, it is possible that alternative schemes may come forward.
If so, they will need to address, and meet, the heritage, design and
development requirements of the brief.
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2.4.

2.5.

2.6.

2.7.

Whether it is the SCEL scheme, or an alternative scheme that proceeds,
there will be a need to carefully reference and justify the design against the
background of the brief and supporting heritage and townscape
assessments. It will be important to demonstrate how the proposal satisfies
the brief’s objectives and design principles including the retention of
important fabric and spaces, the sensitive and complementary interfacing of
new build with the listed buildings, and a carefully considered regime of
massing and built form which respects the historic significance of the site
and surrounding townscape. There must also be an innovative range and
disposition of uses which add interest and vitality to the area.

The detailed architectural handling of the buildings and spaces must be of
the highest quality.

The Council and English Heritage will expect any prospective developer to
engage in early, and detailed, pre and post application discussion to ensure
that development proposals carefully and fully meet the expectations for the
site. The Council encourages the engagement of the CABE / South West
Design Review Panel throughout the design process.

This Planning Brief was approved for Development Management
Purposes by the Council’s Planning Committee on the 12th of
November 2013 (Minute 242 refers).
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3. Community Participation &
Stakeholder Involvement

3.1. This Planning Brief has been subject to public consultation in accordance
with the Borough Council’s Statement of Community Involvement (SCl).

3.2. The consultation period ran for 8 weeks between the 30th July and 24th
September 2013. Key stakeholders, including local residents were
consulted and a well-attended public exhibition was held in the Devizes
Road Art Centre on the 30th and 31st July 2013.

3.3. The views of those who completed a questionnaire, or emailed their
comments, were overall strongly supportive of the vision, design principles
and illustrative scheme. An additional bullet point has been included in the
Vision Statement to emphasise the need to protect the reasonable
amenities of nearby residents. The brief has also been revised to reflect
concerns over car parking provision (Section 12) and a section on the
provision of services (Section 13) has been added.

High level view from Pipers Way roundabout
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4.

4.1.

4.2.

Vision Statement

The Vision for the Old Town Hall and Corn Exchange establishes the type of
development that the Council is seeking and the positive legacy it will set in
place.

The Old Town Hall and Corn Exchange provides a key heritage-led
regeneration opportunity for Old Town. Its redevelopment must deliver a
high quality development which is respectful of the area’s history and
character, and exemplary in design quality.

The Vision is to restore the Old Town Hall and Corn
Exchange as the heartbeat of Old Town, a place for
people to live and work, to relax and enjoy. It will be a
place to appreciate and inspire a more vibrant and
sustainable Old Town by;

Breathing new life into the iconic listed buildings.
Preserving and enhancing their special qualities.
Providing the very best setting for the listed buildings.
Being a regeneration of the highest architectural quality.
Being a real community asset for the area.

Being compatible with, and protecting the reasonable
amenity of nearby landuses.

Transforming the Market Square into an attractive
pedestrianised square.
lllustrative Scheme by F(B Architects

Delivering a well-considered mix of appropriate and
sustainable uses.

Acting as a catalyst for other regeneration schemes in
0ld Town.
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5. The Site and its Context

Location

5.1. The core site (see fig 1) is approximately 1.0 hectare in size and is in
several ownerships. The central built element comprising the Grade Il Listed
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Buildings of the Old Town Hall and Corn Exchange is in private ownership. " _',,
Swindon Borough Council owns the surrounding car parks of Dammas Lane b

(the old Market Square) and The Planks. In addition the site looks to , o\ﬁ o EXCharge
incorporate The Forum, located next to the Corn Exchange and Town Hall,  Hall )

together with the Mason’s Lodge to the rear of the site situated along the "= ) /' Market The
Planks. Both of these buildings are in private ownership. The brief ‘ _Square Masons

considers that the inclusion of these buildings offers the potential for
greater flexibility, a better overall design solution and results in a wider re-
development in the area.
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5.2. The Corn Exchange (formally listed as the Locarno Ballroom and Clock ' & Planks

Tower) and the Market Hall and Old Town Hall are mid-nineteenth century P Cord.
buildings and listed as Grade Il Buildings of Architectural or Historic ‘ ‘ Exchange \ '
P J (Locarno)

Interest. The formal description of the buildings is set out in Appendix i.
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5.3. Both buildings are important as local landmarks and for their architectural ’
and historic interest. Their retention and sensitive restoration is required in
any redevelopment but due to the extensive damage caused by two major
fires the restoration of the internal fabric is not required.
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5.6.

5.7.

5.8.

6.2.

6.3.

Archaeology

An archaeological evaluation was undertaken in respect of part of the site
in 2007. A number of Medieval and Post-Medieval features were identified
during the evaluation in the northeast part of the site.

The Local Planning Authority (LPA) will require that an archaeological
watching brief be undertaken during the initial ground disturbance relating
to the site stripping, construction of new buildings and any associated
landscaping.

The wider area is also archaeologically sensitive. If the re-development area
includes the Mason’s Lodge site there will be a requirement to carry out a
desk top assessment which may identify the need for additional
archaeological evaluation and mitigation prior to the determination of a
planning application(s).

Historical Context & Analysis

. The following paragraphs provide a summary of the Heritage Report, which

was carried out by Oxford City Council Heritage and Specialist Services in
December 2012.

Early History

Old Town has been the site for settlements since Mesolithic times, with
evidence of Roman settlements and reference to both Suidune and Suidone
appearing in 1086, interpreted as meaning a hill for pigs to roam.

The historic street pattern, still evident today, was established throughout
the medieval period, comprising Newport Street, High Street, Wood Street
and Devizes Road. A network of lanes to the east and south of the site,
including The Planks, Old Mill Lane and Dammas Lane are also medieval in
origin. These provided access to the former manor house, mill and
Holyrood church.

6.4.

6.5.

0.6.

6.7.

6.8.

6.9.

Economic Development

Markets and trade have been an important part of the development of Old
Town and its economy; these have been held from 1259, although growth
was slow until the C17th.

The C17th coincided with a period of building and commercial activity, a
quarry was established supplying local Purbeck Limestone. In addition the
market developed bringing new prosperity and growth.

The construction of the Wiltshire and Berkshire canal (1810) and the North
Wilts canal (1819) opened up new communication routes and new trade.

The arrival of the railway on the lower and flatter land outside the town was
a catalyst for the development of a ‘new’ town focussed on the industrial
hub of the new Great Western Railway.

For a while the old town market remained popular as a regional centre with
the growing population of the new railway town sustaining it and bringing
further investment. Shops and houses on the main street were rebuilt and
little survives of the earlier periods of the town’s growth.

The Goddard Family purchased the Manor in the 16th Century with the
estate restricting growth to the east, with expansion occurring to the north
and west with some development to the south. Elements of the formal
driveway entrance off High Street remain today. The end of the Goddard
family line ultimately led to the demolition of the house with the Lawns
becoming a public green space.

Iihe Old Tewn Hall'& Corn Exchange Planning Brief: November 2013




6.10.

6.11.

6.12.

6.13.

6.14.

6.15.

The Town Hall and Corn Exchange

Plans for a new Town and Market Hall were developed in 1848 and
implemented in 1852. In 1866 a new corn exchange and clock tower were
added. However, by 1890 the New Swindon Local Board had agreed to
build a new town hall and subsequently all civic functions transferred,
beginning the demise of the Old Town Hall.

The Old Town Hall originally provided a sack office and store room, with an
open arcade onto the market square, later filled in with shop windows.
Offices were located above with the public space of the building used for
meetings, balls, lectures and readings and acted as the town’s polling
station.

The market square provided an important civic space for gatherings, fairs
and events. The Corn Exchange building included the 80ft clock tower and
an adjoining triangular market hall.

Following the loss of civic functions the buildings had a variety of uses; the
Corn Exchange hall became a theatre by 1880; later a skating rink and then
the Rink Cinema in 1919. In 1949 it was refurbished and renamed the
Locarno Dance Hall and used as an entertainment venue throughout the
fifties and sixties. Markets and fun fairs continued in the square until 1965.

The buildings were damaged by fires in 2003 and 2004 resulting in their
current condition.

Contextual Study
(Refer to figures 243)
The hierarchy of routes results from the town’s medieval origins. The single

greatest impact on the integrity and the quality of the spaces and buildings
within the core development site is rooted in changes during the C20th.

6.16.

6.17.

6.18.

6.19.

Wood Street has retained its historic character with a strong sense of
enclosure and history, despite the noise and traffic. The scale of buildings
is two and three storey with a mix of narrow and double plots.

Overall High Street has retained a good sense of historical integrity with
several good quality buildings fronting onto this route. The exceptions are
buildings from the later C20th which detract from the area. There is a
pedestrian desire line between Wood Street and the Planks, with this flow
contributing to the positive character, although traffic and highways hamper
easy movement across High Street.

To the east of the Town Hall and Corn Exchange is a network of small lanes,
boundary walls and associated vegetation, which, together with the
backdrop of the Lawns, provide a sense of enclosure and contribute to
framing views.

Newport Street has a very different character; the busy junction with High
Street is a significant negative element. The overall quality of the street is
poor, the result of road widening, traffic signals and the modern
supermarket development. The surface car parks, combined with other
factors result in a poor quality route with the HSBC building terminating the
view to the site.

6.20. The built form along Marlborough Road, immediately to the south of the

6.21.

site, comprises buildings that add little to the character of the area with the
bulk of the HSBC building blocking views to the tower.

The following two maps (extracts from the Heritage report) illustrate the
qualitative characteristics of the immediate and surrounding context.
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Heritage Signiﬁcance and Conservation Principles 6.22. The table below provides a summary of the key heritage considerations
together with the conservation principles for the site:

HERITAGE SIGNIFICANCE / CHARACTER CONSERVATION PRINCIPLES

Long distance views of Christchurch and the corn exchange tower exist from the | ¢ Seek to maintain pre-eminence of the views of the spire and tower from the south

L
oo
w3 south. « Provide new points of interest and add to the palette and variety of built form.
q;,'; Views, such as they are, from the Park.
=~ | Elsewhere views are fortuitous and changing.
The historic grain survives and is easy legible in some parts. « Reinforce permeability and connections with historic routes.
A hierarchy of principal streets, lanes and footpaths connect people and places « Reinforce the existing hierarchy of streets, lanes and footpaths.
despite C20th interventions. « Reinforce locally distinctive boundary treatments.
Mature trees and boundary planting are strong features providing a sense of « Resolve barriers to movement.

enclosure making a positive contribution to the area. . . . , .
gap e Use high quality materials in the public realm and in the new development.

The town hall and corn exchange represent evidence of the growth and » Restore the market square as a public space and setting to the Town hall.
prosperity of the town and its function as a market centre. « New buildings should be contextual, but contemporary.

Rela’gionship to the market place and the survival of the medieval street pattern |, The architectural and functional relationship of Town Hall to Market Square should
provide a sense of history. be enhanced.

Swindon was and is an important transport hub. The decline in the intended « The relationship of the site and buildings to the Planks and the movement through
use and their eventual redundancy is an important part of the wider history. different spaces should be reinforced.

The existence of two ‘town halls’ is unusual. .
« Resolve barriers to movement.

Aesthetic qualities are affected by the buildings’ setting and how they are
experienced by viewers.

= Architectural interest reflects role as a centre of administration, law and order, « Within the existing building envelope recognise the distinct building elements of
=: £ ~] and the commercial interests of the town. the listed buildings.

%3 _‘E Architectural significance compromised by the loss of interiors, aesthetic e Retain historic fabric where architectural form provides an understanding of the
'; % E significance compromised by current condition. former uses.

=

- « New structures to relate to floor levels of listed buildings.
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7.

7.1.

7.2.

Policy Context
National Planning Policy Framework (NPPF)

The NPPF sets out the Government’s planning policies for England and how
these are expected to be applied. It requires local authorities to set out a
positive strategy for the conservation and enjoyment of the historic
environment, including heritage assets such as The Old Town Hall and Corn
Exchange that are most at risk through neglect, decay or other threats. In
doing so, there should be recognition that heritage assets are an
irreplaceable resource and require conservation in a manner appropriate to
their significance.

Local Policy

The new Swindon Borough Local Plan 2026 will eventually supersede the
Swindon Borough Local Plan 2011 but until the new plan is adopted, many
of the Local Plan 2011 policies remain in force and will continue to be used
in the determination of planning applications. The “saved policies” relevant
to this site are listed below.

Policy

DS6  Standards of Design and Amenity
DS8
ENV1 Development Affecting Conservation Areas

ENV2 Development Affecting Listed Buildings

ENV3 Preservation of Buildings of Significant Local Interest
ENV7 Public Art

ENVE Access for Al

Infrastructure Needs Resulting from Development

1 Still extant at time of writing.
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7.3.

7.4.

7.5.

H2
H10
H11

Urban Non-Strategic Housing Allocations
Provision of Affordable Housing in Larger Developments

Provision for Housing Disabled People in New Housing
Developments

R12
T1  Transport Requirements of Development
T6

The Old Town Conservation Area Appraisal and Management Plan should be
consulted prior to any design work.

Hotel and Other Serviced Accommodation

Protection of Existing and Proposed Cycle Network

The key draft policy in the Submission Draft Swindon Borough Local Plan
2026 is Policy EN 10 Historic Environment & Heritage Assets.

Further details of these policies / documents can be found on the Council’s
website:  www.swindon.gov.uk

Prospective developers should also make reference to Planning Policy
Statement 5 (PPS5) — Planning for the Historic Environment Practice
Guide'. This government statement emphasises the need to put heritage
assets to an appropriate and viable use and the positive contribution that
they make to local character and sense of place.



http://www.swindon.gov.uk
http://www.swindon.gov.uk

Planning Swindon Together; A Masterplan For

Swindon

7.6. The Swindon Town Centre Masterplan has been prepared by Forward
Swindon to provide a programme of projects to support the implementation
of the Swindon Central Area Action Plan (2011). This Masterplan was
endorsed by the Council in April 2013 and it supports the Council’s Local
Development Framework. Old Town is included within the Town Centre
Masterplan study area and reference should be made to this document.

English Heritage

7.7. English Heritage is a statutory consultee and will play an important role in
providing expert advice and guidance to the Council and the prospective
developer(s) in respect of this site.

The following documents published by English Heritage are particularly
relevant;

« Conservation Principles, Policies and Guidance.
« Enabling Development and the Conservation of Significant Places.
« The Setting of Historic Assets: English Heritage Guidance.

South West Design Review Panel (SWDRP)

7.8. The SWDRP gives independent expert guidance on major developments in
the region and works with local authorities and developers to help achieve
the highest possible standards in the built environment.

7.9. Whilst it is not a part of the statutory planning process, the Council has
used this expert panel to provide guidance on key schemes within the
Borough and will continue to involve The Panel in reviewing schemes for the
Old Town Hall and Corn Exchange.

7.10

7.11.

7.12.

7.13.

. There have been three presentations to the panel to discuss the site and
proposals and the feedback letters are included in the Appendices.

The first presentation looked at the aspirations for the area and included a
site visit and the panel supported the project aims.

The second panel meeting covered the background research on the
potential development site and the resulting sketch masterplan and
emerging design proposals of FCB Studio Architects. The presentation
received positive feedback from the panel which made a number of helpful
suggestions for further consideration with regard to massing and built form.

Following the third panel review in February 2013, the panel’s response can
be summarised as;

« the collaborative approach to seeking a viable and high quality design
solution is commended as a model process,

« there has been a positive response to the panel’s suggestions,

« the proposed inclusion of the “HSBC Bank” building and the Masonic Hall
into the proposal is supported,

« the hierarchy of spaces with the Market Square being pre-eminent is the
right approach

« the proposed use of the “Corn Exchange” as a covered courtyard, open to
the public, is a great concept,

« the broadening and greening of the pavement along the Marlborough Road
frontage is welcomed,

» the proposed slender tower is acceptable in principle subject to it being
beautifully designed,

« the idea of allowing public access to the Corn Exchange Tower is welcomed,
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« whilst the loss of the beech tree is unfortunate, there is a logic to a building
being sited at the head of the Market Square — the lower option of 4
stories for this building is favoured,

« there are two concerns with the reviewed scheme; i) the detailing of the
proposed podium at the southern end of the scheme is unresolved
particularly in relation to the proposed narrow stairs fronting Marlborough
Road, and ii) there is a need for more “active frontage” along the ground
floor of that part of the development that would replace the HSBC bank
building.

7.14. The SWDRP was re-consulted by letter on the 2nd May 2013 (see Appendix
ii), explaining how the scheme has been further revised in light of the
Panels’ comments. Following these changes (see Appendix ii) it concluded
that;

“The Panel hopes the brief will be approved and that the scheme will
proceed to the next stage. We are supportive of this scheme which is
set to bring substantial public benefit in regenerating this area and
bringing the listed buildings on your site back to life.”

7.15. The SWDRP will be consulted on future Planning Applications.

8. Planning History

8.1. Planning permission and listed building consent were granted for
development on the site in 2008 (5/07/2805 and S/LBC/07/2806
respectively). The applications were submitted by Bach Homes (Locarno)
Limited for the construction of 115 flats, a registry office, 3 restaurant/bar
units, hotel, car parking and associated public realm works. These
permissions elapsed on September 8th 2011.

8.2. Afurther planning application and listed building consent application (S/
10/0883 and S/LBC/10/0884), also submitted by Bach Homes (Locarno)
Limited, were refused in February 2011. The applications were for similar
uses, but in the opinion of the Local Planning Authority (LPA), the revisions
would result in unacceptable impact upon the character, setting and
appearance of the listed buildings and the Old Town Conservation Area.

8.3. The applicant initially sought to appeal these applications but withdrew from
the appeals in November 2011 and July 2012,

8.4. The withdrawal of the most recent applications and appeals coincided with
Bach Homes (Locarno) Limited decision to reappraise options for the site
and enter into fresh discussions with the Council to find a viable and
appropriate development solution.
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9. Site Appraisal

(See issues, constraints and considerations map (fig 4) at end of this
chapter).

9.1. The site is irreqularly shaped with the adjacent road network defining the
western extents. Surface car parks comprise the spaces that lie
immediately to either side of the Old Town Hall and Corn Exchange
buildings, with primarily residential development beyond this.

9.2. The site marks an important transition along Marlborough Road, signalling
a change both in the use and scale of built form and is well located close to

the green space of the Lawns.

Constraints mapping

Any proposals need to retain vehicular access along Dammas Lane and the
pedestrian link of The Planks.

9.3.

9.4. The site includes the listed buildings, together with a number of other Listed
features, such as boundary walls and lies within the Old Town Conservation

Area, as illustrated in figure 4.

9.5. An existing Beech tree is located at the eastern edge of the Planks car park
within the proposed development site. This is covered by a Tree
Preservation Order (TPO), although it is considered to restrict development
potential of the site. Another Beech tree, also subject to a TPO, lies within

Beatty Court Gardens and overhangs the site.

Topography

The site is on the same gentle slope as Marlborough Road/High Street,
climbing up from the south. The former market square is relatively flat with
a steeper gradient towards the site from the Weavers. Northwards, beyond
the site the levels continue to climb gradually before sloping sharply
downhill again, just beyond Wood Street, towards New Town.

9.6.

9.7.

9.8.

9.9.

9.10.

9.11.

9.12.

9.13.

Existing Land Uses

Part of the character and interest of the Old Town area is the diversity of
uses and the relationship between these; with residential uses extending
along several of the primary routes into Old Town to meet retail, commercial
and employment uses.

The current retail and leisure offer comprises a range of shops, restaurants
and cafes. High Street has primarily commercial uses with several banks
and other businesses. The supermarket opposite the site is a key anchor,
although elsewhere there are a number of vacant units.

Wood Street offers a range of independent shops, restaurants and cafes,
with mixed use development at Hooper’s Place; although car parking
dominates the public realm.

Immediately to the east and south of the site are residential areas,
comprising a range of styles and scale. The buildings forming the northern
edge to the market square provide office space, with other uses in close
proximity including the Masonic Hall located off The Planks.

Landscape / Landscape Features

The site itself contains few existing landscape features. External spaces
comprise the car parks and within the hoarding line there are a number of
self-seeded trees and large stands of buddleia, which require removal.

Adjacent to The Planks car park is a block of shrub planting, together with
the TPO beech tree, creating heavy shade, particularly along The Planks.

Significant landscape features in the area lie outside the site boundary such
as the adjacent Lawns. The area around the site has an overall ‘green’
quality due to planting associated with adjacent gardens and boundaries.
There is little street tree planting in the area, something which could be
explored as part of the new proposals.
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Views and Views Analysis

9.14. The Corn Exchange clock tower is a distinct architectural feature in Old
Town; however, views primarily exist in close proximity to it. The nature and
extent of views change as surrounding built form restricts or blocks these.

9.15. To the west of the site, such as from the Hooper’s Place car park, views to
the tower are seen over the High Street roof line and are impacted on by
the poor quality setting of the supermarket car park and associated clutter.

9.16. Views from the lanes around the site are restricted due to a combination of
surrounding built form, topography and in some instances vegetation.
Typically it is the more recent buildings which restrict views to the tower, due
to their scale and location. It is from the former market square that views
to the Town Hall and Corn Exchange can most readily be appreciated.

——

Existing view from former market square

Structural Condition

9.17. The most recent structural survey was conducted by Melo Associates in
November 2012. It concluded that there had not been any material change
in the structural condition, since earlier surveys, other than weathering of
the stone facades and some vegetation growth both inside the site and at
the tops of the walls.

9.18. The clock tower and associated elevation is in fair structural condition,
though there are some local failures of lintels and random cracking.
Temporary propping of the bell tower has secured the upper sections and
this elevation is generally stable and will remain so in the medium term.
The arched elevation adjacent The Planks appears stable although this
elevation will need to be tied to the new structure in order to maintain
structural stability in the long term.

9.19. The car park elevation (SE) also appears in good structural condition other
than some localised loose coping stones at high level. Some minor remedial
works at high level are required. The elevation adjacent to the Forum (HSBC
bank) has been temporarily propped and this appears satisfactory, there is

some loose high level masonry which needs removing in the short

w. term. This wall will require tying into any proposed structure if it

", is to be retained in order to maintain its long

term stability.
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9.20.

9.21.

9.22.

9.23.

Public Realm Analysis

The public realm around the site is generally of poor quality. The High
Street carriageway and associated clutter dominate this route resulting in a
poor pedestrian environment. Open spaces are used as surface car
parking, adding little to the quality of the urban landscape and leave the
listed buildings disconnected from the rest of Old Town.

Important features, such as the formal entrance to The Lawns, are not
clearly identified and the setting of these is impacted on by signage. There
is a lack of street furniture or way finding, with lighting provided by standard
highway columns.

Surface finishes are in a varied state of repair, comprising basic finishes.
Concrete kerbs provide definition between footways and carriageway with
drop kerbs and tactile paving at pedestrian crossings.

The overall streetscape contributes little to quality of Old Town or the
setting of the Old Town Hall and Corn Exchange.

9.24.

9.25.

9.26.

9.27.

9.28.

Highways - Existing Pedestrian, Vehicular and Car

Parking Provision

The carriageway along High Street varies between 8.5m to over 10.0m at
junction approaches; the footway varies between less than 2.0m to just over
4.0m.

Although High Street is a busy road, most public transport is routed along
Newport Street only joining High Street/Marlborough Rd at the junction
opposite the site.

The use of pedestrian guardrails together with traffic related clutter creates
uncomfortable pinch points for pedestrians and while the surface car parks
provide significant parking provision, they are typically under-utilised.

Highways issues should be addressed as part of the development and to
encourage wider regeneration in the area. A Traffic Impact Assessment will
be required to be submitted with any planning application to determine the
extent of necessary off-site highway mitigation works.

An assessment of car parking requirements for the proposed land uses, as
well as the need for any on-site public parking spaces will also have to be
undertaken as part of the planning application process.

Existing public realm along High Street (facing north)

Existing junction at Newport Street
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10.Design Considerations
(Refer to fig 5)

10.1. This section establishes key design principles based on analysis of the
baseline data considered above and provides ideas and design
recommendations that can lead to a successful re-development of the site.

Quality

The site is within Swindon’s ‘Old Town’ conservation area and contains two
Grade Il listed buildings; as such it demands the highest standards of
design and construction. This should permeate through the whole scheme
from masterplanning to the design of individual buildings and the design of
the public realm.

10.2.

Response to Context

The project should preserve and enhance the special qualities of the iconic
listed buildings through the careful conservation of the remaining fabric and
the sensitive, contextual and contemporary regeneration of the remaining
site.

10.3.

10.4. The massing and form of any development should respond to the urban
grain of the surrounding context including the scale and massing of
surrounding buildings.

10.5. The proposed re-development is seen as an opportunity to remove some of
the C20th buildings that detract from the area, to be replaced with buildings
that extend the high quality public space from Wood Street, south along
Marlborough Road, improving the busy junction between Newport Street
and Marlborough Road in the process.

10.6.

10.7.

10.8.

10.9.

Existing Building

The individual language of each listed building should be understood to
provide interesting reference for the development of a new architectural
vocabulary for the site.

The majority of the significant fabric associated with the listed buildings is
contained within the principle elevation of the Old Town Hall, the Corn
Exchange Clock Tower and the arched elevation of the Butter Market.
However, the remaining walls to the south west of the site contribute to the
character of the site and should be retained as a means of preserving the
patina of the site.

The volumes of the Corn Exchange, Old Town Hall and Butter Market are
significant; as far as is practical any development should seek to retain
these volumes and utilise them as singular spaces.

The Corn Exchange space is socially significant, remembered widely for its
historic former uses. However given its large volume, challenging access,
deep plan and limited number of external openings it is a very difficult
space to reuse. Any development should pay particular attention to the
reuse of this space from both a functional and design perspective.

Architectural Language

10.10.The language of any new buildings should not attempt to slavishly recreate

the language of the historic buildings, but instead employ a simple, clean
and contemporary language; referencing the surrounding historic buildings
in their form, massing, and materiality.

Materiality

10.11.The materiality of the development should respond to the materiality of the

historic buildings, employing local Purbeck limestone where possible. There
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is scope to use different materials on the site; however this should be
justified with reference to the historic buildings.

10.12.The quality and finish of the materials needs to respond to the language of
‘facades’ that is established within the Old Town Hall, Corn Exchange and
Butter Market. This would reserve materials with a finer finish for the
principle elevations of buildings and employ materials with a rougher
materiality on secondary elevations.

Public Realm

10.13.Improvements to the public realm are seen as a key part of the
regeneration of the site; The public realm elements, including the
pedestrianisation of Market Square, and any necessary and directly related
works to adjacent highways, as determined by a Traffic Impact Assessment,
will need to be implemented as an integral part of the re-development
proposals.

Existing Trees

10.14.The removal of the Beech Tree within the Market Square is considered to
be acceptable providing sufficient benefit can be proven with a building in
the same location. Consideration should be given to the benefit of planting
a replacement tree within the redesigned Market Square. Development
proposals will need to carefully consider the protection and wellbeing of
other significant trees within adjoining curtilages.
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A Possible Design

Solution

10.15.This section makes reference
to the sketch scheme
developed by Feilden Clegg
Bradley Studio Architects as
an illustration of how future
development might take place.
The sketch scheme has been
designed taking into account
the conservation principles,
design and development
requirements that are set out
in the earlier sections of this
brief, and the need to achieve
commercial viability. The
proposals should not be
treated as a prescriptive or
exclusive set of requirements, ’
but seen as a potential guide
to the future development of
the site and the intent of any
proposed development.

A 20 O

lllustrative Scheme Design - 3 Dimensional Aerial View from the North-West - FCB Architects fig 5
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(1) Market Square

10.16.The Market Square is reinforced as the key public space within the Old

Town reasserting the importance of the historic square. The area is
retained as an open space which extends over the High Street and Dammas
Lane with shared pedestrian and vehicular surface, retaining these vehicular
routes while increasing the size and prestige of the Market Square. Areas
could be subtly demarcated with street furniture to define zones, one of
which could be used as an occasional market. The Market Square could
also support an additional feature such as a piece of public, a “landmark”
tree, art or a reference to the historic Market Cross to further identify and
lend character to the space.
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(2) Head of Square Building

10.17.The Head of Square building offers a symmetrical termination to the

eastern edge of the Market Square which responds in language, materiality,
form and massing to the Old Town Hall. At present the concept shows a
building of five effective stories in order to achieve overall commercial
viability. While removing a storey would create a more consistent height
relationship with the Old Town and adjacent Dammas Lane buildings, if
justified this extra storey is considered acceptable. It would be preferable to
incorporate a public function at ground floor level which can open onto the
square and create additional activity and animation. These points help
highlight that careful attention to the detailed design of this building is
required to achieve optimum relationships with other buildings addressing
the market place and safequard the reasonable amenities of the residential
flats that are located immediately to the east.

Market Square & Head of
Square Building (indicative) fige6



(3) The Old Town Hall of the surrounding buildings. The historic walls which surround the space
10.18.The remaining external walls of the Old Town Hall will be conservatively would be retained and integrated into any future development as a built
repaired and internal floors installed to match historic levels; however, given record of historic development on the site; however this is balanced with the
the loss and damage to the interior of the building, flexibility in the opportunity to provide a perforated elevation between the Corn Exchange
treatment of new internal spaces and details can be explored. The Old Town and the surrounding spaces encouraging activity to spill out of the
Hall is important to the creation of animation and life to the Market Square; surrounding spaces into the Corn Exchange. The primary point of access
consequently a public function at ground floor level is strongly encouraged. into the Corn Exchange is maintained from the Market Square through the
In addition it could offer a “front door” to the Corn Exchange or Newport clock tower itself. The illustrated sketch scheme positively utilises the clock
Street Building behind (to the south) allowing visitors to enter the site tower as a publically accessible viewing platform providing views across Old
through the Old Town Hall and proceed onto the spaces beyond. Town and down onto the Market square and Corn Exchange.
(4) Corn Exchange A

10.19.The Corn Exchange is a large
and socially significant space
which demands special
attention due to its large
volume, challenging access,
deep plan and limited number
of external openings. Being in
the heart of the site the Corn
Exchange has the potential ol
become a new covered
external space providing
fresh air, light and access to
the surrounding buildings. A |
covered glass roof could
provide additional weather
protection for the space while
creating a temperate zone _ , _ ,
which contributes to the ' : i 3 “ . B >
passive heating / ventilation b | Exchange (indicative) fig 7

Iihe Old Tewn Hall'& Corn Exchange Planning Brief: November 2013




(5) Butter Market be double height open space, generating interest and vitality to the street
10.20.As with the Old Town Hall, the remaining external stone walls of the historic and allowing views across the full depth of the plan from Marlborough Road
Butter Market will be conservatively repaired, but flexibility exists in the into the Corn Exchange.

treatment of spaces and internal details. The space was previously a large
single storey volume but there is scope to introduce new floor levels
dividing the space vertically. The arched openings on the northeastern
elevation have been incorporated into a single storey allowing these
openings to be fully expressed both internally and externally. In addition, a
central light well has been introduced into the space referencing the historic
domed roof light on the

former Butter Market.

(6) Newport Street *
Building
10.21.The new building
proposed at the junction
between Newport Street
and Marlborough Road
should respond to the
height and massing of
the Old Town Hall. It
could wrap around the
Corn Exchange space
utilising the historic
window openings in the
first floor of the Corn
Exchange to capture
views down into the Corn
Exchange space. The
ground floor space along
Marlborough Road could
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(7) The Tower

10.22.A tall element could be incorporated into the proposals providing it is set
back from the road, does not affect the pre-eminence of views to the Clock
Tower and Church Spire, and the design and construction of any tall
element is of the highest quality. The tower in the concept is located at the
southern end of the Corn Exchange, creating balance with the existing Clock

~

. -
Newport Stfeet (existing)




Tower and stepping back from key views along Marlborough Road of the
Clock Tower and Church Spire. Any tower should respond, in height and
form, to the existing towers within the Old Town, and although it is
understood that the function of this tower will to some extent guide its form
it is clear that its design will need the most considered handling. Indeed the
form and function of the tower will become symbolic for the regeneration of
the Old Town as a whole: working with the existing Church Spire and Clock
Tower which currently act as historic references to the religious and
commercial life of the Old Town.

(8) The Podium

10.23.To the southern end of the site, in recognition of the current need to
deliver on-site parking, a new plinth provides covered parking, access to
additional below ground parking, service access to the Newport Street
Building, and creates a private raised garden space for the surrounding
residential buildings. In addition this plinth or podium can provide space for
additional commercial space along its western elevation adding to the active
frontage along Marlborough Street. Although potential exists to exploit the
need for a podium as positively as possible, its height should be reduced as
much as possible, working with the existing topography of the site by
embedding itself to the north and revealing itself at the main points of
entry to the south.

(9) Southern Residential Building

10.24.To the south there is the opportunity to introduce development which
fragments in scale as the Old Town transitions into the residential
neighbourhoods to the south of the site. Shown as residential in use, these
units will sit on top of the podium, which provides an opportunity for
parking, service space and raised gardens.

(10) Masons Lodge

10.25.Along the Planks to the east of the site a series of townhouses is
introduced matching the scale and form of the surrounding terraced
housing. On the corner of this site, adjacent to the Butter Market, a slightly
taller apartment block could act as a transition building between its
neighbours.

Iihe Old Tewn Hall'& Corn Exchange Planning Brief: November 2013




v,
o
el

[\ I‘;
b e 94 ‘e. i

llustrative Scheme Design - Site Plan - FCB Architects
Iihe 0ld Tewn Hall'& Corn'Exchange Planning Brief: November: 2013

(€) Crown Copyright and Database Rights 100024296 2013

KEY

| The Core Ste
boundary

1. Marke! Squsre

2. Head of Square Bulding

3. The Ok Town Hal

4, The Coen Exchange

5. The Butter Market

6. Nowpont Street Buildng

7. The Tower

8. The Podium

9. Southem Reswdential Buildings
10. The Masons Lodge

NS
N

D

£ Swinoon

euluo ty

O survey Phewation Courwsy of Sweow
Sormap Conred

fig 9



11.Land Uses

11.1. The site occupies an urban space on the edge of the Old Town retail and
commercial core. The site also relates closely to the adjacent residential
areas of The Weavers, Henrietta Court, The Planks and Dammas Lane.

11.2. A residentially led mixed use development is considered appropriate for the
site, reflecting the Council’s aspirations for increased “town centre” living
and provision of more mixed-use schemes to help sustain the appeal and
vitality of Old Town.

11.3. Mixed-uses increase activity throughout the day and contribute to an
increase in perceived public safety. The opportunity exists to explore other
forms of development comprising uses in the following Use Classes;

o Class A1 - retall

e Class A2 - financial and professional services
e Class A3 - restaurants and cafes

e Class A4 - drinking establishments

e Class B1 - offices not within Class A2

* Class C1 - hotel

e Class C3 - dwelling houses

e Class D1 - non-residential institutions

e Class D2 - assembly and leisure

11.4. The possibility exists to include other sites and buildings within a wider
redevelopment scheme. If the Mason’s Hall in The Planks is included, it is
considered that the principal use should be residential due to the proximity
to adjoining residential areas of Saxon Court and The Planks.

12.Transportation, Access & Parking

12.1.

12.2.

12.3.

12.4.

12.5.

12.6.

Requirements

The site is in a sustainable location, being close to retail and community
facilities and adjacent to streets that are used as primary bus routes. These
are important considerations when assessing car parking requirements and
required contributions towards highway and transport improvements, in
accordance with Swindon Borough Local Plan Policies T1 and DS8 and, the
Council’s adopted Parking Standards Development Guidance Note (2007).

The redesign of Market Square to become a pedestrian space will need to
incorporate vehicular access to Dammas Lane.

It will be necessary to consider how highway alterations can improve
pedestrian crossing facilities between the site and the west side of High
Street, including extending the new hard landscape and paving detail of
Market Square across the High Street carriageway.

The development will be required to retain existing pedestrian links through
and across the site.

The majority of the site lies just outside Parking Zone 1 (Parking Standards
Guidance Note 2007), within which new flats are not required to provide
any parking. As this site is in very close proximity to both shops and
services in Old Town, as well as to public transport routes, the Council will
not seek the maximum parking standard for this site.

The development will be required to provide car parking (underground) to
support the proposed new uses on the site and consideration will be given
to the requirement to redress the loss of public parking in the existing
Planks and Market Square car parks. Both car parks are under-used at the
current time and there will be a need to assess how many public parking
spaces the scheme should provide on-site and whether there is a
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12.7.

requirement for, and ability to provide, additional parking provision (on-
street or off-street) within Old Town.

Careful consideration of vehicular servicing requirements to the new
development will be important and limited/time restricted use of primary
pedestrian surfaces will, subject to detail, be preferred to the provision of
service roads and lay-bys.

13.Services

13.1.

13.2.

The site comprises areas of land and existing uses that are served by
electricity, gas, telecom, water and sewerage connections. The provision of
upgraded service connections will need to be considered and provided as
part of the development.

Thames Water advises that it is essential that developers demonstrate that
adequate water supply and sewerage infrastructure capacity exists both on
and off the site to serve the development and that it would not lead to
problems for existing users. If a capacity problem were to be identified, and
no improvements are programmed by the water company, then the
developer will need to agree with the water authority what improvements
are required and how they will be funded prior to occupation of the
development.

14.Development, Viability & Land

14.1.

14.2.

Assembly Issues

The primary purpose of this brief is to provide guidelines for the successful
redevelopment of the site.

The Council accepts that only a commercially viable scheme will be built. It
considers that its role as local planning authority is to ensure that
development is sustainable and enhances its surroundings.

14.3.

14.4.

14.5.
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In the current economic climate the Council has re-examined its role in
enabling the development of this site. A viable scheme can be achieved
through a co-operative approach taking into account the following
considerations;

The Council’s Development Contributions Development Control Guidance
Note 2010 (The Guidance Note) has operated since 2006 and was updated
in 2010. The Guidance Note, excluding transport, contains the main
requirements for infrastructure contributions that may be necessary to
mitigate the impact of development on existing facilities and services as a
consequence of the cumulative impact of development in the Borough. lts
framework has been used to inform negotiations to secure the appropriate
infrastructure package by way of planning obligation and/or planning
condition on a site by site basis. In many circumstances there is no
justification for reducing the identified costs of mitigation. The Guidance
does however contain advice on how exceptional development costs that
adversely impact on the economic viability of a development proposal can
be considered. Whilst this document is adopted by the Council and in
operation, the importance of realising the redevelopment of the Old Town
Hall and Corn Exchange site is such that the Council will, without prejudice
and in light of an evolving scheme(s), take in to account the exceptional
circumstances of the site and consider whether foregoing a proportion of
the normally required developer contributions, at the time of development,
can be justified. In such circumstances, a post Development Appraisal would
be required at completion of the development in order to determine
whether additional contributions can be made.

The future use of the Guidance Note is under review as a consequence of
the Council’s decision to adopt a Community Infrastructure Levy ‘CIL for its
area. CIL is the Government’s chosen approach for development to make
financial contributions towards the provision and maintenance of
infrastructure within an area. CIL, once adopted, will become a mandatory




charge on development (a development cost) for the types of use that is
set out in the locally adopted Charging Schedule. Thus, the adoption of CIL
may become a material factor in the development costs of delivering
regeneration of this site, subject to the timing of the submission of a
planning application to develop the site. Furthermore CIL will not
completely replace to use of s106 planning obligations as they will continue
to be used to manage site-specific mitigation requirements that will continue
to come forward under this proposal. It is anticipated that the Guidance
Note will in time be replaced by Supplementary Planning Guidance on s106
planning obligations, or its application be restricted once CIL comes into
force.

14.6. An important requirement of the brief is to remodel the Market Square and

14.7.

14.8.

transform it into a high quality pedestrianised public space. It is recognised
that this is a public area and therefore part of the public realm. Because
the area falls within the “red line” of the brief it should not place an
onerous financial obligation on any potential scheme. It is therefore
anticipated that external funding will need to be secured to support the
delivery the Market Square public realm works. The scale of the external
contribution is likely to depend on the viability assessment of any new
development proposal(s).

The Market Square is an important historic urban space within Old Town
and its transformation will benefit both residents and visitors to Swindon as
a whole. Whilst there are other competing priorities, including Wood Street
and Victoria Road improvements, it is considered that the transformation of
Market Square, as part of the re-development, would make it the single
most significant environmental improvement to Old Town and should
therefore have priority over other schemes.

Underground car parking is the favoured solution for the scheme. Whilst this
approach has the potential to maximise above ground floor space, it will
have a cost implication for any development. Should this be a prohibitively

j0)

expensive option then any provision for surface parking should not impact
on the creation of a new Market Square and should ensure that effective
pedestrian links and permeability are provided.

. The Council accepts that the extensive fire damage to the two listed

buildings makes meaningful historic restoration of the internal elements of
the buildings unrealistic. This will reduce the cost of expensive restoration
work, of the remaining building fabric, to the repair of the external walls
and tower.

14.10.The Council owns the Dammas Lane (the old Market Square) and The

Planks car parks and has agreed, in principle, that these sites should be
included as part of the overall site, subject to conditions, to help facilitate a
high quality development.

14.11.Forward Swindon Limited (FSL) has examined various viability appraisals

based on this brief. This modelling suggests that, subject to certain
assumptions, the brief and resultant scheme designs are capable of
producing a viable development.

14.12.1tis anticipated that to deliver a viable redevelopment that meets the

objectives of the Brief other adjacent buildings will need to be included in
the scheme. The illustrative design solution includes The Forum, currently
occupied by HSBC Bank, and the Mason'’s Lodge. It is hoped that this
comprehensive approach to redevelopment can be achieved through
agreement with third parties. Should this not be possible, the Council will
consider the need to use its powers, under section 226 of the Town and
Country Planning Act 1990, and other relevant statutory provisions, to
assemble the land needed for the development to proceed.
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15.Appendices Appendix ii

Appendix i

Formal description of Listed Buildings

Corn Exchange and Town Hall Department of Culture, Media and
Sport Ref: 8/157

The Square Grade: |l

Swindon First Listed: 02.10.51 (formerly listed as the Locarno Ballroom
and Clock Tower and Premises occupied by Brown & Plummer Ltd.)

Market hall and town hall. Built 1852-54 by Sampson Sage and E.
Robertson of Swindon, extended as corn exchange 1866 by Wilson and
Willcox of Bath now bingo hall and shops. Ashlar stone.

Roof not visible. Corn exchange 2-storey, 5 bays divided by giant Tuscan
pilasters. Rusticated ground floor with arched openings between pilasters,
originally open, now with C20 shop windows.

Lugged architraves to first floor casement windows, and moulded panel
over Entablature and pediment over 3 central bays enclosing roundel.
Balustrade square lantern with cornice and arch with bell. Extensions of
1866 provide corn exchange to rear on triangular site, and tower to left of
town hall facade. Rock-faced stone with ashlar dressings. Tower of 4
stages, ground floor lonic columns in antis. Architraves to first and second
floor windows. Top level in form of open Venetian windows and corner
Corinthian pilasters above clock chamber. Cornice and balustrade, and
square dome with iron openwork crestings. Corn exchange to rear has
arcaded elevation, 1 storey with roof balustrade. Interior not of special
interest. Plans held in British Architectural Library.
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South West Design Review Panel Letters
Review 1: 11 June 2012

19 June 2012

Steve Rosler

Steve Rosier LimRed
170 Paramount SBulidng
Beckhampton Street
Swindon

8N123J

South West Design Review Pansl
SWDRP 112 11 June 2012
Panel: Pster Clagg (Chalr), Simon Came, John Peveriey

Swindon Old Town Hall and Com Exchangs
Restrcted circulation: this letter s not for pubication

Thank you for inviting us %0 ook at this scheme. The Panel was grateqs to you and your team
for leading the site visk and to Forward Swindon for providing a venue for our meeting. We
were giad that Swindon Borough Councll, Forward Swindon and Englsh Heritage took part in
the meeting.

The Panel 5 strongly supportive of the principie of regenerating the area around The Square,
Swindon's historic market square, and we see potentially great public benefit coming from your
scheme. The listed buldings are worth retaining for ther intrinzic merit, their role In Swindon's
history and for the contribution they make a3 landmarks in the conservation area and beyond.
And they warmant 3 better setting than the current parking. Moreover, releving the dereiiction at
present bighting the High Street and bringing new [ife wil contribute to revitalising the
surrounding area and bring a considerable catalytic IR for the Oid Town.

o B Dew ofice D Nousa, 71 Midche Strwet Taunme, TAT 15N

NE:
New regixses oue A Pack Avecum, Tauncon, Somermee, TAL J9x
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We'd add that the Oid Town has potential 33 3 valuable quarter to complement the iater
development of the town and deserves 1o be better identifed and promoted.

We'd advise you, however, not to underestmate the compiexRy of the site In 3 sensitive area,
and the challenge of securing commercial viabilRy while winning support and consents, and
consequently the need for a strong t2am with experience of masterpianning compiex urban
mixed use sies and with skiis In highways, streets and udan landscape design.

We note the long and compicated planning history of this site, though nothing has happened
on site. We do not propose 10 dwell on previous schemes but to focus our efforts on helping to
get a viable scheme moving ahead. We see the invoivement of Forward Swindon in leading 3
working group as posiive and we 3is0 weicome the posiive nvolvement of the Councll n
guiding you and their wilingness as landowner to look at deveioping their surface car parks. We
hope that as panning authority they wil see advantage in flexibiity n terms of uses o faciitate
3 good scheme.

The Panel wishes to offer comments and sugpestions on the area to be covered in a

masterpian; the analysis we see a3 prerequiste o that pian; and on the inal plans you put %o
us.

We support the idea of a wider regeneration than that of the sites of the planning appications.
The additional land will heip realize commercial viabilRy and reduce the pressure %0 over-
develop. And Rk wil improve sites of some mediocrRy.

The rec-ine plan presented rightly brings In the H2SC Sank, the abzence of which was a
handcap to earfer schemes. The sites added 10 the west, east and north are useful
enlargements but the tall into Wood Street is an Indication of 3 desired reiationship rather than
part of the ske.

The site should be the area under your influence. The masterpian, however, should ook at the
area that reistes to The Square and the Isted bulidngs: your red Ine (wihout Rs tail) plus
environs and connections (of which Wood Street is one).

Thiz masterpian - for which the market square might be a sultable focus and short title — needs
to reiate 10 the emerging city-centre masterpian commissioned by Forward Swindon. We hope
you wil meet scon Wi the team for the wider plan and ensure that both inBatives are working
towards the same goais. There I3 3is0 3 task for Forward Swindon and the Councli in reating
your market square study 10 the wider plan (particularty the relationship of your ske 10 the
emerging proposals for other parts of the Oid Town).

The market square masterpian needs to be based on analysis of a number of aspects. Some,
we gather, are completed or under way Inciuding structuryl engineering studies and surveys of
the listed buldings and archaeciogy. Other aspects that we shall hope to see next time include
historic street pattem and extant heritage assets, lopography and landscape features, views
Into and ot of the area, pedesirian and vehicular routes including pubic transport, land uses
Inciuding active frontages, and buliding heights. It wouwld help to have sections reiated to
topography and idealy modeling, befer stil a physical mode! as weil. Only with such a
baseiine can one fully assess and validate the proposais you bring forward. Generaly, a more
cogent argument or logic underpnning your scheme would heip you both to work & up and to
convince others of ts menits.
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Tuming to the Initial plant. we Back the recognition of The Sguare once 303k at a facal point
and meeting pace, with redied elsure uses. We'd encourage you 10 resist the tempiation to
make it excessively fussy or demarcated; It is small enduph 1o work 33 3 simple, open space ~
3 mariet square, NOt 3 garden or leisure compilex.

We'd encourage simpicy 100 In the reatment of the eastem end of the Square. If there i3 to be
3 bullding then R should be have 3 straight-edped geomety as Defts 3 square and De reiatively
crdinary In deference to the isted buldings, not the grand gesture impled by 3 sweeping curve.
Clearty, there 13 3 strong case for retaining the beech tree but we'd sugpest evaluating the
cptions of the tree with no buliding: ™e ree and 3 smaller tuliding %0 e north; the tree and 3
narmow bulding 1o the east and 3 Jarger buliding Without the ree.

The principie of Bufiding on Te car park South of the Dank bulding 50 35 % re-enciose the
street 5 20UNd, NOSed we'd 3000y TS 3150 10 The SAE NOMN Of the Lank Whers & woull be Defter
20 repalr the street frontage Man 10 make 3 2paCe SUDSIIary 10 e neamy square (and where
tners 1 PO exizEng faga0e on Me Town Hal).

Forming a courtyard within the new buliding 0 the Soumh IS worth expiorng especialy ¥t forms
part of 3 new route to connect The Parks (and the park Deyond) to the street. But you would
need t0 see if the space would te arge and ight encugh 10 work wel.

We must await your Surther work Inciuding a study of bulliding Peights but, having visiied the
she, our Incination (we are not prescribing!) 15 that four storeys would be appropriste on the
street ‘rontage bet Wi some diminution In the main 1o respect the smalier scale duldings
beting the siie. We'd supgpest you explore the oplion of seres of separate buldngs as wel as
INe Current CpOON Of Iape MIsgrated SIUCIUNeS. We'd encoursge you 0 TANK Of 3t ieast tad
buiangs against Saxon Cout one healing e Sguare (subject 10 the tree evaluation) ans one
©F more Wowards and on The Planks. There might even be 3 smad space at the node of Tre
Flanks, Te two existing anes and Te new route through 1o the street.

Ycur early work rases the question of possibie lanamarks and gateways. Here, we offer no
comment 3t this stape and wil await your justification. Our nital thoughts above on buldirg
Reights do not preciude going higher “or 3 landmark bulding but we would need 10 see rigormus
Investigation and Justfication.

You rightly wish make ?he F2™c on the High Street iess domimant and we support ncluding the
street 35 3 whole In your study. ™he Councl as highway authorty has 3 major contribution to
make o Te 3UCCess of your 3ch and the reg aTon of the O Town, We'd certalny
favour concelving The Square a3 having 3 shared surtace running 10 the base of the bulangs
on Its four sides, one of which happens 10 De 3Cross the sreet and 30 raffic would run over one
part of the Square but sudsenvent o it

Then there is the question of how 20 handie the Isted duldings themseives. An akernative
reusze of the walls In the case of the Locamo IS 10 bulld away Tom them. This would make new
and oid dstinct, 50 celebrating not iozing the fine masonry your scheme Inherits. In fact, ™his
routs might afford you more %00r space since 3 bulidng witsin might rise above the walks not be
cefned by them.

Fagelofs
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We would encourape you 10 return as you envisage for design review input into the masterpian,
and 3 third time prior %0 a detaled pianning appiication. We wizh you wel and icok forward to
heiping further towards 3 successful cutcome.

Yours sincerely

Timothy Cantel
Manager, South West Design Review Panel

Cc  Swindon Borough Councll
Forward Swindon
Englsh Mertage

“Confidlensalty

Since the scheme was not the SLORCT OF 3 paing Sooiation when I came 10 the Pane( this letler (s
confidence 1o the adde ssee and those Asted a3 Deing senf copies. There 15 1O Section o e Jetter
Leing shared Witin e respecive Hractces OpAansatons.

SWORP resenves the right 10 make the QUIInce ANOwWn SHOUK e views CONtained in this jetier be
made DUSHC Dy Others in whole or In part.

The letier would be mace avakatie 1o any QUBIC NOUPY conceming the scheme.

The letter would 350 be made avallatie 10 3 subsegquent SWDRP session for e same she o7, If
refevant, an agacent sie) or 10 anoter de SN review pane! Should 3 scheme Qo before them.

The letter could be made pUDI When e SCheme goes fward as  planning acolication (¥ fhe
appicants 5o wish.

f YOU GO 0L raquiT TS Jetier 10 be Kagt CONfUental piease ket us Anow.

Fage sofs
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sou'mw.uv
Design
Review
Panel

28 November 2012

Steve Rosier

Swindon Corn Exchange Linwied

S Hirestone Roed

Coleview

Swndon

SN3 &ED

Deat Steve

South West Design Review Panel
SWORP 117 21 November 2012

Ol Town Hall and Com Exchange, Swindon (returning scheme)
ABendag Parel members. M J Long (Char). Simon Came, Jobn Peveriey
Rezfre fod circslation 3 lefler iz nol Lr pubicaton®

Thank you 107 bringng this scheme 10 us agNn We were gratedul that Foreard Swindon and
Swindon Borough Councl 100k part, and regretied that English Mertage were prevented from
1aking pan Dy travel d81upBon

The Pacel was hearionad By the progr made wnce B inal review on 11 June 2012 We
remain supporive of Te principle of regener sting his area, tanging the Isted Buldngs on your
e tack %0 Me. 50 It was good to see the schame developng and 1o hear that you are
COUBOUSlY ODUTMSDE ADOUT Viabdity N These BMCuR Bmes

We were heamened 100 by he sound analytcal basis you now have 10 moving orsard. The
masierplan your leam oulined is underpinned by & more in depth understandag of fetonc
steet patiern and e dant hartagn asses, opogaphy and indecapes leatures, vews into and
out of the area, pedest=an and velcular routes.

Desgn Review affiated with

oeion I QNG
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We suppon the simple and mtional approach you are taking in the masterplan. The quantum of
development you ervisage seems acceplable aof ths stage in urtan design terms. Al the same
time, we wouldn 't wish you 1o be 50 simpile and rasonal that a formulaic and predctably even
scheme emerges. The last thing the High Street requires is slabs. And you shoulant feel you
have 10 deder to the Isted butldings 50 much that the new bulidngs lack interest of their own.
Thus, we'd encourage you 10 Beense your designers 10 be creative a3 well a3 respomive. We'd
fke to see 3 scheme that is not smooth and bland throughout but has its own variety and
nierest Optons for a vertical element should be explored. There is in fact scope for exceedng
a datum (thatis a paint of reference, not a formuda or Imit) of four storeys, here and there, most
probably back from the High Sreet and lowards the south or east And a catum equally is not &
minimum 50 parts could be lower than four storeys.

If the outcome s a complex of oid and new buldings that cobere and yet confrast, whene the
new have strength and gualty sparked by the cld, and with the whaole having a vigowr and
presence even geealer than thal there now, then the scheme wil make & very sigrefcant and
welcome contnbution 10 the revival and identity of the Old Town.

The Panel welcomes the principie of ringng the buldng ine on the Hgh Street forward It
would help the scheme and the Old Town 10 have a shghtly namower street. it would bang an
opportunity 10 provide mom ge us and afiractive pedestrian spaces. And we've already sed
we wish your scheme to have a strong presence on the street.

We back the recognition of The Square as a focal point and meeting place once again. We'd
eNCoWwnge you 10 resist the femptaton to treak & up and have planting; & is amall encugh o
work a8 & simple, Open space ~ & marks! squire, rot & garden of kiswure complex We we ghad
10 see that you am pursung the idea we favoured st time of rumning 1o the base of the
bulldings on s four sides, one of which happens to be across the street.

We see the logic of a budding onthe eastem edge of The Square having a straight-edged
Peometry but we also see that the previous bulding was not perfectly orthogonal so there Is
scope for beeng sightly out of ine. The beech tree quesbon is not fully resoived, we gather, and
we'd Bke 1 see the evalabton of the options we put forward of the tree with no bulldng the
tree and a smalier bulding 10 the narth, the tree and & Namow Builing 10 the east, and & arger
bullding without the tree.

Forming a courtyard within the horseshoe buidng off a new route to connect The Planks (and
the park beyond) (o the street is weicome. But you need to be sure the space would be large
and Ight encugh 1o work well & might be beneficial to beeak up the horseshoe 1o adeit more
fght.

We dd moct a small space st time at the node of The Planks, the two existing lanes and the
new rote through o the street but we had in mind a pocket space not, as you call it, a ‘square’.
The Square i the only square you need A space by The Planks should be sutaervient 1o The
Square, birry and informal, resnforcing the lane character here. Too much publc readm in the
scheme might drain energy fom where you need ¢t the street and Square. We'd question also
forming the builing behind (#3) with o straight edge as if & were on the Hgh Street. It could be
s formal, parhags acknowiedging the geometry of the Locarmo of llowing its own

S ynerasy

There could be opportunties 0 form routes or openings where buldings come together such as
behind the Town Hall - it would be worth careful investigation 10 see ¥ delcate routes could be

made.
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We suppon the idea of & wider moenmration than that of the current ste. We wish you well in
seeking 10 bring = nearby sites of some visual medocrity such as the ski shop and Biekwondo
buiding.

We resterate cur appreciation of the positive involvement of Forward Swindon and the Council
inthe evolving scheme.

The matter of uses was implcit in our discussions, it was someSmes difcult %0 know how a
space could be used or how a bulldng should, say, be onentated, wihout a surer idea of what
use s QOINg 10 be viable and we ook forward to a Srmer idea at the next review. We'd
ENCOWnge you 10 comider vanous fely uses i pant of the design investigations and there
might be uses including pubiic cnes that the Coundll or Forward Seindon could bang to the
tabie

It would also help next Sme 0 Pave sections and ideally a physical model. Montages would be
usetul too such as to help us assess the visual impact of the scheme at points along the Mgh
Steet and Newport Street.

We wiah you wel and lock forward 10 helping further towards a successiul outcome

Yours sincerely

Timothy Cantel
Manager, South West Design Review Panel

Ce English Heritage, Forward Swindon, Swindon Borough Council

Contdentalty

Since Be scheme was rot e subpect of a planning appiicaton when it came 1o e Panel, this lefter iz in
il 0 e add and ose heted a2 bewg sent copies. There ia N0 abjecton 1 e lelter

beang zhaced mrthin the rezpectve pracs v

SWDRF recerves e apht 1o make the Gurdance i Aowld e views confaned in Mg leter be

made pudic by ofhers in whole o in part.

The lefter would be made avadable o any publc INGUYY conceming fe acheme

The lefer would 3000 be made dadie 10 3 sbseQueny SWDEP 3005400 for e same sie for, of

relevart, an adjecent afe ) or o ancther desgn panel should 20 before Hem.

The le@er could be made pubiic when the scheme goes forward a3 » planoung sppiicedion ¥ te

Appiacanty 60 wesh

¥ you o not reqguam i leSer © be kept confaendad, please lef us know
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SOUTH WEST

Design

Review
26 Fetruaey 2013 P anel
Sweve Roser

DOwecior, Swindon Corn Exchange Limsied
Harlestone Road

Colevew

Swmndon SNJ 4ED

Dear Steve

South West Design Review Panel
SWORP 124 19 Fobruary 2013

Oid Town Hall and Corn Exchange, Swindon (retwrning scheme)
Alendng Panel sambers. M J Long (Chair), Simon Carme, John Paverkey

Restrctad crcwadon Mg letier iz nod for pubicason *

Thank you for benging s schame B0 s agen, followng our reviews on 11 June and 21
Novester 2012 We were gratetud that Englsh Mertage, Forsard Swindon and Swindon
Borough Countd 100k pat. We'd bhe 10 thank e Councl 10 hosting the meeting.

The Panel wis encowraged by the progess made since the review livee months eader it s
evidert 10 ua that & saee Sacior in B ong ¢ progess ina

SRR b s the possy n of the g Foup and wa'd e 10 acknowiedge ther

Colaboratve work On the evolving scheme. It is 3 model process.

It ans pleasing to see Bt much of what we said previosaly had been heeded, particularly

About » Nerarchy of spaces Wi The Square pre.eminent. The new cowrtyard Is a great

concegt (albest & chalienge 10 detasl and 10 have Character 3t a reasonalie ¢ost) and we akso
Ve the tro Y and @ 3 of the Do on the steet

Design Review affitod with

s Qﬂmﬂ
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Our main comment is about the podum. We can see a case 1or servicing owt of sight and for
releasing suriace parking for more appropcate uae. But agnint that we'd wesgh the dead
frontage imposed on the street (probably with ventation grilles elc ) and the awkward
chalienge a podum poses for the southern par of the scheme, including the unatiractive and
narrow stairs from the High Street. It was hard to see how people would use the area above the
podiuny & Brge slairway encournges arrival from the east but apparently does rol lead
anywhere, not 10 the courtyard nor cbvicusly to the High Street, It was not clear whether the
podium would te 3 wsefid edersion 10 the public realm, providing 8 Ink between the High
Street and the Planks, or whether it would be a sem-private area.

We wondered if there might be a simpier basement or undercroft parieng arrangement that was
less problematic, or even entirely underground parking with a ground leved knk between the
Mgh Street and The Planks. If the podum is kept, then we'd ask for more consideration of how
it is resoived. We'd need to see the street slevation and we'd wart to be convincad that there
really was no way of enlivening the street frontage south of the hotel

A moce subtie approach 10 the southern courtyard could, for instance lead to a dfferensation
betwoen public space (which might lead in some way 10 he courtyard) and moce private
resdential space which would not require 8 maOr approach Fom the surroundng streets. What
seema 10 be a lack of permealyiity here leads on to our wider suggession that in this scheme,
with changes as one moves arncund, it would be Qood to have roues or openings between
buldngs and spaces in addton 1o the easential signed ones ~ some might be delicale and
uneapecied, known 1 those who explore.

Tuming to the question posed abowt a ower, the Panel considers that a fower In principle is
acceptable. Your noton of a dalogue of the towers is intriguing and would envich the courtyard.
You might ook at shifing it sightly to the et The tower would have 1o be beautfully
designed. And & may prove dfficult 1o darive a floor plate that is krge encugh 10 be viable yet
engenders a fower siender enough not 10 outweigh the Town Hall's fower. Bat it is well worth
taking the idea further.

Although we have not seen the opSions analyss we hoped for regarding e beech tree

Question, we see the g of 8 Bukding on e essiern edge gving & frm edge 1 the head of

The Square and we accept 8 bulldng here without the tree i there is & second ower we'd

wbthrnbnowonlwmm and pertaps in anmy case thes s beter for The
re

The ground foor of the hotel struck us & an uncomfictably liwge room. Much &3 we wekoms
the courtyard, we do not see this as implying a comparable adpcent space. We'd peefer more
sub dvision (across o kengfvways), stil alowing ghmpses of the courtyard from the street.

Not the least benefit of your scheme is the revival of the Town Mall. We welkcome the (dea of

Aowing access up the ower. We'd encourage you 10 see if more could be made of the noble
frst-floor windows they should be sssets for something more than ordinary hotel bedrooms.
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We remain supportive of the prircigle of regeneraling this area, bringng the ksted buldngs on
your site back %0 He. So # was good 10 see the sche me taking shape as a set of old and new
buldings and spaces. You have a strong basis for goung ahead from the analysis undertaken
earler. You have an able team in place and we'd streas that the qualty of the architecture must

remain high nght through %o compietion.

The matter of what uses are guing 10 be viable is key and we gather you will shortly have a
fumer grasp of this. We wish you wed and very much wart {0 see a successiul cutcome.

Yours sincerely

Timothy Cantell
Manager, South West Design Review Panel

e Engliah Heritage, Forward Swandon, Swindon Borough Coundil

ConSdentalty

Since Pe sohome wad nOt the sulyeat of 3 planning APEHCOISON when X came 10 Me Pane, Ve feer i in
= o He add) and $oze hzted az beng sen! coples. Them iz no cbyecton o fe letter

being shaved within the respectve practoesmPInisas

SWORF recenves e aght fo make fe gusk ” hould e views contaned i Bz letfer be

made pudEc by others in whode or i part

The leter would be made avalabie 1o any publc InGury concemang he scheme

The lefer would 300 be made avadable 10 3 sbseguent SWDRP sesgion for the same aite jor, f

FOVAIE, a0 SHICEN? D) OF 10 ANOMEr SENDN review Panel Ihowd 3 2oh 90 before hem
The lefter could De made publc when the scheme goes forward a3 » planning acplicason ¥ e
agplicants 50 wish

¥ you do nof reguare NG letler © be hept confcendal, please lef us Amow
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SOUTH w'm
Design
Review
Panel

10 May 2013

Steve Roser

Dwector, Swindon Corn Exchange Limied

Marlastone Road

Cowvew

Swindon

SNI4ED

Dwar towe

South West Design Review Panel

SWDRP 126 Aprdl 2013

OM Town Hall and Corn Exchange, Swindon (reteming scheme )
Desh Top Review by Panel menberns. M J Long (Chair), Smon Carne, Joha Peveriey

Restrcind cosuiadon s latter 5 not for pubdcaton®

Thank you 1o the leBer Fom the working roup in fresponse 10 My letier about the desh 109
seview. | am happy o thes letler 10 appear in the trel along with dher SWORP letters.

Thes loties i3 8 respomse 15 e wovking prowp lefier. The Panel has st scen any tematon of the
scheme snce the desk 1op seview in Agril and thes this is not a Iuther revew But & chwricaton
of our leer on the desk 10p review

8 Qood newa, since the desk 0 sview, that the vialeity lesting has been reassuing T s
200d © hrow that the quaniies we have bees shown represent 8 workabie scheme. Is fact we
‘would Khe the scheaw descrided 1o be taken as a max mum tulk on Be wte f it 5 found that
QuantiSies noed o increase malerialy, then in o view s would Be grounds for a caredul re-
oxamemation of the sche me

Design Heview affiated wath

Design

Councs
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16.Evidence Base Work

The Panel apgrecate the carelud astiention that has been given 10 our comments. We realise
that not every pont In every partcular will be accepted. Many of the Working Group's
resgonaes concern matters that we can ook at further at detalled stage. In partscular, inthe
gt of your asswrances about the southern rowte past the duplexes, we will not sustain our
commmnis about the southem sguire and Bs contents. We &d not gather from the plans that
the footpath wil open onto the extemnal spaces in font of Hermetta Court, and 50 thes route
could provide the cast-west pedestnan knk

Nothing in your etier preverts us from wanting the scheme 10 go ahead. The Panel hopes the
bref wll be approved and that the scheme will proceed 10 the ned stage. We are supportive of

this scheme which is set to bring substantial public beneft in regenemting this arsa and
bringing the lated DUldings on your site back to ie

Yours sincerely

Timothy Caned
Marager, South West Design Review Paned

Cc Engish Mermage, Foreard Swandon, Swandon Borough Councll

Since e scheme waz rot $e subpct of a planming apphicadon when # came 1 Se Pacel, s lefer iz in

30 0 He sod and Bose Lated as being sent copes Them iz no abecton fo fe lefter
Bevng shared withn the resp pracs orpe! S
SWORYF recenves Be ngh! o make e guich ko hould e views cont d i Buz leerbe

made pubic Dy odhers in whole Of in part.

The lotter would be made avadable © any publc IDUKY conceming $he scheme

The fefer would 3l00 be made avalalie 10 3 subsequent SIDEP 2ea2i00 fov the same aite (or,
relevant an achacent ade) or L0 ancther deagn paney zh a zch @O befcre them
The loter could be made pubiic when $e scheme goes formard a2 # planning seeiceton # fe
applhicants z0 wizh

¥ you o not requiw e lefer B be kept confdendal, pleaze le! uz Amow
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Evidence Base i

Swindon Old Town Hall and Corn Exchange Heritage Assessment,
Oxford City Council Heritage and Specialist Services, December
2012.

Evidence Base ii

Old Town Hall and Corn Exchange, South West Design Review
Panel Presentation, lliman Young Landscape Architects,
November 2012.

Evidence Base iii

Swindon Old Town Hall & Corn Exchange Illustrative Sketch
Scheme, Feilden Clegg Bradley Studios, March 2013.




