
WICHELSTOWE DISTRICT CENTRE 
DESIGN CODE 23.03.2017



WICHELSTOWE DISTRICT CENTRE DESIGN CODE INTRODUCTION

A  N E W  C H A P T E R
F O R  W I C H E L S T O W E

2



The purpose of this document is to set the planning framework and 
principles for the District Centre in support of the wider vision for 

Wichelstowe. This design code is the result of a significant amount of 
design work and informed layout testing to ensure that all the elements 
and uses come together successfully in order to deliver a realistic vision. 
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1.1 PURPOSE OF THE DOCUMENT
WHY A DESIGN CODE?

The Design Code for the Wichelstowe District Centre 
establishes sets of rules and standards whilst providing 
a baseline for creativity and flexibility for designers and 
developers, in order to guide the design and physical 
development of a truly high quality District Centre
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The Design Code is a set of illustrated design rules and 
requirements which instruct and advise on the physical 
development of the area. The graphic and written 
components of the code build upon the design vision set out 
in the masterplan and development frameworks for the site.

The purpose of this document is to establish design 
guidance - both mandatory and advisory - for the built 
space at the Wichelstowe District Centre. This is to ensure 
the development of individual plots contributes towards 
the aspirations set out within the vision and results in an 
architecturally coherent whole, whilst integrating areas with 
different character, sense of place and communities. 

It also sets out the agreed design principles and rules that 
have arisen over the lifetime of the Wichelstowe project 
and suggest how these can be successfully achieved. 
The document is divided into sections, each detailing 
particular principles and rules of how the code of desirable 
characteristics can be approached. 
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1.2 RELATIONSHIP WITH OTHER DOCUMENTS
BACKGROUND

This document will be used to inform and assess planning 
submissions for development in the Wichelstowe District 
Centre and should be read in conjunction with all other 
approved documents including the Outline Planning Consent 
and the Wichelstowe Strategic Framework Plans.

Outline consent was originally granted for the site in 2005 and 
a series of design code books were subsequently produced 
to guide and control the development of East Wichel and the 
commencement of the District Centre with the delivery of the 
foodstore.

In 2014 an extension of time application was submitted to 
the planning authority alongside a number of condition 
variations which resulted in the granting of a revised 
consent (Ref S/13/1524). The application included a series of 
Framework Plans which set the high level parameters for the 
development and which inform this document.

The revised consent includes a planning condition which 
requires Design Codes to be submitted for each sub-section 
of the development. This District Centre Design Code is the 
first design code to be submitted under the revised consent.

1.2.1 Relationship with Other Documents

1.2.2 Outline Planning Consent
Land Use Masterplan 2

Framework Plans

Design Codes

Reserved Matters

1.2.3 Wichelstowe Design Code Planning Context

STRATEGIC

DETAILED



91.3 POLICY GUIDANCE
SWINDON BOROUGH COUNCIL

The Wichelstowe District Centre Design Code is informed by and should read 
in conjunction with national and local planning guidance to ensure that the 
final development design is vibrant, sustainable, and respectful of the local 
context. The key documents referred to in the production of this Design Code 
are shown opposite.

The Design Code is also informed by Swindon Borough Council’s adopted 
documents and policies that refer to specific aspects of design. These include 
but are not limited to:

 + Inclusive Design Access
 + Noise and Residential Development
 + Open Space and New Housing Development
 + Shop-fronts Coding Guidance

1.3.1 Summary of Policy Guidance

The Local Plan sets out Swindon Borough Council’s strategic vision 
for the area up to 2026. It provides a framework for sustainable 
development in Swindon to ensure that growth is balanced 
between social, environmental and economic demands. 

The Plan states that housing development should be “design led”: 
a variety of housing typologies should be used, with densities 
changing throughout the development according to the 
immediate context.

1.3.4 Swindon Local Plan

The Swindon Residential Design Guide details general design 
principles that should be followed in residential developments in 
and around Swindon. It aims to create high quality, characterful 
places by providing guidance and requirements in relation to 
Context & Character, Layout, Form, Function, Amenity, and Public 
Realm Quality. The Guide therefore provides a holistic approach to 
the successful design of houses, streets and spaces.

This document includes specific parking details and general safety 
and security principles.  The former includes the dimensions 
for residential and commercial parking spaces and the number 
of parking spaces required for each use type. Providing secure, 
convenient cycle parking is a particular focus; the document scores 
different types of cycle parking according to how fit for purpose 
they are. 

1.3.3 Swindon Residential Design Guide

1.3.5 Swindon Technical Guidance on Parking Standards

1.3.2 Sustainable Design

Sustainability should be considered in all elements of design 
and measures for sustainable drainage, the implementation of 
landscaping and economic sustainability are included within the 
Design Code. Policies SD1 and DE2 of the Swindon Local Plan 
provide guidance on other measures including renewable energy.
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1.4 INSTRUCTIONS FOR USE
HOW TO USE THE DESIGN CODE

The Design Code will be the key tool used by all parties involved in the planning and 
development of the Wichelstowe District Centre

The Design Code is not intended to be entirely prescriptive, but sets out qualitative benchmarks, within which there is scope for innovative and creative high quality design. The Code is 
designed to ensure that the vision is delivered for future residents and users of the Wichelstowe District Centre.

All development proposals in the District Centre must demonstrate how they achieve the requirements of the Design Code. The developer’s design teams and the Local Planning Authority 
should use this code to test and review design proposals throughout the process from inception to completion.

Developers will be required to submit a ‘Statement of Compliance’ alongside all Reserved Matters Applications setting out how their proposals meet the requirements and guidance 
described in the Design Code.

Cross references are made throughout the document to assist the reader in navigating between different elements.

The principles and rules set out within the Design Code are designated as either mandatory or guidance.

Mandatory

 + Compulsory elements which must be adopted.   
 These elements are fixed

Guidance

 + Advisory elements are those encouraged to 
be adopted, but where there is greater design 
flexibility. The adoption of these principles will 
promote a cohesive urban form
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This Code has been produced and designed for all parties 
involved in the development of the Wichelstowe District 
Centre. It is structured into six main sections:

This section introduces the Wichelstowe District Centre 
Design Code and sets out how it should be used including  
the location of the District Centre and how the site sits within 
the current and future context. Current policy guidance is also 
outlined to ensure that the parameters set within the design 
code are achieved and are policy compliant.

The concept of the District Centre and design principles to 
deliver a class leading District Centre are introduced, which 
underpin the overall vision.

This section sets out the 11 framework plans which underpin 
the design of the District Centre. It also includes parking 
standards, development phasing and guidance to ensure that 
the District Centre remains sustainable over the long term.

This section illustrates design principles and rules for the 
streets and how different street characters will be created.

This section outlines how the built form will be designed 
to create a variety of places within the District Centre. It 
demonstrates the design principles and rules controlling 
development on individual plots and buildings, including 
parking and driveways.

This section illustrates design principles and rules for the 
public realm and the different types of spaces that will be 
created. 

Section 1 - Introduction

Section 2 - Lifestyle, Vision and Concept

Section 3 - District Centre Frameworks

It is intended that this document provides a consistent overarching ‘narrative’, ensuring that 
all design elements work in harmony towards a common goal

1.5 STRUCTURE OF THE CODE
THE CONTENTS

Section 4 - Street Types

Section 6 - Public Realm and Open Space

Section 5 - Built Form
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Creating a place that enhances 
the inherent potential of 

Wichelstowe and its unique 
location along the canal

Our vision allows a 
flexible approach for 

further development and 
opportunities across the site. 

This will help ensure that 
the delivery of the District 

Centre responds to the wider 
socio-economic factors that 

will influence the future 
commercial and housing needs 

of the area.
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2.1 SITE CONTEXT
WICHELSTOWE DISTRICT CENTRE

The District Centre site covers approximately 23ha and is 
located off Peglars Way and Foxham Way at the centre of the 
Wichelstowe development.

Mill Lane to the east of the District Centre is a public highway 
that crosses the Wichelstowe site from north to south. Mill 
Lane links the District Centre with Wharf Road south of 
the M4 (via the existing road bridge over the M4) and is 
one of the four consented site access points serving the 
Wichelstowe development. The consented proposals also 
include for the future closure to motor vehicles of a section 
of Mill Lane to the north of Foxham Way whilst maintaining 
access to the existing properties.

Levels across the site generally rise very gently from approx. 
100m in the west to 102.5m at the Foxham Way/Mill Lane 
junction in the north-east. Topography is therefore not a 
constraint to development. The water level on the canal is 
approx. 99.1m AOD with a level of approx. 99.6m AOD at top 
of bank.

Between 2013 and 2015 an earthworks exercise was 
completed in the District Centre in line with the drainage 
strategy. This initially focussed on the foodstore with later 
phases creating development platforms in the wider District 
Centre area.

Wichelstowe straddles national landscape character areas 
108 (Upper Thames Clay Vales) and 109 (Midvale Ridge) 
and falls within the River Ray Vales Local Landscape Area, 
characterised by a flat landscape with small-scale fields 

and a relatively open character. It is a greenfield site in 
agricultural use, separated from the wider landscape to the 
south by the M4 corridor. The landscape of the site with its 
low lying field pattern, stream and canal network is typical 
of the surrounding arable valley landscape and provides 
an attractive setting to Swindon. In line with SBC Local Plan 
Policy ENV10, the development must take account of its 
natural surroundings and their landscape character.

The District Centre area currently comprises fields south of 
Foxham Way and West of Mill Lane centred on the canal. The 
canal and its embankments are the main natural features 
in the District Centre area. A continuous 4m high hawthorn 
hedge runs along the top of bank of the western canal edge. 
This hedgerow is in poor condition and is not categorized as 
ecologically or historically important.  It is not considered a 
constraint to development and is proposed to be removed 
in order to enable the construction of an accessible towpath 
along the canal.

The most significant vegetation in this area is adjacent to 
the northern boundary of Foxham Way, where a row of five 
mature oak and willow trees is located. These trees contribute 
to the local landscape value and are to be retained as part of 
the development. 

There are existing hedgerows along the western boundary 
of the site and one that runs through the school campus to 
the north, both of which will need to be protected from any 
future development and should be used as an opportunity to 
integrate within the site. 

The District Centre area was cleared of Great Crested Newts 
under a Natural England EPS Licence in order to support 

the delivery of the foodstore and the construction of the 
development platforms. Ecological fencing remains in place 
and is monitored by ecologists to ensure that the area 
remains clear of Great Crested Newts.

The canal provides an attractive water vole habitat and 
consideration has been given to this through the design 
process. The water voles in this area have been largely 
removed and taken to a breeding programme although 
further clearance may be required before works to reinforce 
the canal bank are undertaken.

The canal is a significant linear feature of potential importance 
as a commuting route and foraging ground for bats. The soft 
embankment along the canal provides ecological habitat.

The strategy for managing and maintaining the ecological 
habitats on the site is set out in the Nature Conservation 
Management Strategy (Condition 9 of the Outline Consent).

The District Centre is located adjacent to the West Leaze 
Scheduled Ancient Monument which is the site of a medieval 
settlement. A heritage impact assessment was conducted as 
part of the outline planning application and concluded that 
development would generate a moderate adverse impact 
which was considered acceptable by the Local Planning 
Authority. In approximately 65 to 70% of views from the 
monument, new development will not be visible and existing 
views are maintained. Where new development is visible it is 
screened by existing trees and hedgerows.

2.1.1 Access

2.1.2 Topography

2.1.3 Landscape Elements

2.1.4 Ecology

2.1.5 Heritage
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Foodstore entrance and spill out space

Canal looking north from Bevans Bridge

Traffic calming measure along Foxham Way

Level roundabout treatment along Foxham Way
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Aerial view of site area
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The opportunity at Wichelstowe, which has outline planning consent 
for up to 3,700 homes in Middle and West Wichel, provides for a variety 
of income groups including upper income groups, over 55’s and wider 
segments of the overall market and will offer a range of recreational 
activities on their doorsteps. A vibrant commercial, retail and community 
hub is at its centre. These ingredients make it a desirable place for people 
to live, work, learn and visit. 

The Council is land owner and has three strategic objectives for the site: 

 + High quality - a development informed by a ‘place-making’ approach  
 to create highly desirable walkable neighbourhoods, with character  
 and connectivity together with a new district centre

 
 + Supports economic development - a development that rebalances  

 Swindon’s housing stock by the provision of larger; more aspirational  
 housing; and new employment land that boosts Swindon as a place  
 in which to invest

 
 + Commercially sound and deliverable - a development that is viable  

 and will provide partners with sufficient returns over the long term

2.2 THE WICHELSTOWE LIFESTYLE

2.2.1 Overall Vision and Role of the District Centre
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All of the research we have done makes clear that after location, people 
choose a home based on what’s in “the place” as much as what’s on “the 
plot”. This overall “lifestyle” offer is about how the physical space of bricks, 
mortar, trees and landscaping come together but also crucially how 
people come together to use the space. 

The District Centre is designed to be the heart of the place offer. As such, 
the Design Code sets out how we see residents wanting to come together 
to shop, socialise and carry out the activities of local living including 
attending school, visiting the GP or simply taking a stroll.

An attractive offer for all these activities needs footfall to make them 
vibrant and commercially viable. Our approach is to grow the offer and the 
footfall hand in hand as we build out the site. An excellent start has been 
made – a quality anchor supermarket is in place and the next steps are 
to deliver the first District Centre homes in parallel with the new school 
campus and further commercial and retail developments in line with this 
design code blueprint.

2.2.2 The Wichelstowe Offer

"From a resident’s point of view, 
the district centre is a place to 

meet people, eat, drink, relax and 
do the essentials whether seeing 
the doctor or going to school or 

picking up some groceries"
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2.3 THE VISION
CONNECTING THE P IECES

An inclusive place where 
people feel proud to live, 
work and visit

A contemporary place with 
an identity, a heart and soul 
that reflects the local context

A place that enhances the 
existing canal corridor and 
green open space

A vibrant mixed use 
centre providing homes, 
education, services and job 
opportunities

A connected and permeable 
place linking to the wider 
Wichelstowe site and beyond

The District Centre will be the vibrant commercial and community heart of Wichelstowe.  
Focused on the canal corridor, the public realm and contemporary buildings, which will 
combine to create a welcoming place that sets a high quality benchmark for the site
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FIG 2.3.1 ILLUSTRATIVE VISUAL OF THE PROPOSED DISTRICT CENTRE
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2.4 THE CONCEPT
OPPORTUNIT IES  FOR THE DISTRICT CENTRE

2.4.1. Mix of uses 2.4.2. Architectural landmarks 2.4.3. Gateway spaces 2.4.4. Blue vistas

The anchor supermarket is already in place. 
The other commercial uses and schools 
should come together with some residential 
development to form a central hub that is 
used well through the day, evening and week

Landmark buildings let everyone know where 
the District Centre is located

Transitional pedestrian friendly spaces at 
the Northern and Southern ends of the 
Community Street create a sense of arrival 
into the 'heart' of the District Centre

Opportunities should be presented to 
maximise the creation of both visual and 
physical vistas towards the canal, through the 
use of routes and spaces, which are enclosed 
by built form

Eight  organ is ing  pr inc ip les  have  been ident i f ied  wh ich  govern  the  approach  to  the  Dis t r i c t  Cent re

 + The development blocks should   
 maximise the existing site context, in   
 particular the canal corridor and the   
 prospect of a key Community Street,   
 both offering social spaces

 + The non-residential uses should be in a   
 central cluster around the canal,   
 anchored between the foodstore to the  
 east and proposed school campus to   
 the west

 + Some older people’s residential units   
 are planned in the District Centre. This   
 group of residents will benefit from   
 being very close to the centre for ease of  
 access and in turn they bring additional  
 footfall when others are at school/work

 + There should be a prominent “arrival”   
 landmark at the northern entrance to   
 the District Centre

 + Key routes and junctions should be   
 terminated by prominent built form or   
 landscape structures to aid wayfinding   
 and overall legibility

 + Height should be used to accentuate,   
 denote and enclose key movement   
 corridors and spaces, creating varied   
 street scenes at variable levels of   
 intimacy

 + The Community Street should unify the  
 area of non-residential uses and guide   
 the user into the centralised square and  
 canal of the District Centre

 + The gateway spaces should be easier to  
 navigate for pedestrians and cyclists   
 than traditional junctions or    
 roundabouts and emphasise the   
 hierarchy in terms of users

 + The spaces should reinforce the   
 character of a pedestrian and cyclist-  
 friendly environment in order to create a  
 safe and secure atmosphere

 + It is important to guide both locals and   
 visitors alike towards the canal, as this   
 ultimately leads to the heart of the   
 District Centre and provides a pleasant   
 public realm atmosphere in which to   
 move and spend time

 + The canal side is designed to positively   
 encourage people to get out and about  
 whether on foot or on bike
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2.4.5. Green linkage 2.4.6. Scale of development parcels 2.4.7. Re-alignment of routes 2.4.8. Place-making

Opportunity is to be provided to integrate 
the wider green environment by “stitching “ 
the District Centre in with ecological corridors 
and leafy streetscapes

A centre of larger scale and density should 
transition from 'urban core' to 'suburban 
streets' through the scale of development 
parcels

The re-alignment of the east to west route 
connecting to West Wichel allows the 
Community Street to be opened up and 
permits the spill out of school users into the 
central space within a much safer controlled 
atmosphere

A place that inspires people to collectively re-
imagine and reinvent public spaces in order 
to strengthen the connection between the 
people and places they share

 + The characteristics of the local open   
 space and historical hedgerows to the   
 north can be “stitched” into the   
 residential areas and linked to the   
 Community Street

 + The existing ecological corridor along   
 the east of the canal can be “stitched”   
 into the residential areas to the south. 

 + Inclusion of small local open greens   
 will offer more intimate space that does  
 not compete with the District Centre's   
 'urban’ spaces

 + A radial motion of more dense, larger   
 development parcels focussed centrally   
 around non-residential uses should   
 break down and reduce in size the   
 further away you move, helping to   
 respond to the human scale and overall  
 use of the area

 + Originally, the main east to west route   
 connecting to West Wichel and beyond  
 positioned itself through the school   
 campus. This not only dissected the   
 school campus, creating a vehicular   
 dominant route between them, but also  
 reduced the area of positive frontage   
 along the Community Street

 + The re-alignment creates a secure, well-  
 overlooked series of spaces and routes,   
 for which the community can enjoy and  
 provides a pedestrian friendly    
 environment

 + Public spaces need to be adaptable and  
 flexible with a particular focus on   
 achieving function before form

 + A focus should be on creating    
 destinations that are inclusive for all   
 types of the community, thus creating   
 sociable and dynamic public spaces

 + Strong urban edges will ensure good   
 enclosure of the main primary streets   
 and reinforce variations in density across  
 the site
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The frameworks allow the 
designers to understand the 

fixed elements and overarching 
guiding principles for the 

District Centre

This section sets out 
overarching design principles

for the District Centre. The 
overall structure of the layout 

including the connection 
framework, block structure, 

grouping of buildings, 
drainage, building heights and 

parking standards are included. 
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The land use framework sets the rules for the delivery of
the District Centre to enable a vibrant urban centre by 
consolidating the commercial and community uses in an 
easily accessible, well-connected and pedestrian friendly 
layout.

The District Centre will be composed of residential 
development, a central mixed area and a new primary and 
secondary school. The District Centre square will be the key 
new public realm element, which will create a link from the 
Community Street, across the canal to the foodstore. The 
main retail, leisure and community uses will be clustered 
between the canal and the Community Street.

The existing foodstore is located on the eastern side of the 
canal and provides an element of shared parking for the 
District Centre. Further development will be located between 
the car park and the canal in the form of a mixed use block.

The western side of the canal will comprise of a school 
campus, bringing together a primary and secondary school. 
This will provide activity during the day and evenings. It's 
entrance is aligned with the Community Street and District 
Centre square.

Approaches to the built form and building line guidance 
associated with each land use are illustrated in section 5. 

Housing specifically designed for older people will be located 
along the southern section of the canal. These blocks may 
include facilities accessible to the general public. 

3.1 LAND USE FRAMEWORK
GUIDING PRINCIPLES

The land uses will ensure a compact walkable neighbourhood focussed around the mixed-use 
central cluster

Mandatory

 + The location of the mixed-use development blocks

 + The location of the District Centre square 

 + District Centre parking will be located to the west of 
the District Centre boundary

 + The Primary and Secondary schools must be provided 
within the school campus area

 + The location of the residential development blocks 
within the District Centre

3.1.1 The Land Uses
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The street framework is informed by a clear and planned 
movement hierarchy that is central to the layout of  the 
Wichelstowe District Centre. It will create a legible and 
permeable network that is easy to understand and move 
around. The street framework will cater for pedestrians, 
cyclists, buses, cars and the framework plans on the following 
pages set out the key routes and requirements in more detail. 
The network of streets must also create a high quality public 
realm appropriate to the District Centre vision.

The streets are designed to serve different functions within 
the hierarchy. A layout is shown opposite which illustrates the 
following hierarchy. 

 + Primary Streets
 + Secondary Streets
 + Tertiary Streets (indicative)

Primary Streets
These are the existing streets along Redpost Drive, Foxham 
Way and Mill Lane. The Croft Road Hay Lane Link is not 
included within the scope of this code but will form the 
primary street running along the southern boundary of the 
District Centre.

Secondary Streets
These include the Community Street, Boulevards,  and the 
street offering access to the District Centre car park. These 
are required to have wider streetscapes and help increase 
legibility through vistas, enclosure, form and legible structure.

Tertiary Streets
These provide access into and around the development 
parcels. Three tertiary street options are provided in order to 
create distinctions between different areas of the site.

Approaches to the individual street types are illustrated in 
section 4. For materials guidance and examples for public 
space, please refer to section 6.

Street Speed
Secondary and Tertiary streets will be designed to restrict 
speeds to 20mph.

3.2 STREET FRAMEWORK
GUIDING PRINCIPLES

Mandatory

 + The location of the primary and secondary streets 
shown on the adjacent plan are fixed

 + The tertiary streets must support the hierarchy and 
block structure 

Guidance

 + The location of the tertiary streets are shown as 
guidance and can be adjusted to reflect detailed parcel 
layouts

The street framework will create a walkable neighbourhood with a clear hierarchy of 
interlinking streets to form a safe and legible development

3.2.1 Street Framework
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3.3 PUBLIC TRANSPORT FRAMEWORK
GUIDING PRINCIPLES

In line with the District Centre vision, the Transport 
Assessment (TA) undertaken as part of the outline planning 
consent (WSP 2002/’03) placed considerable emphasis on the 
development achieving modal shift targets and contributing 
to the Council’s wider plans for public transport provision in 
the town. How these translate within the District Centre are 
shown on the adjacent plan. 

A range of initiatives aimed at reducing the use of private 
vehicles by residents and the businesses to be located at 
Wichelstowe will be implemented. These include promoting 
walking, cycling, car sharing, public transport use and 
marketing/awareness initiatives. An effective bus service will 
be integral to achieving the modal shift objectives.

The proposed east-west and town centre circular bus routes 
run through the District Centre area. In order to improve 
efficiency and operation of service, a number of bus priority 
measures are included such as the bus only link between 
Middle and West Wichel. Bus stops will be conveniently 
located and ensure all parts of the District Centre are within 
300m of a bus stop. The bus interchange area, located to 
the east of the site, will provide both bus stops and an 
opportunity for buses to wait off the carriageway. 

The public transport framework includes proposals for 
bus routes to operate during the earlier phases of the 
development to service the new community. The routes 
along Peglars Way and Mill Lane will be used in the interim 
period with buses also able to use the Community Street and 
turn at the new roundabout whilst the final road layout is 
being constructed.

3.3.1 Public Transport

Easily accessible and well connected public transport will connect residents and visitors to 
East, West, Middle Wichel and Swindon Town Centre

Mandatory

 + 2 bus stops on the Community Street (one northbound 
and one southbound) at the location shown

 + 2 bus stops on the East-West Boulevard (one eastbound 
and one westbound) at the location shown

 + Restricted access junctions with bus only or bus priority 
measures must be implemented

 + All properties must be located within 300m of a bus 
stop
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Fig 3.3.1 Public Transport Framework

District Centre boundary

Key

Proposed town centre 
circular bus route

Bus stops

Interim bus route

Proposed east - west 
bus route

Restricted access - bus only

Restricted access - bus priority
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Bus interchange

300m

300m

30
0m

300m walking isochromes
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3.4.1 Pedestrian Movement

Fundamental to the Wichelstowe masterplan will be 
the creation of pleasant, permeable, safe and walkable 
neighbourhoods that ensure connectivity with adjacent 
areas. Pedestrian-friendly streets are essential within the 
District Centre, through designated footways, shared 
footway/cycleways and shared carriageways. Shared routes 
in this instance will not provide a distinction between the 
pedestrian and cycle routes.

Two existing rights of way run through the site. The first runs 
along the canal and will be retained. The second runs East- 
West across the site and will be retained along new roads 
and links through open space. Both routes will need to be 
diverted during construction of the District Centre.

3.4 PEDESTRIAN FRAMEWORK
GUIDING PRINCIPLES

Mandatory

 + A pedestrian prioritised environment within the 
central mixed-use area

 + Routes to link the foodstore at the east of the  
canal to the school campus, District Centre and 
parking to the west

 + A 3m wide continuous footway/cycleway to be 
provided along the western edge of the canal

 + All routes for pedestrians are to be safe, lit, attractive, 
overlooked and convenient

 + The overall development should not be car 
dominated and should emphasise pedestrian 
movement through the use of landscaped streets 
and road design measures

3.4.2 Rights of Way

Secondary pedestrian 
routes

Key pedestrian routes

Tertiary pedestrian 
routes

Fig 3.4.1 Pedestrian Framework

School campus route

Signalised junction

Existing Public Rights 
of Way

Existing zebra crossing

Key

District Centre boundary

Guidance

 + The location of tertiary routes are shown indicatively 
in order to demonstrate the level of permeability 
required
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A network of cycle links ensure accessibility across the District 
Centre from all directions. This network sets up linkages 
to existing and future development areas as well as the 
surrounding landscape. Cycle access to the District Centre will 
be via the following routes:

 + Designated footway/cycleway along the street network

 + A proposed 3m wide footway/cycleway forming a 
towpath along the western side of the canal, which in 
time will provide a continuous pedestrian and cycle 
connection along the  canal across the site

 + The existing Southern Flyer cycle route which provides 
a safe, direct and continuous cycle and pedestrian route 
from the District Centre to Swindon Town Centre

 +
 +

3.5.1 Cycle Movement

3.5 CYCLE FRAMEWORK
GUIDING PRINCIPLES

Fig 3.5.1 Cycle Framework
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Mandatory

 + Footway / cycleways along all Primary and secondary 
streets within the District Centre

 + A 3m wide footway/cycleway along the western side 
of the canal

 + The Southern Flyer leading northwards as shown on 
the adjacent plan must be retained

 + All routes for cyclists are to be safe, lit, overlooked, 
convenient and clearly signed.

 + The overall development needs to emphasise 
cycle movement through the use of landscaped 
streetscapes and road design measures

Towpath - leisure / cycle 
route

Footway / cycleway

Southern flyer

Key

District Centre boundary

Cross points (signalled 
/ zebra)

Cyclist dismount point 
(bridge crossing)
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3.6 PARKING STANDARDS
GUIDING PRINCIPLES

The parking strategy aims to ensure that sufficient allocated 
parking is provided for residents and visitors in locations 
which will prevent unacceptable on-street parking.

The parking standard tables set out the minimum 
requirements for the Wichelstowe District Centre. 

The residential parking standards are in line with the SBC 
parking guidance, with the exception of those relating to 
2 bedroom properties. These properties will be in a central 
location, adjacent to facilities and with good access to public 
transport and walking/cycling routes. Residential parking will 
largely be provided on plot with visitor parking being located 
on-street.

The SBC non-residential parking standards are shown in the 
table. In the District Centre a 15% discount will be applied 
to these standards to reflect the central location and the 
likelihood that visitors will visit more than one facility during 
each visit. The majority of non-residential parking will be 
provided within the District Centre car park (see pages 120-
121)

Cycle and motorcycle parking will also be provided to comply 
with approved standards.

Please refer to page 94 for design guidance on possible 
parking approaches.

3.6.1 Parking Standards

The District Centre will respond positively to its natural setting and encourage sustainable 
modes of transport throughout to ensure a car dominated environment is not created

Mandatory

 + Parking must be provided in accordance with the 
standards set out on the adjacent page

 + Visitor parking must be provided on-street

 + Dimensions of parking spaces and garages must be in 
accordance with current SBC standards

Guidance

 + Secure cycle parking for housing can be provided 
in garages of sufficient size (at least 6m x 3m) or in 
sheds or secure storage areas that do not require 
access through the property
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Parking
(per unit)

Visitor
(per unit)

Secure Cycle 
Parking

(per unit)

House

2 bed 2 1 per 5 1 per unit

3 bed 2 1 per 5 1 per unit

4 bed 2 1 per 5 1 per unit

5 bed 3 1 per 5 1 per unit

Flat

1 bed 1 1 per 5 1 per unit

2 bed 2 1 per 5 1 per unit

3 bed 2 1 per 5 1 per unit

Fig 3.6.1 Residential Parking Standards Fig 3.6.2 Non-residential Parking Standards

Note: The parking requirements can be altered for specialist 
housing, e.g. older people’s housing subject to acceptable 
evidence being provided to the LHA.

Parking
Disabled 
Parking

Other Parking

Shops
Non-food
> 100sqm

1 per 22 sqm N/A N/A

Food and 
Drink

Restaurants, 
public 

house, cafe
1 per 25 sqm 6% N/A

Hot food 
takeaway

1 per 10 sqm 6% N/A

Commercial Office 1 per 30 sqm 6% N/A

Hotels and 
Hostels

-
1 per 1 bed-

room
6% N/A

Residential 
Institutions

Nursing 
homes

1 per 4 bed-
spaces

6%

1 per 2 
non-residen-
tial/ancillary 

staff

Non-res-
idential 

Institutions

Clinics, 
health 

centres, 
surgeries

5 per 
consulting 

room
6% N/A

Assembly 
and Leisure

Music, 
concert hall, 
casinos, etc.

1 per 22 sqm 6% N/A

Sports 
facilities

1 per 22 sqm 6% N/A

Note: A reduction of 15% is to be applied to the total 
parking requirement for non-residential uses.

           A reduction to one space per unit for two bed 
dwellings may be acceptable if sufficient evidence is 
provided to the Local Highways Authority at the point of 
reserved matters application.

***

***

***
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The development block boundary defines the limits of each 
parcel of land, and is bounded on each side by public realm 
(whether a street, park or footpath). 

3.7.2 Access Points

The fixed access points are determined by either existing or 
planned junctions or proximity to other junctions means there 
is no flexibility in their location (e.g parcel south of foodstore 
car park).

3.7 BLOCK FRAMEWORK
DEVELOPMENT AREAS AND BUILDING L INES

Mandatory

 + Block boundaries for each parcel are fixed
 

 + Block access points are fixed

 + Buildings within the school campus to be kept  
 within school build parcels, fronting the Community  
 Street

3.7.1 Development Block

Key

Residential parcels

Development blocks

District Centre boundary

Mixed-use parcels

Fig 3.7.1 Development Block Framework

Fixed block access 
points
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School build parcels

Guidance

 + Additional access points can be provided into 
residential parcels subject to detailed design

Mixed-use area

School campus area

District Centre parking
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The provision of affordable housing will be delivered in a mix 
to reflect current need, and agreed with the Council. It will 
be designed to be tenure blind and indistinguishable from 
market housing in terms of build quality, materials, external 
appearance, levels of amenity space, landscaping and car 
parking standards. Affordable housing will generally be 
delivered in small clusters of no more than 10 to 15 dwellings 
in a row or grouped across the street (including back to back) 
and be fully integrated with market housing. The tenures 
in each cluster may be mixed subject to street design and 
typology. The exception to this will be the block of affordable 
housing provided for older people which will be provided on 
one parcel for operational reasons. 

A minimum of 15% of the dwellings within this subsection 
must be affordable housing with the details submitted 
alongside Reserved Matters submissions in accordance with 
Condition 31 and the approved Wichelstowe Affordable 
Housing Mechanism. All Reserved Matters submissions shall 
provide a cumulative breakdown of the affordable housing 
within the Sub-Section to date and indicate how the proposal 
impacts upon this.  Any Reserved Matters submissions with 
less than 15% affordable housing must include a statement 
and an assessment to confirm that it will be possible to 
achieve a minimum of 15% across the remainder of this sub-
section in accordance with the principles described in this 
section and to comply with Conditions 31 and 32. The plan 
opposite indicates the proportion of affordable housing to be 
provided within each block.

Fig 3.8.1 Affordable Housing Framework

3.8 AFFORDABLE HOUSING FRAMEWORK
GUIDING PRINCIPLES
3.8.1 Affordable Housing

Mandatory

 + Affordable housing to be delivered in small groups of 
no more than 10 to 15 houses in a row or grouped 
across the street (except in relation to the older 
people’s housing)

 + Affordable housing to be tenure blind from   
 market housing

High - 20% +

Medium - 10 to 20%

District Centre boundary

Low - 0 to 10 %

Key

Note: Values to be updated in 
consultation with the LPA in the 
event that the site-wide minimum 
percentage changes
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The townscape framework sets out the key fixes in relation to:

 + Key vistas, including blue vistas along the canal
 + Key nodes
 + Landmark buildings
 + Key corners
 + Entrances

In order to aid legibility and wayfinding throughout the 
District Centre, the townscape framework creates a series of 
‘mini’ landmarks in order to deliver this. It is important that 
the designers encourage movement towards the canal, 
specifically though the Community Street and District Centre 
square.

These features should be celebrated and highlighted in order 
to further enhance legibility. Possible ways of achieving this 
are feature buildings, architectural features, signage, public art 
or landscape.

3.9 TOWNSCAPE FRAMEWORK
GUIDING PRINCIPLES

Key entrance points into the District Centre will be framed by built form and public realm to 
inform the user of the use of spaces they are about to enter

Mandatory

 + Landmark buildings to be created on junctions of 
Peglars Way and Foxham Way, on the corner of the 
secondary school site and on the primary school site 
to terminate the key vista

 + Landmarks must be unique, distinct and of a 
significant scale to aid wayfinding and terminate key 
vistas

Guidance

 + The designers are encouraged to ensure key corners 
are achieved where all key nodes are highlighted in 
order to frame entrance points and create a sense 
of arrival. There is flexibility in how this is achieved, 
whether this be by public space, landscape treatment 
or built form

3.9.1 Townscape of the District Centre
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Fig 3.9.1 Townscape Framework
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Mandatory

 + The locations of the elements shown in the   
 townscape framework plan adjacent must be   
 kept

Community street
entrances let the user know
they are about to enter the
‘heart’ of the District Centre

Canal entrances need
to ensure users know there
are safe accessible routes

along the canal

Key nodes indicate
places where key routes

intersect

District Centre entrances
let users know they are

entering the central areas

Key vistas to canal and key corners within the 
District Centre

Key vistas on the approach to and from the 
District Centre parking and Foodstore

Key corners around the District Centre will aid 
legibility

Key landmark locations

District Centre and foodstore parking must be 
within the locations indicated
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The form, scale and massing are integral to ensuring a 
suburban sense of place throughout the District Centre and 
should be accentuated on key corners or vistas in order to 
provide increased legibility and interest. The heights will 
range from 2 stories at the edges to 4 stories in the main 
mixed use area and along the canal.

3.10 HEIGHT FRAMEWORK
GUIDING PRINCIPLES

3.10.1 Form, Scale and Massing

Mandatory

 + The maximum height of buildings as shown in the 
plan must not be exceeded

 + The tallest buildings will be strategically located 
within the ‘heart’ of the District Centre and along key 
vista corridors

 + Adjacent built form of differing heights must consider 
the street composition and incorporate transitions to 
ensure massing and scale are sensitive to its context

Guidance

 + It is expected that buildings will reach the maximum  
 height at some point within each block

Fig 3.10.1 Height Framework
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Key

Minimum 2.5 stories, 
maximum 3 stories

4 storeys maximum

3 storeys maximum

2.5 storeys maximum

District Centre boundary
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This section describes the surface water and foul drainage 
requirements for the District Centre. Key design standards are 
detailed to ensure an appropriate level of detail for each plot 
design at the Reserved Matters Application stage.

The District Centre surface water drainage strategy for 
Wichelstowe is based on limiting development discharge 
to the equivalent greenfield run-off rates and volumes, for 
events up to and including the 1 in 100 year storm event 
including an allowance for climate change.

This will be achieved by utilising Sustainable Drainage 
Systems (SuDS) and source control techniques to provide 
on-plot attenuation, in conjunction with off-plot ‘site level’ 
balancing ponds, and keeping water at a high level to 
minimise land raising. As such, strategic attenuating swales 
are identified as primary drainage features within key plots, to 
both store and convey water.

The District Centre foul drainage strategy utilises Thames 
Water Utilities Limited (Thames Water’s) foul sewer situated 
within Foxham Way and Peglars Way, which discharge off-site 
to Rodbourne Sewerage Treatment Works (STW). The capacity 
of the sewer network to serve the District Centre has recently 
been re-confirmed by Thames Water.

The District Centre surface water drainage strategy fits within 
the wider surface water drainage strategy for Wichelstowe. 
The District Centre drainage framework plan is shown on 
page 40 and demonstrates how the existing Wilts & Berks 
canal through Middle Wichel is used to convey surface 
water from selected plots. The canal is not used for water 
attenuation due to concern over the potential ecological 
impact on the nearby Rushy Platt Nature Reserve.
The current surface water strategy identifies; the run-off 

destination for each plot; indicative allowable discharge rates 
assuming an average impermeability of 70% for residential 
parcels and 90% for commercial uses; and the quantum of 
attenuation storage required. However, whilst the amount 
of off-plot storage allocated to each parcel is defined by 
the surface water strategy, developers have the flexibility 
to design the on-plot SuDS techniques and are at liberty 
to manage run-off in the way which best suits the parcel 
development proposals.

The development Flood Risk Assessment (FRA) also provides 
recommended techniques to achieve both source control 
and water quality benefits, including permeable pavements, 
bio-retention, cellular storage, rills and green roofs. 

The site’s underlying geology is predominantly Kimmerage 
Clay and is not conducive to infiltration techniques, therefore 
soakaways or long-term storage systems are unlikely to be 
viable for volume management.

The District Centre foul drainage strategy fits within the 
wider foul drainage strategy for Wichelstowe. The District 
Centre drainage framework plan is shown on page 40 and 
demonstrates how the foul network serving the District 
Centre connects to Thames Water’s existing foul drainage 
network within Foxham Way and Peglars Way. 

A foul network will be laid within the District Centre highways 
to facilitate the future connection of each development 
plot to Thames Water’s existing network. Thames Water has 
confirmed that sufficient capacity is available within their foul 
network to serve the District Centre.

SuDS need to be effectively managed to ensure they 
continue to function in perpetuity. In accordance with the 
Ministerial Statement HCWS161 on SuDS in 2014, developers 

must clearly identify who is responsible for maintenance 
and ensure the cost of operation and maintenance is 
economically proportionate

It is the developer’s responsibility to directly maintain SuDS or 
to secure the agreement of a third party for ownership and/or 
ongoing maintenance. Swindon Borough Council prefers for 
a single body or management company to be identified or
established to manage all SuDS within the District Centre

The foul network will be adopted by Thames Water as the 
Local Water and Sewerage Provider. This will be managed 
through a S104 agreement under the Water and Industry 
Act which will be entered into by Thames Water and the 
individual plot developer’s.

3.11 DRAINAGE FRAMEWORK
GUIDING PRINCIPLES
3.11.1 Introduction

3.11.2 District Centre Surface Water Drainage Strategy

Mandatory

 + Developers must consult with the Lead Local Flood 
Authority (LLFA) and agree to discharge rates or 
methodology for managing Volumetric run-off

 + Developers will be required to meet the requirements 
of the Defra Non-Statutory National Standards for 
Sustainable Drainage Systems

 + Developers must secure a single body or 
management company to manage and maintain the 
SuDS within the District Centre

Guidance

 + Section 5 of the Swindon Residential Design Guide 
provides guidance on the approach to designing 
SuDS

3.11.3 District Centre Foul Drainage Strategy

3.11.4 Maintenance
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Precedent for a highway swale

Key

Plot boundaries for 
drainage modelling

District Centre boundary

Proposed highway 
swale
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Proposed strategic 
conveyance swale

Surface water drainage 
discharge flow direction

Fig 3.11.1 Drainage Framework

3.11 DRAINAGE FRAMEWORK
GUIDING PRINCIPLES

1

2

3

4

5

6

7

8

9

1 Catchment references 
(see table page 41)

Swales within the public realm are to be designed to 
contribute positively to the landscape setting whilst being 
mindful of public safety and maintenance as well as the 
requirements with regards to parapets, deck surfacing and 
security. Loose features such as rock placements, stones and 
pebbles as well as timber and painted steel bridges should be 
avoided where possible

3.11.4 Swale Crossing Points

Existing foul sewer 
infrastructure

Proposed foul sewers



413.11 DRAINAGE FRAMEWORK
GUIDING PRINCIPLES

Fig 3.11.2 Peak Discharge and Minimum Attenuation Volumes

Qbar = 4.39 l/s/ha

Discharge rates and volumes calculated based on 1 in 100 year + 30% climate change 
rainfall event.

1 Impermeable %: Residential = 70% development + 30% of permeable = 79% impermeable, 
Commercial = 90% development.
2 Allowable plot discharge rate at plot boundary: 2.5 x Qbar for plots which utilise storage 
volume in Detention Basin D3 and Qbar for plots which discharge straight to the existing 
ditch network and / or Elcombe Brook.
3 The allowable discharge rate for the plot at the plot boundary based on the Allowable Plot 
Discharge Rates taking into account a practical minimum discharge rate of 5 l/s, utilised to 
keep risk of blockage to an acceptable level.
4 An estimate of the quantum of storage required on-plot to meet the Total Allowable 
Discharge Rate.
5 An estimate of the quantum of storage potentially available within the swales shown for 
the plot in question.
6 The amount of off-plot storage available in Detention Basin D3 to attenuate the difference 
between the Allowable Plot Discharge Rate and Qbar for the Development.

Catchment 
Ref. 

Area  (m2) Plot Use Impermeable %
1

Drained Area
(m2)

Allowable Plot Dis-
charge Rate 2 (l/s)

Total Allowable Plot 
Discharge Rate 3 (l/s)

Minimum Recom-
mended On-Plot 
Storage 4 (m3)

Level of On-Plot 
Storage within 
Swales 5 (m3)

Off-Plot Storage Allo-
cation 6 (m3)

1 16,862 RES 90 15,176 6.66 6.66 1072 296 0

2 23,528 RES 79 18,587 8.16 8.16 1313 796 0

3 10,216 RES 79 8,071 8.86 8.86 452 121

4 5,509 COM 90 4,958 5.44 5.44 278 72

5 4,623 COM 90 4,161 4.57 5.00 228 68

6 3,086 COM 90 2,777 3.05 5.00 136 61

7 18,440 RES 79 14,567 15.99 15.99 816 215

8 8,552 RES 79 6,756 2.97 5.00 420 0

9 7,697 RES 79 6,081 6.67 6.67 340 89

Fig 3.11.3 Typical Section Through Highways Swale

Carriageway Footway4m

0.
6m

0.4m

Maximum design level

Flow depth below 
height of vegetation

Filter material

Perforated pipe in 
single size pea gravel

Fall

0.
6m

1.8m

1
3
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The canal provides a strong landscape element that 
structures the District Centre and shapes its character. The 
hedgerow on the western canal bank is in poor condition and 
is proposed, subject to securing approval from the LPA,  to 
be removed to improve the physical and visual link between 
the development site and the canal. A naturalistic soft bank 
treatment is proposed along the eastern side. Along with 
structural tree and ornamental planting on the western bank 
and in adjacent public realm areas, this will help shape the 
leafy, naturalistic character of the District Centre. Views along 
the canal towards the Old Town ridge and Wroughton and 
the Wiltshire landscape to the south are important to anchor 
the development in its locality.

Figure 3.12.1 shows a green verge adjacent to the Primary 
Street to the south of the District Centre area. Whilst this is 
outside the scope of the District Centre code the green buffer 
is included as context in relation to the southern parcels.

3.12 LANDSCAPE FRAMEWORK
GUIDING PRINCIPLES

The built form should build upon and complement the existing assets such as the canal and 
green open space

Mandatory

 + Ecological corridor to be maintained on eastern side  
 of canal

 + Strategic swale along western District Centre  
 boundary to be incorporated

 + Retention of ecological and historic hedgerow  
 on school campus

 + Existing group of trees along Foxham Way and  
 Peglars Way to be retained

 + All removal of trees and hedgerow to be approved  
 by the LPA in accordance with Condition 9 of the  
 Outline consent

 + A local green must be introduced within the  
 large development block to the south west of  
 the District Centre (location indicatively shown  
 on figure 3.12.1). Guidance on the local green  
 can be found on pages 70-71

Guidance

 + At least one green residential street should be 
included within each of the residential blocks to the 
south of the District Centre

3.12.1 Landscape Setting
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Key

Ecological buffer

Local green (indicative 
location)

Informal planting 
clusters along canal

District Centre boundary Hedgerow 

School plaza (page 118)

District centre square

Tree planting to be 
Incorporated (depending on 
street type)

Existing trees

Swale

Highway swales
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EBreaks in existing 
hedgerow

Green verge buffer from 
future Primary Street

Fig 3.12.1 Landscape Framework



44

WICHELSTOWE DISTRICT CENTRE DESIGN CODE DISTRICT CENTRE FRAMEWORKS

3.13 PHASING AND ECONOMIC SUSTAINABILITY
GUIDING PRINCIPLES

The District Centre has been designed to be delivered in a 
number of phases. This provides the opportunity to grow and 
adapt as the number of residents increases. The main mixed-
use area will be split into three blocks which can be built out 
independently, ensuring some facilities can be delivered early 
and avoiding empty shop units.

The foodstore is already in place and the next phase of 
development will include the pub/restaurant and the 
secondary school. These will be followed quickly by the first 
residential development alongside the canal.

The highways design takes into account the likely phasing 
approach with a temporary bus route available along Peglars 
Way. The Community Street includes a roundabout in order 
to allow easy turning of buses and large vehicles prior to the 
highways being connected with the wider development.

3.13.2 Flexibility of Uses

The mixed-use District Centre blocks provide flexibility so 
that a range of different uses can be accommodated. The 

ground floor of the blocks can provide either retail, office or 
community uses which can also extend upwards to first floors 
and beyond if there is sufficient demand.

The development of the Centre will also encourage 
meantime uses with temporary shops or community uses 
encouraged in units in the period before the demand for 
more permanent occupiers is established.

3.13.3 Quality Development

In order to ensure the quality of the development is 
maintained, careful consideration should be given by the 
developer when selecting potential District Centre operators. 
There should be a mix of complementary uses that serve local 
people’s needs as well as providing places people want to 
visit and spend time in, such as restaurants and cafés. There 
should not be a proliferation of the same type of uses.

3.13.4 Management and Maintenance

It is proposed that the main highways will be adopted by 
the Local Highways Authority (LHA).  Where the LHA seek 
to subsequently sell advertising space on lighting columns 

within the site or space on roundabouts, this must be in 
keeping with the branding guidelines for the site and be 
appropriate for the setting.

The public spaces including the green spaces, public squares 
and the canal will be managed by a site wide management 
organisation funded by initial contributions from the 
developer and ongoing contributions from local residents. 
The management company will include an element of 
community involvement.

Open spaces will be managed in accordance with the 
Nature Conservation Management Strategy for the site and 
opportunities to engage local people, particularly school 
children in their local environment, should be maximised.
The car park will be delivered by the Developer and will either 
be maintained by the estate management or the Council.

Economic sustainability is vital for the success of Wichelstowe as a place to live and work. 
The development of the District Centre will be phased to ensure that it can flexibly meet 
changes in demand for various uses, thereby securing Wichelstowe’s long-term growth

3.13.1 Phasing



45

Mandatory

 + The development of the District Centre will be 
 phased to ensure early delivery of some facilities  
 and temporary uses

 + The design of the mixed-use blocks must   
 provide flexibility to ensure that a range of uses  
 can be accommodated

 + Any advertising space must be in keeping with  
 the branding guidelines for the site and be   
 appropriate for the setting

 + Open spaces will be kept in accordance with the  
 Nature Conservation Management Strategy

 + The developer must select a range of suitable  
 operators to manage and maintain the District  
 Centre. In particular, the developer must avoid  
 selecting multiple operators who offer the same  
 type of uses

Guidance

 + An estate management organisation should be  
 established by the developer to manage the public  
 realm across the District Centre area
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