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Comment:
Please find attached representations on behalf of our client, Bloor Homes, to the Cricklade
Neighbourhood Plan Regulation 16 consultation.
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proposal?
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18th September 2017
Delivered by email

neighbourhoodplanning@wiltshire.gov.uk
Ref: BLOA3004

Dear Sirs,
CRICKLADE NEIGHBOURHOOD PLAN REGULATION 16 CONSULTATION – REPRESENTATION ON
BEHALF OF BLOOR HOMES SOUTH WEST
LAND AT HORSEY DOWN, COMMON HILL, CRICKLADE
On behalf of our client, Bloor Homes South West Ltd. [“Bloor Homes”], we write to provide representations
to the draft Cricklade Neighbourhood Plan Regulation 16 consultation.
This response has been prepared with regard to Bloor Homes’ land interests at Land at Horsey Down,
Common Hill, Cricklade (see enclosed Site Location Plan) and follows our previous representation to the
draft Neighbourhood Plan dated 5th January 2017.
To reiterate, our client has interest in policies and strategies set out in the emerging Neighbourhood Plan.
The representations set out below are made within the context of seeking to work with the Town Council
and Working Group to ensure that an effective and deliverable Neighbourhood Plan for the area is
achieved.

Five Year Supply and Local Housing Provision
We do not consider that Wiltshire Council can currently demonstrate a five year housing land supply,
despite the Council’s claimed supply in the North and West HMA of 5.13 years. We note the conclusions
of Inspectors at recent appeals in the HMA namely at Forest Farm, Chippenham (ref: 3150514), the
Grange, Hilperton (ref: 3167012), and South View Lynham (ref. 3162581), which also conclude that there
is currently a five year supply in the North and West HMA. Despite this, the position in the North and West
HMA is quite clearly marginal, with the Inspector for example in the Hilperton appeal decision stating that
there was a surplus of just 59 dwellings, and at South View a supply figure in the range 5.05-5.11.
A joint Wiltshire and Swindon Strategic Housing Market Assessment (SHMA) and Functional Economic
Market Area Assessment (FEMAA) are being produced jointly by Wiltshire Council and Swindon Borough
Council, these reports will reflect the most up to date evidence on functional housing market areas and will
form the evidence for Local Plan reviews for both Local Planning Authorities.
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The latest reported position on the SHMA identifies that Wiltshire and Swindon comprise four constituent
functional housing market areas centred respectively on Chippenham, Salisbury, Swindon and
Trowbridge, the SHMA also considers the Objectively Assessed Need (OAN) for Wiltshire and Swindon to
be higher than currently planned for.
Also of note is the joint FEMAA, which reportedly identifies three ‘best fit’ functional economic market
areas (Swindon/M4 corridor, A350/West Wiltshire towns and Salisbury/Amesbury/A36) that broadly
correspond with the three economic zones of the Wiltshire and Swindon Strategic Economic Plan.
Cricklade, despite being located under the jurisdiction of Wiltshire Council, and within the North and West
HMA has strong connections with Swindon. Swindon is an important nearby town and an employment and
service centre for Cricklade, with Cricklade being located 9 miles away from the town centre, and just 5
miles from the settlement limits at the north west of the town with development at Tadpole Farm. Due to its
location, in both cases, we consider it reasonable to assume that Cricklade will be considered within the
‘Swindon HMA’ in the SHMA, and ‘Swindon/M4 corridor’ in the FEMAA.
Also of relevance to this representation therefore is the status of the five year housing land supply in the
adjoining Borough of Swindon, of note considering the emerging joint Wiltshire and Swindon SHMA.
The five year housing land supply position in Swindon (within the same Housing Market Area as
Cricklade) is distressingly low, with the Borough being able to demonstrate less than 2.5 years supply.
This position is articulated through a recent appeal decision determined by the Secretary of State at the
land to the east of Marlborough Road, Wroughton (ref: 3147902), however we are of the strong view that
the level of supply in Swindon is in even lower than reported. This acute shortfall is undoubtedly having
significant knock on effects to affordability in the functional Swindon housing market area.
Due consideration should be given to this emerging planning policy context, it being clear that Cricklade is
a logical and sustainable location to meet part of the burgeoning unmet needs of Swindon, given its
strong, practical connections and the direction of travel of the emerging joint Wiltshire/Swindon SHMA and
FEMAA.
Given the above, and in accordance with the NPPF, additional sites should be identified over and above
the latest housing requirements to provide a realistic prospect of achieving the planning supply and ensure
choice and competition in the market for land. For the North and West Wiltshire HMA, a 5% buffer is
applied to the housing land supply to ensure choice and competition in the market for land,
Notwithstanding this, due to the record of persistent under delivery, it is agreed that for Swindon a greater
20% buffer is applicable, and there is a strong case that a 20% buffer is also applicable for the North and
West HMA.
In light of the emerging joint Housing Market Area requirement, applicable to Cricklade, combined with the
continued under delivery and shortfall in housing land supply in Swindon, we consider that to positively
plan for future development needs, further site allocations should come forward within the emerging
Wiltshire Housing Site Allocations DPD and Neighbourhood Plan.
In this regard, the Neighbourhood Plan group should seek to work closely together with both Wiltshire
Council and Swindon Borough Council to track the emerging policy position and ensure that the emerging
Cricklade Neighbourhood Plan contributes to sustainably meeting future development needs, as
advocated clearly in National Planning Guidance, which states at paragraph: 044, reference ID: 41-04420160519:
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“Can a neighbourhood plan allocate additional or alternative sites to those in a Local Plan?
A neighbourhood plan can allocate additional sites to those in a Local Plan where this is supported by
evidence to demonstrate need above that identified in the Local Plan.
A neighbourhood plan can propose allocating alternative sites to those in a Local Plan, but a qualifying
body should discuss with the local planning authority why it considers the Local Plan allocations no longer
appropriate. In rural areas, all settlements can play a role in delivering sustainable development.
The resulting draft neighbourhood plan must meet the basic conditions if it is to proceed. National planning
policy states that it should support the strategic development needs set out in the Local Plan, plan
positively to support local development and should not promote less development than set out in the Local
Plan or undermine its strategic policies (see paragraph 16 and paragraph 184 of the National Planning
Policy Framework ).”
Crucially, in this case there would be no planning harm to this approach as the housing requirements in
Wiltshire is set as a minimum, not a maximum, and should not therefore be considered a cap to
sustainable development in any case.

Written Ministerial Statement (WMS)
Also of relevance to this representation is the Neighbourhood Planning Written Ministerial Statement (16th
December 2016) (the WMS). Neighbourhood plan policies which refer to the supply of housing are
considered out of date under paragraph 49 of the NPPF in circumstances when the Local Authority cannot
demonstrate a five year housing supply. However, with immediate effect, the WMS altered the
circumstances when NPs should be considered in or out of date by stating:
“[A Neighbourhood Plan] should not be deemed to be ‘out-of-date’ under paragraph 49 of the
National Planning Policy Framework where all of the following circumstances arise at the time the
decision is made:
•

This written ministerial statement is less than 2 years old, or the neighbourhood plan has
been part of the development plan for 2 years or less;

•

the neighbourhood plan allocates sites for housing; and

•

the local planning authority can demonstrate a three-year supply of deliverable housing
sites.

All three of these tests must apply to the Neighbourhood Plan for it to be considered ‘in date’.
The Government’s continued endeavour to boost housing supply is transpired within the second test of the
WMS which refers to NP site allocations. However, in its current form the draft Cricklade NP would not
meet this test on the basis that it does not formally allocate any sites for housing. The WMS should,
therefore, be viewed as an incentive to allocate additional sites for housing at a community level.
Of note, the WMS seeks to give strength to up to date NPs which allocate sites for housing by introducing
a more stringent test in respect of housing supply, by stating that instead of having to demonstrate the
usual 5 year supply (under paragraph 49), to demonstrate that a NP is out of date, it must be
demonstrated that there is just 3 years housing land supply for the policies to remain up to date.
Taking into account the marginal 5 year housing land supply position for the North and West HMA, and
emerging Policy position likely to involve the sharing of Swindon’s unmet need, we would therefore
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consider it prudent that the NP allocates site for housing in order to not be at risk of being out dated if the
five year housing land supply position potentially falls away in the North and West HMA.
We consider that allocating the Land at Horsey Down, Cricklade represents an opportunity to ensure the
Neighbourhood Plan retains its rightful weight and ensuring a degree of longevity within a dynamic policy
context.
The Land at Horsey Down is site available for short term, high quality sustainable development which
meets all other objectives of the draft Neighbourhood Plan.

Sustainable Housing Development at the Land at Horsey Down, Cricklade
The draft Neighbourhood Plan (April 2017) sets out the following objectives in regard to the settlement and
housing:
•

Land for housing should be prioritised to meet local needs and in particular those of the young and
elderly;

•

The design and scale of any new housing in Cricklade should be in keeping with the character of
the town;

•

New housing developments should incorporate provision of surrounding open space;

•

New housing should be within walking distance of the town centre and also be linked to walking
and cycle routes into and around the town to create a more sustainable environment and provide
healthier life style options;

•

Any new development should not adversely affect drainage and flooding in the town; and

•

The rural buffer between Cricklade and Swindon must be protected.

The Land at Horsey Down is considered a sustainable location and entirely capable of fulfilling all of the
above objectives as follows:
•

Development on the site would provide a level of affordable housing helping to meet local needs;

•

The site is under the control of Bloor Homes, a national housebuilder with a track record of high
quality design, and any proposals on the site would be designed to be in keeping with the
character of the town;

•

The site directly adjoins open space at Cricklade Leisure Centre and development on the site
would be well related to this open space, in addition, development could contribut e appropriately to
improvement and enhancement of this open space;

•

The site is located circa 1km from Cricklade town centre, which can be accessed on foot along a
designated pedestrian pavement. On the basis that the area is predominantly residential streets,
the existing road infrastructure facilitates safe bicycle access into the town centre.

•

The site is importantly not located within or adjacent to a flood zone. This is notable considering
that land predominantly north and east of the settlement is located in flood zone. Technical work
undertaken by Bloor Homes on the site has demonstrated that residential development on the site
would not adversely impact drainage and flooding in the town. Modern design will enable
sustainable drainage systems to be integrated into new development.
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•

Development at the site would not impede on the rural buffer between Cricklade and Swindon. The
location of the land at Horsey Down would therefore promote the continuation of the rural gap
between Cricklade and Swindon by developing on the western periphery of the settlement and
provide a logical extension to the existing settlement.

The land at Horsey Down provides the opportunity to bring forward a sustainable site for residential
development, enabling the potential to meet all of the objectives set out by the draft Neighbourhood Plan.

Proposed changes to Policy H1
In our previous representation, dated 5 January 2017, we set out proposed changes to draft Policy H1. In
the latest draft of the NP no substantive changes have been made to this policy and its approach and on
this basis, the thrust of our previous representation remains relevant.
We have made clear that in general we welcome the provisions made within Policy H1 which allow
development to take place outside the Settlement Boundary if it is allocated with a development plan.
However, we continue to highlight the importance that one of the benefits/purposes of Neighbourhood
Planning is to give communities direct power to shape development and growth in their local area. It is for
this reason that we strongly advise that Policy H1 is reworded to positively plan for additional growth in
Cricklade by identifying land where future development is considered most appropriate by the community.
As set out above, development at Horsey Down, Cricklade is capable of meeting all of the community’s
aspirations for housing development. In Cricklade, both physical constraints (Flood P lain) and the
preference of the community (maintaining a rural gap between Swindon and Cricklade) should be
translated spatially by steering development to the west of Cricklade – away from the flood plain – and
identifying sites which are both suitable and deliverable in areas where impacts will be minimal. This
exercise should be undertaken in partnership with landowners to ensure the land is available and suitable
for development.
Bloor Homes’ land interest at Horsey Down is located in a wholly sustainable location with good access to
services and facilities. The site is within easy walking and cycling distance (less than 1km) from the town
centre and is within close walking distance of primary schools, leisure facilities and existing bus stops.
With this in mind, we have welcomed the opportunity to discuss the deliverability of the site with the Town
Council and its Working Group, and continue to do so as the Neighbourhood Plan progresses.
In light of the above, we reiterate our previous representations and recommend the following changes to
Policy H1 of the Neighbourhood Plan:
1. The settlement boundary of Figure 5 should be amended to include our client’s site at Horsey
Down;
2. Policy H1 should be amended to state:
“…Development will not be permitted outside this Settlement Boundary unless specifically
allowed by policies in the development plan or unless there is a demonstrable need for
further housing.”
3. A new policy is included within the neighbourhood plan which allocates our client’s site for
residential development.
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Proposed Changes to Draft Policies H5, H6 and H7
Further to the above, our previous representations also referred to proposed changes to Draft Policy H5
(Affordable Housing), Draft Policy H6 (Local Connection and Strong Communities), and Draft Policy H7
(Housing for the Elderly).
It is noted, following that initial consultation, no changes to these policies have been made as our
representations suggested. On this basis, we continue to strongly advise that our comments are taken into
consideration and the Neighbourhood Plan is amended accordingly. For clarity, our comments are
repeated below.

Policy H5 – Affordable Housing
As previously stated, we support the essence of Policy H5, however, to ensure compliance with NPPG, it
needs to provide flexibility and take into account site specific circumstances.
All sites should be considered on their individual merits and there may be occasions where site viability
restricts the amount of affordable housing that can feasibly be accommodated on site. To allow for this
element of flexibility, it is recommended that Policy H5 is amended as follows:
“Proposals for development that result in a net gain of ten or more dwellings will be expected to provide a
minimum of 40% affordable housing, unless economic viability dictates otherwise. Proposals for
development will consider local housing need and should normally provide a mix of tenure, including some
affordable homes being of shared ownership or starter homes.”

Policy H6 – Local Connection and Strong Communities
We consider that this policy is unnecessary on the basis that those who already live in Cricklade or those
with a ‘local connection’ to the village will have equal opportunity to purchase a new home from any new
development that comes forward. The Policy is also overly burdensome and, given that housing delivery is
generally linked to the progression of sales, it has the potential to unduly delay the delivery of sustainable
development and therefore does not meet the basic conditions that a draft NP must meet before it can
proceed to referendum. As such, it remains our recommendation that this policy is deleted.

Policy H7 – Housing for the Elderly
It is recommended that the policy is reworded to make clear which des ign criteria are applicable to
development as a whole and which are only relevant to the development which caters for the elderly.
The policy refers to the encouragement of single storey accommodation or similar so that housing can be
adapted to the lifetime needs of residents. It is recommended that this sentence is removed from the
policy as single storey accommodation is not necessarily characteristic of Cricklade nor does it make the
most efficient use of scarcely available land. This sentence could be substituted with wording which
encourages the development of homes which adhere to Lifetime Home Standards or the provisions set
out within Part M4(2) of Building Regulations ‘accessible, adaptable dwellings’.

Neighbourhood Plan Review
The Neighbourhood Plan period running to 2026, which coincides with Wiltshire’s Local Plan is welcomed
and in accordance with PPG. However, as raised previously, there is no mention of a periodic review of
the Neighbourhood Plan. Clarity should be provided regarding how and when the plan will be reviewed to
ensure it accounts for the latest changes to the Local Plan including national policy and guidance.

Summary and Conclusion
The land at Horsey Down is being promoted through Wiltshire Housing Allocations DPD and Cricklade
Neighbourhood Plan as a sustainable location for residential development, within a Local Planning context
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where the housing requirements are set as a minimum, the five year housing supply position is marginal,
and there is an acute, growing housing land supply shortfall within the Swindon Housing Market Area.
We invite the Town Council to reconsider the draft Neighbourhood Plan’s approach to its housing policies
given the points raised in these representations alongside those previously submitted, dated 5 January
2017. The salient points considered to be as follows:
•

The Neighbourhood Plan should ensure there is sufficient, suitable, available and deliverable
residential commitments to exceed the minimum housing requirements set out in Core Policy 2 of
the Wiltshire Core Strategy.

•

The wording of draft Neighbourhood Plan Policy H1 should be written positively to allow for further
sites to come forward to the full objectively assessed housing need for Wiltshire and the OAN
figures to be identified within the joint Strategic Housing Market Assessment (SHMA) for Wiltshire
and Swindon, particularly given the emerging housing land shortfall emerging across the HMA.

•

We recommend a modification to the current NP to identify Land at Horsey Down, Common Hill as
an appropriate location for development. Our Client’s site is suitable, available and deliverable for
housing development, and should be allocated to help meet the future housing needs of the area
while meeting the housing objectives of the community.

•

We support the essence of Policy H5 (Affordable Housing) of the emerging neighbourhood plan,
however, we recommend amendments to ensure compliance with the National Planning Practice
Guidance (NPPG).

•

Policy H6 (Local Connection and Strong Connection) should be deleted because it does not meet
the basic conditions of a NP in order to proceed to referendum.

•

Policy H7 (Housing for the Elderly) needs further clarification in order to implement the policy. It is
unclear if the design criteria relates to development which specifically caters for the elderly or if all
residential development should take this policy into account.

•

We welcome the plan period to 2026 however, there is no mention of a periodic review of the
neighbourhood plan. Clarity should be provided as to how and when the plan will be reviewed to
ensure it accounts for the latest changes to the Local Plan including national policy guidance.

We thank the Town Council for opportunity to attend a recent Extraordinary Meeting (12th September) to
discuss future development at Cricklade, in light of the above and our continued interest in the preparation
of the Neighbourhood Plan. We welcome the opportunity to attend any further Neighbourhood Plan
meetings to discuss potential future development and next steps for the Neighbourhood Plan.
Although very recently published the Local Planning Authority and Parish Council will also, going forward,
need to have regard to the proposals emerging within “Planning for the right homes in the right places”,
published 14th September 2017, including in respect of how objectively assessed housing need is defined,
and any measures for distribution within the HMA/Neighbourhood area.
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We trust that these comments are helpful, and we look forward to participating in the next stages of the
Neighbourhood Plan. If you would like to discuss our comments or require any further clarification, please
do not hesitate to contact us.
Yours sincerely

Andrew Ross
Director
andrew.ross@turley.co.uk
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Comment:
Cricklade Town Council (CTC) would like to take the opportunity of relaying our comments at this stage
of the consultation process on two matters.
1. Settlement Boundary
Wiltshire Council (WC) is currently consulting on a Draft Housing Site Allocations Plan which incorporates
a review of the settlement boundaries of the principal settlements, market towns, local service centres
(such as Cricklade) and large villages of the county. As the Draft Cricklade Neighbourhood Plan (DCNP)
does have a policy (H1) for the settlement boundary, the relationship between the two plans is relevant.
The representation that CTC is making to the WC Housing Site Allocation consultation sets out in full
the essential differences in the treatment of the settlement boundary issue between the two plans and
so that document should be considered when assessing the differing approaches that have been
taken.
The major difference is that the DCNP proposes that land adjacent to the existing Settlement Boundary
that has planning consent for development should be incorporated into the Settlement Boundary.
However, the WC methodology is to continue to exclude these sites until such time as development
works actually commence.
We may have more information on this by the time of the DCNP examination and it is possible that
the wording in the plan and on the associated map relating to H1 may have to be altered if Wiltshire
Council does not accept including land with planning consents within the settlement boundary.
2. Consultation Response: Mr N. Hobbs
We wish to comment on the consultation response made by Mr N. Hobbs. The housing figures that
he quotes are not those that are in the DCNP. Paragraph 4.1.2 makes it clear that there are currently
24 + 70 +44 = 138 new homes with either outline or full planning permission that are not yet built.
Furthermore, the plan allows for other new homes to be built within the Settlement Boundary as long
as other policies in the plan are complied with. The number of at least 138 is very different from the
number of 40 which Mr Hobbs refers to. It would seem that owing to a misunderstanding Mr Hobbs
was referring to the 2012 Town Plan when making his comments.

Do you wish to be notified of the decision on the
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proposal?
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Comment:
Please find attached a letter that provides Gladman’s representations in response to the submission
version of the Cricklade Neighbourhood Plan (CNP) under Regulation 16 of the Neighbourhood Planning
(General) Regulations 2012.
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proposal?
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Spatial Planning Team
Economic Development and Planning
Wiltshire Council
County Hall
Bythesea Road
Trowbridge
BA14 8JN
By email only to: neighbourhoodplanning@wiltshire.gov.uk
Dear Sir/Madam,
This letter provides Gladman Developments Ltd (Gladman) representations in response to the submission version of
the Cricklade Neighbourhood Plan (CNP) under Regulation 16 of the Neighbourhood Planning (General) Regulations
2012. Gladman requests to be added to the Council’s consultation database and to be kept informed on the progress
of the emerging neighbourhood plan. This letter seeks to highlight the issues with the plan as currently presented and
its relationship with national and local planning policy.
Legal Requirements
Before a neighbourhood plan can proceed to referendum it must be tested against a set of basic conditions set out in
paragraph 8(2) of Schedule 4b of the Town and Country Planning Act 1990 (as amended). The basic conditions that the
CNP must meet are as follows:
(a) Having regard to national policies and advice contained in guidance issued by the Secretary of State, it is
appropriate to make the order.
(d) The making of the order contributes to the achievement of sustainable development.
(e) The making of the order is in general conformity with the strategic policies contained in the
development plan for the area of the authority (or any part of that area).
(f) The making of the order does not breach, and is otherwise compatible with, EU obligations.

National Planning Policy Framework and Planning Practice Guidance
The National Planning Policy Framework (the Framework) sets out the Government’s planning policies for England and
how these are expected to be applied. In doing so it sets out the requirements for the preparation of neighbourhood
plans to be in conformity with the strategic priorities for the wider area and the role in which they play in delivering
sustainable development to meet development needs.

At the heart of the Framework is a presumption in favour of sustainable development, which should be seen as a golden
thread through both plan-making and decision-taking. For plan-making this means that plan makers should positively
seek opportunities to meet the development needs of their area and Local Plans should meet objectively assessed
needs, with sufficient flexibility to adapt to rapid change. This requirement is applicable to neighbourhood plans.
The recent Planning Practice Guidance (PPG) updates make clear that neighbourhood plans should conform to national
policy requirements and take account the latest and most up-to-date evidence of housing needs in order to assist the
Council in delivering sustainable development, a neighbourhood plan basic condition.
The application of the presumption in favour of sustainable development will have implications for how communities
engage with neighbourhood planning. Paragraph 16 of the Framework makes clear that Qualifying Bodies preparing
neighbourhood plans should develop plans that support strategic development needs set out in Local Plans, including
policies for housing development and plan positively to support local development.
Paragraph 17 further makes clear that neighbourhood plans should set out a clear and positive vision for the future of
the area and policies contained in those plans should provide a practical framework within which decisions on planning
applications can be made with a high degree of predictability and efficiency. Neighbourhood plans should seek to
proactively drive and support sustainable economic development to deliver the homes, jobs and thriving local places
that the country needs, whilst responding positively to the wider opportunities for growth.
Paragraph 184 of the Framework makes clear that local planning authorities will need to clearly set out their strategic
policies to ensure that an up-to-date Local Plan is in place as quickly as possible. The Neighbourhood Plan should
ensure that it is aligned with the strategic needs and priorities of the wider area and plan positively to support the
delivery of sustainable growth opportunities.
Planning Practice Guidance
It is clear from the requirements of the Framework that neighbourhood plans should be prepared in conformity with
the strategic requirements for the wider area as confirmed in an adopted development plan. The requirements of the
Framework have now been supplemented by the publication of Planning Practice Guidance (PPG).
On 11th February 2016, the Secretary of State (SoS) published a series of updates to the neighbourhood planning
chapter of the PPG. In summary, these update a number of component parts of the evidence base that are required to
support an emerging neighbourhood plan.
On 19th May 2016, the Secretary of State published a further set of updates to the neighbourhood planning PPG. These
updates provide further clarity on what measures a qualifying body should take to review the contents of a
neighbourhood plan where the evidence base for the plan policy becomes less robust. As such it is considered that
where a qualifying body intends to undertake a review of the neighbourhood plan, it should include a policy relating
to this intention which includes a detailed explanation outlining the qualifying bodies anticipated timescales in this
regard.
Further, the PPG makes clear that neighbourhood plans should not contain policies restricting housing development
in settlements or preventing other settlements from being expanded. It is with that in mind that Gladman has
reservations regarding the CNP’s ability to meet basic condition (a) and (d) and this will be discussed in greater detail
throughout this response.
Relationship to Local Plan

The current Development Plan relevant to the preparation of the CNP is contained in the Wiltshire Core
Strategy, adopted in January 2015. This plan sets out the over-arching spatial strategy for Wiltshire and covers
the period 2011 to 2026.
Within this Plan, the Core Strategy identifies Crciklade as a Local Service Centre in the Royal Wootton Bassett
Community Area. Outside of Royal Wootton Bassett Town the Community Area is required to provide for 1,455
dwellings over the plan period. As such, Gladman consider that the Parish Council should seek to aspire to further
sustainable growth opportunities.
The Council are currently undertaking a partial Core Strategy review as well as preparing the Wiltshire Housing Site
Allocations Plan (WHSAP). Within the WHSAP the Council are undertaking a settlement boundary review to help in
identifying sites to meet housing needs. This plan is very much in its infancy and so it is important that the CNP is flexible
on housing site allocations and the plans stance on development outside of settlement boundaries. Failure to provide
sufficient flexibility could lead to conflict with the emerging WHSAP, should any changes to settlement boundaries be
proposed, as s38(5) of the Planning and Compulsory Purchase Act states:
‘If to any extent a policy contained in a development plan for an area conflicts with another policy in the
development plan the conflict must be resolved in favour of the policy which is contained in the last document to be
adopted, approved or published (as the case may be).’
Cricklade Neighbourhood Plan
This section highlights the key issues that Gladman would like to raise with regards to the content of the CNP as
currently proposed. It is considered that some policies do not reflect the requirements of national policy and guidance,
Gladman have therefore sought to recommend a series of alternative options that should be explored prior to the Plan
being submitted for Independent Examination.
Policy H1: The Settlement Boundary
This policy states that development will not be permitted outside the define settlement boundary unless allowed by
policies detailed within the development plan.
Gladman object to the use of a settlement boundary, as this would act to contain the physical growth of Cricklade
without fully considering what result this policy will place on Wiltshire Council’s (WC) ability to deliver its full OAN. The
use of such a settlement limit would not accord with the positive and flexible approach required by the Framework and
would be inconsistent with §14, §47 and §49.
Further to this, there is no evidence to demonstrate that any significant development will come forward within the
existing built form on previously developed land. Development proposals that are located outside the built-up
boundary should not be considered in conflict with the neighbourhood plan.

Policy H2: Visual Separation of Settlements
Policy H2 states that development should not reduce the visual and physical separation of Cricklade and neighbouring
settlements.
Gladman submit that new development can often be located between neighbouring towns and villages without
leading to the physical or visual merging of settlements, eroding the sense of separation between them or resulting in
the loss of openness and character. In such circumstances, we would question the purpose of a such a limiting policy,

particularly if this would prevent the development of otherwise sustainable and deliverable housing sites coming
forward.
In light of this, we consider a more flexible approach consistent with the requirements of the Framework is required
and the submit the following wording for consideration:
‘When considering development proposals, the CNP will take a positive approach to new development that reflects
the presumption in favour of sustainable development contained in the National Planning Policy Framework.
Applications that accord with the policies of the Development Plan and the CNP will be supported particularly
where:
- Providing new homes including market and affordable housing; or
- Opportunities for new business facilities through new or expanded premises; or
- Infrastructure to ensure the continued vitality and viability of the neighbourhood area.
Development adjacent to the existing settlement will be permitted provided that any adverse impacts do not
significantly and demonstrably outweigh the benefits of development.’
Policy H3: Design of New Housing
Policy H3 sets out a range of design principles that all new proposals for housing are required to adhered to.
The Parish Council should ensure that the design principle adhered to are not overly onerous to render development
unviable. The Framework is clear ‘design policies should avoid unnecessary prescription or detail and should
concentrate on guiding the overall scale, density, massing, height, landscape, layout, materials and access of new
development in relation to neighbouring buildings and the local area more generally.’ Plans should not contain such
policies that would add financial burdens to a scheme which would render a scheme unviable. The objectives of the
Framework are for good design whilst still enabling sustainable development to come forward viably.
Policy H7: Housing for the Elderly and Disabled
This policy states that all proposals for residential development of 10 or more dwellings will be required to provide at
least 10% of said dwellings for the elderly and disabled.
Whilst recognising the issue of an ageing population is very much of concern to the steering group and in aiming to
provide housing that meets the needs of disabled residents, in its current form, the policy would apply to all residential
developments across the neighbourhood plan area.
We consider that this policy is overly prescriptive in requiring housing for older and disabled people to be provided at
specific storey heights. We do not believe that this is a reasonable requirement of any development, nor is it reflective
of the market realities of providing accommodation for older and disabled people. This is considered to be an
unsubstantiated design requirement which does not conform with the NPPF and particularly refer the Parish Councils
to paragraph 60.
Policy LAF2: Allotments
This policy states that all new residential developments of 10 or more proposals will be required to provide land for
allotments.

Whilst Gladman note the evidence provided to support this requirement, we consider that in its current form, the policy
could act to restrict sustainable development opportunities from coming forward by adding unacceptable financial
burdens to proposals. We refer to paragraph 173 of the Framework which states;
“Plans should be deliverable. Therefore, the sites and the scale of development identified in the plan should not be
subject to such a scale of obligations and policy burdens that their ability to be developed viably is threatened.”
We therefore suggest that this policy should be deleted and should become a community aspiration as opposed to a
standard requirement.
Policy LAF4: Local Green Space
Policy LAF4 identifies 5 tracts of land that are to be designated as Local Green Space.
The designation of land as Local Green Space (LGS) is a significant policy designation and effectively means that once
designated, they provide protection that is comparable to that for Green Belt land. As such, the Parish Council should
ensure that the proposed designations are capable of meeting the requirements of national policy.
The Framework is explicit in stating at paragraph 77 that ‘Local Green Space designation will not be appropriate for
most green areas or open space’. With this in mind, it is imperative that the plan-makers can clearly demonstrate that
the requirements for LGS designation are met. The designation of LGS should only be used:
▪
▪

▪

Where the green space is in reasonably close proximity to the community it serves;
Where the green area is demonstrably special to a local community and holds a particular local
significance, for example because of its beauty, historic significance, recreational value (including as
a playing field), tranquillity or richness of its wildlife; and
Where the green area concerned is local in character and is not an extensive tract of land.

It appears to Gladman that insufficient evidence has been provided to support the proposed designations identified in
this policy. As such, this brings into question whether all of the proposed designations are capable of meeting all three
tests required by National Planning Policy. Gladman recommend that the Parish Council take the time to investigate
this matter and undertake the necessary evidence to support each designation.

Conclusions
Gladman recognises the role of neighbourhood plans as a tool for local people to shape the development of their local
community. However, it is clear from national guidance that these must be consistent with national planning policy
and the strategic requirements for the wider authority area. Through this consultation response, Gladman has sought
to clarify the relation of the CNP as currently proposed with the requirements of national planning policy and the wider
strategic policies for the wider area.
Gladman is concerned that the plan in its current form does not comply with basic conditions (a) and (d). The plan does
not conform with national policy and guidance and in its current form does not contribute to the achievement of
sustainable development. Gladman formally request to participate at the hearing session(s) should the Examiner
decide it necessary to discuss these issues in a public forum.
Gladman hopes you have found these representations helpful and constructive. If you have any questions do not
hesitate to contact me or one of the Gladman team.

Yours Faithfully,

Megan Pashley
m.pashley@gladman.co.uk
Gladman Developments Ltd.
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Policies:H3-H8 Pages: 16-23

Comment:
Delivery of Policy aspirations
It is submitted that without any further allocations for housing development the aspirations of the
neighbourhood plan with regard to Policies H3 – H8 will be difficult to deliver as the plan limits new
development at the town to those sites that are already consented plus any new sites that come forward
for development/redevelopment within the settlement boundary.
Sites within the settlement boundary are more likely to be brownfield sites and therefore subject to
constraints including decontamination, heritage or flood risk. Brownfield development constraints affect
site viability and hence the ability of a site to deliver policy compliant affordable housing or a type and
mix that the CNP currently seeks.
Greenfield sites are more likely to have the capacity to be policy compliant and yet the CNP makes
no allocations to facilitate such new development up to 2026.
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Neighbourhood Plan Review
Wiltshire Council has commenced the process of reviewing its Core Strategy, with a revised Local
Development Scheme (LDS) considered by Wiltshire Cabinet on 12th September 2017. The updated
LDS shows the next version of the Wiltshire Local Plan being adopted in the first quarter of 2021. The
policies of this new plan would supersede the policies of CNP for the purposes of decision making. It
will be necessary therefore for the CNP to be reviewed before 2022 as indicated in paragraph 1.7 so
that the policies of the CNP remain relevant for the purposes of decision making.
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Policy H1 (Page 14, Para 4.1.3)

Comment:
Inclusion of our client’s site at The Forty as a housing allocation would result in a logical extension to
the settlement boundary given that the adjacent extant site for 70 dwellings has also been included
within the settlement boundary. Considering both sites as a larger developable area would allow for
a new strong landscaped boundary to be created to the south of the town and would ensure that a
robust supply of housing land existed for Cricklade for the remainder of the plan period should any of
the other extant sites fail to deliver.
It is worth stating that in concluding in June 2016 (APP/Y3940/W/14/2223354) Inspector Bore stated
in paragraph 20 that,
‘The proposal would provide a range of much needed housing, including affordable housing, and would
not have a harmful effect on the character or separate identity of Cricklade or on highway safety.’
(emphasis added).
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Inspector Bore continued at paragraph 22,
‘In terms of sustainability, it would have substantial social benefits in terms of the provision of housing
and affordable housing at a time when there is a shortfall of deliverable housing sites; it would have
economic benefits in supporting the facilities within Cricklade, and its environmental effects would be
local and limited. In consequence it would amount to sustainable development.’ (emphasis added)
It follows therefore, that our client’s adjacent site at the Forty would also be considered to be sustainable
and that allocating both sites to the south of The Forty in the neighbourhood plan would allow for a
strong new defensible boundary to be created to the south of the town, as well as the opportunity to
deliver new allotments on other land in the vicinity.
Moreover, given the housing numbers in the Wiltshire Core Strategy are a minimum, not a maximum,
the fact that the remainder of need for the Royal Wotton Basset and Cricklade area is taken up by
extant sites in Cricklade is not a ceiling or barrier to additional development, should that development
be considered to be sustainable according to the NPPF, Planning Practice Guidance, or locally adopted
planning policy.
Indeed, our client’s site south of the Forty is suitable, available and deliverable and could provide
approximately 20 dwellings in the town with a policy compliant level of affordable housing in the plan
period before 2026. Development of this site could also help meet a number of other community
aspirations identified within the CNP, such as the provision of land for allotments, measures to reduce
the risk of surface water flooding, and/or additional housing suitable for younger people or the elderly.
Land at The Fiddle
This site is situated to the west of the existing settlement and is illustrated at Appendix 3.
The site is in single ownership and is immediately available and deliverable. Initial appraisal work has
confirmed that there are no abnormal development costs associated with the site, and it could deliver
approximately 20 dwellings including a policy compliant level of affordable housing and open space.
Development of the site could also release other land nearby for the delivery of new allotments for the
Town Council, given the existing allotment site is held on a short-term lease.
An indicative site layout plan is attached at Appendix 5 and demonstrates how the site could deliver
in accordance with the objectives and policies of the CNP including 40% affordable housing, bungalows
for the elderly or disabled, smaller private ‘starter’ type homes and larger family housing.
Part of the site was previously subject to an appeal for housing for local needs (an exception housing
site) which was dismissed in June 2010 on a policy point that Wiltshire’s adopted planning policy at
that time did not allow for such schemes adjacent to Rural Towns, only at Large Villages
(APP/Y3940/A/09/2119397). Nonetheless Inspector Hand found that there was a reasonable and safe
walking route to the town and school from the site, which was considered at paragraph 23 to be a
‘reasonably located site for sustainability purposes’.
New Allotments Site
In their response to Wiltshire Council of 16th November 2015 concerning the Wiltshire Site Allocation
Development Plan Document, the Planning, Conservation and Transport Committee of Cricklade Town
Council referred to the development needs and aspirations of the Town that had arisen from the
Neighbourhood Plan work. This is attached as Appendix 6.
Listed as number one (of seven matters), was the need for additional allotment space. The document
states that there were twenty names on the waiting list for an allotment and that as the Town’s present
allotment site is privately owned and on a short-term lease its retention and occupation could not be
considered as permanent. A larger site within the control of the Town Council would solve both of
these issues, and an area of approximately one acre was considered suitable by the Town Council
for the new allotment site.
This matter further addressed at paragraph 4.4.7 of the CNP is carried forward into Policy LAF2 of the
CNP which seeks a contribution to new allotments for all new development of 10 dwellings or more.
Hannick Homes, in association with a local landowner, are prepared to offer a site of one acre in close
proximity to the town for use as allotments which could be brought forward in conjunction with a
development on either of the sites off the Fiddle or The Forty being promoted by Hannick Homes.
Hannick Homes
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It is noted at paragraph 4.1.6 that a previous Hannick Homes development, Stockham Close and
Gardens (49 dwellings), was identified by the local community during the second public consultation
as the top housing development (61 responses) that could be used as a guideline for future
development. Hannick Homes is delighted that this development is so well regarded and liked by local
residents. Hannick Homes worked closely with the town council and local community at the early
stages of this development to ensure that the design of the scheme and the wider community benefits
it delivered matched the needs and aspirations of Cricklade. Hannick Homes would seek to adopt the
same approach when working up a proposal for either of the sites it is promoting.
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To which part of the Cricklade Community
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Page:13&14 Para:4.1.2 & 4.1.3

Comment:
Pegasus have been instructed to submit representations on the Regulation 16 Cricklade Neighbourhood
Plan 2026 Consultation (July 2017) (CNP) by Hannick Homes.
Cricklade is situated within the Royal Wotton Basset and Cricklade Community Area of the adopted
Wiltshire Core Strategy (2015) and is identified as a Local Service Centre.
At the outset, Pegasus wish to state on behalf of our clients, Hannick Homes that the Submission
Consultation on the CNP is welcomed. The considerable voluntary time and effort provided by those
within the Parish who have been involved in the preparation of the plan to date is appreciated and
acknowledged. Our client welcomes the vision and objectives set out in the CNP and the policies set
out to achieve this relating to settlement and housing; traffic and transport; business and ‘look and
feel’. The CNP clearly identifies the key issues local people wish to see addressed in the town and
addresses local aspiration concerning the type of development the community wish to see delivered
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to meet local needs eg: housing for the elderly and disabled; a nursing home; a police station and new
allotments. The CNP also designates areas of Local Green Space of importance to the local community
which is welcomed.
It is appreciated that guidance will have been provided to the Neighbourhood Plan Working Group in
producing the CNP by Wiltshire Council officers. The Strategic Environmental Assessment Screening
Report dated May 2016 received from the Council which states that the CNP is not likely to have
significant environmental effects and accordingly does not require a SEA is noted.
The first reason for not requiring a SEA given by the Council is that the plan does not propose any
allocations but instead relies on Core Policy 2 of the Wiltshire Core Strategy to bring forward
development within the settlement boundary of the Local Service Centre to meet housing needs.
This situation in the published CNP changes slightly with a reliance on consented sites both within
and outside the existing settlement boundary, as taken forward by the adopted Wiltshire Core Strategy
(2015), to meet housing need for Cricklade during the plan period up to 2026, and proposes to amend
the settlement boundary through the CNP to embrace the boundary of the one extant planning
permission lying outside the current settlement boundary (land south of the Forty).
To this end the plan does not make specific site allocations but enlarges the area of the settlement to
include a site previously granted on appeal on 27th June 2016 (further to a previous dismissed appeal
that was successfully quashed by a High Court challenge).
However, the CNP does not take the opportunity to consider alternative development sites within the
plan period, to 2026, to meet the housing need identified elsewhere in the CNP, including for young
people at Policy H4, or the elderly at Policy H7, or to provide choice should the schemes stated above
not deliver. It is considered therefore that the CNP does not meet the requirements of paragraph 16
of the National Planning Policy Framework as it fails to;
"plan positively to support local development, shaping and directing development in their area that is
outside the strategic elements of the Local Plan"
The Housing White Paper ‘Fixing our Broken Housing Market’ (Feb 2017) (HWP) is clear in setting
out the Government’s intention that Neighbourhood Plans provide a vehicle for local communities to
speed up housing delivery by allocating additional sites for development as long as they are in ‘General
Conformity’ with the adopted local plan. It is proposed at paragraph 1.33 of the HWP that the NPPF
be changed to;
‘highlight the opportunities that NP’s present for identifying and allocating sites that are suitable
for housing, drawing on the knowledge of local communities’
The CNP explains at paragraphs 4.1.2 and 4.1.3 that the town does not need to provide any additional
development over and above that currently permitted in the plan period in order to meet the housing
needs identified in the adopted Core Strategy (2015) for the Royal Wotton Bassett and Cricklade
Community Area. However, the adopted Core Strategy (2015) does not express the housing numbers
required for Community Area ‘remainder’ as a ‘maximum figure’, therefore the CNP provides the
opportunity for the local community to consider alternative sites for allocation for development as part
of the Neighbourhood Plan making process.
The Ministerial Statement on Neighbourhood Planning made on 12th December 2016 by Gavin Barwell
also gives weight to those communities with an adopted NP that have allocated sites for housing,
stating that the development plan shall not be deemed out of date under paragraph 49 of the NPPF
where all the following circumstances arise at the time the decision is made:
‘1. This written ministerial statement is less than 2 years old, or the neighbourhood plan has
been part of the development plan for 2 years or less;
2. the neighbourhood plan allocates sites for housing; and
3. the local planning authority can demonstrate a three-year supply of deliverable housing
sites.’
This gives further reason for communities to allocate sites in a neighbourhood plan in order to provide
certainty and protection to the local community from speculative development where a case proving
a lack of a 5 year housing land supply across the authority (or housing market area) could be made
and thus create a presumption in favour of development (paragraph 14 NPPF).
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It is therefore submitted that the Cricklade Neighbourhood Plan is not positively prepared, and therefore
fails to meet the Basic Conditions test, as it does not include housing allocations.
It is also submitted that without housing allocations the Cricklade Neighbourhood Plan fails to provide
the certainty provided by the Ministerial Statement of December 2016 to the local community and
creates more risk for speculative development around the town, should the Local Planning Authority
fail to maintain a five-year housing land supply. Wiltshire Council has a record of failing to maintain a
five-year housing land supply, although has consistently been well in excess of a three-year supply.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Land off The Forty and The Fiddle – Response to Draft Cricklade
Neighbourhood Plan Consultation November 2016
1.1

Introduction
Hannick Homes has reviewed the draft Cricklade Neighbourhood Plan and has prepared
these representations in response to the current consultation.

1.2

Firstly, by way of introduction, Hannick Homes is a family owned company based locally in
Swindon. Since its establishment in 1979 we have completed a large number of residential
and commercial developments in Wiltshire, including the towns of Swindon, Circencester,
Devizes, Calne and Cricklade, and the villages of Ashton Keynes, Purton and Minety. Hannick
Homes has also previously completed a number of developments in Cricklade, including the
construction of 49 dwellings at Stockham Close and Gardens.

1.3

We note that in the Neighbourhood Plan Working Party’s Second Public Consultation
(Housing) Report our development at Stockham Close was the most commonly cited
example by local people when asked which developments they most liked in Cricklade. We
are also pleased to note that the positive and collaborative approach we took when working
with the Town Council during the design stage was also recognised.

1.4

Overview of Our sites within Cricklade
Hannick Homes is promoting two development sites in Cricklade – Wiltshire SHLAA site 2085
(Land South of The Forty) and SHLAA site 461 (Land West of The Fiddle). It is our intention to
promote these sites through the emerging Neighbourhood Plan and the upcoming review of
the Wiltshire Core Strategy. Both sites have been the subject of a range of technical
assessments and surveys and we can confirm that there are no significant constraints to
their future development. It is also worth noting that the sites are sustainably located, with
good pedestrian and cycle links to the town centre and other facilities. Furthermore, they
are not covered by any environmental or other restrictive designations.

1.5

SHLAA site 461 is approximately 2 acres in size and could accommodate a development of
up to 20 houses, comprising a range of sizes and tenures to meet the town’s identified need.
Additional land could also be made available adjacent to the site to deliver other community
benefits such as allotments or additional cemetery space, if required.

1.6

A previous application for an affordable housing scheme was submitted on part of the site in
2009 but refused (appeal ref: APP/Y3940/A/09/2119397). The appeal inspector dismissed
the appeal on policy grounds (no policy provision at the time for exception sites adjacent to
towns and not sufficient evidence presented on level of need within Cricklade). The
inspector’s appeal decision however confirmed that the site has no constraints to
development, and is in a suitable and sustainable location.

1.7

SHLAA site 2085 is also approximately 2 acres and, likewise, could accommodate a
development of up to 20 houses, comprising a range of sizes and tenures. There is also the
potential to use part of the site to deliver other uses on the site, such as a nursing home, in
line with the aspirations of the draft Neighbourhood Plan. Alternatively, there is the
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potential to use residential development on this site to help deliver other community
benefits on land nearby (e.g. allotments or cemetery land).

1.8

Comments on the Draft Neighbourhood Plan
Hannick Homes would firstly like to take this opportunity to congratulate the
Neighbourhood Plan Working Party on its work in preparing the draft Plan. The document
provides a clear and concise overview of the aspirations of the town, the challenges it faces,
and sets out a policy framework which seeks to achieve its stated objectives.

1.9

In terms of housing, we note that both provision of starter homes for young people and
more suitable housing for the elderly are identified as priorities within the draft Plan. We
also note the emphasis within the Plan on good design and are pleased to see that Hannick
Homes’ development at Stockham Close and Gardens is viewed by many locals as being of
high quality and a good example to inform the design of future housing schemes within the
town.

1.10

We also note that the draft Neighbourhood Plan identifies the need for improvements to the
town’s open space provision, including more equipped play areas for children, additional
allotments and more cemetery space.

1.11

We broadly agree with all off the objectives set out within the Settlement and Housing
section of the draft Plan. However, we have concerns that Policy H1 (The Settlement
Boundary) is too restrictive and does not provide sufficient flexibility to allow for additional
housing to come forward outside the Development Boundary over the plan period. It is
important to note that the housing requirement set out in the Wiltshire Core Strategy for
each Community Area is a minimum figure, and should not be treated as a maximum. We
are of the view that it would be prudent to allow some flexibility within Policy H1 to permit
additional proposals of a suitable scale which make provision for local housing needs and/or
deliver other meaningful community benefits (e.g. community allotments, additional
cemetery land, facilitate the delivery of a nursing home, etc.). As currently worded, Policy H1
could have the unintended consequence of preventing a proposal for a modest residential
development which meets community aspirations and has broad local support.

1.12

Conclusion
Hannick Homes respectfully requests that the comments outlined above are taken on board
when finalising the Cricklade Neighbourhood Plan.

1.13

We reiterate that both of our potential development sites are available, unconstrained,
sustainably located, and have the potential to deliver 40% affordable housing. Both sites
have the potential to deliver a mix of house sizes and tenures to help meet the identified
need within the town, including some starter homes for the young and/or more suitable
house types for the elderly. There is also scope to help deliver additional community
benefits, such as community allotments.

1.14

We would welcome the opportunity to engage further with the Neighbourhood Plan
Steering Group to further explore the potential for future development on both of these
sites.
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CRICKLADE TOWN COUNCIL
PLANNING, CONSERVATION & TRANSPORT COMMITTEE 16 NOV 2015
WILTSHIRE COUNCIL : SITE ALLOCATION DEVELOPMENT PLAN DOCUMENT
CTC responded to the first round of consultation in March 2015 and we have now been
contacted by Wiltshire Council with these follow up questions:
We are now in the process of reviewing all the Shlaa sites within Cricklade following
changes to our methodology resulting from comments made through the informal
consultation earlier this year.
As far as I am aware the Town Council’s comment on this work to date is as follows:
“Cricklade Town Council provided information on the work to-date of their neighbourhood
plan, sharing the results of their recent consultation. It is felt that it will undermine the NP
process if such ‘local’ factors (as per survey results) determined as part of the
Neighbourhood Planning process are not taken into account in the DPD. For this reason
they will not, at this moment, comment in detail on the suitability or otherwise of all of the
WC criteria.”
What would be helpful however is to have the council’s comments on the shlaa sites and if
any of the sites have the council’s support. Also it would be helpful to know what aspirations
you have for the town and facilities that could be provided.
I am aware that you have had meetings with developers and any feedback you have from
these would be helpful.
The suggested response for councillors to consider is as follows:
With reference to the preliminary informal consultation, our full response was filed
online on the Wiltshire online portal on 31st March 2015. The comment quoted in the
above paragraph is just a very brief précis. Although we do not disagree with it, it
does not encapsulate all of the matters we feel relevant. This current statement
should be read as a supplement to the earlier consultation response, not as a
replacement.
As the current intention is for the Cricklade Neighbourhood Plan not to be site
specific (in terms of residential development) we will not be supporting any one
SHLAA site over another.
Since our response to the preliminary informal consultation there have been planning
applications with respect to two SHLAA sites:
a) Stones Farm received outline consent for 24 new dwellings (net) on 3rd June 2015
on that part of SHLAA site 696 that falls within the settlement boundary (WC
reference 15/01159)
b) An application has been lodged for the redevelopment of Culverhay SHLAA site
3315 which would bring forward a net increase of 44 dwellings (WC reference
15/08666, target decision date 2nd December 2015)
The following land use aspirations have emerged from the Neighbourhood Plan
process or from other work of the Town Council:
1. Additional allotment space. At the moment there are approximately 20 names
on the waiting list for an allotment. The current site is held by CTC on a short
term lease and so occupation cannot be considered permanent. A larger site
to be held in the ownership of CTC would address both of these issues and
an area of approximately one acre is currently considered to be adequate for
that use.

2. Additional cemetery space. The current cemetery will reach full capacity in
the next few years and so CTC are now looking to plan ahead. The current
site on Bath Road is approximately 1.75 acres and a site of equivalent area
would be sought for the future.
3. Nursing Home. There is no such facility in Cricklade at the moment but
consultations with the community demonstrate that there is a need, and given
the age profile of the Cricklade population (with a greater number of older
people than the national or Wiltshire Council average) we may expect this
need to increase in the next few years . Our research shows that to be
economically viable a nursing home would need a site in the region of 1.25
acres. The only sites within the settlement boundary of such a size are not
suitable because they are either Scheduled Ancient Monument or school
grounds [and/or present access issues]. For this reason the Neighbourhood
Plan Working Party is proposing to include in the Draft Plan an exception to
the general policy (of not supporting residential development outside the
settlement boundary) by supporting the siting of a nursing home outside.
4. Leisure Space, especially Equipped Areas for Play. The provision of LEAP in
Cricklade is below Wiltshire Council standards and has been identified as an
issue during prior consultations. It is the therefore the desire of CTC to
increase the provision.
5. Flood risk from surface water has been identified as a top issue of concern
during consultation. The continued existence of, and plans for easy and cost
efficient long term maintenance of, water courses and ditches in and around
Cricklade is of crucial importance. Where development has taken place there
have been subsequent issues where the drainage solutions have not been
properly implemented and/or ditches have been blocked or infilled, CTC
propose to include a policy of looking more favourably on applications which
demonstrate robust cost effective long term management of surface water
that does not rely on landowner intervention and the potential future need for
enforcement if this does not happen.
6. Foul water overflow owing to inadequate existing sewer capacity has been
identified as a top issue during consultation. CTC propose to include a policy
of looking more favourably on applications which demonstrate at the earliest
stage that the necessary investment in upgrade of the foul water
infrastructure in Cricklade has been taken into account.
7. Traffic issues have been raised in the public consultations with particular
respect to the safety of a number of road junctions and speeding vehicles in
the town. Development proposals that can mitigate some of these issues will
be considered more favourably.

The policy of CTC is to offer landowners, developers and their agents the opportunity
of presenting indicative pre-planning proposals to the Planning, Conservation &
Transport Committee. This policy has been adopted for the benefit of all parties and
CTC make it clear that such meetings are for the exchange of information only and
do not represent support for any particular scheme. There have been two such
meetings in 2015:
a) SHLAA site 3088 Horsey Down. Representatives of Bloor Homes Ltd attended on
3rd August and presented an indicative sketch and answered questions from
councillors.
b) SHLAA sites 461 and 2085 (under common ownership). Representatives of
Hannick Homes Ltd attended on 5th October and presented indicative sketches and
answered questions from councillors.

Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Historic England (Mr David Stuart)

Comment ID

10

Response Date

18/09/17 14:28

Status

Processed

Submission Type

Email

Version

0.3

Comment:
Thank you for your Regulation 16 consultation on the Cricklade Neighbourhood Plan.
I can confirm that that there are no comments on the Plan that we wish to make.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

n/a Streamcross Homes -

Comment ID

9

Response Date

18/09/17 11:16

Status

Processed

Submission Type

Email

Version

0.4

Files

Rep 9 Attachment.pdf

Comment:
Steamcross would like land to the west of the Forty that is currently the subject of a planning application
(17/07111/OUT) to be included within the Neighbourhood Plan for residential purposes and to facilitate
access from Greensquare development to the south and the Forty. A plan of the site is attached for
identification purposes.
In providing the footpath link, the proposed inclusion of the site within the Neighbourhood Plan will
deliver a significant social benefit by creating a safe pedestrian connection between the Greensquare
Group’s residential scheme and Cricklade Town Centre. Cricklade Town Council has identified the
absence of such a pedestrian link as a concern, and has emphasised the benefits of this being
delivered. Indeed, emerging Neighbourhood Plan policy TT3 encourages off road routes for cyclist
and pedestrians and this site will help to deliver such a route.
Paragraph 6 of the NPPF specifies that “The purpose of the planning system is to contribute to the
achievement of sustainable development”. Subsequently, Paragraph 187 states that “[…] decision
takers at every level should seek to approve applications for sustainable development where possible”.
In terms of the Local Plan, Paragraph 12 notes that a departure from the policies of an adopted
development plan is acceptable where material considerations indicate that it is appropriate.
This development site is highly sustainable and the provision of a small number of houses and a
footpath connection between from the development land to the south and the Forty will enhance the
social and environmental benefits that could be delivered by development on the site in question.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Mr John Harmer

Comment ID

7

Response Date

17/09/17 23:32

Status

Processed

Submission Type

Email

Version

0.4

Comment:
I have no additional plan specific comments to make that were not made in response to the prior
consultation and thank the NPWP for considering mine and other comments made then.
My comment is a general one and that is a reaction of horror and fear to the announcement last week
that Swindon’s failure to meet its supposed housing need is proposed to lead to a combining of the
housing need assessment with Wiltshire with the almost inevitable consequence that more housing
will be demanded and permitted on the green fields in this part of Wiltshire.
My personal experience would be this expansion is not sustainable development. At the recent open
Extraordinary Town Council Meeting, held at the request of Bloor Homes representatives just this last
week, I stated my experience of spending an hour and ten minutes in traffic along Mead Way trying
to get to Swindon rail station for a work related meeting in London. Bus was not an option because I
expected to be home at a time after the last regular bus left in the evening. It is quicker for me to get
to work meetings near Warwick around 50 miles away than get into Swindon less than 10 miles away.
The growth of Swindon has already impacted the A419 trunk route at rush hour, with queues frequently
experienced around the Turnpike and Oxford Road junctions as well as at the M4 J15. It is hard for
me to understand how further expansion of Swindon can be supported by the existing road infrastructure,
quite apart from any other issue. Also Cricklade does not have a secondary school so all children of
secondary school age have to be bussed elsewhere.
The size of expansion that would support a secondary school or increased bus services is above the
credible level that the town could support without breaching Wiltshire’s overall Settlement Strategy.
The 1700+ homes at Tadpole Garden Village are well on the way to being delivered, as are the 700+
homes at Ridgeway Farm (in Purton, Cricklade’s adjacent parish) less than five miles away. To the
north the material expansion of Cirencester continues with 2500+ homes proposed at Chesterton, on
top of the expansion already built. As these are outside the existing and proposed new HMA it is not
clear how these are factored in. If further expansion in this area is to be allowed, apparently overturning
the analysis of the Wiltshire Core Strategy, it seems that settlement coalescence could be about to
become the de facto future.
For the five year housing supply numbers are the de facto sole determinant of planning decisions, as
Cricklade has experienced with its 70 new homes to the south being forced through on judicial review
following a failed appeal. So much for taking the legalism out of planning and putting it in the influence
of local people! Through imaginative design, patience and hard graft of those involved the
redevelopment of the Culverhay housing area in Cricklade will be delivering 40+ new homes within
walking distance of the existing town centre and leisure centre. This should have been sufficient
according to the analysis behind the Wiltshire Core Strategy, but moving goalposts of 5 year housing
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supply made it not so. Thus will Cricklade be delivering 6-7% housing growth in 5 years already without
further permissions being granted.
The mantra that people need to live somewhere and there is a national housing shortage is trotted out
by developers and their agents, but it does appear to be the major housebuilding companies who are
land banking and restricting supply and delivery of consented and planned land to force the 5 year
housing supply numbers into stress so they can ignore the plans and wishes of the local population
and build where profit is greatest (look at the stock market results), not where plans state. The
“promises” of the developers of Hares Chase about smaller homes being delivered have evaporated,
as the site has been flipped for pure profit and economics become predominant leading to larger
houses now being proposed in the reserved matters application. I therefore hope that this NP will get
made without further delay and provide at least some protection to Cricklade residents to enable them
to get the development they want and can absorb.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Mrs Julie Norman

Comment ID

6

Response Date

17/09/17 16:38

Status

Processed

Submission Type

Web

Version

0.3

To which part of the Cricklade Community
Neighbourhood Plan does your comment relate?

Proposed Town Boundary Change

Comment:
The proposed town boundary appears to have arbitrarily cut off the corner of our garden land. Our
garden boundary joins Chelworth Road at 90 degrees and does not follow the edge of the new tarmac
driveway. Please ensure that this garden land is preserved it in its original designation. This is the
reason our barn was built in its current position - to avoid the use of garden land.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Ms Margaret Hunt

Comment ID

3

Response Date

01/08/17 19:59

Status

Processed

Submission Type

Email

Version

0.4

Comment:
I have studied the latest version of the Plan at the Cricklade Town Council Office, and have come to
the decision that I do not wish to make any comments at this stage of consultation (24th July to 18th
September 2017).
My responses to the 2016/early 2017 consultation represent my views. This response is copied below
for information.
"Having considered the question of definition of a Neighbourhood Area, I support Cricklade Town
Council in its views upon opting out of the Community Area Neighbourhood Plan in favour of producing
a plan that covers only its parish.
This will allow the Town Council and residents to concentrate upon crucial planning issues in respect
of the town and close surroundings.
However, in appraising development proposals, it will be necessary for the Town Council to pay careful
regard to the influence of its decisions on areas immediately outside the parish, also, importantly, to
monitor the effect upon Cricklade of changes relating to those areas."

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Mr Nathan Hobbs

Comment ID

4

Response Date

05/09/17 17:53

Status

Processed

Submission Type

Web

Version

0.2

To which part of the Cricklade Community
Neighbourhood Plan does your comment relate?

Housing

Comment:
Just 40 new houses is ridiculous. That's just a 2% increase over 15 years, while the country needs
housing growth well beyond 1% A YEAR just to keep up with births, never mind immigration. Does
the council REALLY want to turn Cricklade into a retirement village? Where do people living in Cricklade
plan for their children and grandchildren to live..? Somewhere else apparently, where they wont
"destroy the character" of the town. Even now, most of the businesses have to get half their workers
from outside the town... that's only going to get worse, and parking is already a major problem. 40
new houses over 15 years... 2.5 houses a year, isn't a plan, it's an attack on young people. It's a public
statement by the council... young people not wanted.
If you look at this in line with the list of shops people would like to see opened (Bakers, Bookshop,
Antiques shop, Deli, Travel Shop, Hardware) you can see that this plan isn't an actual plan, it's a
deluded dream of a world people would like to have. None of those shops will open because there is
NO TRADE for them. Half the shops to the high street are run as a way of giving their owners some
way to pass the time, if they had RENT to pay when would close in a week, because there simply isn't
enough trade to cover their costs. Between online shopping and the Tescos, shopping demand is
sated. The fact that people responding to the survey hadn't noticed that there was ALREADY a
struggling Grocers and Cafe/Coffee shop on the high street should have rung alarm bells with the
council when they read people requesting them.
I urge the council to take another, more realistic view of the housing plan and high street plans, and
come up with a more sensible, less insular plan, that addresses the needs of all the towns residents,
not just those older residents who dream of the town becoming an idealistic 1950s version of itself
they reminisce about from their youth.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

No
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Natural England (Mr Charles Routh)

Comment ID

18

Response Date

18/09/17 17:00

Status

Processed

Submission Type

Email

Version

0.3

Comment:
I can confirm that Natural England has no comments to make on this Neighbourhood Development
Plan.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

National Farmers Union (Ms Andi Witcombe)

Comment ID

1

Response Date

28/07/17 12:42

Status

Processed

Submission Type

Email

Version

0.3

Comment:
The South West National Farmers Union (NFU) welcomes the opportunity to comment on the Cricklade
Neighbourhood Plan with the aim of helping communities support agricultural growth and development
in their area. The South West NFU represents approximately 10,000 Farmers and Growers across
the South West region and over 50,000 farmers and growers nationally. In Wiltshire we represent over
800 farmers and landowners. The NFU, and its members, recognise the importance of Neighbourhood
Plans and overall are supportive of the approach given. Our comments are as below along with some
key priorities which we encourage the community to adopt within their plan.
As you will be aware the farming community continues to face formidable challenges with increasing
regulation, volatile markets and fluctuating farming returns. In response to these challenges farmers
have had to consider the resources available to them and look at new ways of developing their
businesses so that they can grow and remain competitive. This might include the need for modern
agricultural buildings either to meet regulations or to change the use of existing buildings in order to
respond to changing market demand, for example.
Our members in Cricklade and the surrounding are no exception and given that the area is largely
farmed it is clear that any form of Neighbourhood Plan must adequately address the issues and
opportunities of farming. Our vision for the area is:
Cricklade is a sustainable rural community that is underpinned by an innovative rural economy and
thriving farming and food industry, which is profitable and supports viable livelihoods, underpins
sustainable and healthier communities and enhances the environmental assets that are vital to the
counties prosperity.
For the farming community this vision is to be achieved by the following themes
1

Strengthening our farming businesses to help them build profitability and respond to new
opportunities
2
To create thriving localities which meet the needs of their communities, businesses and their
environment.
3
Realising the value of the region’s environmental assets
In addition we would see some of the key priorities for farms to include (not in order of priority):
1
2

The ability for the next generation to take on management of farms and to support this through
the provision of affordable housing to allow succession.
Develop farming enterprises that can meet the challenges of food security and compliance through
modernising and becoming more efficient
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3

Diversifying farming enterprises to meet new opportunities such as, inter alia, business units or
tourism.
4
Developing renewable energy which meets the needs of the farm and are appropriate to the
location and renewable resources available.
5
Access to high speed broadband.
Food production is a key priority for economic growth both nationally but also importantly in a rural
area such as Cricklade. In the Government white paper ‘Local Growth: realising every place’s potential’
the Coalition Government makes clear that the first priority “is to return the nation’s economy to health”.
This includes creating, “the conditions that will help business and gets the economy growing” and this
includes the support for farming enterprises so vital to the rural economy and enabling them to remain
viable through diversified enterprises. We would expect that any proposals for developing farms will
take this into account.
Diversification is in line with National Planning Policy Framework (NPPF) that provides that local
authorities should support development that enables farmers to become more competitive and
sustainable and diversify into new opportunities. A key message within the NPPF is the need for
economic growth. “A positive planning system is essential, because without growth, a sustainable
future cannot be achieved. Therefore, significant weight should be placed on the need to support
economic growth through the planning system…the default answer to development proposals is yes.”
Cricklade neighbourhood plan has the opportunity to help support farms diversify and create new
employment and income opportunities for the area. These could range from the provision of business
units through to farm shops for example.
In the NPPF the government makes a number of very important statements related to this the
development of renewable energy. Paragraphs 95 to 98 make a number key points including: ‘local
planning authorities should recognise the responsibility on all communities to contribute to energy
generation from renewable or low carbon sources’ (para 97); ‘have a positive strategy to promote
energy from renewable and low carbon sources’ which ‘maximise renewable and low carbon energy
sources’. Renewable energy represents an important opportunity for farms to reduce their energy bills
and also to create revenue that can help support farming activity. We understand that this can be a
contentious issue within communities as has been highlighted by the government with the policy it has
introduced for requiring areas to be identified for wind development in local or neighbourhood plans
such as yours. Some of our members may be looking to erect wind turbines for electricity to be used
on farm at a very small scale. We ask that you consider the issue of scale and how you can support
your local farmers.
Succession within farming businesses is often critical to their ongoing sustainability. This will often
require the need for additional housing to enable the next generation to take over the farming enterprise
and to allow the current generation to take a less involved role – or to assist employment of key staff.
We ask that the neighbourhood plan supports farms to build new housing.
To help guide any work we have developed some principles which we believe will help Cricklade
community to shape activity in the area. These are:
1
2
3
4
5
6
7
8
9
10
11

Farmers and landowners should always be consulted and listened to with regard to developing
the area.
Food security is a crucial issue for now and the future and any actions must ensure that we do
not compromise our ability to feed ourselves.
We should look to increase farm productivity and decrease impact on the environment.
The achievement of sustainable development in rural areas through the integration of
environmental, social and economic objectives.
Meet the needs of a diverse rural population and ensure equality of opportunity.
Maintain and enhance the areas natural asset base.
Farmers and landowners should always be consulted and listened to with regard to developing
the area.
Support sustainable growth in the rural economy.
Sustainable farming will support the wider community.
Not one system of farming is the answer and all should be supported for maximum benefit to
society and the environment
Encourage links between rural areas and urban centres.
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Thank you for taking the time to consider the needs of agricultural businesses within the Plan area we hope that these comments are useful and will be taken into account while developing the Cricklade
Plan.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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Comments.
Cricklade Neighbourhood Plan Reg 16 Consultation (24/07/17 to 18/09/17)
Comment by

Thames Water Property Services (Mr David Wilson)

Comment ID

17

Response Date

18/09/17 17:00

Status

Processed

Submission Type

Email

Version

0.6

Files

Rep 17 Attachment.pdf

Comment:
Please find our response to the above attached on behalf of Thames Water.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes

Comment by

Historic England (Mr David Stuart)

Comment ID

10

Response Date

18/09/17 14:28

Status

Processed

Submission Type

Email

Version

0.3

Comment:
Thank you for your Regulation 16 consultation on the Cricklade Neighbourhood Plan.
I can confirm that that there are no comments on the Plan that we wish to make.

Do you wish to be notified of the decision on the
Cricklade Community Neighbourhood Plan
proposal?

Yes
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19 September 2017

Sent by email to: neighbourhoodplanning@wiltshire.gov.uk
David Wilson
E: drwilson@savills.com
DL: +44 (0) 1189520505
M: +44 (0) 7807 999431
Ground Floor, Hawker House
5-6 Napier Court
Napier Road
Reading RG1 8BW
savills.com

Dear Sir/Madam
WILTSHIRE – DRAFT CRICKLADE NEIGHBOURHOOD PLAN – COMMENTS ON BEHALF OF THAMES
WATER
Thames Water Utilities Ltd (Thames Water) Property Services function is being delivered by Savills (UK)
Limited as Thames Water’s appointed supplier. Savills are therefore pleased to respond to the above
consultation on behalf of Thames Water.
As you are aware, Thames Water covers the North East of the Wiltshire area including Cricklade and are
hence a “specific consultation body” in accordance with the Town & Country Planning (Local Planning)
Regulations 2012. We have the following comments on the consultation document on behalf of Thames
Water:
Policy H10: Foul Water Management
A key sustainability objective for the preparation of Local Plans and Neighbourhood Plans should be for new
development to be co-ordinated with the infrastructure it demands and to take into account the capacity of
existing infrastructure. Paragraph 156 of the National Planning Policy Framework (NPPF), March 2012,
states: “Local planning authorities should set out strategic policies for the area in the Local Plan. This
should include strategic policies to deliver:……the provision of infrastructure for water supply and
wastewater….”
Paragraph 162 of the NPPF relates to infrastructure and states: “Local planning authorities should work
with other authorities to: assess the quality and capacity of infrastructure for water supply and
wastewater and its treatment…..take account of the need for strategic infrastructure including
nationally significant infrastructure within their areas.”
The web based National Planning Practice Guidance (NPPG) published in March 2014 includes a section on
‘water supply, wastewater and water quality’ and sets out that Local Plans should be the focus for ensuring
that investment plans of water and sewerage/wastewater companies align with development needs. The
introduction to this section also sets out that “Adequate water and wastewater infrastructure is needed to
support sustainable development” (Paragraph: 001, Reference ID: 34-001-20140306).
Thames Water therefore support Policy H10 in relation to wastewater/sewerage infrastructure. However,
Thames Water consider there should similarly be a policy covering water supply.
It is important to consider the net increase in water and wastewater demand to serve the development and
also any impact that developments may have off site, further down the network.

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.
Savills (UK) Limited. Chartered Surveyors. Regulated by RICS. A subsidiary of Savills plc. Registered in England No. 2605138.
Registered office: 33 Margaret Street, London, W1G 0JD

It is unclear at this stage what the net increase in demand on Thames Water’s infrastructure will be as a
result of the Development Brief proposals. It is therefore essential that developers demonstrate that adequate
water supply and wastewater infrastructure capacity exists both on and off the site to serve the development
and that it would not lead to problems for existing users. In some circumstances this may make it necessary
for developers to carry out appropriate reports and appraisals to ascertain whether the proposed
development will lead to overloading of existing water and sewerage infrastructure. Where there is a capacity
problem and no improvements are programmed by the water company, then the developer needs to contact
the water company to agree what improvements are required and how they will be delivered prior to any
occupation of the development.
Thames Water recommends that developers engage with them at the earliest opportunity to establish the
following:




The developments demand for water supply and network infrastructure both on and off site and can it be
met;
The developments demand for Sewage Treatment and network infrastructure both on and off site and
can it be met; and
The surface water drainage requirements and flood risk of the development both on and off site and can
it be met

When carrying out the necessary early consultations with Thames Water regarding the capacity of water and
wastewater infrastructure, in respect of development proposals, adequate time should be allowed so that an
informed response can be formulated. It is not always possible to provide detailed responses within a matter
of days. For example, the modelling of sewerage systems can be dependent on waiting for storm periods
when the sewers are at peak flows. Therefore, consultation should be undertaken as early as possible with
Thames Water regarding the capacity of water and wastewater infrastructure to serve development
proposals. Adequate time must be allowed for a high level risk assessment to be undertaken. Should more
comprehensive responses be required, it is likely that more detailed modelling work will need to be
undertaken. The necessary funding for this work will need to be identified and secured through Developers
and/or partnership working. It can take approximately 3 months to complete modelling work from the point
funding has been secured.
Thames Water consider that Policy H10 should be amended to include water supply along the lines of the
following:
“Water Supply, Wastewater & Sewerage Infrastructure
Developers will be required to demonstrate that there is adequate water supply, waste water capacity
and surface water drainage both on and off the site to serve the development and that it would not
lead to problems for existing or new users. In some circumstances it may be necessary for
developers to fund studies to ascertain whether the proposed development will lead to overloading of
existing water and/or waste water infrastructure.
Drainage on the site must maintain separation of foul and surface flows.
Where there is an infrastructure capacity constraint the Council will require the developer to set out
what appropriate improvements are required and how they will be delivered.”
Further information for Developers on water supply and sewerage infrastructure can be found on Thames
Water’s website at:
https://developers.thameswater.co.uk/
Paragraph 4.1.17 of the draft Neighbourhood Plan refers to a Thames Water report which was prepared by
Thames Water’s Developer Services Waste Water department on behalf of the developer to investigate the
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capacity within the existing public sewerage system in Culverhay Estate. These reports are not normally
public so we would be grateful if you could confirm how the document has become a public document
associated with the draft Neighbourhood Plan.
SUDS
With regard to surface water drainage it is the responsibility of the developer to make proper provision for
drainage to ground, watercourses or surface water sewer. It is important to reduce the quantity of surface
water entering the wastewater system in order to maximise the capacity for foul sewage to reduce the risk of
sewer flooding.
Thames Water recognises the environmental and economic benefits of surface water source control, and
encourages its appropriate application, where it is to the overall benefit of their customers. However, it should
also be recognised that SUDS are not appropriate for use in all areas, for example areas with high ground
water levels or clay soils which do not allow free drainage. SUDS also require regular maintenance to ensure
their effectiveness.
Limiting the opportunity for surface water entering the foul and combined sewer networks is of critical
importance to Thames Water. Thames Water have advocated an approach to SuDS that limits as far as
possible the volume of and rate at which surface water enters the public sewer system. By doing this, SuDS
have the potential to play an important role in helping to ensure the sewerage network has the capacity to
cater for population growth and the effects of climate change.
SUDS not only help to mitigate flooding, they can also help to:
 improve water quality
 provide opportunities for water efficiency
 provide enhanced landscape and visual features
 support wildlife
 and provide amenity and recreational benefits.
With regard to surface water drainage, Thames Water request that the following paragraph should be
included in the Neighbourhood Plan: “It is the responsibility of a developer to make proper provision for
surface water drainage to ground, water courses or surface water sewer. It must not be allowed to
drain to the foul sewer, as this is the major contributor to sewer flooding.”
We trust the above is satisfactory, but please do not hesitate to contact me if you have any queries.

Yours faithfully

David Wilson BA (Hons), BTP, MRTPI
Associate Director Planning
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Wiltshire Council Response to the proposed Cricklade Neighbourhood
Plan (Regulation 16 Consultation)
18 September 2017
This note sets out Wiltshire Council’s response to the ‘Regulation 16’ consultation on the Cricklade
Neighbourhood Plan, which was submitted to the Council on 4 May 2017. Following validation
Regulation 16 consultation started on 24 July 2017 and is due to finish on Monday 18 September
2017.
Wiltshire Council has been advising Cricklade Town Council and its Working Group about the
neighbourhood planning process and the requirements to ensure the neighbourhood plan meets
the basic conditions.
The Cricklade Neighbourhood Area was officially designated on 28th February 2013. Comments
were provided on the Regulation 14 consultation on a draft plan which took place from November
2016 to early January 2017.
The comments that follow are made in the interests of ensuring that the proposed plan is in general
conformity with the strategic policies set out in the Wiltshire Core Strategy and can be effectively
interpreted by the Council in determining planning applications.

Submission of the draft neighbourhood plan
Wiltshire Council, as local planning authority, considered the submitted plan and is satisfied that it
complies with all of the relevant statutory requirements set out in Regulation 15 of the
Neighbourhood Planning (General) Regulations 2012 (as amended). The submitted plan includes a
map of the neighbourhood area, was accompanied by a Basic Conditions Statement, the SEA
Screening Decision, Habitat Regulations Assessment Screening, a Consultation Statement, and a
series of topic specific evidence papers.

Summary
Officers generally support the proposed Cricklade Neighbourhood Plan. However, changes will be
required to ensure that policies H8, LAF6 and LAF7 are brought into general conformity with the
Wiltshire Core Strategy. There also remain concerns about whether policies H5, H6, H10 and H11
had sufficient regard to national policy. Policy B4 would benefit from clarification to aid the decision
taker. This response contains suggestions for modifications where appropriate.
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Strategic Environmental Assessment (SEA)
Natural England, Environment Agency and Historic England, as statutory consultation bodies under
Regulation 9 of the SEA Regulations, were consulted by Wiltshire Council on an SEA screening
determination in 2016. The Screening exercise concluded that no SEA was required. The final
decision that no SEA was required is dated May 2016 and formed part of the submission pack. It
should be noted with respect to the comments received by Historic England that the submitted Plan
no longer plans for an additional 60 dwellings within the settlement boundary, and that the Plan
acknowledges that the indicative housing requirement in the Wiltshire Core Strategy has now been
met. Proposals that contributed to achieving this have been granted permission as outlined in para
4.1.2 of the Plan.

Habitats Regulations Assessment (HRA)
The plan adequately accommodates the recommended changes to draft policies B5 and LAF6 in
the Council’s Habitat Regulations Screening Assessment and letter dated 17 March 2017.
Consequently Wiltshire Council is satisfied that the submitted Plan would not have any likely
significant effect(s) upon the Natura 2000 network either alone or in combination with other plans or
projects, and as such no Appropriate Assessment is required in accordance with Regulation 102 of
the Habitats Regulations.

Housing Supply
Given the importance afforded to housing supply in local and national policy an update on the
current housing land supply situation is provided below:
Cricklade falls into the remainder of the Royal Wootton Bassett and Cricklade Community Area
‘remainder’. The housing requirement expressed for the remainder of the Community Area is set
out in Core Policy 19 of the WCS but has in effect been met (as of April 2016). This is set out in the
latest published 2016 Housing Land Supply Statement (update February 2017). However, the
figure is indicative and there may be opportunities for additional housing within the settlement
boundary as set out in Policy H1.

Policy H1
This Policy deals with amendments to the settlement boundary and where additional development
could come forward during the plan period. It is welcomed that the Plan acknowledges the progress
that has been made on the boundary revisions proposed by Wiltshire Council through the technical
work on the emerging Housing Site Allocations DPD. The revisions to the settlement boundary
proposed by the Town Council are acknowledged and no objection is raised to the amended
boundary proposed in the Policy and at Figure 5. While Wiltshire Council has not included the
permitted development at South of the Forty in its latest iteration of the settlement boundary it is
acknowledged that neighbourhood plans can amend the boundary as per Core Strategy Core
Policy 2.
The Town Council should be mindful however that if the permitted development at South of the
Forty is not implemented, the site will still benefit from the provisions in Policy H1 and Wiltshire
Core Strategy Core Policy 2 – namely that development will, in principle, be supported, as the site
will continue to fall within the (amended) boundary set out in this Plan.
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The final sentence of the policy is consistent with Core Policy 2. Exceptions to the principle that
development should occur within settlement boundaries apply as per Core Strategy para 4.25.

Policy H2
The Policy is in general conformity with the Core Strategy which seeks to maintain the separation
of settlements in this sector. The Town Council considered the provisions in the North Wiltshire
Landscape Character Assessment in developing this Policy which is supported. The Policy retains
a degree of flexibility for new development to come forward as long as it does not reduce the visual
and physical separation of Cricklade and neighbouring settlements.

Policy H3
Wiltshire Council previously drew attention to Core Policy 57 which sets out design criteria for new
development. It is noted that no further revisions were made to Policy H3 since consultation on
Regulation 14 of the Plan.

Policy H4
The Wiltshire Core Strategy states that “The Wiltshire Strategic Housing Market Assessment
identifies the housing needs of Wiltshire. Any variation to this will need to be justified through the
production of new, sound evidence from either an updated Strategic Housing Market Assessment
or other credible evidence source. In relation to affordable housing other sources of credible
evidence include the council’s housing register and local needs surveys.” It is considered that the
draft Plan took into account the evidence in the 2011 SHMA, the local housing needs survey and
other evidence. It is therefore supported.
The Core Strategy/Local Plan review process is timetabled to close by way of adoption of the new
plan in 2021. This is set out in the revised Local Development Scheme 2017. Therefore at this
stage the evidence that informed the proposed Neighbourhood Plan is considered to be reflective
of the adopted Core Strategy.
The Plan states that the Town Council intend to review it in 2022. This will be a suitable time to
reflect on the provisions in the new Core Strategy/Local Plan and to consider the potential for
changes to the Neighbourhood Plan.

Policy H5
The Policy aims to reflect national policy on affordable housing provision. National policy was
amended after the Core Strategy was adopted and when determining planning applications
Wiltshire Council now applies the thresholds in national policy rather than the Wiltshire Core
Strategy Core Policy 43 threshold of 5 units, unless where exceptions apply.
Policy H5 would benefit from two modifications: Firstly, national policy states that no affordable
housing contributions are required for development with 10 dwellings or fewer. This excludes
schemes of 10 units but the Policy still refers to 10 units or more.
Secondly the Policy would benefit from reference to the second threshold in national policy namely
that development of more than 1,000m2 of gross external residential floor space should also be
subject to affordable housing contributions. There could be cases where the number of units in a
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proposal is below 11 dwellings but the total gross external floor space area exceeds the threshold
of 1,000m2. The policy as currently worded would not cover this situation.
The Consultation Statement refers to the Housing White Paper in response to the comments on the
proposed policy. It is noted that the Housing White Paper at A.127 proposes affordable housing
should be provided on sites of 10 dwellings or more, and that this corresponds with the definition of
residential ‘major development’ in that document. However this is only a proposal and the NPPF
and NPPG have not been amended (see NPPG paragraph: 031 Reference ID: 23b-031-20161116)
to that effect and therefore the extant thresholds in national policy remain relevant.

Policy H6
While officers have some sympathy for the aspiration driving the policy it is considered to be
undeliverable by the decision taker in terms of the requirement for only local residents.
The consultation statement suggests, in response to previous comments, that the policy would be
implemented through S106 agreements. In this respect, Planning Practice Guidance sets out tests
to be applied in the setting of conditions and legal obligations. It remains doubtful if the policy
meets the tests in that the obligation is necessary to make the development acceptable in planning
terms, directly related to the development, and fairly and reasonably related in scale and kind
(Paragraph 004 Reference ID: 23b-004-20150326).
There is no evidence why the policy should apply to proposals larger than five new open market
dwellings. This is an arbitrary threshold unless local evidence exists to support such a threshold.
More generally, while the indicative housing requirement for the community area remainder has
been met, the Plan allows for additional sustainable development to come forward for example
through Policy H1. This is supported. However, Cricklade is located in a community area and
services more than just the town. Core Strategy Core Policy 1 states that Local Service Centres
such as Cricklade serve a wider rural hinterland. Thus any development permitted will to some
extent meet demand from outside the town itself and as such it should be available to more than
local persons.

Policy H7
It is noted that Census data suggests that Cricklade in 2011 has above average numbers of people
in the 60-74 age range. However this is not an unusual trend as people are expected to live longer.
The Wiltshire Core Strategy plans for the care of the elderly within their local communities, so
people can continue to enjoy life in their own homes for as long as possible. The Core Strategy
notes that Wiltshire has an ageing population profile and research also suggests that many older
people across Wiltshire continue to live at home. Lifetime Homes are designed to allow dwellings to
meet the changing needs of their occupiers over time and enable people to stay in their own homes
for longer. The provision of Lifetime Homes will play an important role in meeting future housing
needs and this is also reflected in Core Policy 46.
Core Policy 46 specifies that “Residential development must ensure that layout, form and
orientation consider adaptability to change as an integral part of design at the outset, in a way that
integrates all households into the community. Developers will be required to demonstrate how their
proposals respond to the needs of an ageing population.”
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It is therefore considered that Core Policy 46 already provides sufficient steer to development to
meet the needs of an ageing population. Further, there is no evidence in this Plan that a locally
specific response is required which goes over and above the standards of Lifetime Homes. The
detailed design criteria are not based on evidence; for example, recommendations from
acknowledged professional bodies or in response to local surveys of care institutions suggesting
additional features which are beneficial and could be feasibly and viably integrated.
Policy H7 also provides that proposals should also address the needs of the disabled. While this is
a laudable objective it is not evidenced in the Plan.
Turning to the actual wording, the Policy states that proposals for new residential development of
ten dwellings or more should address the local need for housing older and disabled people by
requiring that at least 10% of the dwellings should be suitable for the elderly and disabled. It
introduces a threshold which is not evidenced. The Consultation Statement states the town
council’s response to representations to earlier versions of the Policy which suggests that the
threshold was introduced after Regulation 14 consultation. Changes to policies can be made but it
is not clear why a threshold of 10% was introduced.
For the reasons set out above the policy needs to be supported by more locally specific evidence.

Policy H8
Wiltshire Core Strategy Core Policy 46 provides that specialist accommodation will be supported
where they come forward at the principal settlements and market towns. The Policy is also clear
that proposals should be within those settlements where there is good access to services and
facilities. Proposals outside but only adjacent to those settlements will be considered in exceptional
circumstances. Cricklade is a Local Service Centre and ranked below market towns and principal
settlements in the settlement hierarchy. The Policy at face value is therefore not in general
conformity with Core Policy 46 but this may be because local evidence has not been provided why
a nursing home outside the town could be supported in planning terms.
Further, the Policy needs to consider standard development constraint issues - access, residential
amenity, high quality design etc. – ‘unobtrusive’ is not specific enough.
The Policy attempts to link up with Core Policy 44. That Policy does not include nursing homes as
an affordable housing product.

Policy H9
The Policy refers to Wiltshire Council parking standards which is supported. There appears to be
no evidence for the proposed design guidelines other than local support.

Policy H10 and Policy H11
Policies H10 and H11 are considered to be unnecessary and not justifiable in the context of the
Council’s validation checklist for planning applications; and the tests set out in national policy on
conditions setting. Adding the policy requirements about pre-submission agreements to the
validation list would not make them consistent with national policy.
Furthermore the thresholds of 10 dwellings in the policies are not justified by evidence.
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It is also unclear what the policies would achieve in reality. Drainage and flood risk matters can be
a reason for refusing planning permission where the development is not properly equipped to
manage foul flows and flood risk; and the statutory undertaker (Thames Water), the Environment
Agency and Wiltshire Council routinely scrutinise development proposals. Improvements to sewage
system capacity are furthermore regulated by other legislation under which Thames Water operate.
Wiltshire Core Strategy supports a range of measures to surface water drainage as per para 6.181.
Core Policy 67 requires that all new development will include measures to reduce the rate of
rainwater run-off and improve rainwater infiltration to soil and ground (sustainable urban drainage)
unless site or environmental conditions make these measures unsuitable.
Lastly, para 173 in the NPPF states that the sites and the scale of development identified in the
plan should not be subject to such a scale of obligations and policy burdens that their ability to be
developed viably is threatened.

Policy TT1
Local concerns regarding the impacts of HGV traffic on the local road network are acknowledged in
the Wiltshire Core Strategy at para 5.102, final bullet. The evidence in the supporting papers is also
noted.
However as stated in response to the Regulation 14 consultation, this Policy does not appear to be
reasonable - most major development will generate additional HGV traffic whether it is refuse
trucks, emergency vehicles or goods delivery vehicles. It is unreasonable to reject a proposal until
the development has been thoroughly assessed and all mitigation considered. National policy
states that development should only be prevented or refused on transport grounds where the
residual cumulative impacts of development are severe (NPPF para 32). Schemes will need to
comply with Core Policy 61 and where a Transport Assessment is required the developer must
demonstrate that it meets the provisions in Core Policy 61 i-iii.

Policy TT2
No comments.

Policy TT3
The aim of the policy is supported but the wording is unduly strong due to the word ‘must’.
Especially developments that do not require a Transport Assessment in conjunction with Core
Policy 61 (i.e. small development proposals) may not be able to demonstrate that they can provide
improved pedestrian and cycle routes to the town centre. The Plan does not allocate land for
development, and proposals (for housing) are likely to be of small scale based on Policy H1. It is
therefore suggested to replace the word ‘must’ with ‘should aim to’.

Policy B1
The extension of the primary shopping area beyond the area mapped in the Wiltshire Core Strategy
retail review study is noted. The NPPF defines the primary shopping area as the defined area
where retail development is concentrated (generally comprising the primary and those secondary
frontages which are adjoining and closely related to the primary shopping frontage).
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Policy B2
No comments.

Policy B3
Officers would maintain that provision of free car parking in the town centre will not support use of
non-car modes.

Policy B4
The aim to redevelop the Police Station is supported. However the supporting text and the policy
could be clearer and they do not refer adequately to the surrounding historic environment. Nor does
the Policy itself provide clear direction for applicants and the decision taker in conservation and
heritage terms. Further, the Policy refers to the building only, whereas the supporting text refers to
the site (which encompasses more than the actual building).
In order to be more precise, the policy and supporting text would benefit from modifications which
are suggested as follows:
Supporting text:
The current police station building sits in the middle of the high street, within the conservation area
and with listed buildings surrounding it. The police station itself was built in the 1960s using nonnatural materials and does not enhance the street scene.
Policy B4:
Redevelopment of the Police Station will be supported, provided that the development conserves or
enhances the heritage assets and their setting. The scale, design, siting and materials would need
to reflect the local vernacular proportions and use natural materials. This includes retention of the
open space at the rear of the site. A significant part of the development should be commercial in
nature with a ground floor retail frontage in keeping with the requirements of Policy B1 and the
defined Primary Shopping Area on the High Street.

Policy B5
Core Policy 57 adequately covers ensuring high quality design in development, for instance at
criterion vii. Officers would reiterate concerns about reference to HGV traffic as per comments on
proposed Policy TT1.

Policy B6
The drive of the policy is supported in that further sprawl of development at Chelworth should be
prevented to protect the countryside. However, in order to minimise the number of HGV vehicles
the policy, based on evidence, could have promoted B1 uses in the context of conversions.

Policy LAF1
The Policy is consistent with Core Policy 52 (Green Infrastructure). Policy C2 in the North Wiltshire
District Local Plan (NWDLP) was saved and provides for the protection of public open space.
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Policy LAF2
No comments.

Policy LAF3
This policy largely repeats the provisions in Core Policy 52 and supporting text.

Policy LAF4
No comments.

Policy LAF5
No comments.

Policy LAF6
Canal restoration and development is covered in Core Policy 53. That policy specifies the type of
proposals that are supported. Proposals will be permitted that are designed to develop the Canal’s
recreational and nature conservation potential, in particular, the use of the old line of the Canal for
walking, cycling and interpretation.
A blanket promotion of tourism and leisure proposals, as per in Policy LAF6 (‘should’), could lead to
a commercial development of the Canal. The question here is if this is intended, and more critically,
if the policy is in general conformity with the Core Strategy and meets the basic condition that a
neighbourhood plan should contribute to achieving sustainable development. Consequently Policy
LAF6, as currently worded, lacks specificity and could potentially lead to unsustainable
development.
From an officer perspective the plan would benefit from clarification in that tourism proposals at the
Canal are supported where they meet the provisions in Core Policy 39 (Tourist Development).
Leisure proposals that come forward outside town centres need to be in compliance with Core
Policy 38 and again the question here is what type of leisure development the Neighbourhood Plan
seeks to promote at the Canal, and more critically if leisure use would constitute sustainable
development in a sensitive environment, which is described in the supporting text to Core Policy
53.
Therefore the policy and supporting text should be modified to ensure general conformity with the
Core Strategy. This could be achieved by way of reference to core policies 53, 38 and 39; and
additionally, where possible, by reflecting local evidence on what type of tourism and leisure
development will be supported.

Policy LAF7
The Swindon and Cricklade Railway line is protected by saved policy TM3 in the adopted North
Wiltshire District Local Plan (NWDLP). The Policy states that “It is proposed to restore, for leisure
purposes, the route of the former railway line from Tadpole Lane, Swindon to Cricklade, subject to
not causing demonstrable harm to any areas of nature conservation interest along its route.”
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Akin to Policy LAF6 above, the first sentence in Policy LAF7 expresses a blanket support for
tourism and leisure developments. Officers have similar concerns about the potential for a
commercial development of the Swindon and Cricklade Railway which may not be in accordance
with the Core Strategy and Policy TM3.
The supporting text and the policy will therefore require modifications to ensure general conformity
with the Core Strategy and the saved NWDLP Policy TM3 as stated above in relation to Policy
LAF6.
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