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1 Introduction 
1.1 Vision Planning is instructed by the applicant, Newland Homes Limited, to 

prepare and submit a “reserved matters application relating to 
appearance, layout, scale and landscaping, pursuant to PL/2022/02452, 
for the erection of 140 dwellings and a habitat support area.” 

1.2 This follows the approval of outline planning permission for the same 
development at appeal (reference APP/Y3940/W/24/3351265) on 23 
January 2025. 

1.3 The outline permission reserved all matters except access.  This 
application therefore deals with appearance, layout, scale and 
landscaping, in order to discharge condition 3 in the appeal decision 
letter, as well as seeking to comply with conditions 4, 7 and 12. 
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2 Site Description and Development 
Proposal 

2.1 The Stones Farm phase 2 site (“the Site”), identified on the accompanying 
Location Plan (ref 247-01), is located on the north-western edge of 
Cricklade.  It adjoins Cricklade’s settlement boundary, as defined in the 
made Cricklade Neighbourhood Plan, March 2018. 

Figure 1: Cricklade Settlement Boundary 

 
Source: Cricklade Neighbourhood Plan 

2.2 The Site is bordered on its southern and eastern edges by residential 
development.  To the south is the Reeds residential development, built by 
Persimmon Homes (Wessex) Ltd in the mid 1990s.  To the south east is a 
development of 25 homes by Newland Homes1 which we refer to as 
“Stones Farm Phase 1”. 

2.3 The Site consists of three agricultural fields, currently grazed. 

 
1 Permitted via applications referenced 15/01159/OUT and 19/02537/REM 

Stones Farm 
Phase 1 

The Site 
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2.4 The River Thames borders the northern edge of the two northern fields, 
and beyond the River Thames lies the North Meadows Site of Special 
Scientific Interest (SSSI) and National Nature Reserve (NNR), which forms 
part of the North Meadows and Clattinger Farn Special Area of 
Conservation (SAC).  These designations relate primarily to the 
abundance of snake’s head fritillary on the site, which draws crowds to the 
area in Spring. 

2.5 As indicated on the Planning Layout submitted with the approved outline 
application (ref 824-06), the two northern fields will be kept free from built 
development in order to create a Habitat Support Area (HSA).  The 
southern field is to be developed for residential development. 

2.6 The North Wilts Branch of the Wilts & Berks Canal formerly ran along the 
eastern edge of the southern field before crossing the two northern fields, 
approximately parallel with the River Thames.  Remnants of part of the 
canal remain along the eastern edge of the Site, and a footpath runs 
along the remainder of the former alignment across the Site. 

2.7 The former Midland and South Western Junction Railway, which ran 
towards Cirencester, abuts the Site’s western boundary. The line was 
closed in 1961 but now forms part of the Sustrans Route Cycleway 45 and 
joins Bridleway 46/3 further north. 
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3 Planning history 
3.1 This application relates to application reference PL/2022/02452, for an 

“outline application for the erection of up to 140 dwellings, a habitat 
support area and associated landscaping and works.  Access not 
reserved.” 

3.2 PL/2022/02452 was refused by Wiltshire Council on 13 March 2024, and 
then granted on appeal (reference APP/Y3940/W/24/3351265) on 23 
January 2025. 

3.3 The outline permission reserved all matters except access.  This reserved 
matters application therefore provides details of the proposed 
appearance, layout, scale and landscaping, in order to discharge 
conditions 3 and 7 on the appeal decision letter, as well as seeking to 
comply with conditions 4 and 12. 

3.4 Condition 3 is as follows: 

“3) No development shall commence on site until details of the following 
matters (in respect of which approval is expressly reserved) have 
been submitted to, and approved in writing by, the local planning 
authority: 

a. The scale of the development; 

b. The layout of the development; 

c. The external appearance of the development; 

d. The landscaping of the site (including strategic landscaping). 

The details shall be carried out in accordance with the approved 
details.” 

3.5 Condition 7 is as follows: 

“7) At reserved matters stage, as part of the scheme layout, a scheme of 
pedestrian / cycle links on the north-west to south-east boundary and 
West Mill Lane fully connecting with the cycle access points, shall be 
submitted, and approved in line with the masterplan for the site. The 
scheme of pedestrian / cycle links shall be implemented in accordance 
with a timetable agreed with the local planning authority.” 
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3.6 Condition 4 relates to the timing of the submission of the reserved matters 
details, and condition 12 sets further requirements about the detail to be 
submitted.  These two conditions are set out below. 

“4) An application for the approval of all of the reserved matters shall be 
made to the local planning authority before the expiration of one year 
from the date of this permission.” 

“12) At reserved matters stage, the proposal shall come forward with car 
parking provision in accordance with the Wiltshire Car Parking 
standards.” 
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4 Relevant planning policy context 
4.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 and 

section 70 (2) of the Town and Country Planning Act 1990 require planning 
applications to be determined in accordance with the adopted 
development plan unless material considerations indicate otherwise. 

4.2 The current adopted development plan for the application site comprises: 

• the Wiltshire Core Strategy, adopted January 2015; 

• the Wiltshire Housing Site Allocations Plan, adopted February 2020;  

• the Cricklade Neighbourhood Plan 2026, made March 2018; and  

• saved policies from the North Wiltshire Local Plan 2011.  

4.3 The emerging Wiltshire Local Plan is at examination, so has limited weight 
in planning decisions.  

4.4 Other material considerations include the Wiltshire Design Guide, adopted 
as a supplementary planning document on 25 March 2024, and the 
National Planning Policy Framework (NPPF). 

The Development Plan 

4.5 The Wiltshire Interactive Policy Map sets out the site specific policies 
relevant to the Site and to Cricklade, from the Core Strategy, Housing Site 
Allocations Plan and the saved North Wiltshire Local Plan. 

4.6 As an outline planning application has been approved, the principle of 
developing up to 140 dwellings on the site is accepted, so the policies 
relevant to this application are those that deal with matters relating to the 
proposed scale, layout, appearance and landscaping.  These are 
described below. 

Wiltshire Core Strategy 

4.7 Core Policy 43 deals with affordable housing, which will be relevant for the 
proposed layout of the development. 



 

 
Stones Farm Reserved Matters: Planning Statement 
Project Ref: 00039 
January 2026 Page 8  

 

 

4.8 Core Policy 45 deals with housing type, mix and size, which will be relevant 
to the proposed layout of the development. 

 

4.9 Core Policy 50 relates to biodiversity, and specifically to the expectation 
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that ecological features shall be retained, buffered and managed.  This 
has some relevance to the proposed layout. 
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4.10 Core Policy 51 relates to Landscape, both in the context of designated 
landscapes, which is not relevant to this application, but also via it 
prescribing that development should protect, conserve and possibly 
enhance landscape character.  This is relevant to the proposed scale, 
layout, appearance and landscaping. 
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4.11 Core Policy 52 relates to Green Infrastructure – both the retention and 
enhancement of existing green infrastructure, and the delivery of new 
green infrastructure.  This is relevant to the proposed layout of the 
development. 
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4.12 Core Policy 57 relates to design, so is a key policy in the consideration of 
this application.  It will be relevant to the proposed scale, layout, 
appearance and landscaping of the development. 
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4.13 Core Policies 60 and 61 will be relevant to the proposed layout in relation 
to pedestrian and cycle paths. 
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4.14 Core Policy 62 will also be relevant in relation to the proposed layout of the 
scheme. 

 

Wiltshire Housing Site Allocations Plan 

4.15 The Housing Site Allocations Plan includes no policies relevant to this 
application. 

Cricklade Neighbourhood Plan 

4.16 The Cricklade Neighbourhood Plan 2026 was made in March 2018. 

4.17 Policy H3 relates to the design of new housing. 
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4.18 Policy H4 relates to housing mix.  It favours the provision of 1, 2 and 3 
bedroom dwellings. 

 

4.19 Policy H5 repeats the requirement for 40% affordable housing set out in 
Core Policy 43, but also favours some affordable homes being for 
intermediate home ownership. 

  

4.20 Policy H6 supports housing for older people. 
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4.21 Policy H7 sets out design standards for residential car parking provision. 

 

4.22 The Neighbourhood Plan also repeats Wiltshire’s Parking Standards, as 
follows. 

 

4.23 Policy TT2 seeks improvements to existing pedestrian and cycle routes in 
Cricklade. 

 

4.24 Policy LAF5 seeks the enhancement and promotion of the National Cycle 
Route 45, which runs along the western boundary of the Site, and the 
Thames Path National Trail, which runs along the north eastern boundary 
of the Site. 
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4.25 Policy LAF6 supports the creation of a new Cricklade Canal to the east of 
Cricklade.  Restoring the existing route has been discounted, as explained 
in paragraph 4.4.12: “The original route of the canal through Cricklade has 
been built upon and it is therefore not possible to restore it.  An alternative 
route has been identified to the east of the town and this is detailed in the 
Wiltshire Core Strategy.” 

 

North Wiltshire Local Plan 

4.26 One of the most relevant saved policies from the North Wiltshire Local Plan 
is policy TM4.  This relates to the Thames Path National Trail which runs 
along the northern bank of the River Thames, immediately to the north of 
the Site. 

 

4.27 Another relevant saved policy is CF3, which seeks the provision of open 
space as part of any new residential development. 
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Material Considerations 

National Planning Policy Framework 

4.28 The most relevant sections from the current 2024 NPPF are: 

• 8: Promoting healthy and safe communities 

• 9: Promoting sustainable transport 

• 12: Achieving well-designed places 

Wiltshire Design Guide 

4.29 The Design Guide was adopted 25 March 2024, and it will be a relevant 
material consideration in terms of all aspects of this reserved matters 
application. 

Emerging Wiltshire Local Plan 

4.30 The Wiltshire Local Plan was submitted for examination on 28 November 
2024, and that examination began in June 2025. 

4.31 The examination Inspectors wrote to Wiltshire Council on 17 November 
2025, explaining that further work was needed in relation to the 
Sustainability Appraisal, Habitats Regulations Assessment, housing 
need/requirement and employment land, together with the plan period 
and that remaining hearing sessions should be postponed pending this 
further work. 

4.32 The emerging Local Plan has limited weight at this stage. 
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5 Planning Assessment 
5.1 This application seeks the approval of reserved matters relating to the 

scale, layout, appearance and landscaping of the proposed 
development. 

5.2 These matters are set out in the drawings that accompany this 
application. 

5.3 Access details were approved via the outline permission referred to in 
paragraph 3.1. 

5.4 Condition 4 on the outline approval requires this reserved matters 
application to be submitted within one year from the date of the outline 
permission.  The outline permission was granted on 23 January 2025, so 
this application has been submitted within that year. 

Scale 

5.5 The outline permission specified the scale of the development as being 
“up to 140 dwellings”.  This application is for 140 dwellings, so the proposal 
is compliant and reflects the number of homes permitted at outline stage. 

5.6 The scale of the proposed dwellings within the site development is set out 
in the Building Height Key Plan (ref 247-07), with further details provided 
in the Design and Appearance section of the Design Statement. 

5.7 This detail reflects the Building Height Key Plan (ref 824-07), submitted 
with the outline application, which was supported by the Council’s Urban 
Design Officer.  

5.8 The scale of the dwellings is described by the various house type plans 
and elevations, and these take forward the principles set out in 824-07. 

5.9 The proposed dwelling mix is as follows: 

No. of 
beds 

Type of dwelling 
Open 
market 

Affordable Total 
Rented First 

Homes 
Shared 
Ownership 

Total 

1 0 6 2 0 8 8 
2 9 14 9 6 29 38 
3 38 13 3 2 18 56 
4 26 1 0 0 1 27 
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No. of 
beds 

Type of dwelling 
Open 
market 

Affordable Total 
Rented First 

Homes 
Shared 
Ownership 

Total 

5 11 0 0 0 0 11 
All 84 34 

(60.7% of 
affordable) 

14 
(25.0% of 

affordable) 

8 
(14.3% of 

affordable) 

56 
(40% of 
total) 

140 

5.10 We explain how the affordable element of the scheme meets the 
requirements set by the outline permission in the Affordable Housing 
section. 

5.11 On that basis, the scale of the development proposed full complies with 
the outline permission. 

Layout 

5.12 The principle of the residential development being in the southern portion 
of the site, with the Habitat Support Area being in the north, nearer to North 
Meadow, was set by the outline permission. 

5.13 The definitions of Habitat Support Area (HSA), HSA Biodiversity Area and 
HSA Recreation Area are given in the S106 agreement, with reference to 
Plan 3 in appendix 1 of the S106 agreement.  Plan 3 shows these elements 
in the locations now shown in the reserved matters application drawings. 

5.14 The S106 definitions also require the delivery of 12,500m2 of open space, 
including the former canal.  This open space is shown on the Planning 
Layout (ref 247-06). 

5.15 The S106 requires the delivery of a play area based on the formula 
included in the definitions.  Based on this formula, the proposed dwelling 
mix set out at paragraph 5.9 requires a play area of 792m2. 

5.16 As this required play area is less than 1,000m2, the definition of Play Area 
set out in the S106 explains that a LEAP is required.  This is shown on the 
Planning Layout (ref 247-06). 

5.17 In terms of the proposed layout of the residential part of the development, 
we would note that the Case Officer’s Report for PL/2023/02452 refers to 
comments from “WC Urban design” as an update as follows: 

“The latest revised Illustrative Layout 824.05 is indexed August 2023 and 
is now incorporated in an updated Design and Access Statement July 
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2023 Rev A. This revision has satisfactorily addressed my comments 
dated 29.06.2023.” 

5.18 For the avoidance of doubt, the plan referred to above is the revision of 
824-05 dated June 2023 and included in the Officer’s Report for the outline 
application. 

5.19 The submitted reserved matters Planning Layout (ref 247-06) is almost 
identical to the revision of 824-05 supported by the Council’s Urban 
Design Officer. 

5.20 Further detail about the site layout is described in the Design Statement. 

5.21 Additionally, condition 7 requires, as part of the reserved matters stage, 
for the submitted layout to include “…pedestrian/ cycle links on the north-
west to south-east boundary and West Mill Lane…”  These links are shown 
and annotated in the Design Statement (points 11 and 24, page 20/21) and 
on the Planning Layout (ref 247-06). 

5.22 Finally in relation to layout, condition 12 requires the proposal to “…come 
forward with car parking provision in accordance with the Wiltshire Car 
Parking Standards.” 

5.23 The Parking Allocations Plan (ref 247-105) demonstrates that this 
condition is met. 

Appearance 

5.24 Elevation drawings were not submitted with the outline application, so 
nothing can be inferred from the consideration of the outline application 
in this regard. 

5.25 This reserved matters application is accompanied by a series of site wide 
drawings that describe the appearance of the site: Building Height Key 
Plan (ref 247-07); Boundary & Enclosure Key Plan (ref 247-09) and External 
Material Finishes Key Plan (ref 247-10), as well as a series of elevation 
drawings for each house type.  In some cases, the same house type has 
a choice of two elevation details. 

5.26 The application is supported by a Design Statement which explains the 
rationale for the appearance of proposed buildings.  Reference is made 
to local character and the Wiltshire Design Guide 2024. 
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Landscaping 

5.27 The officer report for the outline application explains that the Council’s 
landscape officer considered that: 

“…the resulting visual effects of the proposed development will be limited 
and localised.  The illustrative layout shows that new tree planting and 
enhanced and new hedgerows are proposed within the urban 
development area and the HSA land which could help reinforce 
characteristic urban enclosure at the lower level across this lower vale 
landscape character area and could help provide a visually filtered 
partially screened new urban edge to sympathetically transition with 
adjoining open rural countryside, however this is very much dependent 
on the detailed scheme…” 

5.28 Separate landscaping details are provided for the residential part of the 
scheme (drawing ref 26/591/01) and for the HSA (drawings ref 2917-
RDJWL-ZZ-00-DR-A-0001, 2917-RDJWL-ZZ-00-DR-A-0002 and 2917-
RDJWL-ZZ-00-DR-A-0003). 

5.29 The submitted details relating to the residential part of the development 
show a newly planted hawthorn hedge running along the northern edge 
of the residential development, and substantial new planting within the 
residential development. 

5.30 The submitted details relating to the HSA reflect the distinction between 
the HSA Recreation Area and the HSA Biodiversity Area, as defined in the 
S106 agreement for the outline application.  As such, the HSA Recreation 
Area includes a gravel path and a number of pedestrian gates, along with 
new planting, whereas the HSA Biodiversity Area is designed to restrict 
public access other than along the public footpath, and the new 
landscaping features are intended to deliver ecological enhancements. 

5.31 In combination, these proposals deliver the points that the landscape 
officer indicated that they would expect to be delivered at this reserved 
matters stage.  

Affordable Housing 

5.32 The current Wiltshire Validation Checklist (August 2025) requires 
affordable housing details to be submitted with reserved matters 
applications.  This section of the Planning Statement is intended to meet 
those requirements. 
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5.33 Schedule 1, part 1 of the S106 agreement specifies the required affordable 
housing mix at 4.1 and 4.2, as follows: 

• At least 40% of the dwellings should be affordable homes 

• 60% of the affordable homes should be affordable rented, 15% should 
be shared ownership and 25% should be First Homes. 

5.34 The proposed mix, as set out in the table at paragraph 5.9, meets these 
requirements. 

5.35 The S106 also includes an indicative mix for the affordable homes, at 
schedule 1 part 2, as follows: 

• Affordable Rented: 60% of affordable units 

o 1 bed/ 2 person flat or bungalow: 15% (5 units) – 6 flats are proposed 

o 2 bed/ 4 person house or bungalow: 41% (14 units) – 14 houses are 
proposed 

o 3 bed/ 6 person house: 41% (14 units) – 13 x 3 bed/5 person houses 
are proposed 

o 4 bed/ 7 person house: 3% (1 unit) – 1 x 4 bed/6 person house is 
proposed 

• First Homes: 25% of affordable units 

o 1 bed/ 2 person bungalow: 14% (2 units) – 2 flats are proposed 

o 2 bed/ 4 person house: 64% (9 units) – 9 houses are proposed 

o 3 bed/ 5 person house: 22% (3 units) – 3 houses are proposed 

• Shared Ownership: 14% of affordable units 

o 2 bed/ 4 person house: 75% (6 units) – 6 houses are proposed 

o 3 bed/ 5 person house: 25% (2 units) – 2 houses are proposed 

5.36 The only difference between the above mix and the mix now proposed is 
that a 3 bed house is replaced by a 1 bed flat.  This is because the 1 bed 
affordable units are maisonettes in two storey buildings, so an even 
number of 1 bed units delivers a more efficient layout, and this is to ensure 
that the development makes efficient use of land, as required by 
paragraph 129 of the NPPF. 
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5.37 Two benefits of the scheme are that the proposal goes beyond the S106 
requirements in relation to the Nationally Described Space Standards 
(NDSS) and M4(2) of the Buildings Regulations 2010 (Part M). 

5.38 The definition of “Standards” in the S106 agreement, along with part 4 of 
schedule 1 of the agreement, confirm that the GIA of the affordable homes 
should be a minimum of 85% of the NDSS GIA.  The Affordable Housing 
Schedule of Accommodation on drawing ref 247-08 confirms that the 
affordable homes would meet the NDSS GIA requirement in full. 

5.39 Schedule 1, Part 2 of the S106 specifies that one of the 1 bed/2 person 
affordable rented units should be a ground floor flat built to M4(2) 
standards, and one of the 2 bed 3 person units should be a bungalow built 
to M4(2) standards.  The Affordable Housing Schedule of Accommodation 
on drawing ref 247-08 specifies that all of the affordable housing units, 
other than the first floor 1 bed flats, are to be built to M4(2) standards. 

5.40 This overprovision of NDSS GIA and M4(2) homes should be considered as 
a benefit of the proposal beyond that permitted at outline. 

5.41 The Affordable Housing Key Plan (ref 247-08) demonstrates that the 
affordable homes are located so as to avoid clusters of no more than 15 
affordable units, as specified by schedule 1, part 1 of the S106 agreement. 
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6 Conclusion 
6.1 This reserved matters application sets out the proposed scale, layout, 

appearance and landscaping of the residential development approved 
via application reference PL/2022/02452, approved at appeal, in 
compliance with condition 3 of that appeal decision. 

6.2 The appeal decision also included three conditions, numbered 4, 7 and 12, 
that specify particular requirements to be met by the reserved matters 
application. 

6.3 This application meets those requirements, and sets out a high quality, 
well designed and Low-Zero Carbon development that meets the 
requirements of the Wiltshire Design Guide and both national and local 
planning policy. 

6.4 Newland Homes are a SME developer with a track record for delivering 
both open market and affordable homes across Wiltshire.  Delivery of this 
site is expected to commence towards the end of 2026 with the delivery 
of new homes expected earlier in 2027. 

6.5 On that basis, we trust that the Council will approve this application. 

 


