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INTRODUCTION
This representation is submitted by Gladman Developments Ltd. (Gladman) in response to the
current consultation on the Somerset West and Taunton Local Plan 2040 Issues and Options
Document. Gladman specialise in the promotion of strategic land for residential development with
associated community infrastructure.
Gladman has considerable experience in the development industry across a number of sectors,
including residential and employment development. From that experience, we understand the
need for the planning system to provide local communities with the homes and jobs that are
needed to ensure that residents have access to a decent home and employment opportunities.
Gladman also has a wealth of experience in contributing to the Development Plan preparation
process, having made representations on numerous local planning documents throughout the UK
and having participated in many Examinations in Public.
Gladman has several land interests in Somerset West and Taunton which are being promoted
through the plan-making process. These are:
•

Land at Oldway Road, Wellington

•

Land at Langaller Road, Creech St Michael

•

Land at North Street, Wiveliscombe

•

Land at Exeter Road, Rockwell Green

•

Land at Cheddon Road, Taunton

The sites listed above are all available, suitable and deliverable for housing as summarised in Section
5 of this representation and explored fully in the accompanying Vision Documents and Portfolio of
Sites.
The Issues and Options Consultation provides an early opportunity to submit comments on key
issues and areas for the Local Plan to address. This consultation in welcomed by Gladman who look
forward to engaging further with the Council as the plan preparation process progresses over the
coming years.
The comments set out through this representation provide Gladman’s early thoughts regarding the
key issues that the Local Plan will need to address. It is hoped that the comments made in this
representation will prove useful for the Council as the Local Plan progresses.
Gladman submit that the Council will need to carefully consider some of its policy choices and
ensure that its evidence base in up-to-date and robust in light of changing circumstances and the
changes brought about by the revised National Planning Policy Framework (2019).
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The revised Framework (2019) sets out four tests that must be met for Local Plans to be considered
sound. In this regard, we submit that in order for it to be sound, it is fundamental that the Somerset
West and Taunton Local Plan 2040 is:
•

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

•

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

•

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

•

Consistent with national policy – enabling the delivery of sustainable development
in accordance with the policies in the Framework.
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NATIONAL PLANNING POLICY
National Planning Policy Framework
On the 24th July 2018, the Ministry of Housing, Communities and Local Government (MHCLG)
published the revised National Planning Policy Framework. The first revision since 2012 sought to
implement 85 reforms to national planning policy as announced through the 2017 Housing White
Paper. This version of the NPPF was itself superseded on the 19th February 2019 (NPPF 2019), with
the latest revision making alternations to wording in Paragraph 177 in relation to the Government’s
approach to Appropriate Assessments, clarification to footnote 37, and minor amendments to the
definition of ‘deliverable’ as set out in Annex 2 of the NPPF.
The revised NPPF introduces a number of major changes to national planning policy. The changes
reaffirm the Government’s commitment to ensuring that up-to-date plans are in place which
provide a positive vision for the areas they cover. Plans should also provide a framework for
addressing housing needs and other economic, social and environmental priorities, and provide a
platform for local people to shape their communities. In particular, Paragraph 16 of NPPF 2019
states that Plans should:
‘Be prepared with the objective of contributing to the achievement of sustainable
development;
Be prepared positively, in a way that is aspirational but deliverable;
Be shaped by early, proportionate and effective engagement between plan-makers,
and communities, local organisations, businesses, infrastructure providers and
operators and statutory consultees;
Contain policies that are clearly written and unambiguous, so it is evident how a
decision maker should react to development proposals;
Be accessible through the use of digital tools to assist public involvement and policy
presentation; and
Serve a clear purpose, avoiding unnecessary duplication of policies that apply to a
particular area (including policies in this Framework), where relevant’.
NPPF 2019 revises the tests of soundness required to be demonstrated before a Local Plan can be
adopted. Paragraph 35 of the NPPF confirms that to be considered “sound” Plans must be:
a.

Positively Prepared – Providing a strategy which, as a minimum, seeks to meet the area’s
objectively assessed needs, and is informed by agreements with other authorities, so that
unmet need from neighbouring areas is accommodated where it is practical to do so and is
consistent with achieving sustainable development;
3
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Justified – An appropriate strategy, taking into account the reasonable alternatives, and
based on proportionate evidence;

c.

Effective – Deliverable over the plan period, and based on effective joint working on crossboundary strategic matters that have been dealt with rather than deferred, as evidenced by
the statement of common ground; and

d.

Consistent with national policy – Enabling the delivery of sustainable development in
accordance with the policies in this Framework.

To support the Government’s continued objective of significantly boosting the supply of new
homes, it is important that the Local Plan provides a sufficient amount and variety of land that can
be brought forward, without delay, to meet housing needs.
In determining the minimum number of homes needed, strategic plans should be based upon a
local housing needs assessment defined using the standard method, unless there are exceptional
circumstances to justify an alternative approach.
Once the minimum number of homes that is required has been defined, Paragraph 67 of the
Framework (2019) requires a Local Planning Authority to have a clear understanding of the land
available in their area through the preparation of a strategic housing land availability assessment
(SHLAA). This assessment should be used to identify a sufficient supply and mix of sites, taking
account of their availability, suitability and likely economic viability. Paragraph 67 requires a supply
of:
a.

Specific, deliverable sites for years one to five of the plan period; and

b.

Specific, developable sites or broad locations for growth, for years 6-10 and, where possible,
for years 11-15 of the Plan.

Annex 2 of the Framework (2019), provides updated definitions for the terms ‘deliverable’ and
‘developable’. These are defined as:
‘To be considered deliverable, sites for housing should be available now, offer a suitable
location for development now, and be achievable with a realistic prospect that housing
will be delivered on the site within five years. In particular:
a) Sites which do not involve major development and have planning permission, and all
sites with detailed planning permission, should be considered deliverable until
permission expires, unless there is clear evidence that homes will not be delivered
within five years (for example because they are no longer viable, there is no longer a
demand for the type of units or sites have long term phasing plans).
b) Where a site has outline planning permission for major development, has been
allocated in a development plan, has a grant of permission in principle, or is identified
4
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on a brownfield register, it should only be considered deliverable where there is clear
evidence that housing completions will begin on site within five years.’
‘To be considered developable, sites should be in a suitable location for housing
development with a reasonable prospect that they will be available and could be viably
developed at the point envisaged.’
Local Authorities are required to meet the assessed housing need as defined by the Standard
Method as a minimum unless any adverse impacts would significantly and demonstrably outweigh
the benefits of doing so. Where it is found that full delivery of housing needs cannot be achieved
(owing to conflict with specific policies of the NPPF), Local Authorities are required to engage with
their neighbours to ensure that identified housing needs can be met in full (see Paragraph 35 of the
NPPF 2019).
Securing the full and timely delivery of housing is a key objective of NPPF 2019. Paragraph 73 of
NPPF 2019 confirms the need for local planning authorities to identify and update annually a supply
of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing. This
should include a 5%, 10% or 20% buffer to the five-year supply depending on local circumstances.
The NPPF 2019 introduces the need for local planning authorities to ensure that housing delivery is
maintained in alignment with the minimum requirements of the Plan over the duration of the plan
period. The Housing Delivery Test provides a measure of how many homes are delivered in an
authority over a rolling 3-year period in contrast to its housing requirement or need. Where delivery
falls below specific thresholds of the housing requirement, the Housing Delivery Test identifies
specific actions or consequences required to be implemented to strengthen the future supply.

Planning Practice Guidance
The Planning Practice Guidance (PPG) was first published by the Government to provide clarity on
how specific elements of the NPPF should be interpreted. The PPG has been updated to reflect the
changes introduced by the revised NPPF to national planning policy. The most significant changes
to the PPG relate to defining housing need, housing supply and housing delivery performance.
The Standard Method was introduced by the Government to simplify the process of defining
housing need, and avoid significant delay and debate experienced in plan preparation and at
planning appeals.
The Standard Method is derived utilising a three-step process defined in PPG1. This establishes that
local authorities are to use nationally published household projections to determine the basis of
their housing requirement, applying an upward adjustment (where necessary) in accordance with
a predetermined formula to account for affordability problems. Where this approach results in a

1

See PPG Ref ID: 2a-004-20190220
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significant uplift over and above the previous housing requirement (an uplift of 40% or more on the
existing OAN), a local planning authority is permitted to apply a cap to the housing requirement to
that limit rather than adopt the total implied by the Standard Method.
PPG confirms the NPPF 2019 position that the Standard Method forms only the minimum level of
housing need for a local authority area2. PPG also sets out that will be circumstances where the
housing requirement could be increased to a level which is higher than that identified through the
application of the Standard Method3. These circumstances include (but are not limited to):
•

Where growth strategies are in place, particularly where those growth strategies identify
that additional housing above historic trends is needed to support growth or funding is in
place to promote and facilitate growth (e.g. housing deals);

•

Where strategic infrastructure improvements are planned that would support new homes;

•

Where an authority has agreed to take on unmet need, calculated using the standard
method, from neighbouring authorities, as set out in a statement of common ground;

•

Previous delivery levels, where these have exceeded the minimum figure identified; and

•

Recent assessments of need, such as a SHMA, where these suggest higher levels of need.

Whilst the Standard Method provides the Government’s preferred approach to defining the
minimum level of housing need for each local planning authority, alternative approaches may be
applied where justified by exceptional circumstances4.
Following the publication of the 2016-household projections by ONS in September 2018, the
Government sought to review the Standard Method5. The review highlighted the Government’s
concerns with the 2016-projections, and in particular its failure to support the Government
ambition to deliver 300,000 dwellings per year. The consultation culminated with updates to the
Standard Method as introduced through revisions to PPG made on the 20th February 2019. Most
significant of these updates is the confirmation of the need for local planning authorities to use the
2014-household projections as the starting point for the assessment of housing need under the
standard method6.

2

See PPG Ref ID: 2a-002-20190220

3

See PPG Ref ID: 2a-010-20190220

4

See PPG Ref ID: 2a-003-20190220

5

See Technical Consultation on Updates to National Planning Policy and Guidance October 2018

6

See PPG Ref ID: 2a-004-20190220 and 2a-005-20190220

6

Somerset West and Taunton

Issues and Options Document

LEGAL REQUIREMENTS
Duty to Cooperate
The Duty to Cooperate (DtC) is a legal requirement established through section 33(A) of the
Planning and Compulsory Purchase Act 2004, as amended by Section 110 of the Localism Act. The
DtC requires local planning authorities to engage constructively, actively and on an ongoing basis
with neighbouring authorities on cross-boundary strategic issues through the process of ongoing
engagement and collaboration.7
The revised Framework (2019) has introduced a number of significant changes to how local
planning authorities are expected to cooperate including the preparation of Statement(s) of
Common Ground (SoCG) which are required to demonstrate that a plan is based on effective
cooperation and has been based on agreements made by neighbouring authorities where cross
boundary strategic issues are likely to exist. The revised Framework (2019) sets out that local
planning authorities should produce, maintain, and update one or more Statement(s) of Common
Ground (SoCG), throughout the plan making process8. The SoCG(s) should provide a written record
of the progress made by the strategic planning authorities during the process of planning for
strategic cross-boundary matters and will need to demonstrate the measures local authorities have
taken to ensure cross boundary matters have been considered and what actions are required to
ensure issues are proactively dealt with e.g. unmet housing needs.
As demonstrated through the outcome of the Coventry, Mid Sussex, Castle Point and St Albans
examinations, if a Council fails to satisfactorily discharge its DtC a Planning Inspector must
recommend non-adoption of the Plan. This cannot be rectified through modifications.

Sustainability Appraisal
In accordance with Section 19 of the Planning and Compulsory Purchase Act 2004, policies set out
in Local Plans must be subject to a Sustainability Appraisal (SA), and also incorporate the
requirements of the Environmental Assessment of Plans and Programmes Regulations 2004 (the
SEA regulations).
The SA/SEA is a systematic process that should be undertaken at each stage of the Plan’s
preparation, assessing the effects of the emerging Local Plan proposals on sustainable
development when judged against all reasonable alternatives. The Council should ensure that the
future results of the SA clearly justify its policy choices. In meeting the development needs of the
area, it should be clear from the results of this assessment why some policy options have
progressed, and others have been rejected. This must be undertaken through a comparative and

7

PPG Reference ID: 61-021-20180913

8

PPG Reference ID: 61-001-20180913
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equal assessment of each reasonable alternative, in the same level of detail for both chosen and
rejected alternatives. The Council’s decision-making and scoring should be robust, justified and
transparent though ultimately will be based on planning judgement.
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ISSUES AND OPTIONS
Overview and Objectives
Do you agree that these are the right objectives for the Local Plan?
Gladman have no specific comments on the objectives themselves, however it is important that the
ambitions and objectives set out in the plan are achievable, and the policies and allocations which
follow are capable of delivering and making the vision a reality.
Gladman support the inclusion of Objectives 3, 4 and 5. Delivery of housing must be a key element
of the Local Plan in line with the Government aims to boost the supply of housing. As addressed
throughout this representation, it is essential that the housing delivered meets the specific local
needs and provides the variety of housing required. Objectives 4 and 5 both support and are
supported by, this commitment to housing delivery.

Carbon Neutrality
Question 1a: Should we aim to require that all new development is ‘zero carbon’
by as soon as possible (e.g. by 2025) or give slightly more time (e.g. by 2030) for
developers to adapt their design approaches, materials and suppliers?
Gladman support an extended date of 2030 for developers to adapt their design approaches,
materials and suppliers to ensure that the developments remain viable and deliverable whilst
working towards the ‘zero carbon’ target.
A balance between the need for climate action and the need for new homes to address the housing
crisis is essential. Any policy which aims to achieve carbon reduction from new development will
need ensure that the viability and deliverability of much needed housing sites is not compromised
and must be based on robust evidence.

Question 1c: Do you have any comments on these policy approaches?
Gladman support the target of 2030 outlined in 1C/1 for the reasons outlined in response to
Question 1a.
Gladman have some concerns regarding 1C/3, encouraging and enabling the sustainable retrofit of
existing buildings. It is unclear how this will be achieved, and how the Local Plan is the best
mechanism to secure this. It is recommended this is deleted from the policy.
While Gladman support the recognition of best and most versatile agricultural land, IC/5 must be
worded to ensure it is in line with Paragraph 170 b) of the Framework (2019) which seeks to
recognise the economic and wider benefits of the best and most versatile agricultural land. The
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Framework (2019) clarifies at Footnote 53 that this means, ‘Where significant development of
agricultural land is demonstrated to be necessary, areas of poorer quality land should be preferred to
those of a higher quality.’ Any policy approaches must be worded to reflect this hierarchical
approach, rather than a blanket protection.

Sustainable Locations
Question 2a: Do you agree with the tiers that identifies Taunton followed by 6
tiers covering the other settlements?
Gladman support the inclusion of Taunton and Wellington as the Strategic Growth Garden Town
and Sub-Strategic Town respectively. However, the multiple tiers below are considered to be
unnecessarily complicated. Further work is required to assess the role and function of Major Rural
Centres, Rural Centres and Minor Rural Centres to provide clarity on the different levels, and to
assess whether they are necessary or whether they can be combined. This will allow for a clear
spatial strategy and provide clear justification for the distribution of development.

Question 2b: Do you think Watchet and Williton should be seen as associated
settlements for the purposes of the Local Plan due to their close proximity and in
complementing the services of each other (and therefore be in a higher tier to
Bishops Lydeard and Wiveliscombe)?
Gladman submit that any changes to the settlement hierarchy tiers established in previous local
plans should be supported by robust evidence such as a settlement hierarchy assessment which
fully considers the role and function of each settlement.

Question 2c: Do you think we should carry on with the way housing is currently
distributed across our area (see pie chart) or should we be doing something
different, such as one of the three options suggested below?
To meet the needs of local communities across Somerset West and Taunton, it will be vital to direct
growth which will serve to enhance the vitality of communities across the area to support both
housing and economic growth. It is important that the function of settlements across the Somerset
West and Taunton are considered and the role these settlements play in terms of services and
facilities to the wider area, and their potential to accommodate future housing and employment
land is not forgotten.
Gladman submit that Somerset West and Taunton should be seeking to direct growth through a
range of housing allocations across the area. Whilst it is supported that the major settlements of
Taunton and Wellington will continue to play a key role in the accommodation of future
development, this should not be at the expense of other settlements meeting their housing needs.
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Gladman therefore support a dispersed approach to the distribution of housing to ensure local
housing needs are met and the vitality of smaller settlements is continued.
Whilst it is recognised that some of these villages are small scale, and consideration of the setting
and character is important, these issues must be balanced against the needs of the local community
for new housing, including affordable housing and the need to ensure the long term viability of
services and facilities in the settlement.
It is also worth noting that a dispersed approach consisting of site of varying sizes will increase the
rate of housing delivery across the authority as a large range of sites by size and location are
required by house builders of all sites. An increase in sales outlets is key to maximising supply.
Ultimately, the distribution of development should not be politically driven, but rather based on
robust evidence and consideration of a number of factors.

Question 2d: Do you have any comments on these policy approaches?
Gladman, in general, support the policy approach of ii). While the most sustainable settlements
should accommodate higher levels of growth, it is pivotal, in line with the dispersed approach
favoured above, that smaller settlements receive a proportion of housing growth to ensure their
continued vitality.
Gladman also support the identification of Wellington as a sustainable settlement in line with
Taunton at iv).

New and Affordable Homes
Question 3a: Should our housing requirement figure match the Government’s
minimum figure of 702 dwellings per year or should we have a higher figure?
As per the Framework (2019), the Council must establish a housing requirement figure using the
standard method outlined in the latest PPG.
The minimum local housing need for Somerset West and Taunton is calculated as 14,040 dwellings
(702 dwellings per annum) between 2020 – 2040. This calculation is based on 2014 Sub National
Household Projections (SNHP), 2019 as the current year and 2017 affordability ratio of 8.23. The
calculation is mathematically correct. As set out in the PPG, the local housing need is calculated at
the start of the plan-making process however this number should be kept under review until the
Local Plan is submitted for examination and revised when appropriate9.
The minimum local housing need for the authority may change as inputs are variable and this
should be taken into consideration by the Council. It is noted that using 2018 affordability ratio of

9

ID 2a-008-20190220
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8.53 increases the minimum need to 715 dwellings per annum. The Government has also confirmed
its intention to review the standard methodology over the next 18 months. If the Government
applies a different approach following this proposed review, it may be necessary for the Council to
update its assessment of housing need.
It is essential to note that the standard method identifies the minimum annual local housing need
and does not produce the housing requirement figure. It only provides the starting point and
factors such as ambitions to support economic growth, affordable housing need and unmet
housing requirements from elsewhere must be considered when arriving at the housing
requirement for Somerset West and Taunton.
Gladman consider that the housing requirement figure should be higher due to affordable housing
needs in the authority and the potential for unmet need arising from the five neighbouring
authorities: North Devon, Mid Devon, East Devon, Sedgemoor and South Somerset. Until a signed
Statement of Common Ground is produced to address cross boundary needs, the Council must be
prepared to identify a higher housing requirement.

Question 3b: How should we proactively plan for Gypsy, Traveller and Travelling
Showpeople pitches?
Gladman are broadly supportive of approach 3b(i) and 3b(iii), but do not support 3b(ii) which seeks
a proportion of development sites to provide residential traveller pitches. A flexible policy approach
is required permit on site and off site provision. These policy requirements should be agreed with
landowners and developers.

Question 3c: Should we require that all new housing developments include a
percentage of new homes that are designed to be accessible, adaptable and
wheelchair accessible?
Gladman are supportive of policy approach 3c(i) which does not require specific measures for
adaptable, accessible and wheelchair homes. All new homes are built to Building Regulation Part M
Category 1 standards which include level approach routes, accessible front door thresholds, wider
internal doorway and corridor widths, switches and sockets at accessible heights and downstairs
toilet facilities that are usable by wheelchair users. These standards are likely to be sufficient for
most residents.
Optional standards should only be considered when there is clear evidence of a ‘need to have’ basis.
Evidence of need should include identification of the likely future need, the size, location, type and
quality of dwellings needed, the accessibility and adaptability of the existing stock, variations in
needs across different housing tenures and viability. This should be included within the evidence
base should 3b(ii) be pursued.
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Question 3d: How should we provide for custom self-build plots?
Gladman would welcome the addition of a policy in relation to self-build housing within the Local
Plan. This would be in line with current government thinking and objectives. It is key that the
development industry are able to understand the implications of any such policy requirement, to
assist with the design of schemes and the consideration of financial viability. Gladman would
recommend that the policy encourages this type of provision rather than imposing a rigid policy
requirement.
Notwithstanding the above, Gladman recommend that any policy requirement in relation to selfbuild housing has an element of flexibility built in to allow for negotiations over self-build plots on
the basis of viability to ensure that site delivery is not delayed or prevented from coming forward.
Any specific requirement to include self-build plots should be tested through the Council’s viability
assessment of the Local Plan policies to ensure that the cumulative impact of all proposed local
standards and policy requirements do not put the implementation of the Plan as a whole at risk.
Further to this, Gladman urge the Council to ensure the policy has added flexibility as there is no
guarantee that these units will be delivered and there may be situations when they are difficult to
deliver which may result in the non-delivery of otherwise sustainable land for housing. Therefore,
Gladman recommend that any policy specific requirement needs to include a mechanism whereby
if the self-build plots are not taken up within any given time period then these revert back to market
housing to be provided as part of the wider scheme. This would provide flexibility and ensure that
the required housing is delivered.

Question 3e: Do you have any comments on these policy approaches?
Gladman support the policy approaches outlined in 3e/1 and 3e/2 that require affordable housing
on site of more than 10 dwellings and a percentage requirement to be informed by a Viability
Assessment and balanced against other developer contributions.
Gladman also support policy approach 3e/5, which supports the provision of specialist housing for
older people in sustainable locations, close to public transport, services and facilities.
Any policy that specifies a tenure mix requirement (3e/3) and housing size mix (3e/4) must include
sufficient flexibility to ensure that they do not become barriers to development. Tenure and
housing size should be informed by a viability assessment and be considered on a site by site basis
to ensure the needs of the local community are met.
Gladman do not consider that there is any evidence to support policy approach 3e/6 to ensure the
internal space of dwellings meets the Government’s space standards. There is no evidence that the
size of houses built are considered inappropriate by purchasers or dwellings that do not meet the
space standards are selling less well in comparison with other dwellings.

Somerset West and Taunton
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A Prosperous Economy
Question 4b: Should we keep all of our existing employment sites and allocations
in employment use or should we allow the loss of some to other uses? How should
we decide which ones to lose?
To some extent, a mix of all options for employment land supply will be needed as part of the spatial
strategy of the Local Plan. Gladman support the reuse of brownfield sites for employment use but
consider a flexible approach the best to balance the needs of the authority. Developing a flexible
policy that allows the loss of existing or proposed employment sites is supported subject to the
appropriate specific criteria being generated.

Infrastructure
Question 5a: On what infrastructure should we prioritise developer
contributions?
While it is ultimately for the Council to prioritise developer contributions based on robust evidence,
Gladman recognise that affordable housing is the biggest influence on viability. Setting an
affordable housing limit at the very maximum that viability will allow is not an appropriate method,
thus it must be set at an appropriate level to meet the affordable housing need whilst allowing
other infrastructure requirements to be delivered.

Connecting People
Question 6b: Do you have any comments on these policy approaches?
The Council should not impose connectivity requirements beyond the provision of infrastructure as
set out in Building Regulations on to developers. The delivery of full fibre connections as at 6b/4
typically requires access to third party land. Thus, a policy requirement of this nature could result in
practical difficulties and delay much needed housing land from coming forward.

The Natural and Historic Environment
Question 7a: Are there any specific measures that you would like to see new
developments deliver to improve biodiversity locally?
Should a policy that requires specific measures on developments be pursued, it must be in line with
the Government Biodiversity Planning Toolkit and based on robust evidence. The current
requirement is a mandatory 10% net increase in biodiversity on site after development (as
measured by a metric set out by DEFRA) and Gladman support this being replicated in local policy.

Somerset West and Taunton
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Question 7b: Do you have any comments on these policy approaches?
With regards to conservation and the historic environment, Gladman make reference to the
Framework (2019), specifically paragraphs 195-197, which outlines the policy tests which should be
applied where development affects designated and non-designated heritage assets. The Council
must ensure that the policies within the Local Plan reflect the national policy and aligns with these
varying tests.
Specifically, the NPPF states that developments leading to substantial harm of a designated
heritage asset should be refused unless it is necessary to achieve substantial public benefits that
outweigh the harm, where proposals would lead to less than substantial harm then this harm
should be weighed against the public benefits. With regards to proposals impacting on nondesignated heritage assets, a balanced judgement will be required.

Thriving Coastal and Rural Communities
Question 8a: How should we manage development in rural areas? Should we
keep or remove settlement boundaries?
Gladman do not consider the use of settlement boundaries as development limits to be an
appropriate planning tool if they would limit the ability of sustainable development opportunities
from coming forward. The Framework (2019) is clear that development which is considered
sustainable should go ahead without delay in accordance with the presumption in favour of
sustainable development.
The need for flexibility is essential to ensure the Local Plan is responsive to changes in circumstance
which may occur over the plan period. Accordingly, Gladman would support the removal of
settlement boundaries in smaller settlements to support the appropriately scaled sustainable
development.

Question 8b: Do you have any comments on these policy approaches?
As stated previously, Gladman support policy approaches that offer flexibility such as 8b/1 which
suggests a criteria based policy for when development in the countryside, beyond settlement limits
would be acceptable.
With regard to 8b/4, protection of best and most versatile land should be in line with the Framework
(2019) as outlined at paragraph 4.2.5.
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Wellbeing of our Residents
Question 9a: Do you have any comments on these policy approaches?
Proposed policy approach 9a/1 suggests that all large developments will require a Health Impact
Assessment. Justification for this policy approach will need to go beyond referencing the general
expectations of the Framework (2019) and refer to PPG which requires consultation with the
Director of Public Health to establish whether a HIA is required10. The requirement for a HIA should
be based on a proportionate level of detail in relation to the type and scale of development
proposed.
The use of a Supplementary Planning Document (SPD) to require high quality design to reflect
existing landscape, heritage and character features is not considered appropriate if it is intended to
guide the determination of planning applications. These requirements should be within the Local
Plan and these policy matters should not be devolved to a Design SPD that has not been subjected
to the process of preparation, consultation and examination required by Local Plan policies.

Policies for our Places: Taunton
Question 10b: Do you have any comments on these policy approaches?
Gladman support the identification of Taunton as a key area for employment and residential
development.
While Gladman support the provision of market and affordable housing in Taunton, this provision
should not be limited to the redevelopment of town centre locations. A flexible approach is
required to ensure that sustainable development can come forward in Taunton when it benefits
from infrastructure and accessibility.
Taunton is identified in the settlement hierarchy as the most sustainable tier and therefore is a key
location for development. It is essential that the provision of housing is included in the policy
approaches through mechanisms that not only support the delivery of the garden communities,
but provide choice and competition in the market, to avoid market saturation and ensure a wide
variety or market and affordable housing is available.
With regard to 10b/10, protection and extension of “green wedges” and corridors must be
sufficiently evidenced and serve the appropriate functions.
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Policies for our Places: Wellington
Question 11a: Do you have any comments on these policy approaches?
Gladman support the identification of Wellington as a key location for residential and employment
development.
As per Taunton at paragraph 4.11.3, Wellington is identified as a key location for housing and
therefore this must be evident in the policy approaches. Policy approaches for Wellington should
ensure that a range of market and affordable houses are available alongside the employment
aspirations of the settlement.
If Wellington is proposed for employment facility expansion, it is essential that this expansion is
supported by new housing to encourage sustainable travel to work. The policy approaches should
remain flexible and allow sites suitable for sustainable development to come forward, beyond the
existing urban extensions, and maintain Wellington as a vibrant town that attracts a skilled
workforce.

Somerset West and Taunton
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SITE SUBMISSIONS
Land at Oldway Road, Wellington
Gladman are promoting land at Oldway Road, Wellington for residential development and
associated community infrastructure. The site is included within the accompanying Portfolio of
Sites.
The 13 ha site presents an ideal opportunity to create a sustainable, distinctive, residential
development to the south of Wellington, including market and affordable housing in a range of
sizes and tenures. The site could also accommodate new public open space and recreational green
space to allow access to previously unavailable land for new and existing residents.
The site is situated immediately to the south of Wellington and benefits from access to a good range
of services and facilities. Access can be taken from Oldway Road with a number of pedestrian and
cycle links to the town centre.

Land at Langaller Road, Creech St Michael
Gladman are promoting land at Langaller Road, Creech St Michael for residential development and
associated community infrastructure. The site is included within the accompanying Portfolio of
Sites.
The 11ha site is located to the north of the settlement and benefits from an ideal strategic location
next to the M5 and wider road network. The site can accommodate 200 dwellings at 30dph, taking
vehicular access from Langaller Road and offering improvements to the existing pedestrian and
cycle links. The site is located near services and facilities and offers the opportunity for sustainable
residential development in Creech St Michael.

Land at North Street, Wiveliscombe
Gladman are promoting land at North Street, Wiveliscombe for residential development and
associated community infrastructure. The site is included within the accompanying Portfolio of
Sites.
The 6.7ha site is proposed to provide 130 dwellings, new public open space, a comprehensive SuDS
system and vehicular access from North Street, Development at this location has been sensitively
designed to respect the surrounding landscape and character of the village, and will help ensure
Wiveliscombe remains a vibrant Rural Centre.

Somerset West and Taunton
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Land at Exeter Road, Rockwell Green
Gladman are promoting land at Exeter Road, Rockwell Green for residential development up to 450
dwellings. Full details of the site and the proposals can be found in the accompanying Vision
Document.
The 15.6ha site is capable of delivering a distinctive and sustainable development in Rockwell
Green, including market and affordable dwellings, recreational green space, new public footpaths,
a children’s play area and a significant portion of green infrastructure.
The site’s location allows for the existing facilities in Rockwell Green and Wellington to be easily
accessed via sustainable modes of transport. This includes the existing Public Rights of Way
network, which conveniently links the site to the centre of Rockwell Green. Nearby facilities include,
but are not limited to, a Medical Centre, Primary School, Village Hall, various sporting clubs and
recreational spaces.

Land at Cheddon Road, Taunton
Gladman are promoting land at Cheddon Road, Taunton for residential development up to 180
dwellings. Full details of the site and the proposals can be found in the accompanying Vision
Document.
The site relates well to the existing urban area of Taunton and represents a suitable and sustainable
location for housing. The site offers the opportunity to deliver local benefits through investment in
the local community, new areas of public open space, a new children’s play area, net gains in
biodiversity and an on site SuDS to improve the surface water flood situation on site.
A design led approach has been carefully considered, and the proposals have been designed to
minimise the visual impacts on any important views. The development will be a positive addition
to Taunton, complementing the character of the surrounding area in terms of scale, density,
character and quality.
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Good morning,
Please find attached Gladman’s Portfolio of Sites submitted as part of the Issue and
Options consultation on the Local Plan 2040.
Should you have any queries, or wish to discuss anything further, please do not hesitate to
contact me.
I would be grateful if you could confirm receipt of this email.
Best wishes,
Victoria Smith
EMAIL 2/4

Victoria Smith
Planner

T: 01260 285 648 | v.smith@gladman.co.uk
www.gladman.co.uk
This email (and any attachment) is confidential, may be legally privileged and is intended solely for the use of the individual or entity to whom it is addressed. If
you are not the intended recipient please do not disclose, copy or take any action in reliance on it. If you receive this message in error please tell us by reply (or
telephone the sender) and delete all copies on your system.
Whilst we have taken reasonable precautions to ensure that any attachment to this email has been swept for viruses, we cannot accept liability for any damage
sustained as a result of software viruses and would advise that you carry out your own virus checks before opening any attachment. Please note that
communications sent by or to any person through our computer systems may be viewed by other Gladman personnel and agents.
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Introduction

Gladman is a privately funded, family run business with over 30 years’ experience in the land

Once planning consent is achieved, we sell the site to a housebuilder. Having sold

and development industry. From our beginnings in housebuilding, through to commercial

sites to all the major Plc house builders as well as to a huge range of small to medium

and industrial properties, we have a solid history of delivering sites quickly. We provide

sized housebuilders and Registered Providers over the past few years, we ensure

professional services for landowners, many of whom are residents in the communities.

that that the outline planning application documents are compatible with future
reserved matter applications.

HOW WE ENSURE A SITE IS VIABLE AND DELIVERABLE
ENGAGEMENT WITH THE COUNCIL
We enter into transparent Promotion Agreements with landowners rather than the
more complex Option Agreements and thoroughly review a site’s viability before

We have a wide range of sites within Somerset West and Taunton that we are

an Agreement is entered with a landowner. This ensures that the proposals can

promoting on behalf of landowners. The location of these sites are included

provide the full policy compliant affordable housing requirement and CIL compliant

within this portfolio and we would welcome the opportunity to have

planning obligations when an application is submitted. On average, Gladman
provide circa £12,000 per housing plot on schemes throughout the UK.
Our initial viability work and detailed due diligence ensure
that proposals are deliverable without delay. Once outline
planning consent is achieved, a development will normally
commence within 18-24 months. In many cases a planning
condition can be attached reflecting this timescale to give
the Council certainty on delivery.

discussions on the development potential with the Council.

What could the sites deliver?
RECREATIONAL GREEN SPACE
The sites will be designed to accommodate public open space,
often including equipped areas of play, footpaths, trim trail
equipment and cycle links. Where possible, the sites will be
incorporated into the wider Public Right of Way network, offering
real benefits to the local community.

The proposed sites could
deliver many social, economic
and environmental benefits to
their local areas and the wider
Somerset West and Taunton
area. Gladman would be happy
to discuss specific benefits that
the schemes could provide.

BIODIVERSIT Y
Biodiversity of the sites will be protected,
diversified and improved as part of the
proposals. An ecological appraisal will be
completed as part of any future applications
and will identify mitigation measures should

RESIDENTIAL
Each site has the potential to deliver a substantial number
of dwellings to assist Somerset West and Taunton in
meeting its housing needs and maintain a five-year
housing land supply. As with all its schemes, Gladman will
provide full policy compliant affordable housing on site,
helping Somerset West and Taunton to meet its affordable
housing targets.

any protected species be found on site.

COMMUNIT Y

Alongside retention of existing hedgerows
and trees where possible, new landscaping,

Appropriate contributions will be made to local education,

private gardens and informal green spaces

medical and library facilities to support the regeneration of local

can achieve net gains in biodiversity.

communities. Contributions could also be made to local clubs,
groups or projects. As with all new developments, new residents
will also generate an increase in local expenditure, providing
increased spending in the local area as well as the wider area.

Wellington, Oldway Road
Settlement Tier: Tier 2 Sub-Strategic Town
We are promoting land at Oldway Road, Wellington. The site is approximately 13 hectares and is capable of delivering a wide range of
market and affordable housing. Wellington is a highly sustainable location and offers significant employment, retail and leisure facilities and
is the District’s secondary centre. Growth to the south of the settlement will support the town’s services and facilities and is the next logical
direction of growth for the settlement.

POTENTIAL DEVELOPMENT PROPOSALS

KEY SITE INFORMATION

•

Market and affordable homes in a range of styles and sizes

•

Approximately 13ha

•

Policy compliant affordable housing

•

Within Flood Zone 1

•

New areas of public open space

•

Located near a variety of services

•

Upgraded PRoWs

and facilities

Creech St Michael, Langaller Road
Settlement Tier: Tier 5- Minor Rural Centres
We are promoting land at Langaller Road, Creech St Michael. The site is approximately 11.4 hectares and is capable of accommodating 200
homes of various sizes and tenures. The village benefits from a strategic location near the M5 offering access to Bristol in an hour and Exeter
in 45 minutes, as well as being just north east of Taunton. Development in this location will ensure the continuing viability of the village.

POTENTIAL DEVELOPMENT PROPOSALS

KEY SITE INFORMATION

•

200 dwellings at 30dph

•

11.4 ha, of which 6.8ha is developable

•

Vehicular access from Langaller Road

•

Within Flood Zone 1

•

Existing pedestrian links upgraded to pedestrian/

•

Located near services

cyclist linkages

•

Well located in the strategic road network

•

New publicly accessible green space

•

New LEAP

•

Comprehensive SuDS system

Wiveliscombe, North Street
Settlement Tier: Tier 4- Rural Centres
We are promoting land at North Street, Wiveliscombe. The 6.7 hectare site can accommodate 130 dwellings of various sizes and tenures,
designed sensitively to respect the surrounding countryside. New residents to the rural centre will ensure facilities remain viable and
maintain Wiveliscombe’s Rural Centre designation. The location also benefits from links to both Taunton and Wellington.

POTENTIAL DEVELOPMENT PROPOSALS

KEY SITE INFORMATION

•

130 dwellings

•

6.7ha of which 3.4ha is developable

•

Policy compliant affordable housing on site

•

Within Flood Zone 1

•

Vehicular access from North Street

•

Located near services and facilities

•

New public open space

•

Pedestrian links from the site to provide improved
connectivity to the settlement centre and countryside.

THE EXPERTS IN LAND & PLANNING

Next Steps
Thank you for taking the time to look at our proposals. We would welcome your views and are
happy to answer any questions that you may have.

01260 288 800
www.gladmanland.co.uk
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Good morning,
Please find attached Gladman’s Vision Document submitted as part of the Issue and
Options consultation on the Local Plan 2040.
Should you have any queries, or wish to discuss anything further, please do not hesitate to
contact me.
I would be grateful if you could confirm receipt of this email.
Best wishes,
Victoria Smith
EMAIL 3/4

Victoria Smith
Planner

T: 01260 285 648 | v.smith@gladman.co.uk
www.gladman.co.uk
This email (and any attachment) is confidential, may be legally privileged and is intended solely for the use of the individual or entity to whom it is addressed. If
you are not the intended recipient please do not disclose, copy or take any action in reliance on it. If you receive this message in error please tell us by reply (or
telephone the sender) and delete all copies on your system.
Whilst we have taken reasonable precautions to ensure that any attachment to this email has been swept for viruses, we cannot accept liability for any damage
sustained as a result of software viruses and would advise that you carry out your own virus checks before opening any attachment. Please note that
communications sent by or to any person through our computer systems may be viewed by other Gladman personnel and agents.
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Good morning,
Please find attached Gladman’s Portfolio of Sites submitted as part of the Issue and
Options consultation on the Local Plan 2040.
Should you have any queries, or wish to discuss anything further, please do not hesitate to
contact me.
I would be grateful if you could confirm receipt of this email.
Best wishes,
Victoria Smith
EMAIL 4/4

Victoria Smith
Planner

T: 01260 285 648 | v.smith@gladman.co.uk
www.gladman.co.uk

This email (and any attachment) is confidential, may be legally privileged and is intended solely for the use of the individual or entity to whom it is addressed. If
you are not the intended recipient please do not disclose, copy or take any action in reliance on it. If you receive this message in error please tell us by reply (or
telephone the sender) and delete all copies on your system.
Whilst we have taken reasonable precautions to ensure that any attachment to this email has been swept for viruses, we cannot accept liability for any damage
sustained as a result of software viruses and would advise that you carry out your own virus checks before opening any attachment. Please note that
communications sent by or to any person through our computer systems may be viewed by other Gladman personnel and agents.
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Introduction

Gladman Land is a privately funded, family run business with over 30 years’ experience
in the land and development industry. From our beginnings in housebuilding,
through to commercial and industrial properties, we have a solid history of delivering
sites quickly.

HOW WE ENSURE A SITE IS VIABLE AND DELIVERABLE
We enter into transparent Promotion Agreements with landowners rather than the
more complex Option Agreements and thoroughly review a site’s viability before an
Agreement is entered into with a landowner. This ensures that the proposals can
provide the full policy compliant affordable housing requirement and CIL compliant
planning obligations when an application is submitted. On average, Gladman
provide circa £12,000 per housing plot on schemes throughout the UK.
Our initial viability work and detailed due diligence ensure that proposals

The Site

are deliverable without delay. Once outline planning consent is achieved, a
development will normally commence within 18-24 months. In many cases a
planning condition can be attached reflecting this timescale to give the Council
certainty on early delivery.
Once planning consent is achieved, we sell the site to a housebuilder. Having sold
sites to all the major Plc house builders, as well as to a wide range of small to medium
sized housebuilders and Registered Providers over the past few years, we ensure
that that the outline planning application documents are compatible with future
reserved matter applications.

Gladman are working with the landowners of Land off Cheddon Road, Taunton to promote their site for development. The 8.3 hectare
site presents an ideal opportunity to deliver a high quality, sustainable mixed-use development to address Taunton’s future housing and
recreation needs. The site is partially allocated under Policy TAU3 of the Council’s Site Allocations and Development Management Plan 2016.
This Vision Document demonstrates that there are no technical impediments or environmental constraints that would preclude
the development of the land, as well as its ability to make a significant contribution to Taunton Deane and West Somerset’s future
housing requirements.

4

A Sustainable Site
and Settlement
The land off Cheddon Road site in Taunton is well positioned within an established
and thriving town, which can accommodate further residential development
and contribute to the broader housing need of the district.
With a population of approximately 60,479 residents (2011 census), Taunton is
the largest settlement within the district and is identified as the primary location
for further housing growth. Taunton has a number of services and facilities
which are within easy walking and cycling distance of the site, including: Primary
School, Secondary School, Leisure Centre, Surgery, parade of shops including
Post Office, and a number of food outlets and public houses.
The closest bus stop and bus shelter to the development site lies approximately
300m from the site to the south on Dorchester Road near Ladymead Road. The
Number 1 bus, operated by First Bus runs here. The journey time from Dorchester
Road to the Town Centre is approximately 17 minutes with the bus running
every 20 minutes throughout the day on weekdays. The nearest rail services are
available at Taunton Railway Station which is located at 2km south of the site
and can be accessed by the no 1 bus service. The site therefore has good public
transport links to the surrounding areas and local centres of employment, with a
range of employment, leisure, retail, and community facilities.

Key

Taunton Railway Station is well served with regular services to a variety of cities
including but not limited to Bristol, London, Exeter, Birmingham, Manchester,
and Glasgow.
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The Site: Suitability for Development

Utilities

Biodiversity, green open space &

All on-site utilities have been fully assessed during

local wildlife

the consultation process. Potential connections to

The existing green infrastructure present on the site

the existing network have been investigated and all

is to be retained and enriched through planting and

utility provisions within the current strategy have

the creation of formal, easily accessible green spaces.

been determined to be technically sound.

It is envisioned that an on-site local play area will be
provided as part of this proposed development, further
improving local amenity.

Landscape character and design
The site is not subject to any national, local or

All open space and green infrastructure proposals are

other landscape designations. A landscape impact

considerate to the existing biodiversity and ecology

assessment has concluded that the mitigation that

within the local area. It has been demonstrated through

will be put in place will not result in an adverse

planning application technical reports that the proposed

landscape impact and that the impact identified is

development will deliver net gains in biodiversity.

similar to that of any greenfield development.
The proposed development will maintain and

Access

enhance the existing character of Taunton, while

This site will be accessed via a simple priority

logically expanding the built-up area.

junction from Cheddon Road.
The site provides the opportunity for development

Heritage

to link in to the wider public right of way network

The proposed development integrates well-considered

to the north and east of the site.

design principles to mitigate the impact of development
on Hestercombe House and Kings Hall School through
the provision of open space and landscaping along the
northern section of the site.
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Key Concepts

Key Benefits

The proposed development off Cheddon Road could deliver approximately
180 dwellings, including 45 affordable dwellings. The proposal could include a
Local Equipped Area of Play (LEAP), as well as providing additional recreational
walking routes, alleviating traffic along Cheddon Road and providing greater
local access to green spaces for recreation for both new and existing residents.
The vision for the proposed development off Cheddon Road has been informed
by a series of key concepts that respond directly to the existing characteristics
of the area. This includes:

•

A local equipped area of play

Greater connectivity: New cycle
and footpath routes

A strong network of green infrastructure, complementing existing
tree and hedgerow planting with new areas of formal and informal
open space and landscape features

•

Providing new and enhanced connectivity for pedestrians, helping
to integrate the site into the existing urban area, promoting greater
access to local green spaces.

•

Preserving the existing setting of nearby heritage assets through the
provision of appropriate landscaping and extensive green buffers to
Hestercombe House.

•

Delivering a wide range of high quality, market and affordable
housing. In accordance with local policy requirements, 25% of the onsite housing would be affordable, to address the acute affordability

Diversifying the range of onsite habitats and providing net
biodiversity gains

High quality market and
affordable homes

Newly accessible open space

issues affecting the district.
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What could the Development Deliver?
New homes
Recreational green space
A significant amount of public open space is
proposed, connected by a series of footpaths to
the wider network, including linking to Cheddon

Up to 180 homes of a mix of sizes including 25%
affordable will be provided. This will enable local
people who are seeking an affordable house the
ability to stay within their community.

Road to the south.
A new children’s play area will be available to both
existing and new residents.

Community
Alongside affordable homes for local residents, the
scheme will help to support existing services and

Biodiversity and Green Infrastructure

facilities through increased local use and spend.

A significant proportion of the site will be green
infrastructure. This will help retain and enhance
existing

landscape

connectivity

and

features,
enhance

provide

habitat

biodiversity.

New

landscaping features will be incorporated into
the development and will filter views of the
new homes.
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Summary and Delivery

Development commences

17 months
after outline permission
is achieved

Gladman believe that development off Cheddon Road provides a viable,
realistic and logical opportunity to help the Council fulfil its housing needs
over the emerging Local Plan Period.
Through this Vision Document it has been comprehensively demonstrated

Gladman has achieved
over

177

planning permissions

since 2010

how development off Cheddon has the potential to support a sustainable
residential development which is larger than the existing TAU3 allocation:

•

The entire site is in the control of willing landowners who are
committed to progressing a proposal as soon as possible;

•

In Gladman Developments Ltd, the site has the benefit of a promoter
with the necessary experience and expertise to successfully guide a
proposal through to implementation;

•

The site has the ability to accommodate a high quality residential
development that could be successfully assimilated into its landscape
setting;

•

facilities, and benefits from sustainable modes of transport;

Providing

25,615 homes

The site is sustainably located in relation to Taunton’s services and

•

The sensitive and well-considered design of this development has
already resulted in no technical impediments or environmental
constraints that may impede the delivery of a high quality and fully
integrated development at this location.
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More than Market Housing
SCHOOLL
SCHOOL

£68m

£68m

£5m

£5m

of education
contributions
Gladman has a strong record of securing much more than just market homes.
Over the past 9 years we have achieved planning permission for the following:*

in sports contributions

8,323
Affordable Homes

8,323
£4.8m

Provided for leisure and
amenity, including £1.7m
for community buildings

154
Play Areas

154
185
Homes for extra-care

425
Hectares of Open Space

18

425

£4.8m
185

These are significant public benefits which are being realised by local communities
through our proposals. On average, Gladman secures £12,000 per plot for local
services and facilities.
*All contents correct as of October 2019
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THE EXPERTS IN LAND & PLANNING

Next Steps
Thank you for taking the time to look at our proposals. We would welcome your views and are
happy to answer any questions that you may have.

01260 288 800
www.gladmanland.co.uk

