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13th March 2020
Our ref: HLM036/FP/DA

Dear Sir/Madam,
SWT LOCAL PLAN 2040 ISSUES & OPTIONS CONSULTATION
Hallam Land Management Ltd (‘HLM’) is pleased to respond to the
Somerset West and Taunton Issues & Options Consultation
Document (January 2020).
HLM is the strategic land promotion arm of Henry Boot Group PLC
and has participated in shaping the strategy for growth within the
District for a number of years. Another subsidiary of the Henry Boot
Group, Henry Boot Developments (‘HBD’) is a Joint Venture partner
of Summerfield Developments Ltd for the Nexus 25 strategic
employment site which, through implementation of the extant Local
Development Order, will deliver high quality facilities for research
and development facilities, offices, light industry and warehousing,
and create 3,000 jobs.
HLM controls 122-hectares of land at Henlade and east of M5
Junction 25, adjacent to the Nexus 25 strategic employment site
and therefore has a long-term vested interest in the future growth
ambitions of the newly formed Somerset West and Taunton Council
and how these are articulated and supported as part of a new Local
Plan to 2040 for the area.
Land south of Henlade was identified as being “potentially
developable” in the Taunton Deane SHLAA 2017 (reference
RURAL046) and was submitted again to SWTC’s Call for Sites in
December 2019 to reiterate its significant potential for a new mixed
use development supported by the delivery of some 1750 - 2250
homes together with investment in community and education
infrastructure.
It is in this spirit of positive and co-ordinated planning to achieve
sustainable growth outcomes that HLM submits the following
comments supported by a Vision Document for a new community
Haydons Green.
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?

HLM support the principle of a joint-commitment to move towards greater resource efficiency,
but critically, a local plan must progress ‘in-step’ and aligned with government guidance and
policy that is aiming to progress consistent and proportionate standards in terms of energy
efficiencies. It is a national challenge and therefore we consider that the best approach is to
avoid policy prescription at local plan level, and instead support delivery towards a targeted
solution advocated by a set of nationally prescribed standards that may be set out through
Planning Legislation or Building Regulation, this will support creation of consistency and
certainty within the wider development industry.
Notwithstanding the comments related to a specific policy focus, HLM would comment that the
allocation of strategic-scale greenfield land presents a unique opportunity embed sustainability
from the offset, through co-ordination of land uses, provision of a robust and functional
landscape framework that works hard to achieve multiple environmental and social benefits,
and by establishing sustainable patterns of movement. Central Government funding aligned to
the wider garden town initiatives could prove useful at pump-priming infrastructure to support
early development stages and encourage sustainable pattern of behaviour in pioneer residents.
Moreover, with the allocation and planning of the majority of Taunton’s recent growth areas
pre-dating the 2017 Garden Town designation, the 2019 refreshed Garden Town Vision, and
SWTC’s 2019 climate emergency declaration, only new strategic allocations at and around
Taunton, such as Haydons Green, are able to truly adopt and deliver garden city principles and
low-zero carbon outcomes.
Question 1c: Do you have any comments on Policy Approach;
1c/1: Set a target to achieve carbon neutrality across the district by 2030 and require
developments to consider and demonstrate their impact on the district achieving this
target (this policy is in addition to carbon reduction design requirements placed on
new development – Option 1a)?
HLM would comment that the Future Homes Standard will be most likely be nationally adopted
in 2020 and so a local policy control for the carbon credentials of new homes is unnecessary.
1c/2: Require the integration of sustainable, adaptable and resilient design into new
developments to ensure they are future-proofed, requiring cabling ready for the
installation of electric vehicle charging or electric vehicle chargers in all new
residential parking spaces?
As a general observation, development management policies that are onerous in terms of their
practical implementation and stringent in the context of national standards, could threaten the
viability of development and have consequences for the delivery of new homes in the district.
This could have significant implications in the context of the Housing Delivery Test and could
result in a real divergence from the Council’s planned growth strategy having regard to the
requirements of the NPPF and the presumption in favour of sustainable development where
development could be permitted in locations that are not favoured in the Council’s spatial
strategy.
HLM supports investment in electric vehicle infrastructure but note this is a relatively new area
of technology and policy and considerable evidence is emerging in relation to not only the costs
of provision of charging points, but also in relation to the power requirements generated by
charging points on the local network.
The Council must consider and evidence the technical and viability impacts for such
technologies, and therefore reference to national guidance including Government proposals
(and those to be defined under Building Regulations) is critical.
Distribution of Housing
Question 2a: Do you agree with the tiers that identifies Taunton followed by 6 tiers
covering the other settlements. If not, what changes would you make and why?
HLM supports the continued commitment to Taunton as the principal Tier 1 settlement in the
district, and incidentally the main focus for growth within the district. The SA Objectives and

Alternatives Report (November 2019) confirms Taunton as the most sustainable town due to
its wide range of services and good public transport.
In support of the continued focus for growth at Taunton, we present the opportunity at
Haydons Green to deliver a new mixed use neighbourhood proximate to the committed
strategic employment site Nexus and presenting opportunities to provide supporting education
and community infrastructure for existing rural communities.
We also wish to identify the potential for Ruishton, Henlade and Thornfalcon to be represented
as distinct yet associated settlements to reflect their status as a single neighbourhood plan
area for which investment in community infrastructure can be comprehensively planned to
offer shared and complementary services. This approach would be in accordance with NPPF
paragraph 78 that promotes policies that identify opportunities for villages to grow and thrive.
In this way, the settlements could collectively perform a role and function in sustainability
terms that is equivalent to a minor rural centre, and therefore exceeding opportunities at other
Tier 6 ‘Villages’.
The I&O reports correctly identifies the nature of change in development context since the
adoption of existing Local Plans, which is a relevant consideration having regard to the
development commitment at Nexus.
A positive re-focusing of the collective opportunity of this area would provide a better
mechanism through which to support the community, housing, transport and environmental
objectives identified in the Neighbourhood Plan Vision for Ruishton, Thornfalcon & Henlade.
Question 2c: Do you think we should carry on with the way housing is currently
distributed across our area or should we be doing something different, such as one
of the three options suggested above?
HLM supports the broad distribution of growth presented as Option E – which reflects an
increase in Taunton with some development to support the minor rural centres. Settlements
closer to the M5 corridor should also have a higher proportion of development due to higher
land values – as noted in the settlement boundary Topic Paper 2 document. Whilst viability is
an important consideration in development potential, so is site suitability. Proximity to the M5
and Nexus 25 presents a unique opportunity for the Land at Henlade to capitalise on transport
initiatives and interventions, particularly those in relation to active travel and sustainable
transport such as the improvements to pedestrian and cycle permeability across Junction 25
and prospects of significantly greater patronage for the Taunton Gateway Park and Ride.
It is understood that potential allocations will be appraised during the next stage of the
Sustainability Appraisal, as part of the Regulation 19 draft Plan. In advance of this formal SA
process being undertaken by the Council we have prepared the below assessment to
demonstrate the contributions (positive and negative) that development of the Site would
make towards the sustainability objectives, referred to in the Council’s SA Objectives and
Alternatives SA report, comparing the performance of Haydons Green (Land at Henlade)
against the current strategic allocations.
The extract of our SA Proforma below demonstrate that Haydons Green performs better as a
whole against the current strategic allocations in a policy-off scenario, and in fact stands to
offer considerable betterment to the surrounding area in objectives categories such as AQMA,
access to the town centre and train station, flooding and water in a site plus proposals scenario.

Question 3c: Should we require all new housing developments to make sure that a
percentage of the new homes are designed to be accessible, adaptable and
wheelchair accessible?
3c ii) Delivery of Building Regulations M4(2): Cat 2 Accessible and Adaptable dwellings are
significant in terms of both building and design requirements and require bespoke approaches
to both housing design and car parking, as well as site/ plot levelling and therefore impact on
assumptions for plot size, parking requirements and overall scheme density.
Footnote 46 of the 2019 National Planning Policy Framework (NPPF) outlines that optional
technical standards for accessible and adaptable housing can be justified “where this would
address an identified need for such properties”. Therefore any proportional requirement must
be evidenced to demonstrate it responds to an identified need and does not affect the overall
viability of schemes.
There is perhaps a better policy construction which could require all developments to
demonstrate how they have taken into account the needs of all groups, including wheelchair
users, and which recognises that the need for and scale of provision for wheelchair users will
vary.
Question 3d: Should we allocate sites and / or make sure a percentage of housing
developments are for self-built plots for people wanting to build their own homes?
Should we allow self-build plots on Rural Exceptions sites provided that they are
affordable?
3d i) Councils have a statutory duty to keep a register of people seeking to acquire self-build
and custom build plots, therefore any such policy should encourage self and custom build as
an additional element to housing supply, but let the market deliver plots as a when the need
arises and it should not be fixed as part of the mix for housebuilders to deliver. Holding a
Register alone, does not present sufficient evidence to demonstrate a Council should draft a
specific policy requirement. The Register is only an expression of interest.
HLM note that there may be interest for community-led projects to establish some element of
self-build under their own control.
Question 3e: Do you have any comments on Policy Approaches 3e/1 to 3e/7?
3e/1: Requiring affordable housing on sites of 10 dwellings or more, or the site has
an area of 0.5 hectares or greater (matching the PPG)
HLM supports the approach to require affordable housing for sites of 10 dwellings or more, or
the site has an area of 0.5 hectares or greater, this is in line with Planning Practice Guidance.
3e/2: A percentage requirement of affordable housing on residential and mixed use
sites with residential to be informed by a Viability Assessment and a balance of other
developer contributions
HLM supports the approach for an affordable housing policy to have regard to viability of a
scheme in the consideration of the proportion of affordable housing as part of the overall
housing mix and taking into account other developer contributions that are requested as part
of the scheme. Tenure mix should be informed by local needs.
3e/3: A tenure mix requirement with the intermediate tenures limited to those
evidenced by as affordable in our area. Tenure mix to be informed by evidence of
need and a Viability Assessment
The Council’s proposed affordable housing tenure mix should comply with 2019 NPPF (para
64) and 2019 NPPF Glossary definitions for affordable housing.

3e/4: A housing size mix to reflect need in our area. A SPD or Technical Advice Note
could provide more detail
HLM do not support the approach to the definition of housing mix within an SPD. An SPD is not
subject to scrutiny, nor evidenced examination in the way that a Local Plan in. Therefore any
policy that presents a mix should come forward as part of the Local Plan. It such a policy is to
be drafted it should be presented as a preferred mix but can be supported by up to date needs
assessment information, have regard to the location of development and can be informed by
market evidence.
3e/5: Support for Specialist housing for older people which follows HAPPI principles
of design, affordable housing on rural exception sites, and permanent and temporary
housing for rural workers
HLM support the principle of the provision of housing for older people, however use of panels
such as HAAPI should be voluntary and not obligate the developer.
3e/6: Requiring internal space of dwellings to meet the Government’s space
standards
Whilst HLM are supportive of the national space standards, SWT must adhere to Footnote 46
of the 2019 National Planning Policy Framework (NPPF) which outlines that “where the need
for an internal space standard can be justified”, policies may make use of the nationally
described space standard. National Planning Practice Guidance (NPPG) outlines that where “a
need for internal space standards is identified, local planning authorities should provide
justification for requiring internal space policies. Local Planning Authorities should take account
of the following areas: need, viability, timing”. (Ref ID: 56-020-20150327).
SWT therefore need to present a rigorous assessment outlining the need, viability of a
proposed policy, noting that requiring a developer to build to such standards would increase
build costs, leading to higher entry point prices. This may result in such dwellings being
unaffordable to some buyers, pushing them further into affordable housing need.
A Prosperous Economy
Question 4a: Should we ensure the growth of our local economy through an increase
in the proportion of higher value jobs (with limited increase of jobs overall) or
through a significant increase in the number of jobs?
HLM through its response to Q3a have made clear the importance of planning positively for
job creation to support its wider economic ambitions that include committed investment at
Nexus, a strategy that seeks economic containment within the district, to support the delivery
of housing, and to underpin the narrative in relation to Garden Town status where a
fundamental principle must be a District that is ‘open for business’. It is therefore critical that
the strategy supports these aims and ambitions, which may include both overall increase, but
also targeted diversification into research, knowledge and technology such as at Nexus.
Infrastructure
Question 5a: On what infrastructure should we prioritise developer contributions?
It is for SWT to determine its priorities, and in doing so the levels of contributions it expects
from developments. It must consider the policy requirements as a whole which must be tested
as part of the whole plan viability exercise, to demonstrate the Plan is deliverable.
Connecting People

Question 6a: How can we encourage people not to use their car when travelling into
our towns for shopping and work? How can we provide more opportunities for using
public transport in rural areas?
A focus on sustainable transport solutions is supported, there are existing initiatives such as
the Taunton Gateway Park and Ride that have been delivered but need patronage to ensure
they remain viable in the future. In spatial strategy terms, the allocation of land for
employment and homes together is a positive approach to ensure the delivery of jobs alongside
homes. Indeed, HLM present in support of the preparation of a new Plan for SWT the
opportunity to deliver a new mixed-use community adjacent to the existing committed
strategic employment site and Taunton Gate Park & Ride.
The Vision document for Haydon Green demonstrates the potential to achieve modal shift to
sustainable forms of transport to include investment in park and ride; enhanced bus networks,;
priority bus lanes; improved walking and cycling infrastructure. This will also achieve
betterment for the existing communities by improving non-car modes of transport in and out
of Taunton from the south-east.
Question 6b: Do you have any comments on Policy Approaches 6b/1 to 6b/5?
6b/1: New developments to be designed in line with Sport England’s active design
guidelines so that walking and cycling networks permeate through developments in
a safe and convenient way.
HLM support the principles of Active Design. David Lock Associates were commissioned by
Sport England to prepare this guidance and therefore, as Masterplanners of Haydons Green,
have embedded its key principles within the masterplan to deliver healthy and active
communities.
6b/4: Ensure new residential developments are equipped with full-fibre digital
connections.
HLM do not support the provision of policy that imposes obligations on developers insofar as
the provision of full-fibre connections. Developers can facilitate connections to full-fibre
infrastructure, but cannot deliver directly, as this is reliant on a third-party telecoms
contractor.
Natural and Historic Environment
Question 7b: Do you have any comments on these policy approaches
The Environmental Bill 2019, if mandated, would require new development to deliver a 10%
biodiversity net gain and would enshrine the requirement for biodiversity net gain in law
thereby removing the requirement for a Local Plan Policy. The Local Plan would however
need to consider the impact on the provision of 10% net gain as part of its whole plan
viability exercise.
Thriving Coastal and Rural Communities
Question 8a: Should we keep or remove settlement boundaries? Or should we have
settlement boundaries in areas where there is higher pressure from development i.e.
closer to Taunton, Wellington and Wiveliscombe but remove them in more remote
areas to provide more options for development?
Notwithstanding the decision to retain or remove settlement boundaries, any policy should
ensure sufficient flexibility to meet the Plan’s housing needs and to facilitate, not stifle,
sustainable growth, through the encouragement of a sufficient supply of deliverable and
developable land to deliver the District’s housing requirement. A mix of sites will be needed
and so settlement boundaries, if drawn, will need to ensure flexibility over the Plan period to
respond to changing housing needs.

We trust these comments are helpful in taking the Plan forward.
Yours faithfully,

FRANCESCA PARMENTER
SENIOR ASSOCIATE
Email: FParmenter@davidlock.com
cc:

Ben Meynell, HLM
Dave Akam, DLA

Encl:

Haydons Green - Vision Document for Land at Henlade
Haydons Green – SA Comparison Proforma
Somerset West and Taunton Assessment of Housing Need - Litchfields
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1.0

Introduction

1.1

This report has been prepared by Lichfields, on behalf of Hallam Land Management. It
considers the future level of housing that is likely to be required over the emerging Local Plan
period in Somerset West and Taunton and the extent to which the housing need figure identified
through the application of the standard methodology for assessing Local Housing Need is
sufficient to meet the actual need of the local authority area and to ensure strategic alignment
between the emerging housing and employment policies.

1.2

This report has been prepared in the context of Hallam Land Management’s promotion of land
to the east of the M5, around the route of the proposed realignment of the A358, for residential
development, but does not consider site specific matters.

1.3

Taunton Deane Council merged with West Somerset Council in April 2019 to form the new
Somerset West and Taunton Council. Work is progressing on a new Local Plan for the combined
authority area, which will cover the period from 2019 to 2040 and include a single housing
requirement (in place of the separate figures contained within the adopted Local Plans for
Taunton Deane and West Somerset).

1.4

The Local Development Scheme was considered at a Full Council meeting on 16 July 2019. The
draft LDS contains the following key dates:

1.5

1

Regulation 18 Issues and Options Consultation: Q3 2019;

2

Regulation 19 Consultation: Q2 2020;

3

Submission of Local Plan: Q3 2020;

4

Examination: Q1 2021; and,

5

Adoption: Q3 2021.

This assessment has been prepared in advance of the publication of the Regulation 18
consultation document as a basis for discussion with Somerset West and Taunton Council. It is
structured as follows:
•

•

•

•

Section 2 identifies the Local Housing Need for Somerset West and Taunton and considers
the basis for an upward adjustment;
Section 3 provides a summary of the key assumptions and inputs that have informed our
analysis;
Section 4 sets out the results of our modelling of a range of economic and housing-led
scenarios; and,
Section 5 contains our conclusions and recommendations.
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2.0

Local Housing Need

2.1

The revised NPPF, which was published in 2018, introduced a standard methodology for the
assessment of Local Housing Need (LHN) as a replacement to the and simplification of the Full
Objectively Assessed Need (FOAN) approach that had applied since 2012.

2.2

Paragraph 60 of the NPPF states that “…strategic policies should be informed by a local
housing need assessment…” following the methodological approach that is detailed in the PPG
(Reference ID: 2a-004-20190220) and can be summarised as follows:
Figure 2.1 The standard methodology for assessing local housing needs

Source: Lichfields, based on NPPF and PPG

Assessing Local Housing Need
2.3

Following the implementation of changes to the standard methodology that were announced on
19 February 20191, it now applies the 2014-based Sub National Household Projections (SNHP)
as a starting point before applying an uplift based on affordability.

2.4

The PPG explains the rationale behind the application of 2014-SNHP:

1

Pg 2

And detailed in the revised PPG (section 2a), which was released on 20 February 2019.
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-

Strategic infrastructure improvements that are likely to drive an increase in the homes
needed locally; or

-

An authority agreeing to take on unmet need from neighbouring authorities…” (Ref ID 2a010-20190220; Lichfields emphasis)

2.12

Paragraph 35 of the NPPF requires local plans to be “positively prepared – providing a strategy
which, as a minimum, seeks to meet the area’s objectively assessed needs”. These needs will
relate to employment as well as housing. Paragraph 81c goes on to consider the issue of
alignment of housing and employment growth, stating that planning policies should “seek to
address potential barriers to investment, such as inadequate infrastructure, services or
housing…”

2.13

The implication is that the relevant national policy is very clear in encouraging local authorities
to adopt a housing requirement figure that exceeds the LHN baseline. This is important for the
purposes of ensuring that local growth aspirations are achieved and that Local Plans are
internally consistent. At a national scale, it is also essential as achieving the government’s target
of 300,000dpa nationally depends on authorities planning going above their LHN figures
(which nationally sum to c.273,000dpa).

2.14

Recent analysis undertaken by Lichfields4 found that:
1

2

Of the 64 local authorities that have published a draft Local Plan in 2019,
a

34% are applying a housing requirement figure that exceeds LHN;

b

50% are planning to meet the LHN; whilst,

c

16% are failing to provide for the minimum LHN figure.

Of those authorities that are planning to exceed the LHN:
a

40% cite economic growth as a reason; and,

b

18% cite housing delivery itself (i.e. historic rates of housing delivery supporting higher
growth rates).

c

Other reasons for going above the LHN include commitments made as part of Growth
Deals and meeting unmet housing need from adjoining local authority areas.

3

If regional variations to housing requirements based on plans that are currently emerging
under the revised NPPF approach were replicated nationally, this would equate to
207,500dpa being planned for outside of London, compared to the cumulative LHN figure
of 196,500dpa. The continuation of current trends would therefore result in a 5% increase
above LHN – which would not be sufficient to meet the government’s target of 300,000dpa.

4

If London continues to deliver housing at its long-term average rate, a 39% increase above
the LHN would be required across the rest of the country in order to achieve the target of
300,000dpa.

Considering an upward adjustment in Somerset West and
Taunton
2.15

The Taunton Deane Core Strategy was based on an “employment-led” approach which sought to
maintain a degree of self-containment through the provision of employment and housing
growth. The Inspector described this as a “laudable objective” (IR paragraph 12) and concluded
4

Above Standard: Plans for housing under the new NPPF (July 2019). https://lichfields.uk/content/insights/above-standard-plansfor-housing-under-the-new-nppf
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that the growth philosophy that was imbued within the Core Strategy constituted evidence that
“it has been positively prepared” (IR paragraph 10).
2.16

2.17

In respect of the housing requirement, the Inspector stated that it was “no longer realistic to
base the scale of housing development in Taunton Deane on the higher rates of growth
assumed at the time of the Regional Strategy examination in 2007.” (IR paragraph 24).
Nevertheless, there was parity with the draft Regional Strategy in that both sought to reflect the
growth aspirations for Taunton in the housing requirement figure:
1

Paragraph 24 of the Core Strategy Inspector’s report states that the housing requirement
“takes account of a wide range of demographic factors but the main impetus in Taunton
Deane is the projected job growth, which influences migration flows. … represents a sound
basis for the housing provision in the plan which happens to be very close to the figure for
2006-26 included in the submitted draft Regional Strategy.”

2

Paragraph 4.6.14 of the RS Panel Report noted that “for Taunton in particular, the housing
figure is intended to reflect the town’s growth ambitions … need to secure a ‘step change’
in housing provision both to support these ambitions and to contribute in due proportion
to regional housing needs.”

This clearly points towards long term growth aspirations for Taunton, which has been most
recently manifested in the award of Garden Town status in January 2017. The recently
published vision for Taunton Garden Town (July 20195) states that the designation of Taunton
as a Garden Town “reflected the Council’s commitment to significant housing growth”. The
Council’s Expression of Interest for the Garden Town 6 designation quantified the growth by
referring to:
1

13,000 new homes planned in Taunton by 2028 with over 2,000 completed to date,
delivering a 40% increase in the housing stock; and,

2

Three new garden communities delivering over 8,000 new homes, with one already under
construction.

2.18

In addition to its Garden Town status, the former Taunton Deane Council secured £7.2 million
from the Housing Infrastructure Fund for a new link road as part of the planned Staplegrove
Garden Community. This is a further reflection of the Council’s growth aspirations and its
commitment to achieving housing and employment growth.

2.19

In addition to Taunton’s Garden Town status representing a basis by which the housing
requirement might be increased above the LHN figure of 717dpa, consideration should also be
given to employment and housing alignment.

Employment trends
2.20

Forecasts obtained from Experian Business Strategies for Somerset West and Taunton (June
2019) indicate the level of job growth since 1997 and over the emerging Local Plan period to
2040. The data reveals that past trend growth averaged 636 jobs per annum between 1997 and
2019, whilst future forecasts amount to a slightly lower rate of 529 jobs per annum between
2019 and 2040. The lower future projections are likely to be a function of the current economic
uncertainty but these figures compare to the employment target of 11,900 jobs over the Core
Strategy period, which equates to 595 per annum – i.e. midway between the past trends and
future projections provided by Experian.
5

https://www.somersetwestandtaunton.gov.uk/media/1450/taunton-garden-town-vision-doc-low-res-final-19-9-19.pdf
http://democracy.somerset.gov.uk/documents/s1807/Item%205%20Appendix%20B%20%20Taunton%20Garden%20Town%20Expression%20of%20Interest.pdf
6
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2.21

As illustrated in Figure 2.2, long term level employment growth has been relatively constant.
Over the past 10 years, average job growth has been 680 per annum, whilst over the past five
years, employment growth has averaged 660 per annum. This supports the application of the
slightly lower figure of 636 jobs per annum for the purpose of this analysis.

2.22

The Heart of the South West Local Enterprise Partnership (LEP) aims to double the size of the
economy over 20 years (to 2038) through stimulating a significant increase in productivity 7.
Whilst this aim is focused on generating “more rewarding jobs” and higher wages, which will
generate more wealth, it is also likely to include an increase in the number of jobs.
Figure 2.2 Historic and projected employment growth in Somerset West and Taunton

110000
1997-2019: +14,000 jobs

2019-2040: +11,100 jobs
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Source: Experian Business Strategies (June 2019)

Housing trends
2.23

Although neither of the former Taunton Deane nor West Somerset Councils were identified as
requiring any intervention as a result of the Housing Delivery Test results published in February
2019, a review of CLG data on net additional dwellings indicates that the adopted housing
requirement for Somerset West and Taunton has not been achieved:
1

The Taunton Deane Core Strategy includes a requirement for 850dpa. Average completions
between 2012/13 (full year after adoption) and 2017/18 have been 748dpa; and,

2

The West Somerset Local Plan includes a requirement for 145dpa. Average completions
between 2012/13 and 2017/18 have been 104.

3

This equates to a total supply of 852dpa, compared to a requirement of 995dpa – a shortfall
of 143dpa (14.4%).

7
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3.0

Approach and Assumptions

3.1

This section sets out the key inputs that have been used to inform our scenario testing, the
results of which are provided in section 4.

3.2

The following scenarios have been modelled using Lichfields’ Headroom framework8 in order to
consider the range of outcomes arising as a result of flexing the assumptions applied in relation
to demographic trends, economic growth and housing issues.
Baseline scenario
1

Scenario A: Local Housing Need – applies the level of housing calculated under the
standard method (717dpa).

Economic-led scenarios
3.3

Each of the following economic-led scenarios calculates the level of population and associated
housing required to support a given number of jobs over the Plan period:
1

Scenario B: Experian job forecast (2019 to 2040) – applies the forecasted level of job
growth for the emerging Local Plan period (529 jobs pa);

2

Scenario C: Experian past trends in job growth – applies the average number of jobs created
per annum during the period 1997 to 2019 (636 jobs pa); and,

Housing-led scenarios
3.4

The following housing-led scenarios set out the potential demographic and economic
implications of a specified level of housing delivery throughout the Plan period:
1

Scenario D: Past housing delivery – applies the number of homes delivered in Somerset
West and Taunton over the five year period between 2013/14 and 2017/18 (924dpa); and,

2

Scenario E: Adopted Local Plan housing requirements – applies the housing requirements
in the current adopted Local Plans in West Somerset and Taunton (995dpa).

Study area
3.5

Given that the West Somerset and Taunton local authorities only merged in April 2019, the
modelling has been conducted for each of the two (previous) local authority areas, using data
specific to each of these areas, and summed to provide the total for the new Somerset West
Taunton local authority area.

Population and household projections
3.6

The ONS 2014-based sub-national population and household projections have been applied in
the modelling in order to provide consistency with the basis for the standard method for the
calculation of local housing need as set out in the PPG (ID: 2a-005-20190220).

8

Headroom is Lichfields’ framework for assessing future housing need. It employs the PopGroup suite of software which was
developed to generate population, household and labour force projections for specified geographical areas. Forecasts can be
made using a variety of data inputs and assumptions. It is used by analysts and planners in both the public and private sectors and
provides the UK standard for local area demographic analysis and forecasting, complementing the approaches used by the UK
statistical agencies
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3.7

The 2014-based projections provide estimates of the future number of households for each year
between 2014 and 2039. Data for the final year of the modelling period (2039 to 2040) has been
projected forward from the 2014-based projections.

Demographic assumptions
Base year population
3.8

A base year of 2019 has been adopted to reflect the start of the emerging Local Plan period. The
population at the base date has been modelled based on the population for this area in the 2018
ONS Mid-Year Estimates, which has been “aged” forward using the fertility, mortality and
migration rates from the 2014-based sub-national population projections.

3.9

A review of the population profile of Somerset West and Taunton indicates a concentration of
people aged between 45 and 74, with 42% of the population falling within this age cohort.
Figure 3.1 Demographic profile of Somerset West and Taunton, 2018
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Source: 2018 MYS / 2014-based SNPP / Lichfields analysis
3.10

However, the 2014 SNPP projects a 11.5% reduction in the number of people aged between 45
and 59 in Somerset West and Taunton by 2039. This compares with an overall population
increase of 9.2% and a 80% increase in the number of people aged over 75 over the same period.
This change results in a very different projected demographic profile by 2039, at which point
39% of the population would be over the age of 60, compared to 33% in 2018.
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Figure 3.2 Projected demographic profile of Somerset West and Taunton, 2039

25.0%

20.0%

19.3%

19.7%

60-74

75+

17.0%
15.0%

14.8%

14.6%

14.5%

0-14

15-29

30-44

10.0%

5.0%

0.0%
45-59

Source: 2018 MYS / 2014-based SNPP / Lichfields analysis
3.11

Considering the working age population alone, the SNPP project a 5% reduction in the number
of working age people by 2039, compared to a 43% in older persons (over the age of 65). The
implication of this is that an increase in the number of working age people would be required to
support further economic growth in line with past trends. This would require an increase in
housing growth above the LHN figure. Further evidence of this is set out in Section 4.

Fertility and mortality rates
3.12

The Total Fertility Rates (TFR) and Standard Mortality Rates (SMR) are taken from the 2014based sub-national population projections. The specific age profile for births and deaths in these
areas are also applied from these projections.

Migration
3.13

Age-specific migration rates are taken from the 2014-SNPP. In the employment-led scenarios,
the PopGroup model constrains/inflates migration to a level which, taking account of the profile
of migrants moving in and out plus natural change and the ratio of labour to jobs, produces a
labour force sufficient to support forecast job growth.

Household assumptions
Household formation rates
3.14

The modelling applies the household formation rates that underpin the 2014-based sub-national
household projections. These rates indicate the proportion of people in each age group in each
household type.

Population not in households
3.15

Pg 10

The population not in households (i.e. in institutional accommodation) is taken from the 2014based sub-national household projections. These are used as absolute numbers up to age 74,
and above this age the numbers are converted into a percentage which is applied to the
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population. This allows for changes in the numbers of older people in institutional care where
there is a change in the population over age 75.

Second Homes / Vacancy Rates
3.16

In line with accepted practice, an allowance has been made for vacant and second homes based
on Council Tax data.

Economic Assumptions
3.17

This study considers the alignment of housing and jobs through the application of appropriate
assumptions in relation to economic activity, unemployment and commuting.

Economic Activity Rates
3.18

The age/gender-specific economic activity rates for each local authority area are based upon the
national economic activity rate projections that were published by the Office for Budget
Responsibility (OBR) in January 2017. The OBR projections, which cover the whole of the UK,
take account of anticipated changes in future economic activity rates by age and gender to 2060,
including changes to the state pension age and the increasing proportion of younger cohorts
entering higher education. The national rates have been rebased to the local authority level
using 2011 Census and the 2018 Annual Population Survey.

3.19

This approach has been endorsed by Planning Inspector for appeals in England, including at
Longbank Farm in Middlesborough9 and at Plantation Road, Boreham, Essex10. The Inspector
into the Longbank Farm inquiry recognised that, although its economic activity rates do not
have the status of “official projections” confirmed by the UK Statistics Agency, the “OBR figures
are used by the Government in the most important activities of the State” (paragraph 20). The
Inspector at Plantation Road also endorsed the use of OBR rates, and although this decision was
subsequently the subject of judicial review, Dove J found that the inspector had acted entirely
properly in drawing this conclusion.

Unemployment
3.20

The local authority level unemployment data is taken from the ONS Annual Population Survey
(APS) model-based estimates of unemployment. These figures utilise the International Labour
Organisation (ILO) base definition of unemployment, indicating the number of economically
active people aged 16+ that are not in employment.

Labour force ratio
3.21

A Labour force ratio is applied in order to map the relationship between jobs and workers, based
on the following formula:
(A) Number of employed workers living in area ÷ (B) Number of workers who work in the
area (number of jobs).

3.22

The most recent available data for these figures is the Annual Population Survey (APS) and job
figures from Experian (published June 2019). Implicit within this calculation are part-time
working, double-jobbing and commuting levels.

9

Longbank Farm, Ormesby, Middlesborough (APP/V0728/W/15/3018546) 9 March 2016.
Land off Plantation Road, Boreham, Essex (APP/W1525/W/15/3049361) 25 May 2016.

10
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accepted that the level of growth planned for in currently adopted plans is unlikely to be
justifiable in the current context. However, there is a vital need to support increased delivery
and, in particular, to provide alignment with local strategies.
5.7

Pg 16

A failure to support the level of growth indicated by this analysis and to rely solely on the LHN
would undermine the Council’s stated aspirations regarding the future of the area, including the
Garden Town status of Taunton, and would undermine past levels of housing delivery and job
growth. It is therefore strongly recommended that Somerset West and Taunton Council gives
careful consideration to this analysis and its implications for the emerging Local Plan strategy.
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1. Introduction
1.1

These representations are made on behalf of Hallam Land Management to the Issues & Options
Consultation (“the Consultation”) of the emerging Somerset West and Taunton Local Plan 2040 (“the
Emerging LP”) that is being prepared by the newly formed Somerset West and Taunton Council (“the
Council”).

1.2

The Emerging LP covers the former West Somerset (excluding Exmoor National Park) and Taunton
Deane administrative areas.

1.3

The Consultation is a key stage in the preparation of the Emerging LP, which must provide for the level
of growth needed over its plan period and set out where that should be located. The Consultation (at
Section 1) is clear that the future spatial strategy should address the Council’s ambitions and aspirations
that include creating a prosperous economy and providing high quality and affordable homes.

1.4

Hallam Land Management’s interest in the Consultation is as promoter, investor and developer of land
within its ownership that is contiguous to the northern settlement edge of Cotford St Luke (“the Site”).
The Site is identified at Appendix A.

1.5

These representations provide more detail on the suitability of the Site for development and how
through good placemaking and mix of uses it will increase the self-sufficiency and secure the
sustainable future of Cotford St Luke. A separate Vision Document, explaining this great opportunity
and demonstrating how such development would come forwards and be delivered is enclosed at
Appendix B, with the Concept Masterplan and Indicative Layout of development (as introduced in the
Vision Document) provided at Appendix C.

1.6

In response to the Consultation, these representations address:


the role and function of settlements identified within the current draft hierarchy, particularly
given the greater accessibility and need for development in areas closer to Taunton
(questions 2a – 2b);



the distribution of housing across the administrative area and settlement hierarchy, with
specific regard to the characteristics and sustainable benefits of development at Cotford St
Luke (questions 2c – 2d); and
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the importance of housing development in underpinning economic growth and the wider
sustainability of Somerset West and Taunton (questions 3a, 4a and 4c).

Hallam Land Management
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2. Representations
The role and function of settlements identified within the current hierarchy, particularly given
the greater accessibility and need for development in areas closer to Taunton (questions 2a –
2b)
2.1

The Emerging LP will require a new and coherent spatial strategy to inform future development and
growth – one that must consider the new administrative area as a whole. For the first time, the relative
sustainable merits of settlements in the former ‘West Somerset’ and ‘Taunton Deane’ areas must be
considered together.

2.2

The Consultation suggests a seven tier settlement hierarchy, however it recognises that this may change
following further work that is required. Indeed the current evidence in relation to the Consultation’s
combined settlement hierarchy (‘Topic Paper 1: Brief Assessment of Settlement Strategy Options’
(January 2020)) itself acknowledges1 that it has been prepared with “a lack of up-to-date data to inform

an assessment of the role and function of all settlements” and that the spatial strategy in the Emerging
Local Plan “should be further informed by up-to-date evidence, further research and consultation ”.
2.3

Whilst further assessment work is still needed, it is clear that Taunton is and will remain the most
sustainable settlement in the new administrative area. The Consultation recognises that:

“Taunton has the most comprehensive bus network in our area and a rail station. It is the home
of major employers, education and health facilities and services.” (section 5.2.1)
2.4

Wellington is identified as the sole tier two settlement with a wide range of facilities and significant
existing commitments for growth – this is logical and again considered justified given its accessible
location close to Taunton and the M5 motorway.

2.5

However, beyond Taunton and Wellington it is unclear how the ranking of settlements within tiers
(three to six) of ‘Major Rural Centre’, ‘Rural Centre’, ‘Minor Rural Centre’ or ‘Village’ is justified.

2.6

The Consultation characterises (at section 3) the northern part of the district as “ a large area of rural

communities which have a poor road network.

1

This has influenced how the settlements have

‘Topic Paper 1: Brief Assessment of Settlement Strategy Options’ (January 2020), paragraph 2.1 ii)
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developed over time with housing and employment growth occurring in the more accessible locations. ”
The more sustainable settlements are those closer to the M5 motorway and to Taunton.
2.7

In this context a justified and effective settlement hierarchy should be promoting growth in towns and
villages located in the southern part of the district, closest to the M5 motorway and Taunton, ahead of
the inherently less sustainable and more remote northern areas.

2.8

The hierarchy in the Consultation should therefore not consider small and far less accessible
settlements (such as Bicknoller, Carhampton, Crowcombe, Klive, Stogumber, Stogursey, West
Quantoxhead and Washford) in the same context as other ‘Minor Rural Centres’ that are far more
accessible including Cotford St Luke.

2.9

Analysis of travel times between ‘Minor Rural Centres’ and Taunton, as set out in the facilities and travel
time assessment at Appendix D, shows that Cotford St Luke is located the closest travel distance (7km)
and time (11 minutes). Other settlements (including Carhampton, Klive, Stogursey, West Quantoxhead
and Washford) are located much further away with a travel time of more than 30 minutes to/from
Taunton.

2.10

There is also disparity (evidenced at Appendix D) between the greater range of facilities in some ‘Minor
Rural Centres’ including Cotford St Luke and others. For instance Bicknoller, Carhampton, Churchinford,
Klive, West Quantoxhead and Washford do not have a primary school; Washford does not have a
grocery convenience shop; and Stogursey and West Quantoxhead lack a community hall.

2.11

A new settlement hierarchy must reflect that the Local Housing Need (LHN) in the former Taunton
Dean area (approximately 614 dwellings per annum (dpa)) is approximately six times greater than that
in former West Somerset (approximately 103 dpa). Whilst some growth will be focussed at Taunton
and Wellington, a justified spatial strategy should also recognise the need for a greater amount of
housing growth in the rural centres in the southern part of the district compared to those in the north.

2.12

It is relevant too that the Consultation identifies (at section 5.2.2) that housing delivery in the northern
part of the district has been challenging, with towns of Minehead, Watchet and Wiliton not providing
the level of growth that had been planned for.

2.13

Overall, the Council should reconsider the settlement hierarchy in the Consultation given that:
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the settlements in the former West Somerset area are inherently less accessible to the most
sustainable town of Taunton, with its major employment opportunities and transport
connections;



many of the ‘Minor Rural Centres’ in the northern part of the new administrative area have
fewer local facilities than others across the whole district; and


2.14

there is significantly greater need for housing in the former Taunton Dean part of the district.

The Council should review its ‘Minor Rural Centres’ and reclassify to a ‘Village’ those with fewer facilities,
in the part of the district which is less accessible to Taunton and where there is a lower housing
requirement.
Cotford St Luke

2.15

With specific regard to Cotford St Luke, as the closest rural centre to Taunton, there is a great
opportunity for significant growth and development here, as explained further in these representations.
This would release and underpin the settlement’s full sustainable potential; and with an increase in local
services / facilities would justify the promotion of Cotford St Luke in the settlement hierarchy.

The distribution of housing across the administrative area settlement hierarchy, with specific
regard to the characteristics and sustainable benefits of development at Cotford St Luke
(questions 2c – 2d)
2.16

The Consultation includes a diagram (section 5.2.2) of the distribution of housing contained in the
current Local Plans as a percentage split between different settlement tiers. However because this
approach simply uses a settlement hierarchy that is amalgamated from the two former administrative
areas without considering their respective sustainable merits, it is considered flawed and unjustified.

2.17

A new settlement hierarchy across the rural centres must instead be effective in distributing a greater
amount of development and growth to the more sustainable south and eastern parts of the district, in
areas closer to Taunton and the M5 motorway.

Hallam Land Management
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2.18

Consistent with this need to revise the current settlement hierarchy and distribution of housing, but
beyond the Council’s current options in the Consultation, there is a significant opportunity for
development and growth at Cotford St Luke that should not be overlooked - as presented in more
detail in the Vision Document at Appendix B. This is an opportunity, in the closest rural centre to
Taunton, for an initial scheme of between 60 – 80 homes, a mixed use local centre and employment
area, which forms part of a wider scheme of 400 market and affordable dwellings, older persons
accommodation, larger employment provision and significant sports/recreation facilities.

2.19

This opportunity is also an appropriate spatial response in the context of the history of Cotford St Luke.
As a new village settlement, Cotford St Luke was first brought forward for 600 dwellings through the
West Dean Local Plan (1997) and then with increased densities for 850 dwellings through the Taunton
Dean Local Plan (2004). Whilst the settlement has proven an attractive and popular place to live, it has
not fully realised its original vision and placemaking intentions. Many of the facilities envisaged by the
‘Tone Vale Approved Development Guide’ (August 1995) have not come forward including:

2.20



local employment uses;



a range of different shops and retail units;



facilities for a GP surgery;



a sports and community hall (separate to the church); and



a greater provision of facilities for young people.

The Taunton Dean Site Allocations and Development Management Plan (2016) (“the SADMP”)
recognises the lack of employment:
“Cotford does not benefit from a wide employment base within the Village. Consequently there

is a need to broaden employment opportunities and increase the sustainability of the
settlement.” (paragraph 2.5.2)
2.21

But despite the SADMP making a 0.25ha allocation for employment alongside that for 60 dwellings,
only six live-work units have come forwards – far from addressing the imbalance.

2.22

One reason why Cotford St Luke has not so far fulfilled its potential as a more self-contained settlement
is that it was not originally planned to be of a sufficient size. With reference to the Government’s
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Garden Communities2 prospectus, the minimum size of a new village settlement now considered
suitable, so to provide a critical population that can self-sufficiently support a greater range of facilities
and different uses, is 1,500 homes.
2.23

The enclosed Vision Document explains in detail how development to the north of Cotford St Luke can
be delivered, to increase its size to a more sustainable scale that would underpin its sustainable future.
The comprehensive, mixed use development would provide:


new employment space (1.13ha), to boost the local economy and create accessible job
opportunities for the local community;



a new local centre for additional retail space and community uses including clinics, health
centres, crèches, day nurseries etc., which will provide facilities for existing and new
communities alike;



accommodation for a doctors’ surgery within the local centre;



a new and vibrant community, living within approximately 400 new market and affordable
homes;



a community to sustain the existing primary school that has falling numbers;



greater spending and patronage to support the existing convenience shop and pub/restaurant;



land for a care home or extra care development to meet the specialist needs of Cotford St
Luke’s aging population;



improvements to local bus services, as enabled through greater passenger numbers;



significant sport and leisure facilities (including two grass sports pitches, a multi-use games
area and associated changing rooms) to meet the needs of the development and to the benefit
of existing residents;



substantial informal recreation opportunities and allotments to increase the health and
wellbeing of local residents; and



significant new tree/shrub planting and habitat creation to enhance the site’s ecological value
and biodiversity.

2

Ministry of Housing, Communities & Local Government – Garden Communities (August 2018)
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2.24

In terms of number of jobs that could be created, if there was 40% building coverage of the
employment land (1.13ha) split 40 / 40 / 20 between B1(c) / B8 / B1(a) (with offices on two floors)
approximately 200 people could be employed (using normal employment densities).

2.25

With further regard to Cotford St Luke Primary School, the larger community and greater number of
children is particularly important. Currently it has an enrolment of 260 pupils, already below its capacity
of 300; but by 2024 the enrolment is forecast to fall to 204 pupils 3 where the school would be at just
two thirds capacity.

2.26

In planning for sustainable growth at Cotford St Luke, it is relevant that unlike settlements that have
grown organically over time, there is a lack of available land within the settlement area that could be
used to enable the village to respond to the needs of growth.

2.27

Cotford St Luke is also a modern village with predominantly new housing stock and, unlike more
historic settlements elsewhere, has less sensitivity (in terms of heritage or a more established character)
to accommodate large scale growth.

2.28

Development on the Site would provide specific measures to ensure it is resilient to climate change –
including a comprehensive approach to secure a net gain in biodiversity; an allowance in surface water
drainage to accommodate greater rainfall; modern building and insulation techniques to reduce energy
consumption; and use of low carbon energy generation, such as PV solar panels, as appropriate. These
and other measures will be driven by the Council through the Emerging LP as well as nationally through
Building Regulations.

2.29

The intended development the north of the Cotford St Luke would complete its original vision as well
as providing for a new sustainable future. The new vision for the settlement is:

For Cotford St Luke to grow and flourish, as an attractive and valued place to live, which can
sustain a range of employment, community/social, retail and leisure facilities to enhance its
self-containment and quality of life for existing and future residents alike.
2.30

Such an approach for development at Cotford St Luke is consistent with national planning policy and
the Emerging LP objectives in the Consultation.

3

Somerset School Population Forecast 2018

Hallam Land Management

11

Somerset West and Taunton Local Plan 2040 – Issues & Options Consultation

2.31

The National Planning Policy Framework (“the Framework”) identifies that large numbers of new
homes can often be best achieved through significant extensions to existing villages, provided they are
supported by the necessary infrastructure (paragraph 72).

2.32

Paragraph 72 emphasises that the size of larger scale development should support a sustainable
community, with sufficient access to services and employment opportunities in the new settlement
itself.

In promoting sustainable transport, the Framework (paragraph 103) seeks that significant

development be focussed in locations that are or can be made sustainable, through improving local
facilities (to reduce the need to travel) and public transport.
2.33

The Framework is clear (paragraph 77) that housing should be located where it will enhance or maintain
the vitality of rural communities – planning policies should identify opportunities for villages to grow
and thrive, especially where this will support local services.

2.34

These opportunities are presented at Cotford St Luke – with benefits that will increase the sustainability
of the existing and growing community.

2.35

Against the Council’s objectives in the Consultation (Section 4), development at Cotford St Luke will:


meet the most up to date requirements for energy efficiency and CO2 reduction, to ensure its
environmental impact in the context of achieving “carbon neutrality by 2030” is minimised;



support Taunton’s role as a sub-regional centre by focusing growth in the closest rural centre
to it;



provide high quality market and affordable homes to meet the Council’s housing need, in a
location with a proven record of delivery and successful placemaking;



focus housing growth closest to the largest economic centre of Taunton, enhancing a pleasant
and popular village location that will continue to attract to professional and skilled workers4;



provide facilities and infrastructure that were not delivered as part of the original village
development, to the benefit of existing and new communities, as well as underpinning the long
term future of the primary school;



provide a greater level of self-sufficiency to reduce the need for travel;

Cotford St Luke has a greater percentage of workers in higher skilled and professional occupations
(48%) compared to that within the former Taunton Dean administrative area (39%). Reference:
Census 2011
4
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be designed to respect the wider landscape, provide a meaningful uplift in biodiversity and
reinforce the distinctive vernacular of the village; and



reduce inequalities and enhance social wellbeing through affordable housing and new
community and green infrastructure.

2.36

The specific opportunity and many sustainable benefits that a meaningful amount of development
adjacent to the north of Cotford St Luke will bring should not be overlooked.

2.37

Development on the Site can be phased with a smaller scheme initially, including the local centre and
employment (as shown in the Vision Document), but the full sustainable benefits of growth would be
achieved with the delivery of the whole proposal. This wider scheme would take the size of Cotford St
Luke to around 1,500 dwellings, consistent with the minimum size of a Garden Community that has a
greater degree of self-sufficiency.

2.38

Relevant to the delivery of development is that there is a single landowner for the Site, meaning that
the benefits presented here can readily be delivered without wider complexities that may affect other
land within multiple ownership.

The importance of housing development in underpinning economic growth and the wider
sustainability of Somerset West and Taunton (questions 3a, 4a and 4c)
2.39

The Consultation does not set out the number of new homes that the Council considers should be
delivered through the Emerging LP. Rather it identifies its minimum Local Housing Need figure through
the Government’s ‘Standard Methodology’ then seeks responses in relation to what the level of housing
uplift should be in order to deliver an appropriate economic growth and prosperity strategy.

2.40

A key objective of the Emerging LP is to “create a prosperous, resilient and entrepreneurial economy

ensuring competitiveness across the wider sub-region and attracting the most talented workers”. This
needs to address issues identified in the Consultation (Section 5.4.1) that aspirations for attracting new
businesses have not been as successful as hoped; and that a lack of labour, with fewer young people
and an aging population, is a constraint to economic growth.
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2.41

The Heart of the South West LEP is seeking to double the size of the sub regional economy over 20
years, which will require a significant increase in jobs and therefore new homes in the Council’s area.
This economic need and ambition justifies a significant uplift in housing delivery above the minimum
Local Housing Need, to meet the actual need of the Council’s area and to ensure strategic alignment
between emerging housing and employment policies.

2.42

This upward adjustment is considered in detail in the ‘Somerset West and Taunton Assessment of
Housing Need’ (August 2019) report prepared by Lichfields on behalf of Hallam Land Management.
This has previously been shared with the Council but is also enclosed at Appendix E.

2.43

The Lichfields report explains the national policy position is very clear in encouraging local authorities
to adopt a housing requirement figure that exceeds the LHN baseline, especially for the Council in the
context of its commitments to economic growth.

2.44

The Lichfields report then models different scenarios to understand the interrelationship between
housing and jobs of based on (i) LHN, (ii) forecast employment growth, (iii) past job growth, (iv) past
housing delivery and (v) the current Local Plan housing requirement. This approach provides evidence
that if only the minimum LHN supply of housing was to be planned for it would supress growth
prospects, contrary to national policy and the Council’s own ambitions. It is therefore appropriate for
the Emerging LP to increase the supply of housing above LHN.

2.45

As to what this uplift should be, the Lichfields report provides a range of 146 to 207dpa above the LHN
figure. Without such an appropriate increase, the Emerging LP would fail to positively support the level
of projected growth (both forecast and based on past levels of housing delivery and employment
creation), undermining the Council’s own economic aspirations.

2.46

As well as informing the amount of housing in the Emerging LP, this economic imperative should
influence the distribution of housing so it is located in the southern part of the district (including at
Cotford St Luke) where economic activity and employment growth is greater.

Hallam Land Management
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3. Conclusion
3.1

Overall it is demonstrated in these representations that:


the Council should reconsider the settlement hierarchy in the Consultation in respect that:
o

the settlements in the former West Somerset area are inherently less accessible to the
most sustainable town of Taunton and some have fewer facilities than same tier
settlements elsewhere in the district;

o

there is significantly greater need for housing in the former Taunton Dean part of the
district; and

o


housing delivery in the northern part of the district has proven to be challenging.

there is specific opportunity for significant development at Cotford St Luke, which would
deliver a wide range of benefits in underpinning the settlement’s sustainable future as the selfcontained new village that was originally envisaged, as well as being consistent with Council’s
Emerging LP objectives and national policy; and



there is an economic imperative to increase housing delivery beyond the minimum LHN figure,
which should influence the location of housing growth to parts of the district which can support
greater economic activity and employment growth, including at Cotford St Luke as the closest
rural centre to Taunton.

3.2

These matters should be addressed and land to the north of Cotford St allocated for development in
the next version of the Emerging LP.

Hallam Land Management
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1.0

Introduction

1.1

This report has been prepared by Lichfields, on behalf of Hallam Land Management. It
considers the future level of housing that is likely to be required over the emerging Local Plan
period in Somerset West and Taunton and the extent to which the housing need figure identified
through the application of the standard methodology for assessing Local Housing Need is
sufficient to meet the actual need of the local authority area and to ensure strategic alignment
between the emerging housing and employment policies.

1.2

This report has been prepared in the context of Hallam Land Management’s promotion of land
to the east of the M5, around the route of the proposed realignment of the A358, for residential
development, but does not consider site specific matters.

1.3

Taunton Deane Council merged with West Somerset Council in April 2019 to form the new
Somerset West and Taunton Council. Work is progressing on a new Local Plan for the combined
authority area, which will cover the period from 2019 to 2040 and include a single housing
requirement (in place of the separate figures contained within the adopted Local Plans for
Taunton Deane and West Somerset).

1.4

The Local Development Scheme was considered at a Full Council meeting on 16 July 2019. The
draft LDS contains the following key dates:

1.5

1

Regulation 18 Issues and Options Consultation: Q3 2019;

2

Regulation 19 Consultation: Q2 2020;

3

Submission of Local Plan: Q3 2020;

4

Examination: Q1 2021; and,

5

Adoption: Q3 2021.

This assessment has been prepared in advance of the publication of the Regulation 18
consultation document as a basis for discussion with Somerset West and Taunton Council. It is
structured as follows:
•

•

•

•

Section 2 identifies the Local Housing Need for Somerset West and Taunton and considers
the basis for an upward adjustment;
Section 3 provides a summary of the key assumptions and inputs that have informed our
analysis;
Section 4 sets out the results of our modelling of a range of economic and housing-led
scenarios; and,
Section 5 contains our conclusions and recommendations.
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2.0

Local Housing Need

2.1

The revised NPPF, which was published in 2018, introduced a standard methodology for the
assessment of Local Housing Need (LHN) as a replacement to the and simplification of the Full
Objectively Assessed Need (FOAN) approach that had applied since 2012.

2.2

Paragraph 60 of the NPPF states that “…strategic policies should be informed by a local
housing need assessment…” following the methodological approach that is detailed in the PPG
(Reference ID: 2a-004-20190220) and can be summarised as follows:
Figure 2.1 The standard methodology for assessing local housing needs

Source: Lichfields, based on NPPF and PPG

Assessing Local Housing Need
2.3

Following the implementation of changes to the standard methodology that were announced on
19 February 20191, it now applies the 2014-based Sub National Household Projections (SNHP)
as a starting point before applying an uplift based on affordability.

2.4

The PPG explains the rationale behind the application of 2014-SNHP:

1

Pg 2

And detailed in the revised PPG (section 2a), which was released on 20 February 2019.
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-

Strategic infrastructure improvements that are likely to drive an increase in the homes
needed locally; or

-

An authority agreeing to take on unmet need from neighbouring authorities…” (Ref ID 2a010-20190220; Lichfields emphasis)

2.12

Paragraph 35 of the NPPF requires local plans to be “positively prepared – providing a strategy
which, as a minimum, seeks to meet the area’s objectively assessed needs”. These needs will
relate to employment as well as housing. Paragraph 81c goes on to consider the issue of
alignment of housing and employment growth, stating that planning policies should “seek to
address potential barriers to investment, such as inadequate infrastructure, services or
housing…”

2.13

The implication is that the relevant national policy is very clear in encouraging local authorities
to adopt a housing requirement figure that exceeds the LHN baseline. This is important for the
purposes of ensuring that local growth aspirations are achieved and that Local Plans are
internally consistent. At a national scale, it is also essential as achieving the government’s target
of 300,000dpa nationally depends on authorities planning going above their LHN figures
(which nationally sum to c.273,000dpa).

2.14

Recent analysis undertaken by Lichfields4 found that:
1

2

Of the 64 local authorities that have published a draft Local Plan in 2019,
a

34% are applying a housing requirement figure that exceeds LHN;

b

50% are planning to meet the LHN; whilst,

c

16% are failing to provide for the minimum LHN figure.

Of those authorities that are planning to exceed the LHN:
a

40% cite economic growth as a reason; and,

b

18% cite housing delivery itself (i.e. historic rates of housing delivery supporting higher
growth rates).

c

Other reasons for going above the LHN include commitments made as part of Growth
Deals and meeting unmet housing need from adjoining local authority areas.

3

If regional variations to housing requirements based on plans that are currently emerging
under the revised NPPF approach were replicated nationally, this would equate to
207,500dpa being planned for outside of London, compared to the cumulative LHN figure
of 196,500dpa. The continuation of current trends would therefore result in a 5% increase
above LHN – which would not be sufficient to meet the government’s target of 300,000dpa.

4

If London continues to deliver housing at its long-term average rate, a 39% increase above
the LHN would be required across the rest of the country in order to achieve the target of
300,000dpa.

Considering an upward adjustment in Somerset West and
Taunton
2.15

The Taunton Deane Core Strategy was based on an “employment-led” approach which sought to
maintain a degree of self-containment through the provision of employment and housing
growth. The Inspector described this as a “laudable objective” (IR paragraph 12) and concluded
4

Above Standard: Plans for housing under the new NPPF (July 2019). https://lichfields.uk/content/insights/above-standard-plansfor-housing-under-the-new-nppf
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that the growth philosophy that was imbued within the Core Strategy constituted evidence that
“it has been positively prepared” (IR paragraph 10).
2.16

2.17

In respect of the housing requirement, the Inspector stated that it was “no longer realistic to
base the scale of housing development in Taunton Deane on the higher rates of growth
assumed at the time of the Regional Strategy examination in 2007.” (IR paragraph 24).
Nevertheless, there was parity with the draft Regional Strategy in that both sought to reflect the
growth aspirations for Taunton in the housing requirement figure:
1

Paragraph 24 of the Core Strategy Inspector’s report states that the housing requirement
“takes account of a wide range of demographic factors but the main impetus in Taunton
Deane is the projected job growth, which influences migration flows. … represents a sound
basis for the housing provision in the plan which happens to be very close to the figure for
2006-26 included in the submitted draft Regional Strategy.”

2

Paragraph 4.6.14 of the RS Panel Report noted that “for Taunton in particular, the housing
figure is intended to reflect the town’s growth ambitions … need to secure a ‘step change’
in housing provision both to support these ambitions and to contribute in due proportion
to regional housing needs.”

This clearly points towards long term growth aspirations for Taunton, which has been most
recently manifested in the award of Garden Town status in January 2017. The recently
published vision for Taunton Garden Town (July 20195) states that the designation of Taunton
as a Garden Town “reflected the Council’s commitment to significant housing growth”. The
Council’s Expression of Interest for the Garden Town 6 designation quantified the growth by
referring to:
1

13,000 new homes planned in Taunton by 2028 with over 2,000 completed to date,
delivering a 40% increase in the housing stock; and,

2

Three new garden communities delivering over 8,000 new homes, with one already under
construction.

2.18

In addition to its Garden Town status, the former Taunton Deane Council secured £7.2 million
from the Housing Infrastructure Fund for a new link road as part of the planned Staplegrove
Garden Community. This is a further reflection of the Council’s growth aspirations and its
commitment to achieving housing and employment growth.

2.19

In addition to Taunton’s Garden Town status representing a basis by which the housing
requirement might be increased above the LHN figure of 717dpa, consideration should also be
given to employment and housing alignment.

Employment trends
2.20

Forecasts obtained from Experian Business Strategies for Somerset West and Taunton (June
2019) indicate the level of job growth since 1997 and over the emerging Local Plan period to
2040. The data reveals that past trend growth averaged 636 jobs per annum between 1997 and
2019, whilst future forecasts amount to a slightly lower rate of 529 jobs per annum between
2019 and 2040. The lower future projections are likely to be a function of the current economic
uncertainty but these figures compare to the employment target of 11,900 jobs over the Core
Strategy period, which equates to 595 per annum – i.e. midway between the past trends and
future projections provided by Experian.
5

https://www.somersetwestandtaunton.gov.uk/media/1450/taunton-garden-town-vision-doc-low-res-final-19-9-19.pdf
http://democracy.somerset.gov.uk/documents/s1807/Item%205%20Appendix%20B%20%20Taunton%20Garden%20Town%20Expression%20of%20Interest.pdf
6
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2.21

As illustrated in Figure 2.2, long term level employment growth has been relatively constant.
Over the past 10 years, average job growth has been 680 per annum, whilst over the past five
years, employment growth has averaged 660 per annum. This supports the application of the
slightly lower figure of 636 jobs per annum for the purpose of this analysis.

2.22

The Heart of the South West Local Enterprise Partnership (LEP) aims to double the size of the
economy over 20 years (to 2038) through stimulating a significant increase in productivity 7.
Whilst this aim is focused on generating “more rewarding jobs” and higher wages, which will
generate more wealth, it is also likely to include an increase in the number of jobs.
Figure 2.2 Historic and projected employment growth in Somerset West and Taunton
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2019-2040: +11,100 jobs
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Source: Experian Business Strategies (June 2019)

Housing trends
2.23

Although neither of the former Taunton Deane nor West Somerset Councils were identified as
requiring any intervention as a result of the Housing Delivery Test results published in February
2019, a review of CLG data on net additional dwellings indicates that the adopted housing
requirement for Somerset West and Taunton has not been achieved:
1

The Taunton Deane Core Strategy includes a requirement for 850dpa. Average completions
between 2012/13 (full year after adoption) and 2017/18 have been 748dpa; and,

2

The West Somerset Local Plan includes a requirement for 145dpa. Average completions
between 2012/13 and 2017/18 have been 104.

3

This equates to a total supply of 852dpa, compared to a requirement of 995dpa – a shortfall
of 143dpa (14.4%).

7
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3.0

Approach and Assumptions

3.1

This section sets out the key inputs that have been used to inform our scenario testing, the
results of which are provided in section 4.

3.2

The following scenarios have been modelled using Lichfields’ Headroom framework8 in order to
consider the range of outcomes arising as a result of flexing the assumptions applied in relation
to demographic trends, economic growth and housing issues.
Baseline scenario
1

Scenario A: Local Housing Need – applies the level of housing calculated under the
standard method (717dpa).

Economic-led scenarios
3.3

Each of the following economic-led scenarios calculates the level of population and associated
housing required to support a given number of jobs over the Plan period:
1

Scenario B: Experian job forecast (2019 to 2040) – applies the forecasted level of job
growth for the emerging Local Plan period (529 jobs pa);

2

Scenario C: Experian past trends in job growth – applies the average number of jobs created
per annum during the period 1997 to 2019 (636 jobs pa); and,

Housing-led scenarios
3.4

The following housing-led scenarios set out the potential demographic and economic
implications of a specified level of housing delivery throughout the Plan period:
1

Scenario D: Past housing delivery – applies the number of homes delivered in Somerset
West and Taunton over the five year period between 2013/14 and 2017/18 (924dpa); and,

2

Scenario E: Adopted Local Plan housing requirements – applies the housing requirements
in the current adopted Local Plans in West Somerset and Taunton (995dpa).

Study area
3.5

Given that the West Somerset and Taunton local authorities only merged in April 2019, the
modelling has been conducted for each of the two (previous) local authority areas, using data
specific to each of these areas, and summed to provide the total for the new Somerset West
Taunton local authority area.

Population and household projections
3.6

The ONS 2014-based sub-national population and household projections have been applied in
the modelling in order to provide consistency with the basis for the standard method for the
calculation of local housing need as set out in the PPG (ID: 2a-005-20190220).

8

Headroom is Lichfields’ framework for assessing future housing need. It employs the PopGroup suite of software which was
developed to generate population, household and labour force projections for specified geographical areas. Forecasts can be
made using a variety of data inputs and assumptions. It is used by analysts and planners in both the public and private sectors and
provides the UK standard for local area demographic analysis and forecasting, complementing the approaches used by the UK
statistical agencies
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3.7

The 2014-based projections provide estimates of the future number of households for each year
between 2014 and 2039. Data for the final year of the modelling period (2039 to 2040) has been
projected forward from the 2014-based projections.

Demographic assumptions
Base year population
3.8

A base year of 2019 has been adopted to reflect the start of the emerging Local Plan period. The
population at the base date has been modelled based on the population for this area in the 2018
ONS Mid-Year Estimates, which has been “aged” forward using the fertility, mortality and
migration rates from the 2014-based sub-national population projections.

3.9

A review of the population profile of Somerset West and Taunton indicates a concentration of
people aged between 45 and 74, with 42% of the population falling within this age cohort.
Figure 3.1 Demographic profile of Somerset West and Taunton, 2018

25.0%
21.0%

21.0%

20.0%
16.1%
15.0%

14.9%

15.8%
12.0%

10.0%

5.0%

0.0%
0-14

15-29

30-44

45-59

60-74

75+

Source: 2018 MYS / 2014-based SNPP / Lichfields analysis
3.10

However, the 2014 SNPP projects a 11.5% reduction in the number of people aged between 45
and 59 in Somerset West and Taunton by 2039. This compares with an overall population
increase of 9.2% and a 80% increase in the number of people aged over 75 over the same period.
This change results in a very different projected demographic profile by 2039, at which point
39% of the population would be over the age of 60, compared to 33% in 2018.
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Figure 3.2 Projected demographic profile of Somerset West and Taunton, 2039
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3.11

Considering the working age population alone, the SNPP project a 5% reduction in the number
of working age people by 2039, compared to a 43% in older persons (over the age of 65). The
implication of this is that an increase in the number of working age people would be required to
support further economic growth in line with past trends. This would require an increase in
housing growth above the LHN figure. Further evidence of this is set out in Section 4.

Fertility and mortality rates
3.12

The Total Fertility Rates (TFR) and Standard Mortality Rates (SMR) are taken from the 2014based sub-national population projections. The specific age profile for births and deaths in these
areas are also applied from these projections.

Migration
3.13

Age-specific migration rates are taken from the 2014-SNPP. In the employment-led scenarios,
the PopGroup model constrains/inflates migration to a level which, taking account of the profile
of migrants moving in and out plus natural change and the ratio of labour to jobs, produces a
labour force sufficient to support forecast job growth.

Household assumptions
Household formation rates
3.14

The modelling applies the household formation rates that underpin the 2014-based sub-national
household projections. These rates indicate the proportion of people in each age group in each
household type.

Population not in households
3.15
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The population not in households (i.e. in institutional accommodation) is taken from the 2014based sub-national household projections. These are used as absolute numbers up to age 74,
and above this age the numbers are converted into a percentage which is applied to the
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population. This allows for changes in the numbers of older people in institutional care where
there is a change in the population over age 75.

Second Homes / Vacancy Rates
3.16

In line with accepted practice, an allowance has been made for vacant and second homes based
on Council Tax data.

Economic Assumptions
3.17

This study considers the alignment of housing and jobs through the application of appropriate
assumptions in relation to economic activity, unemployment and commuting.

Economic Activity Rates
3.18

The age/gender-specific economic activity rates for each local authority area are based upon the
national economic activity rate projections that were published by the Office for Budget
Responsibility (OBR) in January 2017. The OBR projections, which cover the whole of the UK,
take account of anticipated changes in future economic activity rates by age and gender to 2060,
including changes to the state pension age and the increasing proportion of younger cohorts
entering higher education. The national rates have been rebased to the local authority level
using 2011 Census and the 2018 Annual Population Survey.

3.19

This approach has been endorsed by Planning Inspector for appeals in England, including at
Longbank Farm in Middlesborough9 and at Plantation Road, Boreham, Essex10. The Inspector
into the Longbank Farm inquiry recognised that, although its economic activity rates do not
have the status of “official projections” confirmed by the UK Statistics Agency, the “OBR figures
are used by the Government in the most important activities of the State” (paragraph 20). The
Inspector at Plantation Road also endorsed the use of OBR rates, and although this decision was
subsequently the subject of judicial review, Dove J found that the inspector had acted entirely
properly in drawing this conclusion.

Unemployment
3.20

The local authority level unemployment data is taken from the ONS Annual Population Survey
(APS) model-based estimates of unemployment. These figures utilise the International Labour
Organisation (ILO) base definition of unemployment, indicating the number of economically
active people aged 16+ that are not in employment.

Labour force ratio
3.21

A Labour force ratio is applied in order to map the relationship between jobs and workers, based
on the following formula:
(A) Number of employed workers living in area ÷ (B) Number of workers who work in the
area (number of jobs).

3.22

The most recent available data for these figures is the Annual Population Survey (APS) and job
figures from Experian (published June 2019). Implicit within this calculation are part-time
working, double-jobbing and commuting levels.

9

Longbank Farm, Ormesby, Middlesborough (APP/V0728/W/15/3018546) 9 March 2016.
Land off Plantation Road, Boreham, Essex (APP/W1525/W/15/3049361) 25 May 2016.

10
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accepted that the level of growth planned for in currently adopted plans is unlikely to be
justifiable in the current context. However, there is a vital need to support increased delivery
and, in particular, to provide alignment with local strategies.
5.7

Pg 16

A failure to support the level of growth indicated by this analysis and to rely solely on the LHN
would undermine the Council’s stated aspirations regarding the future of the area, including the
Garden Town status of Taunton, and would undermine past levels of housing delivery and job
growth. It is therefore strongly recommended that Somerset West and Taunton Council gives
careful consideration to this analysis and its implications for the emerging Local Plan strategy.
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Chapter 1

INTRODUCTION
This Vision Document has been prepared on behalf of Hallam Land
Management to present its scheme for the sustainable growth and
expansion of Cotford St Luke.

Background
Hallam Land Management is the owner
of the land adjacent to the north of
Cotford St Luke, which is able to provide
for the long-term sustainable future of
the village as well as delivering a range
of significant benefits.
This land is able to deliver an initial
scheme of between 60 – 80 homes, a
mixed use local centre and employment
area, which forms part of a wider scheme
of 400 market and affordable dwellings,
older persons accommodation, larger
employment provision and significant
sports/recreation facilities.
As explained and justified in this
Vision Document and accompanying
representations, such development
at Cotford St Luke will provide a wide
range of benefits, for existing and new
communities alike, in underpinning the
settlement’s future as the self-contained
new village that was originally envisaged.
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Such development will allow Cotford St
Luke to a flourish as a sustainable and
vibrant place for people to live, work and
enjoy their leisure time.

Who is Hallam Land
Management?
Hallam Land Management specialise in
strategic land and planning promotion,
having successfully grown since 1990.
It uses its expertise in working with local
planning authorities in helping deliver
sustainable growth and development to
help meet the needs of local areas.
Hallam Land Management takes a
collaborative and community focussed
approach in developing difficult and
challenging sites, and is experienced
at navigating the complexities of
promoting and delivering such strategic
opportunities.
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Chapter 2

SITE & SURROUNDINGS
The site comprises land covering an area of nearly 28 hectares,
contiguous to the north of the village of Cotford St Luke, Somerset.

The Site

Cotford St Luke

The site is comprised of a number of
fields that are divided and contained by
a pattern of robust tree/hedgerows.

Cotford St Luke is a new village built on
the site of the former NHS Tone Vale
Hospital (and before that the Somerset
and Bath Asylum for Psychiatric Patients)
following its closure in 1995.

To the north the site is bound by Tithill
Lane; to the east by an existing public
right of way; and to the west by wellestablished field boundaries. To the south
there are a number access opportunities
to connect into the adjacent built form,
including on Dene Road, Burge Meadow
and Cole Close.
The site is unaffected by high level
constraints – it is:
• located within Flood Zone 1;
• outside of the AONB or other local
landscape designation; and
• not unduly restricted by built heritage,
with due regard to the setting of
Burge Farmhouse (contained within
the existing settlement) and Briar
Cottage (on Tithill Lane).
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An allocation for the new settlement was
included in the West Dean Local Plan
(1997) for around 600 dwellings, before
densities were increased to deliver about
850 homes through various planning
applications.
The subsequent Taunton Dean Local
Plan (2004) carried across an allocation
for the larger 850 dwelling scheme,
with recognition of sustainable benefits
including the viable reuse of historic
buildings, health advantages for future
residents and a location well contained
in the wider landscape.
Since then there has only been limited,
small scale residential development and
growth.
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SITE & SURROUNDINGS

Strategic Location
Cotford St Luke is located in close
proximity to Taunton, and benefits from
good transport links, at a distance of
7km to its centre. Taunton remains
the highest tier settlement in the new
Somerset West and Taunton Council
area, with the greatest employment
opportunities, health and education
facilities, and retail and leisure offer.
Taunton will continue to grow through
its Garden Town status, with significant
economic investment as well as planned
employment and residential growth.
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Taunton is highly accessible to other
regional centres including through direct
railway connections to Bristol, Reading,
Exeter and Plymouth, and its position on
the M5 motorway.
There are regular bus services between
Cotford St Luke and Taunton, with direct
road access along the A358 or B3227.
Cotford St Luke is closer with better
accessibility to Taunton than many other
settlements in the Council’s area of a
similar or larger size. This accessibility
benefits from being on the same
western side of the M5 motorway. Given
the rural nature of parts of the district,
accessibility between other settlements
and Taunton significantly reduces as
distances increase, particularly in the
former West Somerset area.
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Chapter 3

OPPORTUNITIES &
CONSTRAINTS
The development proposals seek to deliver a sustainable
development and a high quality of life that improves economic,
social and environmental well-being.
Background

Education

Specific to Cotford St Luke as a new
village is that its settlement boundary
greatly constrains less planned or
windfall-led growth.

Cotford St Luke Primary School was
established as part of the new village
development. Whilst the school has a
capacity of 300 pupils, there are currently
only 259 on the role and numbers are
forecast to significantly reduce further to
204 – a 21.5% drop in four years to be a
school at two thirds capacity.

Unlike settlements that have grown more
organically over time, there is a lack of
available land within the built-up area
that could be built on to allow Cotford St
Luke to respond to the needs of growth.
Significant
greenfield
development
provides opportunity to be of a sufficient
size and economic viability to deliver
significant improvements in local services
and facilities (especially on the site as
being in single ownership) rather than
in smaller / piecemeal parcels where
a meaningful uplift in public transport,
social and green infrastructure is far
more difficult to secure.

This fall is indicative of Cotford St
Luke’s aging demographic profile as the
children of the first cohort of residents
have grown up and perhaps moved
away.
Growth of the village will encourage
more families to move in to support and
sustain the important primary school
facility.
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OPPORTUNITIES & CONSTRAINTS

Transport and Accessibility
As Cotford St Luke grows and
accommodates a greater range of
services and amenities, it will become
more
self-sufficient,
increasing
accessibility within the settlement.
There are direct road connections (along
the A358 or B3227) between Cotford
St Luke and Taunton. The number 25
bus service runs regularly throughout
the day and early evening between
Taunton – Wiveliscombe – Dulverton.
Other services provide connections to
Bridgewater College and Richard Huish
College.
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The increased patronage through
development will help sustain existing
bus services, and financial contributions
can help establish expanded routes
and frequencies. Such options could
include the extension of services 25 and
28 through the village to offer existing
and future residents easier access to
bus services and a review of hours of
operation of bus services to improve
evening and weekend services. This is
possible due to the close proximity of
Cotford St Luke to Taunton, as opposed
to less accessible settlements further
away in more rural parts of the district.
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As vehicular transport technology is
rapidly changing, there is opportunity for
the use and subsidy of electric buses, to
provide clean and green transportation
between Cotford St Luke, Taunton and
the wider area.

Chapter 3

OPPORTUNITIES & CONSTRAINTS

Local Facilities
The village currently contains a single
convenience shop, a pub/restaurant and
a church/community hall. However, with
reference to Taunton Deane Borough
Council’s original development brief
(‘Tone Vale Approved Development
Guide’ (August 1995)), many facilities
that were originally intended were never
delivered.
Indeed, the Tone Vale Approved
Development Guide envisaged a village
with a much wider mix of uses and a
variety of commercial and community
facilities, focussed around a ‘village
square’.
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Employment Opportunities
Those services that were never realised
include:
• a range of local employment uses;
• a site reserved for a GP surgery;
a number of different shops;
• a sports and community hall,
• separate to the church; and
• specific facilities for teenagers
As part of the future growth and
development of Cotford St Luke there
is now great opportunity to provide a far
greater range of local services with:
• a new local centre with retail space
• social/community uses in the local
centre including accommodation for
a GP surgery; and
• new facilities for sports and
recreation
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The Taunton Dean Site Allocations and
Development Management Plan (2016)
(the SADMP) recognises that:
“Cotford does not benefit from
a wide employment base within
the Village. Consequently there is
a need to broaden employment
opportunities and increase the
sustainability of the settlement.”
But despite the SADMP making a 0.25ha
allocation for employment alongside
that for 60 dwellings, only six live-work
units have come forwards – far from
addressing the imbalance.
This lack of employment is not due
to a lack of demand, as successful
development elsewhere demonstrates.
On a farmstead at Heathfield there is a
successful cluster of small businesses
that make furniture, repair guns and sell
a range of clothing for country pursuits.

The small employment area at Bishops
Lydeard is also well occupied and with
a vibrant range of businesses – both
technology based (a robotic automation
company) and more traditional (including
an upholsterer, textile merchant, pet
supplies and brewery).
At Cotford St Luke there is opportunity
to further increase the supply of these
types of small business units, which
could take advantage of fully serviced
land – enabling plots to come forward
quickly on an individual basis.
Overall in the region of 200 jobs could
be supported on the Site, which would
significantly enhance the self-sufficiency
and sustainability of Cotford St Luke.
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OPPORTUNITIES & CONSTRAINTS

Historic Environment
The site is relatively unconstrained
by built heritage.
Through careful
landscaping and layout design, the
historic significance of Grade II listed
Burge Farmhouse (contained on
the northern side of the village) and
Briar Cottage (on Tithill Lane) can be
preserved.
The Church of St Luke Chapel, which
originally was part of Tone Vale Hospital
is also Grade II listed, but its setting has
been replaced by the built form of the
village. This would not alter through new
development on land to the north.

Landscape
The history of the former hospital is
ingrained into the fabric of Cotford St
Luke, with roads named after staff, the
residential conversion of some of the
hospital, as well as the reuse of original
stone material. Development to the
north could again incorporate measures
that tie into this history – through naming,
signage and reinstatement of allotments
/ community farming / orchard amenities
that would originally have formed part of
the hospital.

Dating to around 1890, the original main
hospital could be considered as a nondesignated asset but, like the Chapel, its
setting is now as an integral part of the
new village. Again its significance would
not be affected by new development to
the north.
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Cotford St Luke is located within
the ‘Vale of Taunton and Quantock
Fringes’ national landscape character
area, which is disaggregated to the
‘Quantock Fringes and West Vale’
by the Taunton Deane Landscape
Character Assessment (2011). Here
the Landscape Character Assessment
identifies characteristic red sandstone
buildings with slate roofs throughout,
including for the new village of Cotford
St Luke.
The Taunton Deane Local Plan (2004)
identifies Cotford St Luke as a location
well contained in the wider landscape,
which is consistent with recognition in the
Tone Vale Approved Development Guide
that existing landscape boundaries
provide a soft edge to the settlement’s
built up area.

There is a significant distance between
the Quantock Hills and the site; and from
that northern direction any new built
form will be viewed against that of the
existing village, with Bishops Lydeard in
the foreground.
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OPPORTUNITIES & CONSTRAINTS

Ecology
The site comprises intensively managed
arable fields bounded by managed and
outgrown native hedgerows, small areas
of semi-mature native broadleaved
woodland, with few mature standard
trees within hedgerows and on field
boundaries.
Across the site arable fields have
narrow margins, although some have
combinations of drainage ditches, earth
tracks, and wider semi improved neutral
grassland margins that offer greater
value to local wildlife and biodiversity.
The hedgerows and other habitats are
likely to provide foraging, nesting and
commuting habitat to local populations
of birds, reptiles, bats and mammals.
Initial consultation with Somerset
Environmental Records Centre (SERC)
has also highlighted the presence of
other notable species within the wider
local area, which habitats on site have
the potential to support, including the
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Green Infrastructure
NERC S41 brown hairstreak butterfly
and numerous farmland bird species.
The site does not fall within the Bat
Consultation Zone for the Hestercombe
House SAC, but it is likely that low
numbers of Annex II species will utilise
the hedgerows on site. The retention
of the majority of linear habitat features
within the Green Infrastructure, together
with the range of habitats that can be
provided within open spaces will enable
appropriate mitigation to ensure there
is no detrimental impact on local bat
populations.
Other mitigation and biodiversity net gain
in response to the loss of any habitats
is achievable through the appropriate
design of the emerging proposals for
the site. Likewise is the maintenance
of populations of any protected, rare
or otherwise notable species at a
favourable conservation status.
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The existing Green Infrastructure at
Cotford St Luke is focussed around
a park/recreation ground, from where
there are links to footpaths along Halse
Water that bounds the southern side of
the village. But any walks are limited
and do not continue beyond the western
edge or connect to a wider network.
There is opportunity for future
development to extend these footpaths
and provide a more attractive circular
network of routes around the village,
linking into established public rights of
way.
Future growth would provide new grass
and artificial pitches to encourage
informal and organised team based
sports activities, as well as children’s
play and teenage focused facilities.
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PLANNING CONTEXT

Emerging Somerset West and
Taunton Local Plan 2040
The Council is consulting on its emerging
Local Plan 2040 at Issues and Options
(Regulation 18) stage (“the Consultation”),
which will take a combined approach
across the two former Taunton Dean
and West Somerset Council areas.
The emerging Local Plan recognises
Taunton, with its Garden Town status,
as the most sustainable location for
growth, followed by Wellington. Beyond
that there are suggested ‘Major Rural
Centres’, ‘Rural Centres’ and ‘Minor
Rural Centres’; but the Consultation
is clear that further work is needed to
consider the role and function of these
settlements, which should include wider
issues of sustainable place making.
At section 5.2.2, the emerging Local
Plan sets out that “There are many
factors in deciding whether a place is
suitable for development. We will look
at characteristics and constraints of
individual settlements which may limit [or
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conversely, positively encourage] their
suitability for housing growth”.
It is also relevant that the emerging
Local Plan (option 2c) considers that
settlements closer to the M5 motorway
corridor have greater accessibility, higher
values and more consistent delivery than
those closer to the coast.
In this context, development at Cotford
St Luke should be considered on its
specific merits against the background of
being able to improve the self-sufficiency
and sustainability of the village, and its
strategic location close to Taunton.
The emerging Local Plan is still to set out
the amount housing growth the Council
considers should be provided and then
where this should be located. Whilst the
Local Housing Need figure will provide
a minimum level of development, if
the Council is to deliver its ambitious
economic growth strategy that will

underpin future prosperity, a much
greater level of housing is required.

Heart of the South West Local
Enterprise Partnership
Somerset West and Taunton, particularly
in locations with greater accessibility to
the M5 corridor and railway network,
has a key role as part of the Heart
of the South West Local Enterprise
Partnership (LEP). The LEP has a
productivity strategy to double the size
of the economy by 2038 through raising
productivity and ensuring prosperity for
all (Heart of the South West LEP Delivery
Plan 2019-20).
This regional context emphasises the
need for Somerset West and Taunton
Council to positively plan for economic
growth, including to ensure the level
of housing delivery and growth is not
unnecessarily suppressed.
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PLANNING CONTEXT

National Planning Policy
Framework
The National Planning Policy Framework
(“the Framework”) identifies that large
numbers of new homes can often
be best achieved through significant
extensions to existing villages, provided
they are supported by the necessary
infrastructure (paragraph 72).
Paragraph 72 emphasises that the size of
larger scale development should support
a sustainable community, with sufficient
access to services and employment
opportunities in the new settlement itself.
In promoting sustainable transport, the
Framework (paragraph 103) seeks that
significant development be focussed
in locations that are or can be made
sustainable, through improving local
facilities (to reduce the need to travel)
and public transport.
The Framework is clear (paragraph 77)
that housing should be located where
it will enhance or maintain the vitality of
rural communities – planning policies

Garden Communities
should identify opportunities for villages
to grow and thrive, especially where this
will support local services.
These opportunities are presented
at Cotford St Luke, with benefits of
underpinning existing and providing new
facilities, for its communities.

When Cotford St Luke was first
developed, the renewed interest in
the concept of garden cities was not
part of the planning system of that
time. Now as the village is maturing,
and when compared against the
Government’s current focus on creating
sustainable settlements set out in its
Garden Communities (August 2018)
publication, a range of opportunities
present themselves.

Tellingly, the Government’s minimum
size for a new garden village community
is 1,500 homes, whilst Cotford St Luke
(at 850 dwellings plus some small scale
additions) falls well short of this.

Whilst Cotford St Luke incorporates
some principles of a garden village
– that it has a clear identity, is well
designed in offering good homes and
has strong local engagement – against
other qualities it is less successful. The
village is at a less than optimum scale to
allow the community to function more
self-sufficiently on a day to day basis;
and it does not have capacity for future
growth (within the existing settlement
boundary) to meet the evolving housing
and economic needs of the local area.
The Dene, Cotford St Luke I VISION DOCUMENT
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WHY DEVELOPMENT AT
COTFORD ST LUKE?
The development proposals seek to deliver a sustainable development and a high quality of life that
improves economic, social and environmental well-being.

A Sustainable Future
Cotford St Luke is a new village of its
time, but one that has not yet realised
its potential. It has not delivered the
range of employment and local services
originally intended; and other facilities,
such as the primary school that has a
declining role of pupils, would benefit
from a larger local community.
Whilst proven as an attractive and
popular place to live, the size of the
village is below the critical threshold (as
taken from the Government’s Garden
Communities prospectus) of where a
settlement becomes more self-sufficient
and sustainable.
The lack of business opportunity at
Cotford St Luke was recognised by
the Council through the employment
allocation made in the Site Allocations
and Development Management Plan
(2016), but this has only led to a limited
number of live / work units being
delivered.
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Our Vision
For the village to continue to flourish
and sustain itself, it must grow to a
more sustainable scale of at least 1,500
homes along with a wider mix of other
uses.
Through development to the north of
Cotford St Luke, the village’s sustainable
future can be underpinned through:
•
•
•
•
•
•

the provision of new employment
space;
improved local bus services through
greater passenger numbers;
an enhanced new retail offer and
patronage of the existing shop and
pub/restaurant;
sustaining pupil numbers at the
primary school;
new community and leisure facilities;
and
enhanced public open space and
other green infrastructure provision.

Against this background, the vision for
development is:

"For Cotford St Luke to
grow and flourish, as
an attractive and valued
place to live, which
can sustain a range of
employment, community/
social, retail and leisure
facilities to enhance its
self-containment and
quality of life for existing
and future residents alike"
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MASTERPLAN
The concept masterplan presented will deliver the sustainable
vision for Cotford St Luke. It provides for:

•

•
•

•
•

A new local centre adjacent to the
existing settlement, for additional
retail space and community uses
including clinics, health centres,
crèches, day nurseries etc.;

•

Permeable walking, cycling and
vehicular connections with the
existing settlement;

•

New allotments and a community
orchard;

Accommodation for a doctors’
surgery within the local centre;

•

Children’s play area and a skate
park with wider appeal;

•

Two new grass sports pitches,
a multi-use games area and
associated changing rooms;

Land for a care home / extra care
development;

•

Land for approximately 400 new
market and affordable homes
adjacent to the northern edge of the
village;

New open recreation space to
provide informal play opportunities
as well as connected circular
walking routes around the village;

•

Significant new tree and shrub
planting, able to enhance sites
ecology value and biodiversity.

1.13 ha of employment land, some
of which would come forward as part
of the first parcel of development;
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BENEFITS OF DEVELOPMENT
The masterplan development and vision for Cotford St Luke will deliver a wide range of benefits across
the social, economic and environmental dimensions of sustainable development:

•

•

•

28

the new local centre will provide
opportunities for new retail space
(Class A1 – A5) and a nonresidential institution (D1) use
(including clinics, health centres,
crèches, day nurseries), which will
provide facilities for existing and new
communities alike and increase the
self-sufficiency of the village;
employment provision will be
provided with any first parcel and
then as development progresses,
to boost the local economy and
accessible job opportunities for the
local community;
a larger community with school
age children to support the primary
school that currently has falling pupil
numbers;

•

new market and affordable homes
that will make a meaningful
contribution to the supply of housing
in a location that is proven to be
financially viable and deliverable;

•

in the context of an already older
than average and increasingly aging
population, a care home or extra
care development to meet these
specialist needs;

•

a
high
quality
design
led
development, which responds to the
local vernacular within a permeable
and legible layout that places
community and natural environment
at its heart;

•

significant sport and leisure facilities
to not only meet the needs of the
development, but to the benefit
of existing residents at Cotford St
Luke as the range of such facilities
originally planned were never
realised;

•

substantial
informal
recreation
opportunities and allotments to
increase the health and well-being
of local residents; and

•

opportunities to secure a significant
net gain in biodiversity across the
site.
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SUSTAINABILITY & DELIVERY
Overall, there is opportunity for significant development at Cotford St Luke, which would deliver a wide
range of benefits in underpinning the settlement’s sustainable future as the self-contained new village
that was originally envisaged.
Development at Cotford
St Luke will:
•

•

•

30

meet the most up to date
requirements for energy efficiency
and CO2 reduction to ensure its
environmental impact in the context
of achieving “carbon neutrality by
2030” is minimised;
provide specific measures to ensure
it is resilient to climate change –
including a net gain in biodiversity,
a robust approach to surface water
drainage, modern levels of insulation
to reduce energy consumption
and use of low carbon energy
generation, such as PV solar panels,
as appropriate;
provide facilities and infrastructure
that were not delivered as part of
the original village development,
to the benefit of existing and
new communities, as well as
underpinning the long term future of
the primary school;

•

support Taunton’s role as a subregional centre by focusing growth
in the closest rural centre to it;

•

provide a greater level of selfsufficiency to reduce the need for
travel;

•

provide high quality market and
affordable homes to meet the
Council’s housing need, in a location
with a proven record of delivery and
successful placemaking;

•

be designed to respect the wider
landscape and reinforce the
distinctive vernacular of the village;
and

•
•

focus housing growth closest to the
largest economic centre of Taunton,
enhancing a pleasant and popular
village location that will continue to
attract to professional and skilled
workers;

reduce inequalities and enhance
social and enhance social wellbeing
through affordable housing and new
community and green infrastructure.

Development on the Site can be phased
with a smaller scheme initially, including
the local centre and employment, but
the full sustainable benefits of growth
would be achieved with the delivery of
the whole proposal. This wider scheme
would take the size of Cotford St Luke
to around 1,500 dwellings, consistent
with the minimum size of a Garden
Community that has a greater degree of
self-sufficiency.
That there is a single landowner for the
Site means that the benefits presented
can readily be delivered, without wider
complexities affecting land within
multiple ownership.

Development is capable of progressing
quickly with the first homes able to be
ready for occupation within five years.
Development would need to start at the
eastern end of the site, where there is
principal access off Dene Road. The
first development parcel will include the
new local centre and employment land.
Once started, an anticipated build out
rate of 75 dwellings per year, with one or
two housebuilders, is anticipated. This
would complete the whole scheme in
years six to ten.

31

THE DENE, COTFORD ST LUKE

VISION DOCUMENT

