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I’ve forwarded this to the Strategy inbox to store it centrally for now.

From: Rhodes, Ann
Sent: 09 March 2020 11:08
To: Higgins, Laura <L.Higgins@somersetwestandtaunton.gov.uk>; Povall, Sarah
<S.Povall@somersetwestandtaunton.gov.uk>
Subject: FW: Former Wansbrough Paper Mill, Brendon Road, Watchet – Somerset West and
Taunton Council Issues and Options 2040 Consultation January – March 2020
Importance: High

Dear Laura and Paula
Please find below and attached a rep on the Local Plan; apologies I couldn’t
remember where we were storing/forwarding these.
Kind Regards
Ann Rhodes
Strategy Specialist (Planning Policy)
Somerset West and Taunton Council
a.rhodes@somersetwestandtaunton.gov.uk
01823 219522
www.somersetwestandtaunton.gov.uk
Planning Magazine Awards 2018: Short Listed for Promoting Economic Growth
with the Nexus 25 Taunton LDO.
Planning Awards 2017: High Commendation for Local Authority Planning Team
of the Year.

From: Kim Price [mailto:Kim.Price@jbplanning.com]
Sent: 09 March 2020 10:58
To: Rhodes, Ann <A.Rhodes@somersetwestandtaunton.gov.uk>

Cc: Hawkey, Richard <R.Hawkey@somersetwestandtaunton.gov.uk>; Miller, Rebecca
<R.Miller@somersetwestandtaunton.gov.uk>; Higgins, Laura
<L.Higgins@somersetwestandtaunton.gov.uk>; Paul Atton <Paul.Atton@jbplanning.com>
Subject: Former Wansbrough Paper Mill, Brendon Road, Watchet – Somerset West and Taunton
Council Issues and Options 2040 Consultation January – March 2020
Importance: High
Sent on behalf of Paul Atton
Dear Mrs Rhodes,
Please find attached letter and appendices from Paul Atton, regarding the above. Could you
please be kind enough to acknowledge receipt.
We look forward to hearing from you.
Many thanks and kind regards, Kim

Kim Price
Personal Assistant
My working days are Monday to Wednesday

Chells Manor, Chells Lane, Stevenage, Herts SG2 7AA
01438 312130 | www.jbplanning.com
JB Planning Associates Ltd (No. 4531412) is registered in England and Wales. The company’s registered
office address is Hardy House, Northbridge Road, Berkhamsted, Herts, HP4 1EF.
The information transmitted is intended only for the person or entity to which it is addressed and may contain
confidential and/or privileged material. Any retransmission, disclosure, dissemination or other use of this
information by persons or entities other than the intended recipient is prohibited. If you have received this in
error, please contact JB Planning Associates immediately on receipt and delete the material from any
computer.

Our ref:
Your ref:

PA/1516/kp
Planning Application 3/37/19/021 and SHLAA Ref WWW12
Site Assessments Template S-067

9 March 2020

Mrs Ann Rhodes
Strategy Specialist (Planning Policy)
Somerset West and Taunton Council
Deane House
Belvedere Road
Taunton
Somerset
TA1 1HE

Dear Mrs Rhodes
Former Wansbrough Paper Mill, Brendon Road, Watchet – Somerset West and Taunton
Council Issues and Options 2040 Consultation January – March 2020
We are writing on behalf of Tameer Homes Limited owners of the Wansbrough Paper Mill site
in Watchet. You will be aware that there is a currently an outline planning application being
considered by your Council for the mixed use redevelopment of this site – reference
3/37/19/021. There is a great deal of supporting technical information submitted with the outline
application and which includes an Environmental Statement. All documents are available on the
Council’s Planning Application website.
We refer to the Somerset West and Taunton – Local Plan Sustainability Appraisal Objectives
and Alternatives Report – November 2019 prepared by Levett-Therivel (Sustainability
Consultants) and would like to comment on the Site Assessment Template relating to
Wansbrough Paper Mill site – Unique Site reference S-067. A copy is enclosed as APP 1.
You will recall that this is a major brownfield site included on the Council’s Brownfield Land
Register. We refer to paragraphs 117 onwards of the NPPF (2019) and Central Government
Planning Policy ‘strategic policies should set out a clear strategy for accommodating objectively
assessed needs, in a way that makes as much use as possible of previously developed or
‘brownfield’ land’. A copy of Somerset West and Taunton Strategy Teams’ comments are
enclosed as APP 2.
Against this background, we comment on the Sustainability Appraisal Assessment and the
various site rating colours.

e-mail info@jbplanning.com url www.jbplanning.com tel 01438 312130 fax 01438 312130
JB Planning Associates Ltd, Chells Manor, Chells Lane, Stevenage, Herts, SG2 7AA
John Boyd BA (Hons) MRTPI
Director

Registered in England & Wales, No: 4531412
Registered office: Hardy House, Northbridge Road, Berkhamstead, Herts, HP4 1EF
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Population, health and deprivation
Would development of the site lead to loss of open space or recreational areas?
We recommend that this criterion should be rated green. You will see from the submitted
Illustrative Site Masterplan that the proposed mixed use redevelopment of the Wansbrough
Paper Mill site would create large new areas for informal recreation, walking and cycling. In
particular, along the proposed new river channel running through the site and also along the
existing Washford River. There are also existing wooded areas along the southern side of the
site which contain public footpaths.
Transport and air quality
How far is the nearest train station?
Whilst Watchet Station is not a mainline station, it is available for use by members of the public
other than tourists. In our view, this site criterion rating should be graded yellow (not red) as it is
less than 650 m from the site. In particular, the West Somerset Railway runs services between
Bishops Lydeard and Minehead during March to October and with one or two limited services
at other times of the year. We are attaching (APP 3) the West Somerset Railway Timetables
which set out the frequency of services and given the close proximity of Watchet Station to the
Wansbrough Paper Mill site, we believe that the site scores more highly against this criterion.
How far is the nearest bus stop for buses that run once an hour or more?
We believe that the Wansbrough Paper Mill site scores more highly against this criterion given
that there are ‘request bus stops’ on Brendon Road immediately adjacent to the main vehicular
access to the site. We are attaching (APP 4) copies of the current Bus Timetables, details of
which are also included in the submitted transport assessment that accompanies the outline
planning application. Given the proximity of the bus stops, we believe that the site should score
green under this particular criterion.
Biodiversity
Is there other significant biodiversity on or near the site?
A full suite of ecology reports and assessments have been submitted with the outline planning
application. The applicants believe that overall, the mixed use redevelopment of the Paper Mill
site will provide a net benefit to biodiversity. In particular, you will see from the application that
the proposals include for the opening of a new river channel by de-culverting an existing water
course. This, along with other potential biodiversity enhancements to the Washford River and
the wooded embankments on the south side of the site will allow for a net improvement in
biodiversity and habitat. Officers will be aware that currently much of the site comprises of a
concrete slab and hard standings being the base of the former extensive Paper Mill buildings.
We are attaching (APP 5) the Somerset County Ecologists comments on the outline application
dated 2 September 2019 which raises no objection to the proposals subject to conditions.

Mrs Ann Rhodes
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Climate Change
Is the site wholly or partially within Flood Zone 3? Flood Zone 2?
The applicants confirm that the majority of the site is Flood Zone 2 with small areas of Flood
Zone 3A. Part of the site is also Flood Zone 1. The submitted Flood Risk Assessment and
Drainage Strategy included within the Environmental Statement in the outline planning
application sets out how the proposals will overcome this constraint and provide a net
improvement in flood risk terms.
Heritage
Is this site in a conservation area?
The Wansbrough Paper Mill site is adjacent to the Watchet Conservation Area on the north
eastern side. Given the existence of previous ‘eyesore’ Mill buildings and other industrial
structures in our opinion, the proposals will enhance the character of the adjacent conservation
area. We are attaching a photograph showing how the site appeared in the context of the
adjacent conservation area. We believe therefore that this criterion should be scored green. As
with the careful layout and design of new buildings and other features within the built
environment, there will be an enhancement. The proposed visitor/interpretation centre will help
enable an enhanced understanding of the industrial heritage of the site.
Landscape
Would development of the site affect a sensitive ridge line (eg in Taunton)?
The mixed use redevelopment of the site will in our opinion, enhance the views from the
adjacent West Somerset Railway. In particular, by the removal of ‘eyesore’ buildings
(photograph attached – APP 6). Please also refer to the Design and Access Statement
included in the outline planning application and the submitted LVIA.
Water
How far is the nearest water body?
Whilst the Wansbrough Paper Mill site is adjacent to the Washford River which also runs
through the site, the mixed use redevelopment will not be detrimental. Detailed discussions
have been held with the Environment Agency and who have also advised on potential
measures to improve the river habitat (under the Water Framework Directive) with opportunities
to improve and install migratory fish passes/alter weirs and other aquatic features within the
river to enhance the river environment. We believe therefore that this criterion should be scored
green rather than red as the Washford River and Mill Leat represent an opportunity rather than
a constraint.

Mrs Ann Rhodes
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Sustainability Appraisal Conclusions and Recommendations
A large edge of town site, though with adequate public transport. Please see our comments as
noted above.
Significant biodiversity concerns including small woodland. The applicants point out that to the
contrary, the proposals represent an opportunity to significantly enhance biodiversity as noted
above, especially by the de-culverting of the existing water course and creation of aquatic
margins/riverside habitat. We refer to the comments raised on the outline planning application
by the County Council’s Ecologist who has no objection on biodiversity grounds subject to
conditions.
Flooding (Zone 2). Whilst much of the site is within Flood Zone 2, a detailed Flood Risk
Assessment has been submitted to the Council and the Environment Agency showing various
parcels of land for mixed use redevelopment. The outline application has been informed by a
detailed Flood Risk Assessment and hydrology modelling.
Adjacent conservation area. Whilst the site is adjacent to a conservation area, subject to careful
design and siting of new buildings (to be further considered at reserved matters) there is no
reason why the scheme would detract from the character of the conservation area. In our view,
given the previous Paper Mill and industrial buildings, there will be an enhancement.
Adjacent West Somerset Railway – possible visual impact. Whilst the scheme is adjacent to the
West Somerset Railway, we believe that the proposals will have a beneficial visual impact by
the removal of eyesore buildings and the creation of new public realm. Detailed discussions
have been held with the Council’s Urban Design Officer in this respect.
Washford River re run-off, comtamination. With regard to the Washford River potential run-off
contamination, as noted, the application is informed by a detailed Flood Risk Assessment.
Likewise there is a full suite of supporting documents dealing with ground contamination
including a Preliminary Remediation Strategy. This strategy has been prepared under NQMS
standards.
Cumulative impact with other Watchet sites. The applicants refer to the fact that this is a
brownfield site (previously developed land) and therefore its mixed use redevelopment should
take priority over the development of greenfield sites. The NPPF (paragraphs 117 onwards)
sets out Central Government Policy to make as much use as possible of previously developed
brownfield land. As noted, the site is on the Council’s Brownfield Land Register (APP 7).
Possible contamination issues due to use as a Paper Mill. As noted above, a full suite of
supporting documents is included with the outline application including a Preliminary
Remediation Strategy. The Environment Agency has recommended the imposition of a number
of planning conditions and informatives dealing with this issue.

Mrs Ann Rhodes
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Planning and Deliverability Assessment
The applicants have previously commented on the suitability, availability, achievability and
deliverability of the site. In this regard, we have prepared a Draft Phasing and Housing
Deliverability Plan (dated 5 February 2020) which sets out a potential phasing and housing
delivery programme for the redevelopment of the site. A copy of this is enclosed (APP 8) with
these representations and has also been discussed with the Council’s Development
Management Planning Officer.
As previously advised we confirm the answers to your questions on this matter as follows:
Deliverability
Would you be kind enough to confirm your client’s intentions for the site?
Are they intending on developing the site themselves?
At this stage, we advise that the applicants intend developing the commercial, business and
local centre parts of the mixed use redevelopment. With regard to the residential proposals,
they will either develop these in parcels as a joint venture or market parts of the site to other
developers.
What, if any interest there is in the site and from whom?
The application site is owned by our clients who are developers/investors. There are two land
ownerships, the Wansbrough Mill Development Company Limited owns the main part of the
site and Tameer Homes Limited own the western part of the site near the sewage works.
When is construction likely to begin on site?
The Draft Phasing and Housing Delivery Plan dated 5 February 2020 also sets out an annual
build rate of new dwellings per annum. The Draft Phasing and Housing Delivery Plan also sets
out a timeframe for submission of reserved matters and pre-commencement planning
conditions.
Any business plan or funding commitments (including relevant Government funding)?
The outline application is informed by a joint draft Viability Report which has been prepared on
behalf of the applicants and the Council (October 2019) by Three Dragons. This appraisal will
be re-run having regard to the necessity to ensure a viable scheme and also comply with the
requirements of the Council’s Urban Design and Planning Officer.
We will also be providing comments more generally on the Council’s Issues and Options Local
Plan 2040 Consultation via separate representations. In the interim, we trust the above
comments on the Sustainability Appraisal Objectives and Alternatives Report (November 2019)
by Levett-Therivel are helpful in Officers’ consideration of the Wansbrough Paper Mill site in
preparing your new local plan.

the services and role of the town. A particular aspect of this is improving linkages
between the town centre and parts of the town to the south of the railway and
ensuring the development offers appropriate integrated provision of transport,
community and flood-risk infrastructure. As part of this, it would be good to see
existing public rights of way infrastructure considered in the master-planning process,
if this development were to proceed, to help improve links between the site and the
town centre.
This proposal, together with the existing strategic allocation and new dwellings
completed or in the pipeline (pending planning permission) since the Plan was
adopted totals 1,478 within/adjoining Watchet. This is a significant amount of growth,
which will need to be supported by associated infrastructure. We will look to advice
from colleagues at Somerset County Council on matters relating to education
provision and considerations for the highways network; and Public Health England
for matters relating to healthcare provision.
The final point to note, is that national planning policy supports development on
brownfield sites in considering the most effective use of land. Paragraph 118 d) of the
National Planning Policy Framework (NPPF) states that planning policies and
decisions should “give substantial weight to the value of using suitable brownfield
land within settlements for homes and other identified needs, and support
appropriate opportunities to remediate despoiled, degraded, derelict, contaminated or
unstable land.”
Please let me know if you require further information or planning policy advice on this
matter.

End
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To:
Cc:
Subject:
Date:
Attachments:

Larry Burrows
Planning
Hawkey, Richard
RE: Planning application 3/37/19/021 on FORMER WANSBOROUGH PAPER MILL, BRENDON ROAD,
WATCHET, SOMERSET, TA23 0AY
02 September 2019 17:09:42
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Dear Richard,
Green Ecology carried out ecological surveys and assessments of the application site in
2018. The proposed development is within a small valley formed by the Washford River,
on the northern boundary of the site and supports patches of calcareous grassland,
scrub and long established woodland. Part of the woodland is a Local Wildlife Site. This
woodland is a s41 priority habitat under the Natural Environment and Rural
Communities Act 2006. The central section if of hard standing with small and scattered
strips of recently colonised vegetation, including areas qualifying as s41 priority habitat.
Although the papermill and engineering workshops have been demolished several other
buildings are still standing. Under the NERC Act 2006 the Local Planning Authority has
to have regard for the conservation of these habitats in carrying out its duties.
An area of semi improved neutral grassland in the southeast of the site would be
entirely lost due to the proposed development. I would also request that
Bat roost surveys of the buildings found lesser horseshoe bats in the former fire station
and another building, the former offices were considered as to have moderate potential
to support roosting bats. However, emergence surveys only found that the only the fire
station supported roosting lesser horseshoe bats. This building can only be demolished
under a Natural England European protected species licence. This is required to be
conditioned in order that the Local Planning Authority fulfils its legal duty under the
Habitats Regulations 2017 and the Crime and Disorder Act 1998 as follows (see end
note):
Works to or demolition of the former fire station will not in any circumstances
commence unless the local planning authority has been provided with either:
a) a copy of the licence issued by Natural England pursuant to Regulation
55 of The Conservation of Habitats and Species Regulations 2017
authorising the development to go ahead; or
b) a statement in writing from the licensed bat ecologist to the effect that
she/he does not consider that the development will require a licence.
Reason: In the interests of the strict protection of European protected species
and in accordance with policy NH6 of the West Somerset Local Plan
In addition the following is required to fulfils the Local Planning Authority’s legal
obligations:
Works to or demolition of the former fire station will not commence until:
a. Demolition/construction operatives have been inducted by a licensed
bat ecologist to make them aware of the possible presence of bats,
their legal protection and of working practices to avoid harming bats. A
letter confirming the induction will be submitted to the Local Planning
Authority by the licensed bat ecologist.
b. Works potentially affecting bats will then proceed under the
supervision of the licensed bat ecologist

Reason: To ensure the strict protection of European protected species and in
accordance with policy NH6 of the West Somerset Local Plan
An alternative roost site will need to be provided within the development. This needs to
be conditioned as follows:
·

Prior to the commencement of construction works on the site a scheme for a
roost suitable for lesser horseshoe bats will be submitted to and approved in
writing by the Local Planning Authority. The roost will be constructed in
accordance with the approved scheme prior to the demolition of the former fire
station.
Reason: In the interests of the Favourable Conservation status of populations of
European protected species and in accordance with policy NH6 of the West
Somerset Local Plan

Given the presence of bat species and other light sensitive species the following
condition will be required:
Prior to construction works, a “lighting design for biodiversity” shall be submitted
to and approved in writing by the local planning authority. The strategy shall:
a. identify those areas/features on site that are particularly sensitive for bats
and other species that are likely to cause disturbance in or around their
resting places or along important routes used to access key areas of their
territory, for example, for foraging; and
b. show how and where external lighting will be installed (through the
provision of ‘lighting contour plans and technical specifications) so that it
can be clearly demonstrated that areas to be lit will not disturb or prevent
species using their territory or having access to their resting places. The
design will also include any amenity and or security lighting and SMART
glass where needed.
All external lighting shall be installed in accordance with the specifications and
locations set out in the design, and these shall be maintained thereafter in
accordance with the design. Under no circumstances should any other external
lighting be installed without prior consent from the local planning authority.
Reason: In the interests of the Favourable Conservation Status of populations of
European protected species and in accordance with policy NH6 of the West
Somerset Local Plan
Otters are present along the Washford River and the Mill Leat and the banks of the river
could potentially host holt sites. The proposed development will need to minimise
disturbance to the species. However, the illustrative plan shows the bank of the river
being opened up and a footpath constructed along the banks. This would have a
negative effect on the species. The finalised Masterplan will need to show a wildlife
corridor along the banks of the River Washford at minimum of 10 metres wide
maintaining and enhancing the existing vegetation. This need to be conditioned as
follows:
Prior to commencement a landscape scheme that includes maintenance and
enhancements to the bank of the River Washford as a wildlife corridor and
existing woodland areas will be submitted to and approved in writing by the
Local Planning Authority. The scheme will be carried out in accordance
approved plan unless otherwise agreed in writing by the Local Planning

Authority
A pre-commencement condition in the interests of the Favourable
Conservation status of populations of European protected species and in
accordance with policy NH6 of the West Somerset Local Plan
Hazel dormice were found to be present on the application site. Any vegetation
requiring removal would require a Natural England European protected species licence.
This is required to be conditioned in order that the Local Planning Authority fulfils its
legal duty under the Habitats Regulations 2017 and the Crime and Disorder Act 1998 as
follows (see end note):
Removal of vegetation such as woodland, scrub and hedgerows anywhere on
site will not in any circumstances commence unless the local planning
authority has been provided with either:
a) a copy of the licence issued by Natural England pursuant to Regulation
55 of The Conservation of Habitats and Species Regulations 2017
authorising the development to go ahead; or
b) a statement in writing from the licensed hazel dormouse ecologist to
the effect that she/he does not consider that the development will require
a licence.
Reason: In the interests of the strict protection of European protected species
and in accordance with policy NH6 of the West Somerset Local Plan.
A mitigation strategy demonstrating that there would be a gain in habitat for Hazel
Dormice will need to be submitted to the Local Planning Authority prior to finalisation
of a masterplan. There is also a risk of predation from domestic cats and methods will
need to be included to show how this risk would be negated. This could be included in a
Construction Environmental Management Plan(CEMP). The CEMP should also consider
the following - Somerset Environmental Records Centre data indicates that Polecats, a
s41 priority species, could be present on the application site. Field signs for this species
are not easily found. Further to this Herring and Lesser Black-backed Gulls were
recorded breeding on the roofs of buildings. Dipper and Grey Wagtail were also
recorded as being present and other breeding birds are likely. The application site
supports a population of Slow-worms. Measures to protect the River Washford and
woodland areas during the construction process will need to be included. The CEMP
needs to be conditioned as follows:

· No development shall take place (including demolition, ground works,
vegetation clearance) until a construction environmental management
plan (CEMP: Biodiversity) has been submitted to and approved in writing
by the local planning authority. The CEMP (Biodiversity) shall include the
following:
a. Risk assessment of potentially damaging construction activities.
b. Identification of “biodiversity protection zones”.
c. Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).
d. The location and timing of sensitive works to avoid harm to biodiversity
features.
e. The times during construction when specialist ecologists need to be
present on site to oversee works.

f. Responsible persons and lines of communication.
g. The role and responsibilities on site of an ecological clerk of works
(ECoW) or similarly competent person.
h. Use of protective fences, exclusion barriers and warning signs.

The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the local planning authority.
A pre-commencement condition in the interests of the protected and priority
species and in accordance with policy NH6 of the West Somerset Local Plan

To ensure that habitats are maintained for the benefit of wildlife for the duration of the
development the following needs to be conditioned:
A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and
be approved in writing by, the local planning authority prior to the first
occupation of any building. The content of the LEMP shall include the following.
a) Description and evaluation of features to be managed.
b) Ecological trends and constraints on site that might influence
management.
c) Aims and objectives of management.
d) Appropriate management options for achieving aims and objectives.
e) Prescriptions for management actions.
f) Preparation of a work schedule (including an annual work plan capable
of being rolled forward over a five-year period).
g) Details of the body or organization responsible for implementation of
the plan.
h) On-going monitoring and remedial measures.
The LEMP shall also include details of the legal and funding mechanism(s) by
which the long-term implementation of the plan will be secured by the
developer with the management body(ies) responsible for its delivery. The plan
shall also set out (where the results from monitoring show that conservation
aims and objectives of the LEMP are not being met) how contingencies and/or
remedial action will be identified, agreed and implemented so that the
development still delivers the fully functioning biodiversity objectives of the
originally approved scheme. The approved plan will be implemented in
accordance with the approved details.
Reason: In the interests of the Favourable Conservation status of populations of
protected and priority species and in accordance with policy NH6 of the West
Somerset Local Plan
The National Planning Policy Framework (170d) requires biodiversity enhancement to be
provided within development. A bee brick would contribute to the Somerset Pollinator
Action Plan. Research shows that bees will live in the bricks and there is no risk
associated with their installation as solitary bees do not live in hives or have a queen,
and do not sting. The bricks have a solid back with the cavities placed on the outside
wall. I recommend that the following is conditioned.
The following will be installed into the structure of dwellings and maintained
thereafter:
a. Ten by two Schwegler 1SP Sparrow terraces or similar at least one
metre apart directly under the eaves and away from windows and away
from windows on the north, northwest or north east elevation
b. Ten Vivara Pro Woodstone Nest Boxes (32mm hole version) or similar

on retained trees
c. Ten Vivara Pro Woodstone Bird Box (open front design) or similar on
retained trees
d. Ten Habibat 001 bat bricks or similar built into the walls and away from
windows at least 4 metres above ground level on the west elevations
e. A bee brick built into the wall about 1 metre above ground level on the
south or southeast facing elevation of each dwelling or building north
of the Mill Leat
A scheme showing the locations of the features will be submitted and approved
in writing by the Local Planning Authority prior to the commencement of
construction
Reason: In accordance with Government policy for the enhancement of
biodiversity within development as set out in paragraph 170(d) of the National
Planning Policy Framework
Provided the above conditions are applied as worded I have no objection to the
application.
Regards,
Larry
Larry Burrows MCIEEM
Ecologist,
Somerset Ecology Services,
Somerset County Council,
PP B2S 1,
County Hall,
Taunton,
TA1 4DY
07922 124110
LBurrows@somerset.gov.uk

End Note
I have previously taken advice from the Association of Local Government Ecologists on the condition issue.
The condition for a copy of an EPS licence is a standard one from BS42020 ‘Biodiversity — Code of Practice for
Planning and Development’. Before inclusion the condition, as worded in BS42020, was consulted on for legal
advice by the BS’s authors and by Natural England.
It is a criminal offence (subject to certain defences) to consciously harm European protected species without a
licence, which would only be issued if the statutory licensing body is satisfied that the derogation criteria are
met. However, the risk of criminal prosecution might not prevent harm from taking place, as only a small
proportion of reported disturbances of protected species lead to conviction, and the vast majority of incidents
go unreported to the police. This condition therefore helps to ensure that a developer will apply for an EPS
licence, thereby abiding by the law and preventing harm to the species affected.
Given the lack of enforcement I would consider the application of the condition a ‘necessity’ to fulfil the LPA’s
duty of ‘strict protection’ under the Habitats Regulations through Regulation 9 which refers to the provisions
of the Habitats Directive. The Habitats Directive requires a system of “strict protection” for European

protected species, and prohibits certain activities. This requires the planning system to effectively prevent
harm to such protected wild animals (e.g. the injury, killing and disturbance of protected wild animals, and the
damage and destruction of their breeding sites and resting places, or the taking or destruction of their eggs).
A chapter in Jones, G., Q.C. (ed.) 2012. The Habitats Directive: A Developer’s Obstacle Course? Oxford: Hart
Publishing, where the book is edited by a planning barrister and the chapter in question is written by a
Planning QC and an additional planning lawyer, is devoted to the question of strict protection of EPS. In
essence, as explained in the attached, the reasoning runs as follows:
Local authorities have a duty under the Directive to prevent harm to EPS.
In addition, under Section 17 of the Crime and Disorder Act (1998) local authorities have a duty to
do everything in their power to prevent crime – which includes wildlife crime (this isn’t mentioned
in the attached – but applies to LPAs as confirmed in writing by the Head of the National Wildlife
Crime Unit).
Leaving the protection of EPS to licensing therefore does not satisfactorily ensure that LPA’s meet
their obligations.
Also, if harm and an offence occurs as a result of development (because a licence was not
obtained) then the only recourse is enforcement action (e.g. prosecution by the police). However,
this is action that may only take place after the harm has occurred and only if there is sufficient
evidence to take a prosecution forward (which cannot be taken for granted) – but it does not
prevent harm from occurring in the first place.
Page 71 sets out four bullet points/options for how an LPA may address unlawful disturbance, etc.
(e.g. activity that would otherwise require a licence). It concludes at the top of page 72 that only
the fourth bullet is consistent with the requirements of the EU Directive and domestic law.
At the bottom of page 72, the chapter also addressed the issue of whether conditions should be
used to cover topics covered by other legislation and the extent to which such a condition might
fetter the discretion of the LPA. Basically, it states that the Directive ‘trumps’ what might in other
circumstances apply.

From: planning@somersetwestandtaunton.gov.uk
<planning@somersetwestandtaunton.gov.uk>
Sent: 15 August 2019 17:01
To: Larry Burrows <LBurrows@somerset.gov.uk>
Subject: Planning application 3/37/19/021 on FORMER WANSBOROUGH PAPER MILL, BRENDON
ROAD, WATCHET, SOMERSET, TA23 0AY

Dear Sir or Madam

Please find attached documentation in relation to the above planning application.

Planning Application submissions can be found on our website:
=>

Somerset West and Taunton Website

Please put the reference number, as shown above, in the search box

Pre Planning Enquiries are not on the website.

Regards

Planning Services
The Council is committed to protecting your privacy when you use our services. If you
would like more information about how we do so please visit our website at

https://www.somersetwestandtaunton.gov.uk/privacynotice/.

This communication is intended solely for the person (s) or organisation to whom it is
addressed. It may contain privileged and confidential information and if you are not the
intended recipient (s), you must not copy, distribute or take any action in reliance on it. If
you have received this e-mail in error please notify the sender and copy the message to

dpo@somersetwestandtaunton.gov.uk

Somerset Council Council will soon be changing how it sends encrypted
(protected) emails. From September 2019 please expect some of the Council's
protected emails to start using Microsoft's Office 365 Encryption Portal rather than
Egress.
This email and any attachments are intended solely for the individual to whom it is
addressed. It may contain personal and / or sensitive material and should be
handled according to the principles of the current Data Protection legislation. If this
email carries a protective marking of OFFICIAL – PERSONAL DATA, OFFICIAL –
COMMERCIAL DATA or OFFICIAL – SENSITIVE in the header it should be
handled according to the embedded handling instructions, if not protectively
marked it can be regarded as OFFICIAL - UNCLASSIFIED.
If this Email has been misdirected, please notify the author immediately. If you are
not the intended recipient you must not disclose, distribute, copy, print or rely on
any of the information contained in it or attached, and all copies must be deleted
immediately.
Whilst we take reasonable steps to try to identify any software viruses, any
attachments to this email may nevertheless contain viruses which our anti-virus
software has failed to identify. You should therefore carry out your own anti-virus
checks before opening any documents. Somerset County Council will not accept
any liability for damage caused by computer viruses emanating from any

attachment or other document supplied with this email.
All email traffic may be subject to recording and / or monitoring in accordance with
relevant legislation.
Somerset County Council.
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A district which offers a choice of good quality homes for our residents, whatever their
age and income, in communities where support is available for those who need it.

We would also highlight the following Corporate Strategy Objectives (Our Environment and Our
Economy):
1. Work towards making our District carbon neutral by 2030 - deliver projects based on a
Carbon Neutrality and Climate Resilience Plan that work toward this goal (for example
installing electric vehicle charging points across the District)
2. Shape and protect our built and natural environment, supported by a refreshed Local
Plan and develop our heritage, cultural and leisure offer including a clear vision and
delivery plan for the Taunton Garden Town
3. Encourage wealth creation and economic growth throughout the District by attracting
inward investment, enabling research and innovation, improving the skills of the local
workforce and seeking to ensure the provision of adequate and affordable employment
land to meet different business needs
4. Improve recycling rates and reduce the amount of waste material that is not recycled
through working with other Councils in the Somerset Waste Partnership
5. Provide and maintain green open spaces and parks, enhanced public spaces, as well
as additional opportunities to safely walk or cycle in order to encourage active and
healthy lifestyles
6. Support the town centres throughout the District to meet the challenge of changing
shopping habits
We also consider the following Corporate Strategy Objectives (Homes and Community) to be
pertinent:
• Increase the number of affordable and social homes in our urban towns, rural and
coastal communities; including those built by the Council.
• Reduce anti-social behaviour, through working with residents and our partners as well
as tackle economic, social and health inequalities within the groups and communities
that need extra support.
• Support the delivery of strong sustainable transport infrastructure links including greater
provision of public transport across the district, as well as solutions which remove
barriers to people using public transport to access work, training and leisure
opportunities.
• Seek additional funding for new strategic infrastructure and regeneration projects from
developers, investors, Government and other funders, which support or enable existing
or new communities within our district
We consider that the above Objectives set out in the Council’s Corporate Strategy (October
2019) are also of particular importance to the new Local Plan. These objectives seek to build
on the district’s key existing assets. We consider that our client’s Former Wansbrough Paper
Mill site is a good example of how the new Local Plan should seek to utilise existing key
brownfield sites to deliver major regeneration and create new jobs and prosperity at a highly
sustainable location.
It is stated that “The new Local Plan will have mitigation of and adaptation to the climate
emergency at its heart and these measures will not be viewed as an optional extra or
“nice to have”. The Local Plan will look to push the boundaries of planning policy to
deliver Carbon Neutrality” (p.5).
The District Council will need to ensure that it does not set requirements which are simply
unrealistic or unviable for developers and landowners.
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Page 7
Our client’s Former Wansbrough Paper Mill site at Brendon Road, Watchet has previously been
promoted via a Call for Sites (SHLAA Ref WWW12 and Site Assessments Template S-067). A
planning application has also been submitted (3/37/19/021). This being an outline planning
application with all matters reserved for the erection of up to 400 No. dwellings, up to 10 No.
live/work units, residential care village (including up to 160 No. sheltered apartments and 60
bed retirement home), local centre (up to 1,500 sqm), aparthotel with associated leisure
facilities, land for employment within use classes B1 and B2 (up to 8,000 sqm), visitor /
interpretation centre, community facilities/function room, public car park and associated works
(including an accompanying Environmental Impact Assessment). We have submitted a
separate letter which sets out the progress that has been made so far in relation to the delivery
of this important site, which is listed on the Council’s Brownfield Register.
Page 9
It is specified that the Plan wants to attract new businesses to the area and help current
businesses expand. It is said to be difficult to get young people to stay in or move to the
Authority area, which makes it hard for businesses to grow. Consequently, there is a desire
expressed to grow the number of high-value jobs, which will help keep young people in the
area. We would highlight the importance of the new Plan making provision for mixed-use
development, such as the Former Wansbrough Paper Mill site at Watchet, which are capable
of delivering high quality housing and jobs which will help boost the local economy.
We note that in terms of infrastructure provision it is stated that developers must give money or
buildings to ease pressure on GP surgeries, schools and transport etc, but that the Council
cannot ask for too much or homes will not get built, it also needs affordable housing. It
concludes that it will need to decide what is most important from all the required infrastructure.
We consider that this demonstrates the importance of the Council ensuring that a thorough and
extensive Viability Assessment is undertaken of the draft Local Plan policies and requirements,
in their totality, to ensure that allocated developments will be viable and deliverable. Unless it
is, development will simply not get built. It must also be recognised that large and complex
brownfield sites will often have very high associated costs attached to their clear-up and
development. Accordingly, these matters must be taken account of in the Plan in order to
ensure that such sites are able to be actually capable of delivery.
Page 12
Further to our comments above in relation to Page 5, we consider that the objectives of the
Plan need to be amended in order to expressly state that brownfield development sites will be
prioritised in the new Local Plan.
Page 14, Option 1A – Achieving Carbon Reduction from New Development.
It is stated that “The Government is consulting on proposals to increase the energy
efficiency requirements to future-proof homes with low carbon heating and worldleading levels of energy efficiency to be introduced by 2025 3. Before any changes
come in, it is crucial that the Local Plan policy requires carbon reduction from new
development above and beyond the current minimums set out in Building
Regulations”.
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We consider that it is essential that developers are given sufficient time to achieve zero carbon,
by 2030, not 2025. It must be fully recognised that in order to meet these zero carbon reduction
measures, schemes have still got to be viable. Accordingly, the costs of these new
technologies need to fall, supply chains have to be created, and staff reskilled in the new
technologies. None of these are a quick process. If the Council jumps ahead too quickly it will
find that development will stall and be choked off.
Furthermore, we consider it to be problematic from both a cost and development management
implementation point of view if individual local authorities seek to introduce their own different
policy requirements from those contained in the Building Regulations. All requirements must be
thoroughly tested for viability.
Page 16, Question 1C – Policy Approaches relating to Carbon Neutrality.
We comment below in relation to some of the suggested carbon neutral policy approaches:

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).
It is difficult to see how developers of schemes would be able to demonstrate how their
individual developments would influence the district’s own ability to achieve its carbon neutral
target for 2030, given that this will be dependent upon a wide number of factors outside of their
control or knowledge.
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.
Whilst it is logical and sensible to seek to ensure that new developments are designed in such
a way as to ensure that they capable of utilising new technologies, it is not possible to ensure
that all developments can be future proofed. The Council must ensure that the Plan doesn’t
seek to second guess future technologies. For instance, whilst it is currently assumed that
there will be a great movement towards electric cars, it is far from certain that this will be the
case. For instance, hydrogen vehicles or other types of technologies may become prevalent
which would require other types of infrastructure. Therefore, it is important that infrastructure
requirements don’t seek to look too far ahead, otherwise they risk unnecessary expenditure on
infrastructure that could quickly become obsolete.
1c/4 Support community de-centralised renewable energy schemes and microgeneration.

We support community de-centralised renewable energy schemes and micro-generation in
principle provided they are cost effective and can be properly managed in the longer term.
1c/5 Protect best and most versatile agricultural land and sets criteria as to when it is
acceptable for its loss, protect soil quality and require mitigation from
developments to avoid detrimental impacts.
We fully support the protection of best and most versatile agricultural land. In order to achieve
this, we believe that the draft Plan should prioritise brownfield site re-development
opportunities.
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Page 17, Sustainable Locations
In relation to the issue of settlement tiers, we fully agree that in order to mitigate the effects of
climate change it is essential that new development is directed to the most sustainable
locations.
We note that Watchet and Williton are currently identified as Tier 4 – Rural Centres, alongside
Bishop’s Lydeard. However, we strongly support the suggestion in Question 2b, which states
that Watchet and Williton should be seen as associated settlements for the purposes of the
Local Plan due to their close proximity and complimentary services. Accordingly, we consider
that they should be reclassified to a Tier 3 settlement in order to more properly reflect their role,
function and importance within the overall settlement hierarchy.
Page 20
The pie chart shows the planned distribution of housing including 8.1% of the total being spread
across Bishop’s Lydeard, Watchet, Williton and Wiveliscombe. Reference is made to growth
having firstly been coming forward on greenfield sites in Wellington and Rural Centres and
Villages including Bishops Lydeard, Creech St Michael, Churchinford and North Curry. All
greenfield sites which had little constraints.
Taunton delivery has been steady but has more constraints due to infrastructure and viability
issues. Brownfield town centre sites have struggled due to the economic crisis in 2008 but
progress is now happening on some key town centre sites.
It is acknowledged that Minehead, Watchet and Williton are not delivering as much housing as
planned, and that the Council will need to look at why this is and what it means for the new
Local Plan.
We consider that the above text points to a strong need for the new Plan to prioritised
brownfield development opportunities, particularly in respect of higher tier settlements. The
Former Wansbrough Paper Mill site is a good example of a highly sustainable brownfield site
that can deliver major mixed-use regeneration to the benefit of the local community.
Page 21
We note the reference to the fact that the housing requirement figures in our current Local
Plans are significantly higher than the new Standard Method figure required by the Government
(Option 3a). It is stated that this means that even if the proportion of housing development
increases in any of the tiers, it is possible (depending on the outcome of Option 3a) that the
number of homes directed to any of the tiers may still be fewer than the current Local Plan
requirement.
We would point out that the new Standard Method figure is only the starting point for
establishing overall housing need. Therefore, it would be entirely reasonable to set a higher
figure should the evidence justify this. It may well be that the Standard Method fails to
adequately respond to the new District’s actual housing and employment needs.
Question 2C. The Distribution of Housing
In terms of question 2C(v) we fully support the suggestion that Watchet and Williton being
closer to Taunton and Bridgewater, and closer to Hinkley Point, should be the focus of more
housing development rather than Minehead. In order to achieve sustainable development, it is
important to minimise travel, thus locating housing and employment in locations in closer
proximity to one another. We also believe that Watchet and Williton warrant designation as a
Tier 3 settlement.
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Page 22, Question 2D. Additional Policy Approaches
We fully support the following additional policy approaches to meet Objective 2:
2b/1 Ensure development proposals demonstrate how they will reduce the need to
travel through their location, design and infrastructure and where appropriate,
providing a mix of uses
2b/2 Making the most effective and efficient use of land, giving preference to the
recycling of previously developed land where this aligns with the settlement
strategy and other policies
2b/3 Support for higher densities in town centres and on public transport routes there
are policy approaches relating to recycling previously developed land where this
aligns with the settlement strategy and other policy, also supporting higher
densities in town centres, so we should definitely support a comment on Question
2D and sub paragraph 2B/2.
Reference is made to the large number of housing allocations in the existing Plans, as well as
to three new Garden Communities coming forward at Taunton (Monkton Heathfield,
Corneytrowe and Staplegrove).
In terms of overall sustainability, it is vital that large brownfireld regeneration sites are
prioritised, rather than held back at the expense of greenfield development (particularly where it
is also poorly located). In terms of the proposed Garden Communities, delivery timescales must
be realistic. It might well be the case that delivery from this particular source might stretch well
into the next Plan period.
The Sustainability Appraisal will need to ensure that the assessment of sites fully considers the
wider sustainability benefits arising from the regeneration of brownfield sites that will deliver
mixed-use development in the form of jobs and community benefits.
Page 23, New and Affordable Homes – Question 3A ‘Should our housing requirement
figure match the developments minimum figure of 702 per year or should we have a
higher figure?’
Reference is made to the Government’s Standard Method calculation which calculates the
Authority’s minimum figure as being 702 dwellings per annum (dpa), totalling 14,040 dwellings.
We would strongly argue that this should be treated as very much a minimum housing
requirement figure.
As we have already specified above, the new Standard Method figure must only be regarded
as the starting point for establishing overall housing need. Therefore, it would be entirely
reasonable to set a higher figure should the evidence justify this. It should be recognised that
the NPPF seeks to significantly increase the supply of housing. Consequently, a reduction in
housing requirement levels across the joint new district from the current 995 dpa to only 702
dpa would be highly inappropriate.
Regard must also be had to wider regeneration requirements relating to the district’s main
settlements.
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We welcome the fact that the Council is committed to assessing whether it should use this 702
dpa figure or a higher figure, and that it will produce technical evidence to indicate what the
higher figure might be. Reasons for a higher figure are suggested as potentially being:
•
•
•
•

“To deliver an economic growth strategy that needs more housing to support it
(see Issue 5.4.1) to be informed by the Economic Development (Prosperity)
Strategy;
To support strategic infrastructure improvements
To deliver unmet need from neighbouring planning authorities (Exmoor National
Park);
Whether past higher housing delivery rates are justification for a higher target”.

We believe that all of the above provide legitimate reasons for increasing the district’s housing
requirement figure over and beyond the basic standard methodology figure.
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?’
The Council must recognise the potential implications of any requirement for a set percentage
of all homes are accessible, adaptable and wheelchair accessible. This is particularly true in
respect of brownfield flat developments, which might well have very high associated
remediation costs attached to them.
Page 26, Question 3E – Various Policy Approaches to Affordable Housing.
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 (See Section 5.5.1)
Any policy should refer to an affordable housing percentage target, rather than requirement. It
is evident that individual sites will have different associated development and remediation costs
associated with them. This is particularly true in respect of complex brownfield sites. In order for
important regeneration sites to be brought forward for development, any developer
contributions sought must reflect overall viability, rather than seek to apply rigid percentage or
formula requirements, otherwise sites will be stalled.
3e/3 A tenure mix requirement with the intermediate tenures limited to those
evidenced as affordable in our area. Tenure mix to be informed by evidence of
need and a Viability Assessment
Any policy should refer to affordable housing percentage targets for particular types of
intermediate tenures, rather than rigid tenure requirements. It must be recognised that different
products are likely to be more suitable and commercially viable in different parts of the district.
An overly restrictive one size fits all approach would not be appropriate. Furthermore, it needs
to be acknowledged that different forms of housing products will evolve over the Plan period.
For instance, we consider that the role of discounted market housing to be important and
something that would be appropriate for our client’s Former Wansbrough Paper Mill site.
Any policy must adhere to the definitions of intermediate housing set out in national policy and
guidance.
3e/4 A housing size mix to reflect need in our area. A Supplementary Planning
Document or Technical Advice Note could provide more detail
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Again, it must be recognised that different sized housing units are likely to be more suitable and
commercially viable in different parts of the district. Whilst the Council and developers should
have regard to the latest evidence of need across the district for different sizes of housing units,
no specific blanket percentages of housing sizes across all sites would be appropriate. Precise
housing mix should be negotiated on a site by site basis taking full account of local needs and
characteristics.
Page 28, Option 4B – Making Better Use of Employment Sites
We do not consider that it would be appropriate to retain all existing and currently allocated
employment sites as a blanket policy. This would completely ignore market and commercial
viability. The focus should instead be upon seeking to protect those employment sites and
areas that are strongest in importance from an employment provision point of view. It must be
about retaining quality, rather than quantity.
Accordingly, we favour Option 1v which seeks to develop a flexible policy allowing for the loss
of any existing / proposed employment sites subject to specific criteria. However, the policy
must not prevent or obstruct former employment sites such as our client’s Former Wansbrough
Paper Mill site from coming forward, after the original employment use has ceased and site
clearance work already undertaken.
Page 31, Option 5a: Deciding on our Priorities for Developer Contributions and Question
5b: Do You Have any Comments on these Policy Approaches?

In terms of developer contributions in relation to infrastructure requirements, it is
acknowledged that the Council’s policies should be clear so that developers do not pay too
much for a piece of land then calculate that they cannot afford to meet policy requirements.
To help set policy requirements at a level that is viable for development to go ahead, it is
stated that the Council has commissioned a Viability Assessment.
We welcome the fact that the Consultation Document recognises that there is a trade off to
be had between different types of developer contributions. In particular, with regard to
affordable housing provision versus design and infrastructure requirements. It also needs
to be remembered that different types of affordable housing and infrastructure potentially
have very different associated cost implications, and whatever the final choices made,
viability must still be able to be achieved in respect of development sites.
It will be important when setting policy requirements to allow for flexibility, it must be recognised
that viability changes over time. Consequently, it is important that viability is not set at figures
which are too tight, which would quickly make development unviable and undeliverable. This is
particularly important in relation to instances where brownfield sites are involved and where
there are often high abnormal costs. It is also necessary to ensure that development
contributions will not be choked off as soon as there is a market downturn.
It is also vital that when the new Local Plan is finalised, a further detailed Viability Assessment
is carried out which very carefully scrutinises the financial implications of all national and local
policy requirements in relation to developer costs to ensure that developments will be able to
proceed at a level which will still enable sufficient developer profits to support and encourage
housing and mixed-use site delivery, after likely S.106 contributions and CIL payments are
factored in.
The new Local Plan’s policies must be flexible enough to take account of changing economic
circumstances and wider strategic objectives such as urban regeneration in order to avoid
choking off development.
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Page 34, Paragraph 5.7.2: Minimising Flood Risk
We note the reference to the fact that the Council will be updating its Strategic Flood Risk
Assessment to ensure that it avoids siting new development in areas of greatest flood risk.
We would point out the new Plan should also take account of the new remediation works that
would be associated with development sites. In the case of our client’s former Wansbrough
Paper Mill site, development parcels are being designed in consultation with the Environment
Agency such that there will be a net betterment in terms of flood risk. It is important that
brownfield regeneration sites such as this, which is listed on the Council’s Brownfield Register,
are brought forward for development in the new Plan given that they will be delivering important
new housing, economic and community benefits.
Page 36, Natural and Historic Environments and a number of Policy Approaches,
Objective 7.
We consider that the listed policy approaches are all reasonable, provided that they do not
undermine the viability of development schemes.
Page 38, Option 8a: Managing Development in Rural Settlements
We note that reference is made to the fact that currently West Somerset lacks any defined
settlement boundaries around its various towns (unlike those settlements located in the former
Taunton & Deane area).
We can see the logic for West Somerset’s towns to be given defined settlement boundaries.
We believe that these would focus where new development is appropriate, promote more
sustainable forms of development, and act to avoid poorly located outlying greenfield sites.
Important brownfield regeneration sites such as our client’s Former Wansbrough Paper Mill site
should be included within the settlement boundary for Watchet.
Page 40, Paragraph 5.9.1: Achieving High-Quality Design and Healthy Lifestyles and
Question 9A – Do you have any Comments on theses Policy Approaches?
We are aware that the Council is producing a Design Supplementary Planning Document. It is
unclear whether this is intended to be in support and comply with existing or future Local Plan
policies. If it is the latter, it will not be able to be adopted until after the new Local Plan is itself
adopted.
Furthermore, it is important that the financial implications of any Design SPD requirements are
properly assessed and scrutinised from a viability point of view, particularly given its stated
intention to set out design principles / design codes for key development sites.
Having said this, our clients support many of the design objectives put forward in the draft
Design SPD and are presently in consultation with the Council’s Urban Design Officer to create
a high quality scheme for the former Wansbrough Paper Mill site.
Page 46 – ‘Policies for our Places – The Coastal Strip’ and Question 12a: Do you Have
any Comments on these Policy Approaches?
We note that one of the key issues identified along the Coastral Strip for the Local Plan is:
•

Ensuring an appropriate and well-designed redevelopment of Watchet Paper Mill site.
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We very much welcome the acknowledgement of the importance of our client’s Former
Wansbrough Paper Mill site at Watchet. However, we believe that given the overall importance
of this large urban regeneration brownfield site to the district, the new Local Plan should include
a specific policy and mixed-use site allocation.
The redevelopment of the Former Paper Mill site will also support and enhance the role of
Watchet including in respect of tourism. It will also assist in delivering additional car parking
provision that will be able to be utilised by local residents and seasonal visitors in due course.
Topic Paper 1: Brief Assessment of Settlement Strategy Options
We note that the Topic Paper refers on page 20 to Table 5 in the Adopted West Somerset
Local Plan which sets out the net additional new housing numbers proposed per settlement.
It refers to Watchet’s dwelling figure of c.515 dwellings (300 dwellings on strategic sites and
215 windfalls) and Williton’s proposed dwelling figure of c.635 dwellings (420 dwellings on
strategic sites and 215 windfalls). Both settlements are identified as being a Rural Service
Centre.
The fact that at least 80% of West Somerset’s residential development is being located at
Minehead, Watchet and Williton is highlighted.
In terms of population, Minehead / Alcombe is identified as having a population of around
12,000 people, Watchet’s population is 3,800 people and Williton’s is 5,700 people.
When considered as a single location (like Minehead and Alcombe), Watchet and Williton have
a joint population of 9,500 people. We consider that this demonstrates the importance that
Watchet and Williton should have in the overall new settlement hierarchy for the district.
Table 14 – Brief Observations on Sources of Additional Information and Data sets out a number
of alternative development options for the district, these include:
Option C: ‘Re-alignment outside Taunton’ a re-alignment of settlement proportions
outside Taunton with increases at Wellington, Minehead, Watchet, Williton,
Wiveliscombe and Bishops Lydeard, with lower levels of development elsewhere.
Option F: ‘Enhanced Sub-strategic Town and Middle Tiers Role’ provides for less
development at Taunton and more at Wellington, Minehead and Rural Centres with
same elsewhere.
Option G: ‘Rural Areas Lead for Growth’ with less development at Taunton and
Wellington, with more elsewhere.
Option H: ‘Dispersal’ with less development at Taunton, Wellington and Minehead and
more elsewhere.
Paragraph 8.9 states that of the 8 options, the distinctly most positive options appear to be:
•
•
and,
•

B: Current strategies (which scored +9 in the assessment);
D: Garden town uplift, minor centres reduction (which scored +7 in the assessment);
E: Enhanced garden town and sub-strategic town (which scored +7 in the assessment).
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We consider that the scorings give undue weight to garden town options. We consider these to
be long-term options that will do little to address the District’s pressing short and medium-term
development needs. Instead, we believe that more development should be focussed upon
existing towns, with a particular focus on a greater role for Watchet / Williton.
Topic Paper 2: Settlement Boundaries
We note that reference is made to the fact that currently West Somerset lacks any defined
settlement boundaries around its various towns (unlike those settlements located in the former
Taunton & Deane area).
We can see the logic for West Somerset’s towns to be given defined settlement boundaries.
We believe that these would focus where new development is appropriate, promote more
sustainable forms of development, and act to avoid poorly located outlying greenfield sites.
Important brownfield regeneration sites such as our client’s Former Wansbrough Paper Mill site
should be included within the settlement boundary for Watchet.
Sustainability Appraisal Objectives and Alternatives Report and Appendix A (Detailed
Alternative Policy Appraisal)
Page 25 of the document refers to Watchet and Williton It is stated that the existing Local Plan
proposes considerable development at Watchet, Williton and, to a lesser extent, nearby
Washford, which should help to support existing services and provide new services for both
new and existing residents.
It is said that Williton and Washford are more accessible than Watchet, which is served only by
the B3191/B3190. None of the proposed sites on their own are particularly unsustainable, but
together the proposed sites would roughly double the size of both Watchet and Williton, with
associated cumulative social and environmental impacts, as discussed below.
It is stated that in Watchet the proposed sites would almost encircle the town from the east,
south and west. They are generally on higher ground, with a cumulative visual/landscape
impact. Jointly, development at sites S-066 (South of B3191 Cleeve Hill) and S-067 (Former
Wansbrough Paper Mill Site) could affect the Washford River in terms of runoff and
contamination, although this could be managed through surface water runoff measures. In
Williton the proposed sites would almost encircle the town from the east, north and west. The
sites have fewer constraints than the Watchet sites.
Our client has commissioned extensive technical work and is liaising with the Environment
Agency. Consequently, we are fully satisfied that appropriate measures would ensure that the
re-development of site S-067 (Former Wansbrough Paper Mill Site) would not adversely affect
the Washford River in terms of runoff and contamination. Indeed, planning conditions and
informatives are presently being considered by officers following advice from the Environment
Agency.
It is specified that cumulatively with existing development, proposed development at Watchet
and Williton may have visual impacts on the Quantock Hills AONB which is less than 2km
away. It is said that it is also possible that the new homes would cater to holiday-makers rather
than to local residents or Hinkley C workers: and that this could obviate the benefits to local
residents of improved services, since these services might operate only at peak tourist times.
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Possible mitigation: Of the Watchet sites, site S-066 is identified as being probably the least
sustainable as it has significant biodiversity and heritage constraints. At Williton, site S-078 is
separated from the town centre by site S-076 and said to require both development at S-076
and a pedestrian/ cycle bridge to be reasonably sustainable. Making housing available only to
local residents is listed as not being a realistic option, especially with Hinkley C being
constructed nearby. One alternative could be to provide more residential development in the
larger towns rather than in these more outlying locations.
As we have stated elsewhere above, we consider that Watchet and Williton should be
considered a joint settlement like Minehead / Alcombe and given a higher position in the
district’s overall settlement hierarchy. It needs to be recognised that Watchet and Williton
together contain a significant proportion of the district’s overall population, and thus represent a
sustainable location to which new development should be sited.
We trust the above comments are helpful in Officers’ consideration of the Wansbrough Paper
Mill site in preparing your new local plan.
Given the complexity of the Paper Mill site we will be pleased to go through the above at a
meeting with yourself and Policy Team and Development Management Officers if you would
find this helpful.
Kind regards,

Yours sincerely

Paul Atton MRTPI
Associate Director
paul.atton@jbplanning.com
cc:

Richard Hawkey
Rebecca Miller
Laura Higgins

