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Representations to the Issues and Options Document

1.

INTRODUCTION

1.1

These representations have been prepared on behalf of PM Asset Management (the
client) in response to the Somerset West and Taunton Local Plan 2040 Issues and
Options Document.

1.2

PM Asset Management are promoting two sites located to the east of the
Staplegrove Eastern urban extension on the northern edge of Taunton. Together,
the sites are considered to have the potential to deliver c.350 dwellings1 and other
ancillary uses. The extent of the site is shown at Appendix 1.
APPENDIX 1: SITE LOCATION PLAN

1.3

These representations are structured around the key objectives set out within the
document and respond directly to the relevant questions within each section. These
representations respond directly to the questions posed throughout the Issues and
Options Document (IOD), specifically the following:
•

Objective 1: To ensure all new development works towards the District’s
“carbon neutrality by 2030” target;

•

o

Question 1a;

o

Question 1c;

Objective 2: To enhance the role of Taunton town centre in the sub-region
and to strengthen the function, vitality and self-containment of all our
towns;

•

o

Question 2a;

o

Question 2c;

Objective 3: To provide a sufficient and varied supply of high quality and
affordable homes to meet the needs of all sections of our communities;

1

o

Question 3a;

o

Question 3c;

Assuming 30dph on 60% of the site.
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o
•

Question 3e;

Objective 4: To create a prosperous, resilient and entrepreneurial
economy ensuring competitiveness across the wider sub-region and
attracting the most talented workers to the District;
o

•

Question 4a;

Objective 5: To ensure that new development is supported by essential
infrastructure in a timely manner;

•

o

Question 5a;

o

Question 5b;

Objective 6: To achieve a major change in travel behaviour towards
walking, cycling and public transport and to reduce the need to travel;
o

1.4

Question 6a.

We have also provided comments on the strategy for Taunton (Option 10a) and
set out how our client’s sites can help deliver the broader objectives set out in the
IOD.
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2.

EXECUTIVE SUMMARY

2.1

Below we summarise the key points made in these representations:
•

We support the Council’s ambition to achieve carbon neutrality by
2030 but there needs to be careful consideration in how this is
implemented to allow for a smooth transition to new standards without
adverse impacts on viability and delivery;

•

In order to achieve carbon neutrality, development should be
delivered in the most sustainable locations – namely important
employment and service centres. We support strategies that would
deliver a higher quantum of development at Taunton;

•

The plan should be consistent with both the Heart of the South West
(HotSW) and Prosperity and Economic Development Strategy in order
to support the delivery of a coherent economic development strategy.
This should support employment growth across a broad range of jobs
and the housing requirement should be uplifted to facilitate economic
growth accordingly;

•

The approach to infrastructure provision and financial contributions
should accord with national policy and be justified by a robust viability
assessment;

•

Delivering homes in close proximity to employment centres (e.g.
Taunton) can significantly reduce care dependency and encourage
other modes of travel;

•

The spatial strategy will need to take account of the need to provide a
broad mix of dwelling types and sizes. As such, both greenfield and
brownfield sites will need to be identified to meet the identified
housing requirement;

•

Land to the east of Staplegrove can deliver additional dwellings at a
location already deemed to be sustainable and would help to achieve
the key objectives identified by the IOD.
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3.

OBJECTIVE 1 – TO ENSURE ALL NEW DEVELOPMENT WORKS TOWARDS
THE DISTRICT’S “CARBON NEUTRALITY BY 2030
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?

3.1

We welcome the ambition to deliver carbon neutral development to mitigate the
impact of development on climate change and believe that the development
industry has a role to play in achieving this.

3.2

Whilst we note the government’s ambition to deliver carbon neutral development
by 20252 we consider the implementation of a dramatic change to building
standards over such a short period will have implications for supply chains and
build costs that will adversely affect the viability and deliverability of sites. A longer
period will allow the industry to make a smoother transition without adversely
affecting the supply of new dwellings.

3.3

The Issues and Options Document (IOD) cites the Government’s current
consultation on the Future Homes Standard as a justification for introducing energy
efficiency requirements above the latest building regulations standards. This
consultation on the Future Homes Standard looks to revise Parts L and F of the
Building Regulations to improve the energy efficiency of new homes.

3.4

Any policy identified within a future plan will need to take account of the Future
Homes Standard as it progresses and what it says with regard to local standards.
Specifically:
-

The government is suggesting that the standard will be nationally applied
and prevent LPAs from applying more stringent/onerous standards at a
local level;3

-

The government are suggesting a transitional arrangement to allow the
standards to apply from 2025.4

3.5

Whilst we would suggest that the 2025 target date may be ambitious depending
on the increase in standards that are sought, it is clear that any emerging policy

2

The Future Homes Standard: changes to Part L and Part F of the Building Regulations for new dwellings.

3

Paragraph 1.12 of the Future Homes Standard 2019 Consultation.

4

Spring 2019 Statement.
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will need to have due regard to the Future Homes Standard as it progresses at the
national level.
Question 1c: Do you have any comments on these policy approaches?
3.6

As stated above, the Council’s approach to applying energy efficiency standards to
new homes will need to take account of the Future Homes Standard.

3.7

Furthermore, whilst the government has not enacted its proposed amendments to
the Planning & Energy Act 2008 to prevent the Council from stipulating energy
performance standards that exceed the Building Regulations, it is the industry view
that the Council should comply with the spirit of the Government’s intention of
setting standards for energy efficiency through the Building Regulations.

3.8

Setting separate standards within the Local Plan is not supported on the grounds
that it is unnecessary.
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4.

OBJECTIVE 2 – TO ENHANCE THE ROLE OF TAUNTON TOWN CENTRE IN THE
SUB-REGION AND TO STRENGTHEN THE FUNCTION, VITALITY AND SELFCONTAINMENT OF ALL OUR TOWNS
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?

4.1

Yes. As the IOD identifies, Taunton is the most sustainable location for development
by virtue of its range of services, facilities, employment opportunities and public
transport infrastructure compared to other settlements in the district. We agree
with its identification in isolation at the top of the ‘Settlement Tiers’.
Question 2c: Do you think we should carry on with the way housing is currently
distributed across our area (see pie chart) or should we be doing something
different, such as one of the three options suggested above?

4.2

We note that consideration is being given to the distribution of this housing and
whether more sustainable locations (e.g. Taunton) should take a proportionately
higher quantum of growth with corresponding reductions in quantum at less
sustainable, rural settlements.

4.3

Whilst we acknowledge that growth at all levels of the settlement hierarchy will be
needed to ensure the viability and vitality of all communities is protected/enhanced,
if the Council is to meet its ambitious environmental and sustainability objectives
(e.g. carbon neutrality) then it makes sense for future development to be focussed
at the most sustainable locations (i.e. Taunton). We would, therefore, support Topic
Paper Options D and E in principle, which would redirect development away from
less sustainable locations, toward Taunton.

4.4

One reason for focussing proportionately higher levels of growth at Taunton is due
to its self-containment and capacity to attract investment which will drive future
job creation. The Core Strategy for Taunton Deane noted that the self-containment
of Taunton was high, with around 82% of residents working within the town. 5 This
confirms that the current jobs/homes balance is reasonably strong, albeit there is
still room for improvement.

5

Paragraph 4.20 of the Taunton Deane Core Strategy 2011-2028.
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4.5

In order to maintain and improve this level of self-containment, it will be important
to deliver housing in close proximity to areas of economic growth and, as such,
Taunton should be the focus for housing growth in line with its economic potential.

4.6

Furthermore, the IOD notes that settlements such as Minehead, Williton and
Watchet have struggled to meet their housing requirements in recent years. This
is likely due to low levels of market demand for housing in what are fundamentally
less sustainable locations within the district as a whole. We suspect that the
evidence will indicate a significantly greater level of demand to deliver housing in
close proximity to sustainable locations with key employment nodes. As such, it
would be prudent to deliver a greater proportion of housing in close proximity to
Taunton and along the M5 corridor.

4.7

The extension of existing allocations around Taunton, which have already been
assessed as sound, sustainable locations for development, are likely to be logical
locations for further growth. Our client’s sites presents an opportunity to extend
the Staplegrove Urban Extension and deliver additional housing in an already
sustainable location on the northern edge of Taunton.
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5.

OBJECTIVE 3 – TO PROVIDE A SUFFICIENT AND VARIED SUPPLY OF HIGH
QUALITY AND AFFORDABLE HOMES TO MEET THE NEEDS OF ALL SECTION
OF OUR COMMUNITIES
Question 3a: Should our housing requirement figure match the government’s
minimum figure of 702 dwellings per year or should we have a higher figure?

5.1

The Standard Method is used to identify the minimum Local Housing Need (LHN)
for a specific area to inform the overall housing requirement. However, there can
be good reasons to uplift this figure and we welcome the Council’s suggestion that
it will explore whether certain factors (as set out at Option 3a) would justify a
higher housing requirement be adopted.

5.2

We note that the standard method would yield a lower housing requirement than
that within its currently adopted local plans. However, we consider that historic
delivery rates have largely kept pace with the Council’s housing requirement (save
for 2011-2014) and house price inflation over recent years indicates that there is
sufficient demand to support the delivery of a higher rate of housing. The Council
should plan for this accordingly.

5.3

Furthermore, the Nexus 25 development site will deliver up to 3,000 jobs and we
discuss below the ambition of the ‘Heart of the South West’ (HotSW) Local
Enterprise Partnership to double the size of the economy of the sub-region over
the next 20 years. It is likely that a housing requirement in line with the LHN would
undermine these ambitions. It will be important to make sure that the housing
requirement is aligned with the economic aspirations of the district and wider area.6

5.4

There are also several sound qualitative reasons to plan for a higher level of housing
growth. These could be:
•

To provide greater choice and flexibility in the market;

•

Ensure that, at the very least, the minimum housing requirement will
be delivered;

•

Improve affordability through the delivery of affordable homes
directly/general growth in the overall housing stock.

6

Bullets a) and c) of Paragraph 81, NPPF 2019.
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Question 3c: Should we require all new housing development to make sure that a
percentage of the new homes are designed to be accessible, adaptable and
wheelchair accessible?
5.5

We support the provision of accessible, adaptable and wheelchair accessible
housing as part of new development. If the Council is to set a fixed percentage,
then this should be informed by a robust evidence base. This should distinguish
between the need for accessible units in both market and affordable housing.
Question 3e: Do you have any comments on these policy approaches?

5.6

Policies that encourage and support the delivery of high-quality housing are
welcomed.

5.7

However, the imposition of specific standards/requirements (minimum space
standards, open space standards, housing mixes etc) needs to both be informed
by a robust evidence base/assessment and should be set out clearly within relevant
policies.

5.8

It may be appropriate to viability test certain requirements where they may impose
a particularly onerous restriction on residential development.
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6.

OBJECTIVE 4 – TO CREATE A PROSPEROUS, RESILIENT AND
ENTPRENEURIAL ECONOMY ENSURING COMPETITIVENESS ACROSS THE
WIDER SUB-REGION AND ATTRACTING THE MOST TALENTED WORKERS TO
THE DISTRICT
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?

6.1

Whilst we reserve the right to comment on the economic growth strategy at a later
date, we would suggest that a broader approach to job creation would generally be
preferable to one focussed on higher value jobs. This is because a broad approach
will help to support balanced and mixed communities through the provision of a
wide range of employment opportunities.

6.2

We also note that Taunton is in direct competition with Bristol and Exeter in terms
of generating new high-quality jobs and attracting investment in the targeted clean
energy and digital technology sectors. Whilst Taunton has a number of positive
attributes, it is operating in a highly competitive environment against two important
cities with well regarded universities, younger demographic make-up and wellestablished employment bases. A broader strategy could still target growth in these
sectors, but retain sufficient flexibility so as not to stymy economic development in
the round.

6.3

A flexible and adaptable strategy could seek to encourage the provision of high
value jobs but should not restrict the creation of other jobs if there is a strong
market demand for them.

6.4

Furthermore, we would suggest that any economic/job creation strategy should be
consistent with the ambitions of the Heart of the South West (HotSW) Local
Enterprise Partnership and the Council’s emerging Prosperity and Economic
Development Strategy. In turn, it should follow that these latter two strategies
should also be consistent with one another in order to present a coherent economic
development strategy that the Local Plan can support the delivery of.
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7.

OBJECTIVE 5 – TO ENSURE THAT NEW DEVELOPMENT IS SUPPORTED BY
ESSENTIAL INFRASTRUCTURE IN A TIMELY MANNER
Question 5a: On what infrastructure should we prioritise developer contributions?

7.1

Whilst we do not necessarily have any comments on the prioritisation of developer
contributions, an extension to Staplegrove has the potential to deliver additional
infrastructure benefits to its future residents and the wider surrounding area.

7.2

We would welcome the opportunity to discuss the scope of an infrastructure
package through the development plan process to ensure that the site can come
forward promptly if it is successfully allocated within the new Local Plan.
Question 5b: Do you have any comments on these policy approaches?

7.3

We would make the following comments in respect of the additional policy
approaches set out on page 31:
•

A clear and reasonable policy dictating the use of viability assessment
to support planning applications would be supported; and

•

Policies relating to CIL and S106 contributions should be explicit and,
if the intention is to apply tariff style contributions, these should be
viability tested and set out within the Local Plan so they can be subject
to examination in public.7

7

As per Paragraph: 004 Reference ID: 23b-004-20190901 of the Planning Practice Guidance (PPG).
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8.

OBJECTIVE 6 - TO ACHIEVE A MAJOR CHANGE IN TRAVEL BEHAVIOUR
TOWARDS WALKING, CYCLING AND PUBLIC TRANSPORT AND TO REDUCE
THE NEED TO TRAVEL
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?

8.1

The delivery of mixed-use, balanced communities that benefit from a range of
services, facilities and employment opportunities in close proximity to housing can
significantly reduce the need to travel by car and encourage more sustainable
modes of transport. Local living should be at the heart of new development with a
focus on supporting existing settlements and contributing to diversity within the
community.

8.2

Delivering housing in close proximity to key service centres and employment areas
can significantly reduce the need to travel by car for commuting purposes which
make up the majority of weekly journeys.

8.3

Taunton is rightly identified at the top of the settlement hierarchy due to its existing
level of services, facilities and employment opportunities. It also has the greatest
potential to deliver new services, facilities and jobs. The delivery of housing at
locations within and around the town would provide excellent opportunities for
active travel journeys and reduce the need to travel by private car. This in turn
would also enable efficient use of sustainable travel options, including public
transport and car clubs, e-bike hire and care sharing.
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9.

POLICIES FOR OUR PLACES: TAUNTON
Option 10a: How do you think we could introduce more housing in Taunton Town
Centre?

9.1

It is important to note, that development in central urban locations will generally
necessitate the delivery of smaller units, car free development and limited private
amenity space. Whilst such development is often suitable for young professionals,
small households and older people, they are seldom desirable places for larger
households (e.g. families) to live.

9.2

This is not to say that higher density housing cannot be delivered on greenfield
sites; however, the distribution strategy must address the needs of all residents
and include both brownfield and greenfield options to ensure a diverse range of
house types are delivered.

9.3

Consequently, it will be important to undertake a full needs assessment to
understand the demand/need for specific housing types and their likely future
occupants to inform the distribution strategy. If this were to demonstrate an acute
need/demand for family housing then the Council would likely need to look at nonurban/greenfield locations to deliver this.
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10.

LAND AT STAPLEGROVE

10.1

As mentioned above, our client is promoting two sites for residential development.
Together, they comprise approximately 18 hectares of land and have the capacity
to deliver c.325 dwellings.

10.2

The western site is comprised of two parcels and would see the delivery of land
adjacent to, and partly enveloped by, the land granted outline consent for the
delivery of c. 700 dwellings at Staplegrove East. Staplegrove has already been
assessed as a sustainable location for growth and a well-designed and integrated
extension could deliver additional dwellings and supporting infrastructure to meet
the additional needs of future residents.

10.3

The eastern parcel lies to the north of Cheddon Road and wraps around the eastern
edge of King’s Hall School. The site is well related to the northern edge of Taunton
and in close proximity to services, facilities and public transport connections.

10.4

We have overlaid the site location plans onto the masterplan for the Staplegrove
Urban Extension to show how both parcels relate to existing and committed
development areas. This is included at Appendix.
APPENDIX 2: SITE LOCATION OVERLAY WITH STAPLEGROVE
MASTERPLAN

10.5

When considered against the objectives set out in Section 4 of the IOD, we consider
that the sites can contribute to meeting these in the following ways:
•

Delivery of a high-quality environment with high energy efficiency
standards to help achieve carbon neutrality by 2030 (Objective 1);

•

Provide homes and ancillary services/facilities in close proximity to the
district’s principal settlement to complement the sustainable urban
extension at Staplegrove and improve levels of local living and low
levels of car dependence (Objectives 1, 6 and 9);

•

Delivery of a proportionate quantum of affordable homes (Objective
3);
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•

Delivery of housing in a location with access to safe and convenient
pedestrian, cycling and public transport between them (Objectives 2
and 4);

•

Delivery of important community, transport and green infrastructure
to support the needs of future residents (Objective 5);

•

Strategic landscaping and green infrastructure framework to integrate
the site into the wider landscape and provide biodiversity net gains of
at least 10% (as dictated by emerging national guidance) (Objective
7);

•

Provision of a broad range of housing types, tenures and sizes
alongside ancillary uses and accessible open space to facilitate
wellbeing, inclusivity and a reduction in inequalities and social isolation
(Objective 9).
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APPENDIX 1
SITE LOCATION PLAN
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APPENDIX 2
SITE LOCATION OVERLAY WITH STAPLEGROVE MASTERPLAN
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