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Local Plan Issues and Options
Overview
We are now consulting on the Local Plan Issues and Options document. The

consultation will take place from Monday 13 January to Monday 16 March 2020.
This is the first consultation stage in the Local Plan process. The document looks at
key issues for our area and suggests ways we can address these.

The issues we are looking at include how to plan for: the places and spaces we live

and work in; community services, shops, transport and infrastructure; our wildlife
and landscapes; and the climate emergency. Views from local communities and

businesses are important in helping to shape the strategies and policies for Somerset
West and Taunton from now until 2040.

At the same time, we are consulting on two documents which will inform and

evidence the Local Plan: the Sustainability Appraisal and the Habitats Regulations
Assessment, both available on our website.

Why we are consulting
The new Somerset West and Taunton Council came into being on Monday 1 April

2019 and combined the former West Somerset Council and Taunton Deane Borough
Council into a brand new District council.

This is an exciting time for our area and we are keen to keep up momentum and

progress with a new Local Plan. The Local Plan will set out the spatial strategy for
where new development will be located over the next 20 years and set out our

ambitions and aspirations for addressing issues affecting our area now and in the
future.

Introductory text
The full Issues and Options document can be looked at on our website. Let us know
what you think through our online survey.

The survey follows the same structure as the document and each section refers to one
of the issues and possible options. At the start of each section there is a summary of
the issue, the options and the questions within it.

You can complete as much or as little as you like, but please complete the Your
Details section.

Your details
In order to ensure we can evidence a fair and widespread engagement with the

public and stakeholders to the Local Plan, we need to ask you a few questions about
your personal details.

We handle data in-line with GDPR, you can view our privacy policy on our website
to see how we will use and manage this data.

We need this data in order to record your feedback as an official representation to
the Issues and Options survey, and without it we cannot use your opinions to help
shape the emerging Somerset West and Taunton Local Plan.

What is your

Mrs

name?

Forename (Required)
Sarah

Surname (Required)
Hamilton-Foyn

Are you making an individual response or on behalf of an organisation?
(Required)

Please select only one item

Individual

√ Organisation

If individual, please tell us what type
Please select only one item
Elected Member

elsewhere

Resident of Somerset West and Taunton

Resident of

If you're representing an organsiation or group, please tell us which type.
Name of organization

Redrow Homes PLc

Please select only one item
Government

Planning Authority

Agency Non-Governmental

Local

√Consultant Developer Land Agent Private

Planning
Landlord

Registered Social

Community Group
Business

Organisation

Housing

Other

What is your (personal/organisational) address?

Provider Parish Council

Pegasus Group
Pegasus House,
Querns Business Centre,
Whitworth Road,
Cirencester,
GL7 1RT

Address
Postcode (Required)

What is your email address?
Please provide an email address below.
sarah.hamilton-foyn@pegasusgroup.co.uk

If you enter your email address you will automatically receive an acknowledgement
email when you submit your response, which will include a reference number and
a copy of your response.

Email is the preferred means by which we want to contact you.
Email (Required)
See above

1. Overview and objectives
This document is the first consultation stage in the Local Plan process. It sets out the
key issues for Somerset West and Taunton's Local Plan area and suggests ways in
which we could address these and meet the Objectives through the Local Plan

(otherwise known as ‘Options’). Options are where we have not decided on the best

course of action (and may be awaiting further technical evidence) and would like to
hear your views.

The document also sets out additional policy approaches that we intend to take

forward into the Local Plan to meet the relevant Objectives. We don’t provide any

alternative options to choose from for these approaches as we think these are the only
reasonable things to do but we welcome views on these.

All the comments received before the consultation closes will be analysed and a
summary report produced and published on our website. The responses will be

carefully considered and used to help prepare the Draft Local Plan which will
include detailed policy wording.

This section refers to sections 1 to 4 of the Issues and Options document and the
objectives question.

Do you agree that these are the right Objectives for the Local Plan?
Please select only one item
Agree

Disagree

The objectives, of which there are 9, are set out on page 12 of the Issues and Options consultation
document.
The objectives need to reflect the NPPF 2019 and the PPG in terms of the purpose of the planning
system is to to contribute to the achievement of sustainable development.
Consideration needs to be given to what is deliverable and how its progress can be monitored.

Please provide reasons for your answers

2. Carbon neutrality
Climate change means we will have hotter and wetter weather. Flooding will be
more common. Wildlife will struggle to adapt.

We must make sure that new homes don’t use much energy. They should produce

power such as from solar panels. We want to find places for green energy farms and
places to plant trees. We want to help farmers adapt their methods to improve the
soil and help wildlife.

Issue: Achieving carbon reduction from new development
To achieve carbon neutrality, we must achieve minimum fabric energy efficient

standards measures and use low and zero carbon technologies to limit on site built
emissions particularly as the Government has a target of no new gas connections
after 2025.

Issue: Delivering low carbon and renewable energy infrastructure
It is essential that our energy sector moves from fossil fuels such as coal to low carbon
and renewable technologies.

To achieve the target of carbon neutrality by 2030, the Council will need to set a

policy framework that encourages the maximum capacity of generation possible so
we are considering whether it is best to directly allocate sites or simply indicate
suitable areas for such developments.

This section refers to section 5.1 of the Issues and Options document and questions
1a, 1b and 1c.

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?

Please select only one item
As soon as possible (e.g. by 2025)

Slightly more time (e.g. by 2030) √

Question 1b: Should we allocate sites for specific renewable energy
development or identify broad areas which we consider suitable?

Please select only one item
Allocate sites for specific renewable energy development
Identify suitable areas through criteria based policies
A combination of both of the above

Question 1c: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 1

Please provide comments
Question 1a
It is considered that the approach the Council adopts towards new development should be consistent
with Government Policy and not seek to be ahead of National Policy.
It is noted that the text under issue 5.1.1 acknowledges the Government consultation to increase
energy efficiency in new homes, but then states that “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.” My emphasis.
An objection is made to this approach.
In the autumn of 2019 the Government has consulted on plans for the Future Homes Standard,
including proposed options to increase the energy efficiency requirements for new homes in 2020.
The UK has set in law a target to bring all its greenhouse gas emissions to net zero by 2050 – homes
both new and existing account for 20% of emissions. Through the consultation the Government is
recognising the new homes built in the next 5 – 10 years will contribute towards reducing the

emissions and therefore achieving the target.
The Future Homes Standard will require new build homes to be future-proofed with low carbon
heating and world-leading levels of energy efficiency; it will be introduced by 2025. This
consultation was the first stage of a two part consultation about proposed changes to the Building
regulations, it also included the impact of Part L for new homes and changes to Part F (ventilation).
The initial consultation addresses:
• options to uplift standards for Part L of the Building Regulations in 2020; and changes to Part F
• more stringent
implementation

transitional

arrangements

for

these

standards

to

encourage

quicker

• draft outline specification for future consultation about the Future Homes Standard
• clarifying the role of planning authorities in setting energy efficiency standards.
The consultation presented two options to uplift energy efficiency standards and requirements:
• Option 1: 20% reduction in carbon emissions compared to the current standard for an average
home. The government anticipate this could be delivered by very high fabric standards (typically
with triple glazing and minimal heat loss from walls, ceilings and roofs).
• Option 2: 31% reduction in carbon emissions compared to the current standard. The government
anticipate this could be delivered based on the installation of carbon-saving technology such as
photovoltaic (solar) panels and better fabric standards, though not as high as in option 1 (typically
double not triple glazing).
In the consultation the Government state that Option 2 is their preferred option. It would deliver
more carbon savings and result in lower bills for the householder, but has higher build costs. The
Government are of the view that this option would help to prepare supply chains for heat pumps
and increase the number of trained installers.
The consultation closed on 7th February 2020 and the Government is analysing responses received
during the consultation period.
It is therefore premature to set out what the Council’s approach should be and it should not go
above and beyond government policy. The Government is proposing to remove the ability of LPAs
to set higher energy efficiency standards than those in Building Regulations which has led to
disparate standards across the country and inefficiencies in supply chains. The Government wants
to create certainty and consistency.
The Government’s proposals set out in The Future Homes Standard, are expected to come into
effect mid / late 2020.
The Local Plan should be prepared so that it is consistent with Government policy recognising the
deliverability of the approach and understanding the implications for the development in terms of
viability etc.
Question 1b
We have no comments on whether sites for specific renewable energy development should be
allocated or whether the Local Plan should identify broad areas which the Council consider suitable.

Question 1c
It is noted that seven policy approaches are proposed to meet Objective 1 - these approaches
should be consistent with the NPPF and PPG and reflect the PPG Climate Change (March 2019), PPG
Renewable and Low Carbon Energy (June 2015).
Redrow Homes like many other house builders are supportive of moving towards greater energy
efficiency, but via a nationally consistent set of standards and a timetable for achieving any
enhancements which is widely understood and capable of being implemented (technically and
viably).

The Council should not be setting different targets or policies outside of Building Regulations. The
HBF have indicated that “The key to success is standardisation and avoidance of every Local
Planning Authority (LPA) in the country specifying its own approach to energy efficiency, which
would undermine economies of scale for both product manufacturers, suppliers and developers.”

3. Sustainable locations
We will set out where new housing should go. Most new homes will be on the edge of
Taunton. These new homes are already part of Taunton’s Garden Town plans. Some

homes will be in other places. It is very important to build most homes close to places
of work and services. This will mean more people can walk, cycle or use the bus.
Issue: Sustainable locations
An important part of the Local Plan in responding to the climate emergency and
meeting our Carbon Neutrality target by 2030 is our settlement strategy – this is

where new development will be located. To mitigate the effects of climate change it is
essential that new development is directed to the most sustainable locations that
maximise accessibility by sustainable modes of transport, minimise the need to

travel, is close to jobs and services, is focused on brownfield land as much as possible
and away from areas of flood risk.

Issue: Distribution of housing

We also need to decide how much new housing will be directed to each tier. At the
moment we haven’t decided upon our final housing requirement figure as we are
still gathering technical evidence (a Housing Needs Assessment).

This section refers to section 5.2 of the Issues and Options document and questions
2a, 2b, 2c and 2d.

Question 2a: Do you agree with the tiers that identifies Taunton followed by
6 tiers covering the other settlements?
Please select only one item
√Yes

No

Question 2a
The approach to the settlement hierarchy is supported, with Taunton being the focus for
development. There are a large number of commitments, and allocations from the adopted Core
Strategy that are to come forward to meet housing needs, and in Taunton which are in accordance
with the Garden Town initiative.
Taunton is the most sustainable location in the area and the continuing focus is supported. Redrow
Homes and Persimmon Homes are currently preparing a planning application for Monkton Heathfield
2 which will be in accordance with the adopted Core Strategy Policy SS1. Both Redrow Homes and
Persimmon Homes have been actively working with the Council to deliver this project over a number
of years. Pegasus Urban Design have been working closely with the SWTC’s masterplanner, Thrive,
to align the concept plans to create a deliverable, new garden neighbourhood masterplan.

If not, what changes would you make and why?

Question 2b: Do you think Watchet and Williton should be seen as associated
settlements for the purposes of the Local Plan due to their close proximity
and in complementing the services of each other (and therefore be in a
higher tier to Bishops Lydeard and Wiveliscombe)?
Please select only one item
Yes - Watchet and Williton should be seen as associated settlements
No - Watchet and Williton should be seen as separate settlements
Please provide reasons for your answers
Question 2b
No comments.

Three options for housing distribution
Topic Paper 1 has looked at ways in which we could distribute housing with three
out of eight options potentially compatible with the draft Local Plan objectives and
sustainable development.
These are:
• Topic Paper 1 Option B - Current Local Plan Strategies existing proportions of
development;

• Topic Paper 1 Option D - Taunton increase, Minor Rural Centres reduction. This
retains some development to support the vibrancy of villages (Tier 6) but
redistributes some housing from Tier 5 to Tier 1;

• Topic Paper 1 Option E - Taunton and Wellington increase, Minehead and

Rural centres reduction. This retains some development to support the vibrancy
of Tiers 5 and 6 but redistributes housing from Tiers 3 and 4 to Tiers 1 and 2.

You can also download Topic Paper 1 from our website

Question 2c: Do you think we should carry on with the way housing is
currently distributed across our area (see pie chart on previous page) or

should we be doing something different, such as one of the three options
suggested below?

Please select only one item
Leave housing distribution the same √

Increase housing in Taunton; and reduce in Minor Rural Settlements

Increase housing in Taunton and Wellington; and reduce in Minehead and

Rural Centres

Question 2c
The current distribution in the adopted Core Stratey is supported, this focuses development at
Taunton with 68.3%. Focusing development upon Taunton provides the greatest opportunities for
sustainable development, for example reducing the need to travel and encouraging the use of
public transport, walking and cycling.
It is noted that at the moment the Council have not decided upon the final housing requirement
as the techncial evidence is currenty being prepared.
However, at this stage the Council have prepared Topic Paper 1 which considers ways in which
the housing requirement could be distributed. Three of the eight options were considered to be
consistent with the objectives of the Local Plan. Options B, D and E.
Option B is the current Local Plan strategy with emphasis of 68.3% of development to Taunton.
Option D is an increase to Taunton but proposes a reduction to the Minor Rural Centres. While
Option E increases the amount of development to Taunton and Wellington while there is a reduction
to Minehead and Rural Centres.

Please provide reasons for your answers

What else do you think about housing distribution in our area?
You will find further things to consider on the next page.

Please provide reasons for your answers

Question 2d: Do you have any comments on these policy approaches?

Additional policy approaches to meet Objective 2

Question 2d Comment on Policy Approaches
There is a need to provide a range and choice of sites to ensure a sufficient supply, taking into
account their availability, suitability and likely economic viability. In accordance with para 67 of the
NPPF 2019 planning policies should identify a supply of:
“(a) specific, deliverable sites for years 1 to 5 of the plan period; and
(b) specific, developable sites or broad locations for growth, for years 6-10 and, where possible, for
years 11-15 of the plan.”
Site selection (page 22 of the Issues and Options consultation)
An objection is raised to the statement that “Even though we have large numbers of housing
allocated in existing Local Plans, the sites should still be appraised to confirm whether allocations
are still appropriate.”
Reference is made to the first stage in this process being the assessment as part of the Sustainabilty
Appraisal, considering the sites against envrionmental, economic and social criteria. (Noting that
the sites assessed came from the SHLAA). It is noted that for the next stage of the Local Plan that
these sites will be looked at in terms of their suitability for development in relation to the settlement
strategy …and whether the site is likely to be delivered. At that stage new sites from the recent
Call for Sites will be considered.
It is considered that to reassess sites that are already allocations in the adopted Core Strategy will
undermine the delivery of those sites. It is noted that in respect of the Monkton Heathfield site in
the SA Objectives and Alternatives Report (November 2019) that the site was appraised using the
sustainability critieria discussed at Table 4.2 of the Scoping Report. An objection is made to the
conclusion that site ref 028 Monkton Heathfield is one of the least sustainable. The anaylsis
acknowledges whilst the three areas for considerable development are on the edge of Taunton – ie
Monkton Heathfield, Comeytrowe and Nexus 25 are relatively remote from the centre of Taunton;
all three take advantage of existing infrastructure.
Monkton Heathfield is on a good quality public transport corridor and is part of the adopted Core
Strategy SS1. The site is crossed by pylons and electricity lines, but these will be routed
underground and visual impacts to the AONB will be mitigated by tree planting.

Allocated sites should be taken forward without any question, especially when these sites are critical
to the delivery of the adopted Core Strategy. The vision for Taunton in the adopted Core Strategy
states that outside the town centre, major new neighbourhoods such as Monkton Heathfield will be
well connected to Taunton. “Despite accommodating substantial levels of growth, the urban form
of Taunton will remain self-contained, below ridge lines which are sensitive to development and
preserving the setting and character of the Quantock Hills AONB and Blackdown Hills AONB”
Para 4.28 of the adopted Core Strategy states:
“The conclusions of studies in 2004 and 2005 that Comeytrowe / Trull is the second most sustainable
location for a strategic urban extension after Monkton Heathfield remain sound in the context of the
recent economic and demographic projections. However, the scale and complexity of transport, foul
and surface water drainage and green infrastructure provision for a strategic mixed use urban
extension necessitates a comprehensive masterplanning approach to identify the full long term
potential for sustainable development in this area. Therefore a piecemeal approach to development
in the short term will not be accepted. The Council will work closely with both developers and the
local community to prepare detailed masterplans for Comeytrowe / Trull and Staplegrove over the
next few years to enable allocation of strategic sites in the Site Allocations and Development
Management DPD.”
It is within this context and Policy SS 1 that land at Monkton Heathfield 2 is being brought forward
to meet the needs of the district and is part of the Garden Town. The Council has received signifcant
amounts of funding to support the delivery of the Garden Town and it would be wholly inappropriate
to de-allocate sites which contribute to the delivery of the Garden Town.

Please provide reasons for your answers

4. New and affordable homes
We must decide how many homes we need over the next 20 years. We must make

sure there are enough housing sites. We will set out the types of homes that we need
such as affordable homes and lifetime homes.

Affordable housing is very important to the Council. We also want to find ways to
help people build their own homes. We will set out the space that homes should

have so that they are not too small.

Issue: Providing the right number of new homes

The Local Plan will have a housing requirement figure and must have pro-active

policies to help deliver this amount of housing. The Government’s ‘Standard Method’
calculates our minimum figure which is 702 dwellings per year totalling 14,040
dwellings over 20 years.

To put this in context, we already have commitments (planning permission granted)
of 6,177 dwellings and further sites identified as deliverable of 7,911 dwellings

These total 14,088 dwellings and with many further sites identified as developable

and small windfall sites continuing to come forward the housing supply in our area
is very healthy and it is unlikely that any further significant allocations will need

to be made if we use 702 as our annual requirement figure. We will check the
suitability of known sites against the spatial strategy that we take forward (see
Section 5.2.2).

We must decide if we should use this 702 figure or a higher figure. We will produce
technical evidence to understand what the higher figure might be.

Issue: Providing pitches for Gypsies, Travellers and Travelling Showpeople
Government guidance requires us to identify sites for pitches for at least 10 yearsworth of need, providing certainty for travellers, for the resident population and

minimise unauthorised encampments. However, this is a significant challenge as it
relies on landowners being willing to release land for pitches which, compared to
general housing, has a much lower land value.
Issue: Providing accessible and lifetime homes
In our area there is a high and growing proportion of older people. Housing to suit

the needs of older people could be as bungalows, or could be as homes which can be
adapted to meet a change in people’s needs over their lifetime. Such housing should
be in locations with good access to services and facilities.

This section refers to section 5.3 of the Issues and Options document and questions
3a, 3b, 3c, 3d and 3e.

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?

Please select only one item
The housing requirement should be the Government's minimum figure of 702
dwellings per
year
√

The housing requirement should be higher than 702 dwellings per year and

determined by economic growth strategies, infrastructure improvements and unmet
need from neighbouring planning authorities

Question 3a
It is noted that the Council state that the housing requirement figures in the current Local Plans
are signficantly higher than the new Standard Method figure (page 23). As a consequence the
Council have stated that the number of homes directed to any of the tiers may be fewer than the
current Local Plan requirement. An objection is made to this approach for the following reasons:
The standard method sets out the minimum annual housing need figure, it does not produce the
housing requirement figure. The standard method should be used unless exceptional
circumstances justify an alternative approach which also reflects current and future demographic
trends and market signals. In additon to the local housing need figure, any needs that cannot be
met within neighbouring areas should also be taken into account in establishing the housing to be
plannned for.( para 60 of the NPPF)
In order to support the Government’s objective of significantly boosting the supply of homes, it is
important that a sufficient amount and variety of land can come forward where it is needed and
that the needs of groups with specific housing requirements are addressed.
As set out in the NPPG, the LHN is calculated at the start of the plan-making process, however
this number should be kept under review until the Local Plan is submitted for examination, and
revised when appropriate (ID 2a-008-20190220). The minimum LHN for the District may change
as inputs are variable and this should be taken into consideration by the Council during plan
preparation. For example the LHN will change when the affordability ratio is published later this
month.
The Council have a figure of 702 dwellings per annum ie over a 20 year period ie 2020 -2040; this
equates to 14,040 dwellings for Somerset West and Taunton. It is noted that using 2018
affordability ratio of 8.53, increases the minimum LHN to 715 dwellings per annum.
The Government have also indicated that it is their intention to review the standard methodology
and a revision is expected in the autumn. As the housing need is to be kept under review and
revised where appropriate until the Local Plan is submitted for examination, such changes will
need to be taken into account in determining the housing need to be included in the submitted
version of the Plan.

The PPG sets out where it might be appropriate to plan for a higher housing need figure than the
standard method indicates (Paragraph: 010 Reference ID: 2a-010-20190220) as the standard
method provides the minimum housing need ie the starting point in determining the number of
houses needed in an area. It does not attempt to predict the impact that future government
policies, changing economic circumstances or other factors might have on demographic behaviour.
Therefore, there will be circumstances where it is appropriate to consider whether actual housing
need is higher than the standard method indicates.
The PPG states that this will need to be assessed and is a separate exercise and then translated
into a housing requirement figure for strategic policies in the plan. The PPG indicates
circumstances where this may be appropriate include, but are not limited to situations where
increases in housing need are likely to exceed past trends because of:
•

“growth strategies for the area that are likely to be deliverable, for example where funding
is in place to promote and facilitate additional growth (e.g. Housing Deals);

•

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

•

an authority agreeing to take on unmet need from neighbouring authorities, as set out in
a statement of common ground;”
“There may, occasionally, also be situations where previous levels of housing delivery in an
area, or previous assessments of need (such as a recently-produced Strategic Housing
Market Assessment) are significantly greater than the outcome from the standard method.
Authorities will need to take this into account when considering whether it is appropriate
to plan for a higher level of need than the standard model suggests.” Paragraph: 010
Reference ID: 2a-010-20190220.

The Issues and Options indicate possible reasons for including a higher housing figure, these could
be:
“To deliver an economic growth strategy that needs more housing to support it, 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 high housing delivery rates are justification for a higher target”.
It is noted that at this stage only two options have been assessed in the SA (November 2019)
those being the standard method figure of 702 dwellings per year and the adopted Local Plan
targets of 995 dwellings per year. It is noted that Option 2 is the existing Local Plan figure and in
the SA scores “more red results” which according to the assessment criteria this is “Major negative
compared to the current situtation.” Yet this is the housing figure in the adopted Local Plans.
The SA concludes on the housing requirement that “the preferred alternative will be linked to the
authority’s ambitions which will be informed by the forthcoming Prosperity Strategy.”
In respect of the economic growth target a preference already seems to be emerging for “bespoke
/realistic growth ambitions” linked to the forthcoming Prosperity Strategy (as according to the
Sustainability Appraisal - November 2019, page 13 - “Alternative 1 is probably preferred because
it is more suitable for SWT’s conditions although the preferred alternative will need to align with
the Local Enterprise Partnership’s Strategy.”)
The NPPF para 80 states that “Significant weight should be placed on the need to support economic

growth and productivity, taking into account both local business needs and wider opportunities for
development.”
Para 81 states that” Planning policies should:
a) set out a clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to Local Industrial Strategies and other local policies
for economic development and regeneration;”
It is considered that there is justification for Somerset West and Taunton accommodating a housing
requirement above the local housing need.
•

As referred to above the current adopted Local Plan housing requirements are higher than
the standard method; ie 995 dwellings per annum in the adopted Local Plans compared
with 702 dwellings per annum as a result of the Standard Method. As referred to above
in these circumstances the PPG states that this needs to be taken into account when
considering the level of growth to be accommdated in the new Local Plan.

•

It is noted that affordable housing is a key priority of the Council. The authorities AMRs
for the former Taunton Deane and West Somerset areas show that affordable housing
completions have been falling short of targets. Over the five years from 2013/14 to
2017/18, in the former Taunton Deane area the average proportion of affordable housing
delivered was 21.4% compared to 25% target. The former West Somerset area achieved
24.5% compared to 35% target (Table 3.3 of the Sustainability Appraisal Scoping Report
- August 2019). The PPG states that total affordable housing need should be considered
in the context of its likely delivery as a proportion of mixed market and affordable housing
developments. “An increase in the total housing figures included in the plan may need to
be considered where it could help deliver the required number of affordable homes.
Paragraph: 024 Reference ID: 2a-024-20190220” The Council should calculate its
affordable housing need as defined in the PPG. A higher housing requirement will
contribute towards the delivery of more affordable housing.

•

The Heart of the South West Local Enterprise Partnership (LEP) is seeking to double the
size of the economy of the sub-region over 20 years (page 27 of the Issues and Options).
This ambitious economic growth target would require a significant increase in the number
of jobs in Somerset West & Taunton, which may also require an increase in the housing
requirement above the minimum LHN if a lack of labour is not to become a constraint to
the realisation of the economic growth potential of the sub-region. Achieving
sustaintainable development means that the planning system has three over-arching
objectives which according to the NPPF para 8 need to to be pursued in mutually supportive
ways so that opportunities can be taken to secure net gains across each of the directives.
It is considered that the Council should ensure that there will need to be sufficient work
force to align with the forecast jobs growth.

It is considered that a reduction on previous levels of growth by approximately 29% is not
consistent with the objectives of the Plan in particular, “To create a prosperous, resilient and
entrepreneurial economy ensuring competitiveness across the wider sub-region and attracting the
most talented workers to the District”.
It is considered that a higher housing requirement is appropriate to support levels of growth and
although this has not been tested yet, to assist in meeting any unmet needs that may arise from
neighbourhing authorities (not just Exmoor National Park), but from other neighbouring
authorities, if the need arises. The Council will need to prepare, maintain and update one or more

Statements of Common Ground to demonstrate that these issues have been examined. As set
out in the PPG the Statement of Common Ground forms part of the evidence required to
demonstrate that the authority have complied with the duty to co-operate. The PPG sets out what
a Statement of Common Ground is expected to cover, for example, the key strategic matters such
as meeting the housing need for the area. Somerset West & Taunton adjoins five other District
Council’s namely North Devon, Mid Devon, East Devon, Sedgemoor and South Somerset. As set
out in the NPPG, an agreed position on housing needs should be set out in a Statement of Common
Ground (SoCG) signed by these respective authorities (NPPG ID : 61-010-20190315). This SoCG
should be publicly available by the time of publication of a Draft Plan (ID : 61-020-20190315).

Please provide reasons for your answers

Question 3b: How should we proactively plan for Gypsy, Traveller and
Travelling Showpeople pitches?
Please select all that apply
Apply rural exceptions criteria for small scale residential sites where pitches
which would be affordable in perpetuity; and/or

Require a proportion of development sites to provide an area for residential
Traveller pitches; and/or

Allocate sites specifically for pitches.

Question 3b
Redrow Homes would not support a policy requirement for a proportion of development sites to
provide for an area of residential Traveller pitches.

Please provide reasons for your answers

Question 3c: Should we require that all new housing developments include a
percentage of new homes that are designed to be accessible, adaptable and
wheelchair accessible?

Please select only one item
Do not require specific measures for adaptable, accessible and wheelchair homes.
Require a proportion of dwellings to meet the category standard as set out in

Building Regulations Part M.
Question 3c

Providing accessible and lifetime homes – reference to Lifetime Homes needs to be updated.
The Council’s approach should be consistent with the PPG Housing for Older and disabled people
(June 2019). The PPG advises that an understanding of how the ageing population affects housing
needs is something to be considered from the early stages of plan-making through to decisiontaking. 001 Reference ID: 63-001-20190626.
The National Planning Policy Framework glossary provides definitions of older people and people
with disabilities for planning purposes, which recognise the diverse range of needs that exist.
The PPG states that “For plan-making purposes, strategic policy-making authorities will need to
determine the needs of people who will be approaching or reaching retirement over the plan period,
as well as the existing population of older people…..To enable disabled people to live more safely
and independently, local planning authorities will need to consider their variety of needs in both
plan-making and decision-taking.”
It is considered unnecessary in the Local Plan to include specific measures for adaptable, accessible
and wheelchair homes. It should be noted that all new homes are built to Building Regulation Part
M Category 1 (M4(1)) standards, which include level approach routes, accessible front door
thresholds, wider internal doorway and corridor widths, switches and sockets at accessible heights
and downstairs toilet facilities usable by wheelchair users. These standards are not usually available
in the older existing housing stock and benefit less able-bodied occupants. M4(1) standards are
likely to be suitable for most residents.
Policies should be prepared in accordance with the NPPF para 127 and footnote 46 which refers to
the Government’s Optional Technical Standards for accessible and adaptable housing, where this
would identify a need for such properties.

Please provide reasons for your answers

Question 3d: How should we provide for custom self-build plots? Should we:
Please select all that apply
√

Include a positive encouragement policy, including for community-led

projects, and leave the housing market to deliver plots as and when demand
arises; and/or

Identify and allocate specific sites for self-build plots in locations related to
where people want to live according to our self-build register; and/or

Include a requirement for all housing development sites over a threshold to
include a proportion of plots as self-build plots; and/or

Allow self-build plots on Rural Exception sites provided that they are secured as
affordable housing for ever

Question 3d
The Council’s approach should be consistent with the PPG Self build and custom housebuilding (July
2017).
“The Self-build and Custom Housebuilding Act 2015 (as amended by the Housing and Planning Act
2016) provides a legal definition of self-build and custom housebuilding. The Act does not distinguish
between self-build and custom housebuilding and provides that both are where an individual, an
association of individuals, or persons working with or for individuals or associations of individuals,
build or complete houses to be occupied as homes by those individuals.”
The Self-build and Custom Housebuilding Act 2015 (as amended by the Housing and Planning Act
2016) requires each relevant authority to keep a register of individuals and associations of
individuals who are seeking to acquire serviced plots of land in the authority’s area for their own
self-build and custom housebuilding (referred to in this guidance as self-build and custom
housebuilding registers).
Paragraph: 025 Reference ID: 57-025-201760728 provides guidance to authorities as to how they
can best support self-build and custom house building.
Question 3d outlines four options to provide custom self build plots.
Redrow Homes do not support Policy approach 3d iii to include a requirement for all housing
development sites over a threshold to include a proportion of plots as self build plots. This only
changes the delivery from one house builder to a self – build and has implications for the delivery
and completion of the entire site. There are health and safety issues and the practicalities of
operating alongside the construction industry. As such the preference is for separate sites of self
build rather than being part of a larger scheme.
It is considered that the Council’s approach should be consistent with national guidance, which
outlines that the Council should engage with landowners and encourage them to consider self &
custom build. The Council’s proposed Policy Approach should not move beyond encouragement by
seeking provision of self & custom build plots as part of the housing mix on new housing
development.
The Council’s approach needs be robustly evidenced and uptodate.

Please provide reasons for your answers

Question 3e: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 3 can be found on the next page
Please provide reasons for your answers
Question 3e
Policy Approach 3e/1, 3e/2, 3e/3
The Council’s approach to affordable housing should be consistent with the NPPF, in particular paras
61 – 64 and the definitions of affordable housing in the glossary to the NPPF.
Policy Approach 3e/4
An objection is made to the use of SPD or a Technical Note to provide more detail on housing size
and mix. SPDs can be used to provide further guidance for development on specific sites or on
particular issues such as design. However, SPD documents are not part of the development plan,
they have not been prepared and subject to consultation or examination and consequently the
Council should not seek to use the SPD for matters which should be policy and included in the Local
Plan.
The Regulations are clear that development management policies, which are intended to guide the
determination of applications for planning permission should be set out in the Local Plan. The Council
should not devolve fundamental policy matters to an SPD.
Policy Approach 3e/6
If the Council wishes to adopt the optional Nationally Described Space Standards (NDSS) then this
should only be done in accordance with the 2019 NPPF (para 127f & Footnote 46). Footnote 46
states that “policies may also make use of the NDSS where the need for an internal space standard
can be justified”. As set out in the 2019 NPPF, all policies should be underpinned by relevant and
up to date evidence which should be adequate, proportionate and focused tightly on supporting and
justifying the policies concerned (para 31).
The NPPG sets out that “Where a need for internal space standards is identified, the authority should
provide justification for requiring internal space policies. Authorities should take account of the
following areas need, viability and timing” (ID: 56-020-20150327). Evidence needs to be provided
to support the approach.

5. A prosperous economy
We want to attract new businesses to our area. We also want to help current

businesses expand. It is difficult to get young people to stay in or move to our area.
This makes it difficult for businesses to grow.

We want to grow the number of high-value jobs. These will help keep young people

in our area. We would keep the best employment sites to draw in new businesses. We
could use poorer sites for other uses.

Issue: Setting a strategic economic growth target
Our local economy is underpinned by jobs in public services; professional and other
private services; tourism; wholesale and retail; and accommodation, food services

and recreation. Construction will account for a larger percentage of jobs now that
construction works at Hinkley Point C are under way.

For many years we have had high aspirations for attracting new businesses to the
area but this has not been as successful as we hoped. The new Local Plan, along
with the emerging Economic Development (Prosperity) Strategy will try to

understand and address this issue.
Issue: Making better use of employment sites
The Local Plan will help deliver economic growth through maintaining a range of

good quality employment sites in sustainable locations so that businesses can stay in

the area as they expand. Providing small start-up units as new build or subdivision

of larger buildings will encourage micro business and small and medium enterprises
(SMEs) particularly in the rural and coastal areas.

Many businesses can reduce their office space as more people work flexibly from
home which also reduces their carbon footprint. Requiring full-fibre digital

connectivity in housing and employment development will further encourage this.
Issue: Improving the vitality of our town centres
Evidence suggest that there is no need for any further retail or leisure sites in our

area beyond existing planned sites. However, there are place- making benefits from

having small-scale convenience shops (food, drink, newspapers etc), comparison

shops (TVs, mobile phones, cars) and leisure uses including food and drink as part
of new settlements/urban extensions.

This section refers to section 5.4 of the Issues and Options document and questions

4a, 4b and 4c.

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?
Please select only one item
Develop bespoke and realistic growth ambitions linked to the Council’s Economic

Development (Prosperity) Strategy (i.e. increase the proportion of higher value jobs
within existing overall job numbers and not pursue a significant increase in job
numbers overall); or
√

Align with the Heart of the South West growth ambitions (deliver a shift

towards a significant increase in overall job numbers including higher value jobs)

Question 4a Setting a strategic economic growth target
As referred to above in answer to earlier questions it is considered that the Council should align
its economic strategy with that of the Heart of the South West LEP and support a higher economic
growth target. In supporting a higher level of growth this would require an increase in housing
above the standard method.
The Council appear to be promoting a strategy of more limited growth on the basis that they do
not have the labour supply, arguing that this is a more deliverable approach. Although the Council
states that the Economic Development Strategy will still be ambitious focusing on the quality of
jobs rather than the increase in the number of jobs. It is not clear how this compares with the
current strategy and what the implications would be for neighbouring authorities in the LEP area.

Please provide reasons for your answers

Question 4b: Should we keep all of our existing employment sites and

allocations in employment use or should we allow the loss of some to other
uses? How should we decide which ones to lose?
Please select only one item
Retain all existing and currently allocated employment sites; or

Allow the loss of specific sites for alternative uses – with a high flexibility buffer

(i.e. fewer sites lost); or

Allow the loss of specific sites for alternative uses – with a low flexibility buffer

(i.e. more sites lost); or

Develop flexible policy allowing for the loss of any existing/ proposed employment

site subject to specific criteria

Please provide reasons for your answers
Question 4b Making better use of employment sites.
No comment

Question 4c: Do you have any comments on these policy approaches?

Additional policy approaches to meet Objective
Please provide reasons for your answers
Question 4c Comments on the Policy Approaches
Question 4c/5
We are aware that a critical and strategic objective of the HBF is support for the acquisition of
construction skills among the workforce. It is agreed that a strategic approach is needed to support
careers in the construction trades. In collaboration with the Construction Industry Training Board
(CITB), the HBF has established the HBF Skills Partnership. The HBF Skills Partnership’s remit is
increasing interest in careers in construction and the training requirements of this new construction
workforce. Redrow Homes support this approach.
Redrow Homes are aware of the HBF response on behalf of the industry and agree that “if the
Council’s policy intervention is to be effective and complement the strategic work of the HBF Skills
Partnership, it is recommended that the Council works with the LEP, to establish a forum for
housebuilders operating across the LEP area in order to discuss the skills needs of employers and
to review the effectiveness of the Council’s interventions, otherwise results are likely to be
fragmented and sub-optimal from the perspective of the Council, the local community and
developers.”

6. Infrastructure
More people living and working here puts pressure on GPs, schools and transport.

Developers must give money or buildings to ease this pressure. But we cannot ask for

too much or homes will not get built. We also need affordable housing. We need to
decide what is most important from all the things we need.

Issue: Deciding on our priorities for developer contributions
Local Plans put expectations on new developments to deliver high quality

development with infrastructure that supports the local community. These

requirements have financial implications for developments. Our 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 our policy requirements. To help us set our policy

requirements at a level that is viable for development to go ahead, the Council has
commissioned a Viability Assessment.

All policy requirements are important but no requirement can be too high that it
makes development unviable so if one is raised, another may need to reduce. We
want to understand what you think is most important out of these key policy
requirements:
•
•
•

Affordable housing Designing for the climate emergency
Accessible, adaptable and wheelchair accessible homes
Contributions to strategic infrastructure

This section refers to section 5.5 of the Issues and Options document and questions 5a
and 5b.

Question 5a: On what infrastructure should we prioritise developer
contributions? (Please rank in order of priority)
1

Affordable housing
Please select only one item

Designing for the
Climate Change
Emergency

Please select only one item

Accessible,

2

3

4

Adaptable and
Wheelchair

Accessible homes
Please select only one item

Strategic

Infrastructure
(schools,

transport,

community
facilities)

Please select only one item

More Information on deciding our developer contribution

Question 5b: Do you have any comments on these policy approaches?

Additional policy approaches to meet Objective 5

Please provide reasons for your answers

Question 5a Deciding Priorities for developer contributions
According to the NPPF para 16 ( c) the Plan should be shaped by early, proportionate and effective
engagement between planmakers and communities, local organisations, businesses, infrastructure
providers and operators and statutory consultees.
Para 20 states that the strategic policies should set out an overall strategy for the pattern, scale
and quality of development and make sufficient provision for:
“a) housing (including affordable housing), employment, retail, leisure and other commercial
development;
b) infrastructure for transport, telecommunications, security, waste management, water supply,
wastewater, flood risk and coastal change management, and the provision of minerals and energy
(including heat);
c) community facilities (such as health, education and cultural infrastructure); and
d) conservation and enhancement of the natural, built and historic environment, including
landscapes and green infrastructure, and planning measures to address climate change mitigation
and adaptation.”
Para 34 refers to development contributions and states that:
“Plans should set out the contributions expected from development. This should include setting out
the levels and types of affordable housing provision required, along with other infrastructure (such
as that needed for education, health, transport, flood and water management, green and digital
infrastructure). Such policies should not undermine the deliverability of the plan.” My emphasis.
Importantly development should not be subject to such a scale of obligations that the deliverability
of the Local Plan is undermined.
The Plan needs to have regard to the latest sections of the PPG – CIL (September 2019), Planning
Obligations ( September 2019) and Viability (September 2019).
It is critical that any policy requirements included in the Plan are informed by up to date evidence
of infrastructure and affordable housing need, and a proportionate assessment of viability that takes
into account all relevant policies, and local and national standards, including the cost implications
of the Community Infrastructure Levy (CIL) and section 106. Policy requirements should be clear
so that they can be accurately accounted for in the price paid for land. To provide this certainty,
affordable housing requirements should be expressed as a single figure rather than a range.
The role of viability assessment at plan making is important that “it should not compromise
sustainable development but should be used to ensure that policies are realistic, and that the total
cumulative cost of all relevant policies will not undermine deliverability of the plan.” Paragraph: 002
Reference ID: 10-002-20190509
Question 5b Comments on the Policy Approaches.
The approaches 5b/1 to 5b/4 are supported.

7. Connecting people
Issue: achieving a major change in travel behaviour
To mitigate the climate emergency our transport networks must be rebalanced in

favour of more sustainable modes. We must provide more opportunities for people to
reduce their need to travel, as well as walk, cycle and use public transport as an

alternative to the private car. The spatial strategy plays a significant role in affecting
the movement of people.

There is a need for high quality digital connectivity for residents, businesses and

transport infrastructure. Our towns and some larger villages typically have access to
superfast broadband but connection outside of these areas is extremely limited. The
Government is proposing requiring all new build residential developments to be

equipped with full fibre digital connections which our Local Plan will support.

This section refers to section 5.6 of the Issues and Options document and questions 6a
and 6b.

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?
Question 6a
No comments

Please provide comments

Question 6b: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 6

Question 6b Comments on the Policy Approaches.
6b/4 - The Council should not impose onto developers connectivity requirements beyond the
provision of infrastructure as set out in Building Regulations. Building Regulations Part R “Physical
Infrastructure for High Speed Electronic Communications Networks” from 1st January 2017 requires
all new dwellings to be equipped with a high speed ready in-building infrastructure from the service
providers access point up to the occupiers network termination point for high speed electronic
communications networks so future copper or fibre optic cables or wireless devices capable of
delivering broadband speeds greater than 30 megabits per second can be installed (NB. A standard
copper telephone cable when connected to a service providers fibre network can deliver broadband
speeds up to 70 megabits per second). The delivery of full-fibre digital connections is reliant on a
third-party contractor over which a developer is unlikely to have any control, which may result in
practical difficulties in implementing the proposed Policy Approach.

Please provide comments

8. The natural and historic environment
Issue: Achieving a net gain in biodiversity
Our natural environment is of huge value to local people in terms of health, well-

being and recreation but is particularly at risk due to climate change specifically its
effect on our biodiversity. It is also at risk due to the cumulative effects of
development.

Issue: Minimising flood risk
Rising sea levels and increased storm violence as a result of the climate emergency
gives rise to a greater flood risk from the sea and rivers. This poses an increasing
threat to new and existing development close to the parts of the coast and areas

which are low-lying and/or which are unstable and vulnerable to rapid erosion
and within or close to areas at risk from river flooding. We are updating our

Strategic Flood Risk Assessment to ensure we avoid siting new development in areas
of greatest flood risk.

Issue: Protecting our valued landscapes
The nationally protected landscapes of The Quantock Hills and Blackdown Hills

Areas of Outstanding Natural Beauty have the highest level of protection related to
conservation and enhancement of the landscape and scenic quality, not only

through the NPPF but also the Countryside and Rights of Way Act 2000. The setting
of these landscapes is however under considerable pressure with development

encroaching closer to their boundaries. Statutory Management Plans are in place

and are revised every 5 years. The Local Plan area adjoins Exmoor National Park so
the impact of development on the setting of the national part is also important.
Issue: Sustaining and enhancing the significance of our built heritage
The historic environment contributes to our sense of identity, knowledge and

understanding. It is valued and should be protected from unauthorised demolition,
alteration or extension because of its cultural significance, special architectural

features or historic interest. Effective management of the built heritage requires a

clear understanding of what makes a place significant and how that significance
might be vulnerable.

This section refers to section 5.7 of the Issues and Options document and questions 7a
and 7b.

Question 7a: Are there any specific measures that you would like to see new
developments deliver to improve biodiversity locally?

Question 7a
No comments

Please provide comments

Question 7b: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 7

Question 7b Comments on Policy Approaches
The Local Plan should be consistent with the NPPF in terms of considering the opportunities
presented by existing or planned investment in infrastructure, the area’s economic potential and
the scope for net environmental gains; ( para 72 of the NPPF) and para 118, para 170, 174 and 175
of the NPPF in respect of minimising impacts on and providing net gains for biodiversity, including
by establishing coherent ecological networks.
The PPG Natural Envrionment (July 2019) provides the current guidance on what net gain is and
how plans can encourage net gain, Paragraph: 020 Reference ID: 8-020-20190721 and Paragraph:
021 Reference ID: 8-021-20190721
Paragraph: 022 Reference ID: 8-022-20190721 explains what Biodiversity net gain is and
paragaraph 023 Reference ID: 8-023-20190721 outlines how biodiversity net gain can be achieved.
The Council should not deviate from national policy.
The Council’s Viability Assessment should also account for biodiversity gain in its calculation of the
ratio of gross site area to net developable area.

Please provide comments

9. Thriving coastal and rural communities
Issue: Managing development in rural settlements
The natural and built environment of our rural areas adds greatly to the quality of
life resulting in high house prices and, coupled with low wages, means that many

local people are priced out of the housing market., A lack of affordable housing and
less traditional office and industrial employment space, particularly near the coast
makes it difficult for young people to stay in the area.

Rural settlements have a variable and basic range of facilities such as a shop, pub,

village hall, school and doctors’ surgery but there are villages with no such facilities.
Many smaller rural communities have extremely limited or no public transport
provision and many lack safe footways.

We want to identify opportunities for villages to grow and thrive, especially where
this will support local services. However, there is a balance to be struck between a

modest amount of new development, including both affordable and market housing,
and harm to the character of a settlement.

This section refers to section 5.8 of the Issues and Options document and questions 8a
and 8b.

Question 8a: How should we manage development in rural areas? Should we:
Please select only one item
Have settlement boundaries across the District; or

Not have settlement boundaries but instead have a criteria based policy to
determine development proposals against; or

Have a policy which is a hybrid of (i) and (ii) where there are settlement

boundaries only in areas of greater development pressure i.e. parts of the District
that are more accessible - closer to the M5, Taunton and Wellington areas.

For further information on settlement boundaries please download Topic Paper 2

from our website.

Question 8b: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 8
Question 8a Settlement Boundaries
It is considered that a flexible approach needs to be adopted so that sustainable development can
come forward. As set out in the NPPF para 59 “it is important that a sufficient amount and variety
of land can come forward where it is needed, that the needs of groups with specific housing

requirements are addressed and that land with permission is developed without unnecessary delay.”

Para 67 states that “planning policies should identify a sufficient supply and mix of sites, taking into
account their availability, suitability and likely economic viability.”
It is important to provide a range and choice of sites to support housing delivery and ensure a 5
year housing land supply and to ensure that the Housing Delivery Test is achieved.
Paragraph 68 a) of the NPPF states that at least 10% of the housing requirement should be
accommodated on sites no larger than 1 hectare.

Please provide comments

10.

Wellbeing of our residents

We want our places to help us be healthy and active. We have a high number of

older people in our area. People should be able to move around easily and safely
whatever their ability.

We will make sure that new places have the things that people need. We want to
help people can be as active as possible. Open spaces help our well-being.
Issue: Achieving high quality design to reduce inequalities
Local Plans should aim to achieve healthy, inclusive and safe places that promote

social interaction, are safe and accessible and enable and support healthy lifestyles.
The ability to access suitably designed and affordable housing is a key factor in the
wellbeing of people and this issues is covered in earlier sections. Our area has a

much higher proportion of older people than average and so high quality design to

create environments suitable for older people is particularly important in our area.
The Local Plan should also aim to provide opportunities to improve everybody’s
physical and mental wellbeing.

Issue: Encouraging healthy lifestyles

Our environment goes a long way to determining the quality of our health and

wellbeing. Local Plans are encouraged by the NPPF to do more in terms of supporting
healthy lifestyles for personal physical and mental health and for minimising our

impact on the climate. For many years Local Plans have sought to encourage walking
and cycling, provide sport and recreational facilities, play parks and open spaces,
enable accessible primary healthcare among other measures that are inherent in

good Plan-making. However, we should bring health and well-being to the forefront
of design through Health Impact Assessments and Active Design. We could also

identify areas of the district where there are inequalities in health and actively try

to deliver improvements in those areas. The Council will also be producing a Health
and Wellbeing Action Plan.

This section refers to section 5.9 of the Issues and Options document and question 9a.

Question 9a: Do you have any comments on these policy approaches?
Additional policy approaches to meet Objective 9

Question 9a Comments on Policy approaches
9a/1 re Health Impact Assessments – the PPG Health and Safety (November 2019) states that
a Health Impact Assessment is a useful tool to use where there are significant impacts of a planning
application. 005 Reference ID:53-005-20190722 reference is made to the “Director of Public Health
is consulted on any planning applications (including at the pre-application stage) that are likely to
have a significant impact on the health and wellbeing of the local population or particular groups
within it.”
The requirement for a HIA for larger developments (threshold to be determined) without any specific
evidence that an individual development is likely to have a significant impact upon the health and
wellbeing of the local population is not justified by reference to the NPPG. Any requirement for a
HIA Screening Report and / or a full HIA should be based on a proportionate level of detail in relation
to the scale and type of development proposed. It is suggested that a HIA Screening Report should
only be required for applications for the largest strategic residential developments. If a significant
adverse impact on health and wellbeing is identified only then should a full HIA be required, which
sets out measures to substantially mitigate the impact.
9a/2 High Qualtiy Design - As referrd to above in response to Question 3e/4 an objection is made
to the use of SPD or a Technical Note to provide more detail on housing size and mix. SPDs can be
used to provide further guidance for development on specific sites or on particular issues such as
design. However, SPD documents are not part of the development plan, they have not been
prepared and subject to consultation or examination and consequently the Council should not seek
to use the SPD for matters which should be policy and included in the Local Plan.
The Regulations are clear that development management policies, which are intended to guide the
determination of applications for planning permission should be set out in the Local Plan. The Council
should not devolve fundamental policy matters to an SPD.

Please provide comments

11.

Policies for our places: Taunton

Taunton is the historic county town of Somerset and has a population of around

69,426. The town is centrally located between Exeter and Bristol on the strategic

road network. Taunton also provides good rail links to Bristol, Exeter and London
Paddington.

Taunton it is one of the fastest growing locations in the South West and the only
settlement with “Garden Town” status. Planned growth in adopted Local Plans

involves Taunton increasing in size by about 30% to approximately 85,000 people
by 2028. This involves 13,000 new homes, with the majority in new garden

communities at Monkton Heathfield, Comeytrowe and Staplegrove, and new jobs such
as the Nexus 25 strategic employment site at Junction 25, and the regeneration of
Firepool.

Due to its existing sustainable transport links and the concentration of the

population, Taunton has the greatest potential of our local area to mitigate climate

change through investment in further sustainable transport improvements and high
quality design.

This section refers to section 5.10 of the Issues and Options document and questions
10a and 10b.

Question 10a: How do you think we could introduce more housing into
Taunton Town centre?

Should we increase housing densities in Taunton town centre to make more efficient
use of land and encourage the redevelopment of sites by:
Please select only one item
Requiring a housing mix skewed towards dwellings with fewer bedrooms; or

Positively encouraging taller buildings (subject to impact upon the skyline); or
Encouraging car-free developments (which could include allocating specific

sites for car-free developments).

Please provide reasons for your answers

Question 10a Housing in Taunton town centre
It is important that the strategy provides a range and choice of housing sites to meet housing needs.

Question 10b: Do you have any comments on these policy approaches?
Additional policy approaches for Taunton

Please provide reasons for your answers
Question 10b Comments on Policy Approaches
10b/6 . The continuing delivery of the new garden communities, in particular at Monkton Heathfield
is supported. Monkton Heathfield is an allocation in the adopted Core Strategy (Policy SS1). The
respective West Monkton and Creech Neighbourhood Plans also form part of the policy context for
the site, both acknowledge the allocation in SS1 and support the garden town principles and status
which was awarded in January 2017.

Government Funding since 2017 has supported Taunton Garden Town. The funding has been
provided “to support local authorities and communities in delivering ambitious proposals, speeding
up the progress of developments through additional dedicated resources and expertise.” Funding
granted in October 2017 was £375,000. Further funding has been provided and as recent as January
2020 the Housing Minister announced a £6million package for 21 garden settlements which included
Taunton Garden Town.
Such urban extensions have the greatest opportunity to contribute towards sustainable
development and to mitigate the effects of climate change. The allocation of Monkton Heathfield
provides significant opportunities for sustainable transport within the Garden Town.
An application is currently being prepared and will be submitted in summer 2020.
Monkton Heathfield Phase 2 (MH2) will become a new garden neighbourhood as promoted in
recently adopted and emerging Taunton Garden Town documents. It will be integrated with the
existing village and the phase 1 development, but still separate to Taunton. It will be a coherent,
locally distinctive and recognisable new garden neighbourhood. It will be an attractive verdant place
to live and work, because of high quality placemaking that successfully integrates landscape,
watercourses and drainage with the built environment. MH2 will be a place that supports the health
and well-being of all residents throughout their lives. The new garden neighbourhood defined by a
series of new walkable neighbourhood centres (nodes) which will be a connected by a new high
street (spine road) with easy access to services and facilities. A new through school, comprising a
primary and secondary school, and mixed-use district/neighbourhood centre will be at the heart of
this new community. It will be a place where residents will want to walk and cycle (including from
phase 1) and also have the benefit of a high quality public transport service into Taunton supporting
the new Bus & Ride facility. The new garden neighbourhood will be a source of local employment
opportunities which respond to strategic and local needs, as well as 21st Century working practices.
The Objectives for Monkton Heathfield 2 have been set out in the presentations to the Design Review
Panel as the application is being prepared.
Objectives
A clear identity
•

A distinctive local identity as a new garden neighbourhood;

•
At its heart an attractive and functioning district/neighbourhood centre co-located with the
through school and children’s play area;
•
A new garden neighbourhood focused on high quality landscaped open spaces including
green corridors and a green neckless; and
•

Welcoming via a series of landscaped town gateways.

A well-designed place
•

A vibrant mixed-use community supporting a range of local employment types and premises;

•
A district/neighbourhood centre with a range of retail, commercial, health and community
uses;
•

Easy connections to a new employment park co-located with the Bus & Ride facility;

•
A series of ‘walkable neighbourhoods’ focused on a space containing opportunities for art,
micro allotments, doorstep play, rain gardens and other community facilities;
•
A green neckless and green corridors featuring existing natural features and new planting,
swales, wetlands, orchards, allotments, rain gardens woodlands and meadows; and
•
Outward looking development providing frontage along the Eastern Relief Road and the
green corridors.

Great homes
•

Offering a wide range of high quality, distinctive homes;

•

Heritage and contemporary ranges, bespoke apartments and non-residential buildings;

•

Affordable housing and a mix of tenures for all stages of life; and

•
Legacy and stewardship arrangements for the care of community assets, infrastructure and
public realm for the benefit of the whole community including proposals to transfer the POS to a
management company which would ensure management in perpetuity. Alternatively liaising with
the joint Parishes to take on the POS.

Future proofed
•
Providing a network of swales, dry and wet drainage basins and rain gardens to allow for
flood risk;
•

Providing a Biodiversity Net Gain;

•
Homes designed to the latest building regulations standards, including a fabric first
approach; and
•

Electric vehicle charging points to each home and within the district/neighbourhood centre;

A well-connected place
•

Priority given to pedestrian and cycle links including from phase 1 and the Bus & Ride facility;

•
Residents able to travel onto Taunton town centre, Bridgwater and Wellington on an express
bus service;
•
Residents able to access a local bus service connecting the new garden neighbourhood with
neighbouring neighbourhoods;
•
A network of streets connecting the district/neighbourhood centre with the surrounding
residential areas;
•

A range of local accessible services, education and employment uses which minimise the

need for residents to travel;
•

An environment planned to achieve lower traffic speeds; and

•
Residents able to walk into the district/neighbourhood centre using a network of footpaths
and cycle paths.

Both Redrow Homes and Persimmon Homes together with their consultant team have been actively
working together to deliver this project over a number of years. Since spring 2019 this has
intensified following Taunton’s Garden Town agenda. Pegasus Urban Design have been working
closely with SWTC’s masterplanner, Thrive, to align the concept plans to create a deliverable, new
garden neighbourhood masterplan.
Over the last 12 months therefore, the main focus of the proposals evolution has included:
1.
Traffic modelling work– in particular managing traffic flows around the wider network,
considering the location of bus gates and closure of links, what will happen to the downgraded A38
and how the relocated Bus & Ride facility will work;
2.
Modelling of the functional flood zone to the east and the impact this has on the green
neckless and usable POS;
3.

Ongoing feasibility work and cost analysis of the HP gas main diversions;

4.

Evidence based studies for the employment/retail/commercial provision;

5.
A widening to up to 30m of the principal east to west green corridor parallel to the green
neckless and clearly linking into phase 1. This potentially incorporates retained trees and hedges,
incidental green space and equipped play, swales, footpaths and cycle paths in accordance with the
emerging Garden Town principles.
6.
Confirmation of a through school requirement and testing for fitness of the proposed 8ha
location.
7.

The fixed route and details of the Eastern Relief Road;

8.

Noise constraints on development considered in detail;

9.
Function of the POS following emerging Garden Town principles including the multi-functional
green corridors integrating traffic free pedestrian/cycleway routes, SUDs attenuation, swales,
equipped play, mini -allotments and orchards, rain gardens and hedgerow planting, to achieve a
biodiversity net gain (BNG).
In preparing the outline masterplan proposals, reference has been made to the emerging Taunton
Design Charter and Checklist. Considerable time has also been spent to ensure that it meets the
Garden Town objectives, including relief road provision, bus links, unlocking employment land and
the green necklace and GI links. The Garden Town principles have been embedded into the
Indicative Masterplan proposals for MH2.
This work has culminated in a deliverable Indicative Masterplan for an outline application for a new
garden neighbourhood at Monkton Heathfield Phase 2. This has been prepared in consultation with
SWTC and Thrive. Further detail will be provided at the RM stage allowing emerging SWTC guidance

to be integrated appropriately.

12.

Policies for our places: Wellington

Wellington provides an important function as a market town and it acts as focus for

a rural hinterland which extends into Devon. The town has significant employment,
retail and leisure offering and is the Districts secondary centre, after Taunton. The
town occupies an attractive setting at the foot of the Blackdown Hills Area of
Outstanding Natural Beauty.

It has a rich history with historic core contributing a high proportion of listed

buildings as well as a number of important non-designated heritage assets and is

within the Conservation Area. Overall, the town centre is healthy and performing its
role in the retail hierarchy and has a range of independent shops and restaurants.

There is scope for improvement, particularly in terms of enhancing the public realm

to encourage people using the town centre to increase dwell time and potentially also
spend in the centre.

This section refers to section 5.11 of the Issues and Options document and question
11a.

Question 11a: Do you have any comments on these policy approaches?
Additional policy approaches for Wellington

Please provide reasons for your answers
Question 11a Policy approaches for Wellington
No comments

13.

Policies for our places: the Coastal Strip

The seaside resort of Minehead, together with the smaller adjacent settlement of

Alcombe, is the largest town along our coast and is the main service centre in the

local area. It is the location of a Butlins holiday centre, which in the peak holiday
season is home to up to c.6,000 visitors at a time and is an important gateway for

visitors to Exmoor National Park. The Minehead Coastal Community Team created
an Economic Plan to inform the development of future projects for the town. The

Business Improvement District Business Plan 2018-23 aims to make Minehead a

more prosperous and vibrant place to work, live and visit. Minehead residents have
a good level of access to its services and facilities by a range of transport modes
including walking and cycling.

The historic port of Watchet has a Community Strategic Plan from 2009 developed
by volunteers. The Onion Collective, a Watchet regeneration social enterprise,

formulated a plan for four interlinked regeneration schemes. Meanwhile, through a
Coastal Communities Team, the town is collectively working towards developing a

stronger future for the town with a thriving tourism economy which celebrates the
rich heritage, increases jobs and provides better community facilities in Watchet.

Williton provides some local services to the surrounding area. Both towns are gateway
settlements for visitors to the Quantock and Brendon Hills.

This section refers to section 5.12 of the Issues and Options document and question
12a.

Question 12a: Do you have any comments on these policy approaches?

Additional policy approaches for the Coastal Strip

Please provide reasons for your answers
Question 12a Policy Approaches for the Coastal Strip
No comment

We would prefer that you complete this survey online on our consultation portal:
https://yoursay.somersetwestandtaunton.gov.uk/
However, if you are unable to complete the survey online, please complete this copy
and return it to either:

strategy@somersetwestandtaunton.gov.uk
or
The Strategy Team

Somerset West and Taunton Council
Deane House

Belvedere Road
Taunton

TA1 1HE

