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Dear Sir / Madam
In response to the Issues and Options document, please find attached representations and a
completed call for sites form on behalf of St Modwen Homes Ltd in relation to their strategic
development interests at Langford Mead. We have also completed the relevant online survey
(see appendix 3 within the attached pdf).
We trust you will take these comments into consideration going forward in the Local Plan Review
process.
Best wishes
Eliott Kelly
Graduate Planner
Planning, Development and Regeneration
Eliott.Kelly@avisonyoung.com
Avison Young
St. Catherines Court
Berkeley Place
Bristol
United Kingdom BS8 1BQ
D +44 (0)1179885272
M +44 (0)7920 824278
avisonyoung.co.uk

Blog | Twitter | Property Listings | LinkedIn | YouTube | Instagram
Avison Young is the trading name of Avison Young (UK) Limited.
Legal Disclaimer

St Catherine's Court
Berkeley Place
Bristol
BS8 1BQ

Our Ref: 07C000173
Your Ref: N/A
9 March 2020

T: +44 (0)117 984 2400

avisonyoung.co.uk

Planning Policy
Somerset West and Taunton Council
PO Box 866
Taunton
TA1 9GS

Dear Sir / Madam
SOMERSET WEST AND TAUNTON LOCAL PLAN REVIEW 2040: ISSUES AND
OPTIONS DOCUMENT – CONSULTATION JANUARY 2020
REPRESENTATIONS ON BEHALF OF ST MODWEN DEVELOPMENTS LTD –
LANGFORD MEAD, TAUNTON.
We hereby respond to the above document on behalf of St Modwen
Developments Ltd, in light of their strategic development interests at
Langford Mead, and specifically with regards to the surplus employment
land within the development. The land in question is known as Parcel ref.
E1 within the approved masterplan for the site, a site location plan is
attached as Appendix 1. The site measures 3.19 hectares and could
therefore accommodate approximately 111 dwellings (assuming 35dph).
The comments are submitted with consideration as to how the emerging
Local Plan Review should recognise the potential that such sites could
contribute towards meeting the identified housing need. We have also
completed a ‘call for sites’ form which is submitted in parallel to these
representations.
Context
This submission follows on from previous representations we have
submitted for St Modwen (noting Avison Young was formerly known as
GVA) in relation to the surplus land at Langford Mead, submitted in
November 2016; March 2015; March 2013; and December 2013 in relation
to the Taunton Deane Borough Council Draft Site Allocations and
Development Management Plan and Strategic Housing Land Availability
Assessment (SHLAA). Previously, the site was promoted for residential use
but appears to have been dismissed on the basis of an employment
allocation status – no further explanation has been provided to date by
the LPA.
The E1 site has been actively marketed for St Modwen but limited interest
has been forthcoming, a formal independent commercial review by JLL
has been provided to support this proposition and appended to this
submission at Appendix 2. Further details can be viewed at
http://www.langfordmead.co.uk. St Modwen is prepared to retain the
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other remaining employment land parcel known as E2 for marketing for employment uses at this
stage.
It is noted that the wider site is currently allocated within the adopted Site Allocations and
Development Management Plan as site ref. TAU8:
“MoD land at Cross Keys, Norton Fitzwarren, as indicated on the Policies Map, is allocated for
around 30 dwellings.
Land at Taunton Trading Estate, as indicated on the Policies Map, is allocated for a mixed-use
development comprising around 400 dwellings and circa 3.3 hectares of employment land
within Use Classes B1b (research and development), B1c (light industrial), B2 (general
industrial) and B8 (storage and distribution).
Development proposals shall also comply with other policy requirements in the plan including
any strategic landscaping and planting, other environmental matters, affordable housing,
design and mix of dwellings and recreational space, where appropriate.”
Parcel E2 is allocated within the above for employment.
We have completed the Issues and Options online survey (attached as Appendix 3); however, for
clarity we have set out our comments below (following the format of the forms).
5.2.2 The distribution of housing
Question 2d Do you have any comments on these policy approaches?
We support the focus on making the most effective and efficient use of land, giving preference to
the recycling of previously developed land where this aligns with the settlement strategy and other
policies. This accords with the broad thrust of National Planning Policy Framework (NPPF) advice.
However we wish to see further recognition within these policy approaches to the additional NPPF
requirement to consider changes in the demand for land and consider reallocation for more
deliverable use (NPPF para 120). We further expand on this issue below within question 4b.
5.3. New and affordable homes
Option 3a: Providing the right number of new homes
Question 3a: Should our housing requirement figure match the Government’s minimum figure of 702
dwellings per year or should we have a higher figure?
Rather than relying on the Standard Method with regards to housing requirement, we support Option
ii in relation to the above ‘issue’ which states:
“To use a higher housing requirement figure with the precise figure to be determined following further
work. To be informed by:
o
o
o
o

Economic growth strategies;
The need to support strategic infrastructure improvements;
The need to accommodate any unmet need from neighbouring planning
authorities;
Existing delivery rates (existing Local Plan requirement is a minimum of 19,900
dwellings over 20 years 2020-40 or 995 dwellings per year)”

While we note that Somerset West and Taunton Council have significant commitments (6,177
dwellings) and further sites identified as deliverable (7,911 dwellings) and healthy housing land supply
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in this respect, totalling at 14,088 dwellings, exceeding the minimum requirement for 14,040 dwellings,
there should be an acknowledgement that not all of this land will necessarily come forward for
development within the plan period. In particular, while larger allocated housing sites make
significant contributions to meeting council’s targets, they are prone to delays in delivery.
We would also draw your attention to the recently published ‘Housing Delivery Test’ results for the
2016-2019 period published by the Ministry of Housing, Communities and Local Government
(MHCLG). Under the test, authorities delivering under 95 per cent of their housing requirement have
to produce an action plan outlining the causes of their under-delivery. Those scoring under 85 per
cent also need to add a 20 per cent buffer to their required five-year housing land supply, instead of
the usual five per cent buffer.
It has been calculated by Planning that 20 local authorities have an increasing housing land supply
target as a result of this process, moving from a 5% buffer to 20% and of these, West Somerset was
cited as one of the three likely to lose their five-year housing land supply as a result. West Somerset’s
delivery test score is cited as 83%, down 47% from 2018’s score and with a land supply position with a
20%
buffer
of
4.9.
For
more
information
please
refer
to the
following
link:
https://www.planningresource.co.uk/article/1675408/councils-set-lose-five-year-housing-land-supplydue-delivery-test.
It is noted however that these figures do not take into account the new Council’s combined figures,
with Taunton Deane traditionally having a healthy land supply (quoted as 6.87 in the March 2019
SHLAA). However, this process does highlight the unpredictable nature of housing delivery and as
such Council’s should be looking to reinforce their housing land supply even if it exceeds five years,
otherwise they may fall foul to the housing delivery test with an increased buffer and supply
requirement, making them prone to challenge via appeals.
In addition, there is a need for Council’s to ensure that they include a wide range of types and sizes
of sites in their land supply. Somerset West and Taunton Council’s need for affordable housing is
reinforced within the Issues and Options document itself, where it is outlined as a key priority for the
Council. A higher housing requirement figure would, if supported by sufficient policy guidance, could
be used to address the range of housing sites available within the area.
We understand the representations prepared by the Homes Builders Federation will pick up on the
above issues in more detail and we will therefore endorse their analysis and representations.
5.4. A prosperous economy
Option 4b: Making better use of employment sites
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?
We support elements or a combination of each points set out within ii-iv of Option 4b, in providing a
greater degree of flexibility and pragmatism in consideration to employment sites. These ‘options’
respond positively to Paragraph 120 of the NPPF which states:
“Planning policies and decisions need to reflect changes in the demand for land. They should be
informed by regular reviews of both the land allocated for development in plans, and of land
availability. Where the local planning authority considers there to be no reasonable prospect of an
application coming forward for the use allocated in a plan:
a) they should, as part of plan updates, reallocate the land for a more deliverable use that can
help to address identified needs (or, if appropriate, deallocate a site which is undeveloped);
and
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b) in the interim, prior to updating the plan, applications for alternative uses on the land should
be supported, where the proposed use would contribute to meeting an unmet need for
development in the area.”
Page 28 of the ‘Issues and Options’ document, recognises that Somerset West and Taunton Council
has too much new land allocated for employment compared to demand and as such allocated
sites require a review. We note that the proposed site review will include an Economic Development
(Prosperity) Strategy, we would expect this review to include specialist commercial advice to ensure
that the exercise is reflective of market conditions. St Modwen would be very happy to provide any
further market information in relation to the E1 site to justify its reallocation for residential
development.
A footnote within the ‘Issues and Options’ document confirms that the oversupply of employment
land was confirmed through Section 5.5 of the ‘Employment, Retail and Leisure Study’ produced by
Peter Brett Associates along with the former West Somerset and Taunton Deane Councils. This is the
principal evidence base for employment need within the emerging Local Plan. The JLL Employment
Review document attached at Appendix 2 reflects in more detail to this evidence base as detailed
below. However, the key conclusions and recommendations of PBA includethose as follows:






Quantitatively, there is too much allocated employment land
To reduce the quantum through the Local Plan review process
To potentially reduce the quantum by half
To remove those sites which are undeliverable
Retained sites should be a minimum of 3ha to provide a critical mass for development
purposes

On this basis, it is anticipated that through the Local Plan Review process, a significant number of sites
should be deallocated, with the principal consideration being the marketability of each site.
In this case, SMDL has been marketing the site for an employment use for in excess of five years. This
marketing campaign has been active, comprehensive and sustained, involving well established local
agents, Humberts and Alder King. Despite this considerable marketing window, no formal offers have
been received and interest has been limited. An independent review undertaken by JLL of the
marketing process consideration as to why the site has not been developed for employment uses is
attached at appendix 2. It is considered that this is due to the following principal reasons:




The site’s relative inaccessibility to the motorway and strategic road network compared to
competing sites
The site lacks prominence, a particular requirement for local trade occupiers.
The site is close to residential development which is perceived as a constraint by modern
operators

As such, it should be concluded that this site is not attractive to the market and has no realistic
prospect of coming forward for development. Given the overall context of a significant imbalance
of supply over demand, we conclude and recommend that the subject site is de-allocated and
considered positively for alternative uses, in line with NPPF guidance.
Summary
In summary, the Local Plan Review provides the opportunity to advocate ‘options’ relating to a
greater housing target for the Council, which can be delivered by providing a greater degree of
flexibility when considering employment land that is surplus to requirement and shows no reasonable
prospect of coming forward for development.
We would welcome the opportunity to discuss the opportunity at Langford Mead further.
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Avison Young on behalf of St Modwen Developments Limited
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Introduction
Purpose

1.1

This short report on employment land issues supports representations made by Avison Young on behalf of
St Modwen Developments Limited (SMDL) to the Somerset West and Taunton Local Plan 2040 Issues and
Options in respect of their interest at Langford Mead Business Park, Taunton.

1.2

The site is allocated by the adopted Taunton Deane Site Allocations and Development Management
Policies (2016) for a mixed use development of 400 houses and 3.3 hectares of employment land within
Use Classes B1b, B1c, B2 and B8. The allocation is referred to as the Remainder of Norton Fitzwarren
Allocation (Policy TAU8).

1.3

The Issues and Options addresses specifically the issue of employment land need and supply in point
5.4.2, under the heading “Making Better Use of Employment Sites”. It states that:“Evidence shows that we have too much new land allocated for employment compared to

demand. We will review our employment sites in terms of their quality and sustainability and,
informed by the forthcoming Economic Development (Prosperity) Strategy, whether or not they
should be retained for alternative employment uses”.
1.4

Given this context, Question 4b asks

“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 shall we decide which ones to lose?”
1.5

SMDL, who are well practiced in employment development (see below for more details), no longer
considers the principal part of the employment allocation to be suitable for employment development
following a lengthy marketing campaign. Instead, it considers this part of the site is more suitable for
residential development.
Scope

1.6

This report identifies the principal reasons why this part of the site is no longer considered suitable for
employment development. These reasons concern: ■
■
■

1.7

Site characteristics, including accessibility;
The wider context in terms of employment land need;
The marketability of the site.

These reasons are addressed in turn by Sections 2, 3, 4 and 5. The latter section considers the marketing
undertaken to date by SMDL. Section 6 draws conclusions and makes a recommendation.
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SMDL
1.8

SMDL is one of the foremost developers of industrial, commercial and mixed use property in the South
West. Successful employment developments and current projects in the sub-region include:
■
■
■
■

Access 18, Avonmouth
Skypark, Exeter
Westlands Distribution Park, Weston-super-Mare
St Modwen Park, Chippenham

JLL
1.9

JLL is the biggest commercial property agents serving the UK, with offices throughout the UK, including
Bristol, Exeter and Cardiff. It is a multi-disciplinary practice, but is particularly well known for its expertise
and experience within industrial, distribution and office property. It produces a quarterly research report
entitled UK Big Box Industrial Logistics Market. It also produces regular reports that track market
settlements on the demand and supply of industrial floor space throughout the UK.

1.10

JLL is an active agent in the sub-region in terms of employment property and land. Current instructions
include:
■
■
■
■

Crown Industrial Estate, Taunton
Nexus 25, Taunton
Westpark 26, Wellington
Gravity, Bridgewater
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Site Characteristics
Site Location

2.1

Langford Mead Business Park is located in Norton Fitzwarren, which lies approximately 2 miles west of
Taunton town centre.

2.2

The subject site and surrounding area form part of the adopted mixed-use allocation TAU8, which
proposed 400 dwellings alongside 3.3ha / 8 acres of employment (B1c, B2 and B8). This is discussed in
further detail elsewhere in this report.
This allocation has partly been delivered, particularly the residential to the west. Furthermore, St Modwen
Homes are currently onsite delivering Langford Mills, which will provide new family housing to the south
west. Marketing is underway for these units.

2.3

2.3

The first phase of the commercial element has also been delivered to the south. This provides in the region
of 120,000 sqft, which includes a 40,000 sqft unit for Booker Cash & Carry; 11,000 sqft unit for West Country
Feeds and over 75,000 sqft of space for Somerset County Council. This was all delivered a number of years
ago. Berries Coaches have a depot to the east of the site.

2.4

The site is accessible via public transport – albeit service and frequency are relatively limited. Within 5
minutes walking radius the site is only accessible by one service (25 route), which provides access
between Taunton, Wiveliscombe and Dulverton.
Map showing the subject site in the wider context of Taunton (site identified in red)

2.5

From a private vehicular perspective the site is accessible off Brunel Way, which connects to the Great
Western Way. Both of these are dead-end roads serving the wider new development. The Great Western
Way connects to the A3065.
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2.6

The site is situated to the west of Taunton; therefore, is not easily accessible from Junction 25 of the
motorway – any vehicles would need to travel through the built-up area of the town. Alternatively, the site
is accessed approximately 6 miles north east of Junction 26 (based on Google Maps).

2.7

There are limited constraints in the wider area – except the Silk Mills Local Nature Reserve which lies to
the east.
Site Description

2.8

The subject site is rectangular in shape and extends to approximately 7.89 acres/ 3.19 ha.

2.9

It is cleared site with no existing buildings or structures. There are a small number of earth mounds
situated on the north west part of the site.

2.10

The subject site is predominantly flat and set down from Great Western Road to the west.

2.11

The vast majority of the site is located in Flood Zone 1, which is land at the lowest risk of flooding.
However, a small area of land along the eastern border is located in Flood Zone 2, therefore at a medium
risk of flooding.

2.12

There are limited constraints directly affecting the site – it is not located in an Area of Outstanding Natural
Beauty (AONB), Green Belt, Site of Special Scientific Interest (SSSI), World Heritage Site or Conservation
Area.

2.13

There are a number of planning applications registered to the subject site associated with the
redevelopment, including the demolition of the former buildings.

2.14

The most pertinent planning applications are: 25/02/0018 which permitted the redevelopment of the
wider area to include a mix of residential and commercial uses. The planning permission for the scheme,
that was originally submitted in 2002, lapsed and was then renewed under a new outline application
granted 11th April 2013 reference: 25/12/0032.

Images showing the site in the context of the wider areas, including residential and Berries Coaches Depot
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Employment Land Review
In Section 1, reference is drawn to an extract from the Issues and Options, under the heading of “Making
Better Use of Employment Sites”. This extract refers to:

“Evidence shows that we have too much new land allocated for employment compared to
demand.”
3.2.

A footnote to this sentence confirms that the evidence referred to is Section 5.5 to the Employment,
Retail and Leisure Study. This study was produced by Peter Brett Associates in October 2018 to the then
two District Councils. It is the principal evidence base on the need and supply of employment land for
the purposes of this new Local Plan.

3.3.

Section 5.5 provides the conclusions to the section of the report that covers employment. The principal
relevant conclusions are provided below:

“In quantitative terms, there is too much land allocated in both districts. Neither of the
approaches used to derive employment land needs, past trends or an economic forecast, show a
high level of demand in either district. Net demand for land and floorspace is almost nil before
we allow for the loss of sites over the plan period.” (Paragraph 5.5.1)
“The failure of allocated sites to come forward for development requires a review of the existing
stock of development sites. Given the oversupply of land in total, one logical approach is to
renegotiate the mix of outstanding allocations and allow higher values uses onto the sites……”
(Paragraph 5.5.4)
3.4.

Given these findings, PBA makes a number of recommendations. These include:

“Through the plan review process seek to reduce the quantum of allocated land in Taunton
Deane to better meet expectations of future demand”
3.5.

Further guidance is given on the potential extent of de-allocation of employment development sites and
their scale. One of the points states:

“As a guide, the quantum of total provision of allocated sites could reduce by half, firstly by
removing sites which are undeliverable and unavailable due to their constraints. But to maintain
market attractiveness the smaller (employment) parcels should be at least 3.00 ha in size to
provide some critical mass and market presence; or 1 ha in smaller villages.”
3.6.

The body of the PBA report comments also on viability issues. In paragraph 4.1.88, it states:

“For unbuilt out allocations it is questionable that they are viable to deliver at the moment, except
those highly accessible sites which pick up a motorway premium.”
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Section 9 of the report prior to conclusions and recommendations. For employment, paragraph 9.2.3 is
directly relevant. It states:

“With so little growth, but substantial (unbuilt out) allocations the data suggests that Taunton
Deane should release some of its allocated land for other uses. This should ideally be done
through the plan review process where the Council can consider the competing merits of the
allocated sites for other uses.”
3.8.

In summary, the principal evidence base recommends the significant release of allocated employment
land for other uses. It also points to relevant factors which could govern the release of these sites, such
as connectivity to the motorway, scale and marketability. This is now considered in the next section.
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4.

Market Overview

4.1.

Taunton is situated at Junction 25 of the M5 corridor. Accessibility to the motorway is beneficial to the
local industrial and warehousing market. However, there are a number of other locations in close
proximity that also benefit from motorway accessibility, including Exeter, Highbridge, Bridgwater and
Avonmouth/Severnside – most of which are larger and more active markets.

4.2.

The local industrial and warehousing market in Taunton has been active in recent years with a number of
transactions registered at the established commercial locations.
Map showing location of the key industrial and warehousing sites in the context of the subject site

Key

4.3.

Subject site

Priorswood/Crown Industrial Estate

Westpark 26

Bindon Road

Galmington Road

In recent years the supply of space has been limited; however, there are a number of schemes that are
being progressed, including Nexus 25 which is due to commence in Spring 2021. These locations are more
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attractive from an occupier perspective for a number of reasons including accessibility (staff and
vehicular) as well as context of the wider location.
4.4.

The two main commercial estates in Taunton are: Crown Industrial Estate and Priorswood – both of which
are established to the east of the town in close proximity to Junction 25 of the M5 motorway. There is a
good demand for space at these estates, which is demonstrated by the take-up in recent years. Notable
leasehold transactions registered on CoStar Suite (March 2020) in the last two years include 8,500 sqft to
Rotech (2019), 9,975 sqft to MiFlues (2018), 9,975 sqft to A&A Property (2018) and 9,450 sqft to Screwfix
(2018).

4.5.

Despite the good level of demand for accommodation, the supply at these estates is constrained – both
leasehold and freehold. In response, IPIF have recently completed a speculative high-quality industrial
scheme of approximately 32,000 sqft at Crown Industrial Estate. JLL were involved in marketing these
units, which ranged from approximately 5,000 – 12,000 sqft. There was a good level of interest for the
space, which was ultimately let to Thales in its entirety.

4.6.

To the west of the Taunton take-up in recent years has been more limited. The most active estate to the
west of the town is Galmington Trading Estate, which is well situated to the south of the A38 between
Taunton and Wellington. The location is more easily accessible from Junction 26 of the motorway than the
subject site.

4.7.

Based on CoStar Suite (March 2020) recent leasehold transaction are all below 5,750 sqft. There do not
appear to have been any freehold transactions at the estate since 2017 (based on CoStar Suite data).
There are units currently available at the Galmington Estate, including 5,675 sqft that is currently being
refurbished.

4.8.

Other estates to the south of Bindon Way have seen more limited activity although a small number of
freehold (owner occupier) and leasehold transactions have taken place – all for less than 1,750 sqft. There
are currently a number of leasehold properties available in this location, including Lea House and Apple
Business Park – both providing sub 10,000 sqft of existing space.

4.9.

There is also strong activity at Junction 26, including Chelston Business Park. This provides purpose built
commercial accommodation. Based on CoStar Suite (March 2020) the vast majority of transactions in
recent years have been for less than 1,000 sqft.

4.10.

Westpark 26 is also situated at Junction 26. This is being delivered by Summerfield Land and JLL have
been involved in marketing the space. The scheme includes a range of commercial uses alongside amenity
provision, such as a Costa Drive-Thru and Budgens Petrol Station.

4.11.

Based on CoStar Suite (March 2020) there have been a number of leasehold transactions onsite in recent
years, including 4,000 sqft to JP McDougal & Co (2019) and 4,000 sqft to NFU (2018). There is
approximately 3.2 ha (8 acres) available on a design and build basis.

4.12.

Demand outside the locations mentioned above is more limited, which is demonstrated by the lack of
transactional activity in recent years – both on a leasehold and freehold basis. The subject site is not
located in a core business location and, therefore, is not a preferred location from an occupier
perspective.
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6.

Conclusions and Recommendations

6.1.

This short report on employment issues has been prepared in respect of Langford Mead Business Park,
which is located in Norton Fitzwarren approximately two miles west of Taunton.

6.2.

The Issues & Options acknowledge that too much development land is allocated for employment uses in
comparison to the level of demand. As such, Question 4b asks whether the loss of allocated sites to
alternative uses should be allowed and, if so, how to decide which ones should be released.

6.3.

The surfeit of supply of allocated employment development land is well evidenced by the Employment,
Retail and Leisure Study, October 2018, carried out by PBA on behalf of the Councils. This study concludes
and recommends:
■
■
■
■
■

Quantitatively, there is too much allocated land.
To reduce the quantum through the Local Plan review process.
To potentially reduce the quantum by half.
To remove those sites which are undeliverable.
Retained sites should be a minimum of 3ha to provide a critical mass for development
purposes.

6.4.

On this basis, the Local Plan Review should de-allocate a significant number of sites. The principal criteria
should be the attractiveness of each site to the market for development.

6.5.

SMDL has been marketing the subject site, which extends to 7.89 acres/ 3.19 ha, for an employment use for
the over five years. This marketing campaign has been active, comprehensive and sustained, involving
well established local agents Humberts and Alder King.

6.6.

Over this period, no formal offers have been received for the site, in whole or part. Instead, interest has
been limited. This is for the following principal reasons:
■
■
■

The site is relatively inaccessible to the motorway and strategic road network compared to
other development sites and established employment areas in Taunton.
The site lacks prominence, a particular requirement for local trade occupiers.
The site is close to residential development and this is a detracting factor for modern
operators.

6.7.

This extensive marketing has demonstrated that the site is not attractive to the market and has no
realistic prospect of development. It is not located in a core business location and, therefore, is not a
preferred location from an occupier perspective.

6.8.

Given the overall context of a significant imbalance of supply over demand, we conclude and recommend
that the subject site is de-allocated and considered positively for alternative uses, particularly housing.
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Appendix 1 – Marketing Details of Langford Mead Business Park
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Response ID ANON-8CC9-KD5Z-N
Submitted to Local Plan Issues and Options
Submitted on 2020-03-16 14:01:36

Your details
What is your name?
Forename:
Pete
Surname:
Stockall

Are you making an individual response or on behalf of an organisation?
Organisation
If individual, please tell us what type:
Resident of elsewhere
Name of organisation:
Avison Young
Please choose one from the drop-down list:
Planning Consultant

What is your (personal/organisational) address?
Address:
Avison Young
St Catherine's Court
Berkeley Place
Bristol
Postcode:
BS8 1BQ

What is your email address?
Email:
eliott.kelly@avisonyoung.com

3. Sustainable locations
Question 2a: Do you agree with the tiers that identifies Taunton followed by 6 tiers covering the other settlements?
Not Answered
If not, what changes would you make and why? (200 words max):

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)?
Not Answered
Please provide reasons for your answers (200 words max):

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 suggestedbelow?
Not Answered
Please provide reasons for your answers (200 words max):

What else do you think about housing distribution in our area?
Please provide comments (250 words max):

Question 2d: Do you have any comments on these policy approaches?
Please provide comments (250 words max):
We support the focus on making the most effective and efficient use of land, giving preference to the recycling of previously developed land where this aligns with
the settlement strategy and other policies. This accords with the broad thrust of National Planning Policy Framework (NPPF) advice. However we wish to see
further recognition within these policy approaches to the additional NPPF requirement to consider changes in the demand for land and consider reallocation for
more deliverable use (NPPF para 120). We further expand on this issue below within question 4b.

4. New and affordable homes
Question 3a: Should our housing requirement figure match the Government’s minimum figure of 702 dwellings per year or should we have
a higher figure?
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
Please provide reasons for your answers (200 words max):
Rather than relying on the Standard Method with regards to housing requirement, we support Option ii in relation to the above ‘issue’ which states:
“To use a higher housing requirement figure with the precise figure to be determined following further work. To be informed by:
o Economic growth strategies;
o The need to support strategic infrastructure improvements;
o The need to accommodate any unmet need from neighbouring planning authorities;
o Existing delivery rates (existing Local Plan requirement is a minimum of 19,900 dwellings over 20 years 2020-40 or 995 dwellings per year)”
While we note that Somerset West and Taunton Council have significant commitments (6,177 dwellings) and further sites identified as deliverable (7,911
dwellings) and healthy housing land supply in this respect, totalling at 14,088 dwellings, exceeding the minimum requirement for 14,040 dwellings, there should
be an acknowledgement that not all of this land will necessarily come forward for development within the plan period. In particular, while larger allocated housing
sites make significant contributions to meeting council’s targets, they are prone to delays in delivery.
We would also draw your attention to the recently published ‘Housing Delivery Test’ results for the 2016-2019 period published by the Ministry of Housing,
Communities and Local Government (MHCLG). Under the test, authorities delivering under 95 per cent of their housing requirement have to produce an action
plan outlining the causes of their under-delivery. Those scoring under 85 per cent also need to add a 20 per cent buffer to their required five-year housing land
supply, instead of the usual five per cent buffer.
It has been calculated by Planning that 20 local authorities have an increasing housing land supply target as a result of this process, moving from a 5% buffer to
20% and of these, West Somerset was cited as one of the three likely to lose their five-year housing land supply as a result. West Somerset’s delivery test score
is cited as 83%, down 47% from 2018’s score and with a land supply position with a 20% buffer of 4.9. For more information please refer to the following link:
https://www.planningresource.co.uk/article/1675408/councils-set-lose-five-year-housing-land-supply-due-delivery-test.
It is noted however that these figures do not take into account the new Council’s combined figures, with Taunton Deane traditionally having a healthy land supply
(quoted as 6.87 in the March 2019 SHLAA). However, this process does highlight the unpredictable nature of housing delivery and as such Council’s should be
looking to reinforce their housing land supply even if it exceeds five years, otherwise they may fall foul to the housing delivery test with an increased buffer and
supply requirement, making them prone to challenge via appeals.
In addition, there is a need for Council’s to ensure that they include a wide range of types and sizes of sites in their land supply. Somerset West and Taunton
Council’s need for affordable housing is reinforced within the Issues and Options document itself, where it is outlined as a key priority for the Council. A higher
housing requirement figure would, if supported by sufficient policy guidance, could be used to address the range of housing sites available within the area.
We understand the representations prepared by the Homes Builders Federation will pick up on the above issues in more detail and we will therefore endorse their
analysis and representations.

Question 3b: How should we proactively plan for Gypsy, Traveller and Travelling Showpeople pitches?
Please provide reasons for your answers (200 words max):

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?
Not Answered
Please provide reasons for your answers (200 words max):

Question 3d: How should we provide for custom self-build plots? Should we:
Please provide reasons for your answers (200 words max):

Question 3e: Do you have any comments on these policy approaches?

Please provide comments (250 words max):

5. A prosperous economy
Question 4a: Should we ensure the growth of our local economy through an increase in the proportion of higher value jobs (with limited
increase of jobs overall) or through a significant increase in the number of jobs?
Not Answered
Please provide reasons for your answers (200 words max):

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?
Allow the loss of specific sites for alternative uses – with a low flex bility buffer (i.e. more sites lost); or
Please provide reasons for your answers (200 words max):
We support elements or a combination of each points set out within ii-iv of Option 4b, in providing a greater degree of flex bility and pragmatism in consideration
to employment sites. These ‘options’ respond positively to Paragraph 120 of the NPPF which states:
“Planning policies and decisions need to reflect changes in the demand for land. They should be informed by regular reviews of both the land allocated for
development in plans, and of land availability. Where the local planning authority considers there to be no reasonable prospect of an application coming forward
for the use allocated in a plan:
a) they should, as part of plan updates, reallocate the land for a more deliverable use that can help to address identified needs (or, if appropriate, deallocate a site
which is undeveloped); and
b) in the interim, prior to updating the plan, applications for alternative uses on the land should be supported, where the proposed use would contr bute to meeting
an unmet need for development in the area.”
Page 28 of the ‘Issues and Options’ document, recognises that Somerset West and Taunton Council has too much new land allocated for employment compared
to demand and as such allocated sites require a review. We note that the proposed site review will include an Economic Development (Prosperity) Strategy, we
would expect this review to include specialist commercial advice to ensure that the exercise is reflective of market conditions. St Modwen would be very happy to
provide any further market information in relation to the E1 site to justify its reallocation for residential development.
A footnote within the ‘Issues and Options’ document confirms that the oversupply of employment land was confirmed through Section 5.5 of the ‘Employment,
Retail and Leisure Study’ produced by Peter Brett Associates along with the former West Somerset and Taunton Deane Councils. This is the principal evidence
base for employment need within the emerging Local Plan. The JLL Employment Review document attached at Appendix 2 reflects in more detail to this evidence
base as detailed below. However, the key conclusions and recommendations of PBA includethose as follows:
• Quantitatively, there is too much allocated employment land
• To reduce the quantum through the Local Plan review process
• To potentially reduce the quantum by half
• To remove those sites which are undeliverable
• Retained sites should be a minimum of 3ha to provide a critical mass for development purposes
On this basis, it is anticipated that through the Local Plan Review process, a significant number of sites should be deallocated, with the principal consideration
being the marketability of each site.
In this case, SMDL has been marketing the site for an employment use for in excess of five years. This marketing campaign has been active, comprehensive and
sustained, involving well established local agents, Humberts and Alder King. Despite this considerable marketing window, no formal offers have been received
and interest has been limited. An independent review undertaken by JLL of the marketing process consideration as to why the site has not been developed for
employment uses is attached at appendix 2. It is considered that this is due to the following principal reasons:
• The site’s relative inaccess bility to the motorway and strategic road network compared to competing sites
• The site lacks prominence, a particular requirement for local trade occupiers.
• The site is close to residential development which is perceived as a constraint by modern operators
As such, it should be concluded that this site is not attractive to the market and has no realistic prospect of coming forward for development. Given the overall
context of a significant imbalance of supply over demand, we conclude and recommend that the subject site is de-allocated and considered positively for
alternative uses, in line with NPPF guidance.

Question 4c: Do you have any comments on these policy approaches?
Please provide comments (250 words max):

Office use
……………………
……………………
STRATEGIC HOUSING & EMPLOYMENT LAND AVAILABILITY
ASSESSMENTS - SITE SUBMISSION FORM
Somerset West and Taunton Council review their Strategic Housing Land Availability
Assessments (SHLAA) annually and their Employment Land Reviews periodically. This
form should identify sites which will be considered by the Councils for their suitability for
housing and/or employment for the period to 2032. Brownfield sites submitted may also
be included in future brownfield registers.
Please use a separate form for each site and complete the form to the best of your knowledge.
Please include a 1:1250 or 1:2500 ordnance survey map showing the exact site location and
boundary, otherwise the form will be returned to sender.
Sites submitted to Somerset West and Taunton Council through this process will be in
the public domain and the information submitted will not be treated as confidential.
Contact
Information

Your Details

Agent Details (if applicable)

Where provided, we will use your Agent’s details as our primary contact

Name:

St Modwen Developments Ltd

Position:

c/o agent

Pete Stockall
Director

Organisation:

Avison Young

Address:

St Catherine's Court
Berkeley Place
Bristol
BS8 1BQ

Phone:

0117 9885202

Email:

Peter.stockall@avisonyoung.com

1. Site Information
Site address: Land at Langford Mead, Norton Fitzwarren, Taunton.

OS Grid reference: E: 320467.7
Site area: 3.19 hectares

N: 125727.78

OS: ST204257 NGR: ST2025NW

What is your interest in the land? (e.g. landowner, potential developer)
St Modwen Developments Ltd are landowner and master developer for the wider Langford Mead site.

2. Site Description
Previous use: MoD Depot/Cash and Carry
Existing use: Vacant cleared site
Is the site considered to be: Brownfield Y
Proposed use: Industrial
Space Offices
Leisure (built form)
Retail

Greenfield
Open
Residential
Gypsy & Traveller
Self or Custom

Y

Build Site description, including any relevant planning history:
The site is previously developed and includes the plot which was formally occupied by Booker Cash and Carry.
The parcel of land also includes an element of planning consent (25/12/0032) at Langford Mead, forming plots
identified as parcel E1 within the outline application masterplan.

3. Timescales
When will the site be available to commence development?

Likely timeframe (in years) for completion once commenced:

0-5 yrs Y
11-15 yrs

6-10 yrs
16-20 yrs

2 Years

4. Site Details
Access to an adopted highway (please describe):
Yes, the site is readily accessed from new estate roads serving wider Langford Mead development now built, which
link onto Silk Mills Road

Vegetation on the site (e.g. trees, hedgerows):
No vegetation constraints to development

Hydrological features (e.g. streams, watercourses):
No features on site

Other on-site features (e.g. particular landscape features, existing buildings, etc.):
No features of interest. Site is cleared from former buildings.

Are you aware if there are any site contamination issues?

Yes

Y

No

If yes, please give details:
No major known contamination issues, but site was formerly occupied by storage/industrial buildings which were
cleared to facilitate wider Langford Mead development now built for residential and commercial space, which
demonstrates that this does not preclude development on site.

5. Site Accessibility
Within which settlement is the site located? Taunton (Norton Fitzwarren)
If the site is in a more rural location, name the nearest settlement:
Is the settlement served by public transport?
If yes, how frequent is this service?

Yes

Y

No

Binden Road bus stop (off Silk Mills Road A3065) every 1-2 hours and Yarlington Close bus stop adjacent to site
on B3227 Norton Fitzwarren to centre of Taunton is every 30 minutes on Somerset Bus no. 25

What key services/community facilities does this settlement
have? (e.g. a shop, pub, village hall, doctor surgery)
All community services required are within relatively close proximity to the site.

Distance from the settlement centre:
Within walking distance to Norton Fitzwarren centre

Does the site have access to utility services? (e.g. gas, electricity, water, sewerage)
Yes, all utilities available and upgraded as a result of new development on wider site.

Are you aware of any restrictive covenants within or adjacent to the site? No.

Does the site require the acquisition of any 3rd party land to provide access to an
adopted highway? No.

6. Potential Yield
How many units can the site accommodate?
Approximately 111 units (assuming 35dph)

Signed: Avison Young (UK) Limited

Please return this form, along with a site plan to:
Email:

strategy@somersetwestandtaunton.gov.uk

Post:

Planning Policy
Somerset West and Taunton
Council PO Box 866
Taunton
TA1 9GS

Date: 09/03/2020

