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Dear Sir/Madam
Please see the attached representations submitted on behalf of our clients Tarmac. Submitted
alongside these representations is a vision document prepared by Stride Treglown which illustrates
the potential redevelopment principles for their property.
I would be grateful if you could confirm you have received this email and the attached documents for
our records.   
Please be aware that we will shortly be submitting separate representations on behalf of other clients
and those should be considered separately from the attached.

Ed Mannings
Planner
Bristol

Direct: +44 (0)117 3327917
ed.mannings@stantec.com

The content of this email is the confidential property of Stantec and should not be copied, modified, retransmitted, or used for any purpose except with Stantec's
written authorization. If you are not the intended recipient, please delete all copies and notify us immediately.
Please consider the environment before printing this email.

Disclaimer: The content of this email is the confidential property of Stantec and should not be copied, modified, retransmitted, or
used for any purpose except with Stantec's written authorization. If you are not the intended recipient, please delete all copies and
notify us immediately. This communication may come from a variety of legal entities within or associated with the Stantec group. For
a full list of details for these entities please see our website at www.stantec.com. Where business communications relate to the
Stantec UK Limited entity, the registered office is Kingsmead Business Park, London Road, High Wycombe, Buckinghamshire HP11
1JU Tel: 01494 526240 and the company is registered in England as registration number 01188070.

Thornfalcon Works, Henlade
Somerset West and Taunton Local Plan Consultation (REG 18)

On behalf of Tarmac

Project Ref: 47124/001 | Rev: AA | Date: March 2020
Registered Office: Buckingham Court Kingsmead Business Park, London Road, High Wycombe, Buckinghamshire, HP11 1JU

Somerset West and Taunton Local Plan Consultation (REG 18)
Thornfalcon Works

Document Control Sheet
Project Name: Thornfalcon Works
Project Ref: 47124
Report Title: Somerset West and Taunton Local Plan Consultation (REG 18)
Doc Ref: A
Date: March 2020

Name

Position

Signature

Date

Prepared by:

Ed Mannings

Planner

EM

March 2020

Reviewed by:

Mary Crew

Associate

MC

March 2020

Approved by:

Bernard Greep

Director

BG

March 2020

For and on behalf of Stantec UK Limited

Revision

Date

Description

Prepared

Reviewed

Approved

A

March
2020

Draft

EM

MC

BG

This report has been prepared by Stantec UK Limited (‘Stantec’) on behalf of its client to whom this
report is addressed (‘Client’) in connection with the project described in this report and takes into
account the Client's particular instructions and requirements. This report was prepared in accordance
with the professional services appointment under which Stantec was appointed by its Client. This
report is not intended for and should not be relied on by any third party (i.e. parties other than the
Client). Stantec accepts no duty or responsibility (including in negligence) to any party other than the
Client and disclaims all liability of any nature whatsoever to any such party in respect of this report.
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1

Introduction

1.1

Background

1.1.1

Stantec is instructed by Tarmac to submit representations to Somerset West and Taunton
Council (SWTC) in relation to this Issues and Options Local Plan consultation. These
comments are made on behalf of Tarmac in its capacity as landowner of the Thornfalcon
Works in Henlade.

1.1.2

The Thornfalcon Works site covers approximately 12 hectares and was constructed for the
primary use of manufacturing reinforced concrete products. The Works has seen a marked
reduction in operations since its peak when it supported the employment of approximately 180
people. Now only a small proportion of the site is still in active use. The Works only employs
seven full time equivalent workers with an approximate further 20 workers also on-site
associated with short-term lease agreements.

1.1.3

The reduction in operations over time and the overall size of the site means Tarmac is looking
to establish its options for the potential long-term future of Thornfalcon Works. the company
has entered the details of the Works within the 2019 Call for Sites process, confirming that the
site is available for residential led mixed-use development and that Tarmac wishes to engage
with SWTC and the Local Plan process to help establish sustainable future options for the site.

1.1.4

A Vision document is provided alongside these representations and is the starting point for
conversations for the potential long-term redevelopment of the Thornfalcon Works and the
potential for associated placemaking opportunities at Ruishton and Thornfalcon.
Structure of these Representations

1.1.5

1.1.6

These representations address the following questions laid out in the Issues and Options
consultation paper:


Plan Objectives



Option 1C: Policy Approach Towards Carbon Neutrality



Option 3A: Providing the Right Amount of New Homes



Option 2A: Settlement Hierarchy



Option 2C: Housing Distribution



Option 2B: Associated Settlements



Option 4B: Making Better Use of Employment Sites

For ease of reference, a summary is included in Section 3.
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2

Representations

2.1

Plan Objectives and Options Question 1C: Policy Approach

2.1.1

As Tarmac’s planning agent, we are generally supportive the policy direction of the emerging
Local Plan. However, to achieve the intended long-term outcomes, the Local Plan will need to
form a coherent strategy, which to date has only been touched on in part through the
published Sustainability Appraisal and topic papers.

2.1.2

Principles and recommendations on how to refine the proposed policy approach are discussed
in detail throughout these representations, however the desired outcomes can be summarised
as follows:


Effective recognition that settlements in Taunton Deane perform a different role to the
settlements in Somerset West and these differences should be reflected in a realistic and
sustainable modal for future growth, including:
o

Recognition of population and labour trends and latest travel to work patterns between
the two former authority areas to optimise the opportunity for sustainable growth in
and around Taunton and dissuade sole reliance on the motor car (1C/1).

o

Recognition of the differing existing and potential levels of public transport across the
new local authority area (1C/1 and 1C/3).

o

Encouragement of a positive strategy for housing growth beyond the current Standard
Method, focused in areas of recent or emerging employment, service and
infrastructure growth, to create a coordinated approach to economic growth and
placemaking within the plan period (1C/1).

o

Recognition of the future role of small and medium-sized settlements around Taunton
that benefit from existing and planned infrastructure improvements, which could lead
to neighbourhood scale-sustainability improvements, including the support for new
and existing local services (1C/3).



The potential for a qualitive shift in employment provision in response to existing demand
which is enabled through Local Plan Policy (1C/3).



A mixed approach to land allocations (land release and new opportunities) and settlement
boundaries rooted in the overarching objectives of the Local Plan and market demand.

2.1.3

The approach outlined above would align with the proposed objectives 2,4,5,6 and 9 and
reflect a plan-led approach if supported by appropriate positive planning policy wording.

2.2

Options Question 3A: Providing the Right Number of New Homes
Option 1. Using the Standard Method for Calculating Housing Need

2.2.1

1

The current starting point for calculating housing need for the apportioning of housing growth
within the new plan period is rightly identified as the Standard Method for Housing Need1. The
consultation paper suggests a level of 702 dwellings per annum.

PPG, Paragraph: 004 Reference ID: 2a-004-20190220. Revision date: 20 02 2019.
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2.2.2

We have run a separate version of the calculation below for both former authorities to
calculate a final figure in the Local Plan.
Taunton

2.2.3

In accordance with the current Standard Method, the 2014-based household projections (by
district) are the basis for the calculation of housing need. The household projections for the
base year of 2020 are 51,868. The annual figure should be derived from the projected change
in any ten-year period starting from the base date. The household projections for 2030 are
56,587, establishing a projected difference of 4,719 households in the ten-year period (472
dwellings per annum).

2.2.4

The standard method aims to increase the supply of housing in those areas which are least
affordable by applying an adjustment factor based on the ratio of median average wages
against median house prices in a relevant district. In 20182, median house prices in Taunton
Deane were 8.53 times median average wages. Using step two of the standard method
((8.53-4)/4*0.25+1), the adjustment factor in Taunton Deane is currently 1.2831. This
produces a minimum housing figure of 606 dwellings per annum for Taunton Deane
(472*1.2831).

2.2.5

It is noted that no cap would apply to housing growth as the minimum housing need figure is
below that previously adopted in the Taunton Deane Core Strategy (912 dwellings per annum
in 2012).
West Somerset

2.2.6

The household projections for the base year of 2020 are 15,895. The annual figure should be
derived from the projected change in any ten-year period starting from the base date. The
household projections for 2030 are 16,729, establishing a projected difference of 6,400
households in the ten-year period (84 dwellings per annum).

2.2.7

The former West Somerset District authority does not have an up to date housing affordability
ratio. Therefore, to calculate the potential affordability adjustment, we have provided a range
considering the following variations based on comparable data:

2.2.8



Affordability ratio set in accordance with Taunton (8.53). This would lead to minimum
annual housing need of 107 dwellings.



Affordability ratio set at the same level as the ratio for lower quartile housing against
lower quartile wages in West Somerset (9.86). This would lead to a minimum annual
housing need of 114 dwellings.



Affordability ratio set in accordance with neighbouring South Somerset (8.19). This would
lead to minimum annual housing need of 105 dwellings.

As all of these variations would lead to a reduced housing need requirement against the
adopted Local Plan which sets a minimum requirement for 182 dwellings per annum, thus no
cap is required. Therefore, the annual minimum housing need for West Somerset is currently
considered to be between 105 and 114 dwellings.

2

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplac
ebasedearningslowerquartileandmedian table 5c
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Somerset West and Taunton
2.2.9

Based on the above, we believe the minimum housing need requirement for the plan is
between 711 and 720 dwellings. It is unclear seeing where the disparity between the
suggested figure and the above figure originates as there is currently no housing topic paper
showing how the 702 dwellings per annum figure was calculated. However, this may be due to
using a different base date for the calculation or the assumptions used as the basis of the
affordability ratio for West Somerset. We would not support this approach as it does not
reflect the ambitions of the Local Authority and would not represent positive plan making.

2.2.10 According to our calculations the 20-year plan period should be based around a minimum
figure of between 14,200 and 14,380 dwellings. This represents an uplift of up to 340
dwellings over the whole plan period from the consultation figure. This is fairly modest when
considered against the significantly higher growth targets of both the authorities’ previous
plans and would represent a slow-down in ambitions for growth within the new authority area.
We would not support this approach as it does not reflect the ambitions of the Local Authority
and would not represent positive plan making.
Resilience in Plan Making Process
2.2.11 Notwithstanding this, if a Standard Methodology approach is progressed for the purpose of the
Local Plan, SWTC should consider the following:
a) Provide a topic paper showing the final calculation of housing need, for the
consultation stage of the draft Local Plan.
b) Be aware that the Standard Method is expected to be revised this year with the
release of new national household projections expected in the summer. The
reworking of the Standard Method is likely to increase housing need requirements to
align with the government’s target of building 300,000 homes a year by 2025.
c) Be aware that if the revised Standard Method is applied at the time of draft plan
going to examination, the current calculation figure will no longer apply.
2.2.12 Due to the above points, we suggest that if SWTC is minded to use the Standard Method, the
draft plan should accommodate for a target which is over and above the current Standard
Method housing figure to provide resilience through the plan making process.
Option 2. Planning for more Ambitious Growth
2.2.13 Currently the Standard Method for calculating housing need for the new Local Plan would
reflect a significant change in direction for growth from the current Taunton Deane Core
Strategy and the West Somerset Local Plan. Aligning growth to the current Standard Method,
would see a reduction in the housing requirement for the authority of up to 392 dwellings a
year from adoption of the new plan.
2.2.14 Given the extent of this reduction and disparity with both past growth and the current
ambitions of the Heart of the South West Local Enterprise Partnership, we support SWTC’s
suggested approach of providing a robust assessment to calculate an alternative housing
need figure as presented in Option 3a(ii). This assessment should be published as part of the
next consultation on the draft Local Plan.

2.3

Options Question 2A: Settlement Hierarchy and 2C: Housing Distribution

2.3.1

The proposed settlement hierarchy and housing strategy has been produced through testing
the two separate former districts’ policies against each other and then the potential objectives
of the plan which have also been subjected to options testing in the initial sustainability
appraisal. Although this approach is logical considering the combining of the two authority
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areas, it leaves gaps in providing an up to date assessment of a single strategic authority
area.
2.3.2

The limitations of the existing evidence in the topic paper are acknowledged in the Housing
Strategy Topic Paper itself (see pg.3 and pg.27), which lists the following variables and factors
that have not been considered, but will need to be, before defining a final settlement hierarchy:
a) Up-to-date population and household estimates and projections.
b) A scale of new dwellings required in the new Local Plan review period to 2040.
c) Housing delivery rates, completion data and other housing market assessment data.
d) Up-to-date housing needs assessment / objective assessment of need.
e) Up-to-date strategic housing land availability (land supply) data.
f)

Travel time to next tier of settlement for residents to access a greater / higher level of
services and facilities.

g) Carbon and other emissions arising from transport.
h) Retail offer and vacancy rates.
i)

Employment land and premises (economic) offer.

j)

Travel-to-work areas / functional economic areas.

k) Infrastructure (transport accessibility and connectivity).
l)

Public transport services.

m) Sports, leisure and recreation services and facilities.
n) Education offer.
o) Green infrastructure network.
p) Arts and cultural offer.
q) Health services and facilities available.
r)

Environmental protections, opportunities and constraints.

s) Heritage assets and the historic environment.
2.3.3

We are sure this work will be undertaken and are pleased that this consultation will help inform
future policy direction. However, in the interim, the settlement hierarchy is not reflective of a
full assessment of the current baseline condition of existing settlements and the strategic,
local and neighbourhood inter-relationships between settlements. It also does not reflect the
constraints across the district which mean (at present) using it as a baseline for the distribution
of housing is challenging.

2.3.4

This is particularly the case with the number of villages (31) and rural minor rural centres (13).
There are clear variations and exceptional cases which will need to be considered in future
draft plans, particularly those settlements closest to Taunton Deane where there is the
opportunity for sustainable linkages. Within these settlements, the approach could be to
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allocate individual sites within these settlements associated with the growth of Taunton, as
exceptions, or to raise such settlements upwards within the settlement hierarchy.
2.3.5

An alternate approach could be to remove villages from tier 6 which are unlikely to support
future growth as these settlements would then automatically be considered as tier 7
settlements. If the current approach is geared to deliver growth in all of these locations, it may
mean dispersal to too many settlements rather than focused growth in the most sustainable
locations for new homes.
The Strategic Role of Taunton

2.3.6

The Housing Strategy Topic Paper rightly identifies Taunton as the main focus for residential
growth within the plan area in line with its position in the existing Taunton Deane Core
Strategy. Taunton is and will be the focus of future employment growth and residential
housing demand due to its existing services and strategic rail and road connections which are
unique within the context of SWT.

2.3.7

The wider strategic role of Taunton relative to other settlement in SWT is demonstrated in the
latest travel to work patterns as well as migration statistics in the most recent Strategic
Housing Market Assessments (SHMAs). Travel to work patterns derived from the latest
census show that more than double the number of workers travel into Taunton from the whole
of West Somerset compared to those who travel in the opposite direction out of the former
Taunton Deane authority3. While census data will be reviewed next year in 2021, there have
been no obvious disrupters to this trend. Existing inwards migration trends are also anticipated
to be further magnified by the delivery of Nexus 25 scheduled to go to market this year and
potentially result in the provision of 3,500 new jobs just east of the M5 at Taunton.

2.3.8

Due to the greater services and transport infrastructure in and around Taunton it is also the
focus for homes of those who commute to and from other employment centres outside of the
district. This is particularly the case with Sedgemoor (Bridgwater) via Taunton Railway Station
and Junction 25 of the M5, and South Somerset (Illminster, Yeovil and Chard) via the A358
and A303. While these local authority areas will seek to provide their own housing to meet
identified housing needs, it should be acknowledged that there will always be an element of
choice which will include commuting by electric/motor cars. Looking forward into the new plan
period, future pressures could include:

2.3.9



32 hectares of new employment space at Notaro Park, east of Junction 24 to include B1,
B2 and B8 uses as well as a potential motorway service area, and supporting ancillary
uses including a hotel and commercial centre.



90 hectares of new employment space at Gravity (formerly Huntspill Energy Park) to the
east of junction 23 of the M5.



12.5 hectares of new employment land at Somerset Bridge, including B1, B2 and B8
uses.

The results of the most recent Housing Delivery Test (2019) suggest that, among other things,
development in and around Taunton may be more viable than in West Somerset. West
Somerset has only delivered 80% of its forecast housing delivery for the last three years,
whereas, in the same time period, Taunton Deane delivered 150% of its forecast delivery.
Over the same time period, the ratio of average earnings to average house price has
continued to rise in Taunton Deane year on year, suggesting there is potential existing pent up
demand before any consideration of future employment delivery.

2.3.10 We agree that to deliver a realistic and positive strategy across the local authority area, SWTC
should concentrate on opportunities to maximise housing development both in and around
3

Available from ONS 2011, UCL, DataShine: https://commute.datashine.org.uk/
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Taunton. An appropriate approach would be to prioritise new opportunities for people to live
close to where they work where, and where sustainable transport linkages already exist/are
planned. This includes consideration of existing connectivity to the M5 and A358 which
provide the main connections in and out of Taunton from Sedgemoor and South Somerset.
Such an approach is not a dissimilar to that within Taunton Deane’s current adopted Core
Strategy. The difference being that now there is a further opportunity, under a single unitary
authority, whereby Taunton can take an elevated amount of growth from smaller settlements
in West Somerset relative to its greater service and employment function.
2.3.11 We believe that such an opportunity exists at the Thornfalcon Works. The site is within the
Ruishton and Thornfalcon Neighbourhood Plan area which also includes the Nexus 25
employment site and the Taunton Park and Ride, both of which are approximately 20 minutes’
walk from the site and connected by existing bus routes less than 400m from the site.
Ruishton and Thornfalcon is scheduled to benefit greatly from the planned duelling and rerouting of the A358 which will remove existing commuter traffic from Henlade’s main road,
allowing the opportunity for neighbourhood level reorientation towards bus and active travel in
Henlade and Ruishton as well as enhancement of existing connections to Taunton town
centre.
Rural Centres and Villages
2.3.12 The current hierarchy includes three different levels of rural centre which sit above tier 6
villages. The logic behind categorisation is not clearly stated in the housing topic paper.
However, it would appear to be driven by a first attempt to amalgamate the role of villages in
the adopted Somerset West Core Strategy with the role of villages in the Taunton Deane Core
Strategy.
2.3.13 Although the categorisation of the majority of settlements is not disputed and reflects the
current general role and function of places within their surrounding local context, it is not clear
whether it is suitable for reflecting the future role and function of different settlements and their
individual level of economic growth pressures. This is particularly the case for Villages and
Minor Rural Centres where some settlements may be more far suitable than others for
sustainable growth due to their proximity to strategic infrastructure and employment
opportunities.
2.3.14 To put this in context, the Standard Method suggests that the minimum housing requirement
within Taunton Deane should represent around 83% of future provision within the overall Plan
area. This is rightfully steered towards Taunton and Wellington as the main centres for growth
in the local authority area. However, this proportioning of growth should also be reflected in
the allocation of housing to “rural centres” and “villages” where there are opportunities for
sustainable development, including linkages to Taunton and other major employment sites.
2.3.15 This should be part of a broader strategic approach which enables for some high-density
brownfield infill development in Taunton Town Centre, but avoids inflexible reliance on such
development alongside the existing strategic extensions at Taunton. The strategy should also
recognise appropriate settlement-based policies which establish opportunities for sustainable
growth around Taunton. We suggest that these policies could include small or medium sized
allocations in locations around Taunton where linkages exist, such as in the case of Ruishton
and Henlade. These settlements link directly into Taunton and are well placed to fulfil some of
its growth and are also strategically positioned at the M5 and A385, meaning they are typically
more sustainable and viable locations for new homes than other settlements which are less
well connected to the strategic transport network.
2.3.16 Henlade also benefits from its close proximity to Taunton and its associated service
infrastructure and employment opportunities (including Blackbrook Business Park, Nexus 25
and 2 GP practices within 2.5km). The Thornfalcon Works itself benefits from existing
proximity to neighbourhood services, including a primary school (1.4km), post
office/convenience store (0.3km), village hall (1.7km), pub (1.8km) and church (1.9km). The
redevelopment of the Works aligned with the improvement works to the A358 would provide
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the opportunity to increase connectivity to such services and help support their continued
viability.
2.3.17 Using the Standard Method as a guide, the remainder of housing provision (around 17%)
would be located in Somerset West, the majority of which would be located at Williton and
Watchet as the locations closest to employment growth. A limited amount of growth is
apportioned to villages and other settlements which have limited access to the strategic
transport network and employment opportunities and have a generally lower working age
population (ONS, 2018).
Reliance on Existing Allocations and Commitments
2.3.18 Page 23 of the consultation document states that SWTC has existing commitments of 6,177
dwellings and a further 7,911 dwellings identified as “deliverable” on top of this figure. While
reference is given to the Taunton Deane Housing and Employment Land Availability Report
2019 and the West Somerset Housing Land Availability Report 2019, these documents do not
break down the nature of commitments (full and outline) or provide details on the dates in
which permissions were granted. The document also does not provide any evidence on why
sites without planning permission are being deemed as deliverable.
2.3.19 The definition of deliverable was updated within the last revision of the NPPF in 2019 and it
may be that some of these sites would no longer qualify under this term. We suggest that if
such sites are going to be included within the shorter-term supply in the plan, additional
appropriate evidence of their deliverability should be included as part of the evidence work
supporting the new Local Plan.

2.4

Options Question 2B: Associated Settlements

2.4.1

We support the recognition that some settlements have a shared role and function. Henlade
and Ruishton is a clear example at the village scale. The settlements share facilities which
include a post office, school and village hall and are the main focus of Ruishton and
Thornfalcon Neighbourhood Plan Area which covers both settlements.

2.4.2

In the case of Ruishton and Henlade, there is the opportunity within the plan to recognise the
joint role of these settlements. This could help enable the opportunity brought by the planned
A358 improvements and winding down of the Thornfalcon Works to redevelop the site for
viable uses while providing broader social benefits delivering housing growth for these
settlements over the plan period.

2.5

Options Question 4B: Making Better Use of Employment Sites

2.5.1

The Employment, Retail and Leisure Study 4 (ELRS) which is included in the current evidence
base states that the authority area as a whole currently has an oversupply of 36.6ha of
industrial land for the period between 2016 and 2032, the majority of which (36.1ha) is located
in Taunton Deane.

2.5.2

We support the use of the Local Plan Review as the most suitable mechanism to review and
release excess employment land for viable uses. We support the proposed approaches of
options 4b(i) and 4b(ii) in the options document for a proactive release of specific sites as a
part of the review process.

2.5.3

We believe that the Thornfalcon Works is one of the specific sites which is appropriate for
such release. The ELRS highlights that market conditions mean that even when industrial
sites are available and there is a demand, these sites have not been absorbed by the market
as they are not seen as a viable investment, in particular existing sites where they would

4

PBA, 2018. Available from: https://www.somersetwestandtaunton.gov.uk/media/1112/employment-retail-andleisure-study.pdf
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require demolition and redevelopment due to the increased abnormal costs often associated
with redevelopment of brownfield sites. This is the case with the Thornfalcon Works, where
the industrial sheds present would not be suitable for long long-term leases due to the
condition of the existing buildings.
2.5.4

Whilst some of the remaining part of the Works is still in use, this is limited to a small part of
the site supporting Tarmac’s own manufacturing operations, and the leasing of small
temporary units on a short term lease to provide Tarmac with some interim income from the
Works. Neither of these provide a viable long-term future for the Tarmac site, and neither are
utilising the industrial structures at the site.

2.5.5

If the site was to be redeveloped for industrial uses, the existing industrial sheds would need
to be demolished and new units erected. The site is 5 minutes’ drive from the Nexus 25
employment site, which is due to go to market this year. Investors would therefore have the
choice between a prepared site with direct access from Junction 25 of the M5, or our client’s
constrained site.

2.5.6

Large-scale industrial provision which is not accommodated by Nexus 25 would equally not be
well suited to the Thornfalcon site because of its proximity to residential property and the
landscape impact of such large structures on the surrounding countryside. Taunton historically
does not attract such operators in any case, with a far stronger market typically being to
further north along the M5 towards Bridgwater and Bristol.

2.5.7

We therefore suggest that the land should be allocated within the Local Plan for an alternative
viable use. To achieve the successful redevelopment of the site, we believe these uses should
be residential led with the potential for accompanying smaller scale employment suitable for
small or medium size enterprises or a community building. Developing the site to the
timescales of the planned A358 improvements would provide an approach for planned
sustainable growth at Taunton, support existing neighbourhood services in Henlade and
Ruishton, and the creation of new open space and linkages within Ruishton and Thornfalcon
Neighbourhood Plan Area.

J:\47124 Tarmac, Henlade\7. Technical\Planning\03. Regulation 18 Documents\Final\01 - SWT Reg 18
Henlade.docx
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Somerset West and Taunton Local Plan Consultation (REG 18)
Thornfalcon Works

3

Summary
Option
Question/Topic

Summary
•

3A: The right
amount of new
homes

•
•

•

2A: Settlement
Hierarchy

•

•

2C: Housing
Distribution

•

•
2B: Associated
Settlements

•
•
•

4B: Making Better
Use of
Employment Sites

•
•

Support the suggested use of a full housing needs assessment (beyond
the Standard Method) to establish the number of new homes (option 3a ii).
Standard Method calculation or housing needs assessment report should
be published as part of the next consultation.
If the Standard Method is used, a buffer should be used to protect the plan
from expected changes in the method this year to uplift housing delivery
nationally to 300,000 homes a year by 2025.
Further work is required to refine the settlements beyond the top tiers.
There are too many settlements included in the hierarchy, leading to over
dispersal at the lower levels rather than enabling distribution to the most
sustainable locations for new homes.
Some West Somerset settlements have an important community/service
role, but due to their isolated nature it does not mean they have the same
opportunity for growth as settlements in and around Taunton which have
strong links to public transport and the strategic road network. This should
be reflected in the hierarchy if it is to be the baseline for future housing
growth, or, if not, in the pattern for housing distribution.
Growth should be directed towards Taunton, including development in
villages with good access to facilities/ connections to Taunton and the
strategic road network.
Henlade and Ruishton have the potential to support top tier housing
growth due to the immediate proximity to Taunton and the Taunton Park
and Ride. This could be achieved through realising the opportunity to
redevelop the Thornfalcon Works to align with the timescales for planned
improvements to the A358.
Support associating settlements where there are clear ties and shared
roles/facilities.
Ruishton and Henlade are a good example where there are shared
facilities and there is a joint neighbourhood plan group.
Support options 4b(i) and 4b(ii) for the release of specific excess
employment sites through the Local Plan Review Process.
Tarmac has significantly reduced operations at the Thornfalcon Works,
and the existing industrial buildings would not be viable for future longterm leases.
The site would not be attractive to the Taunton market for the purpose of
industrial redevelopment due to abnormal costs and the availability of
other more attractive sites.
To support the site coming into long term viable use, it should be allocated
instead for residential led mixed uses with the potential to include smaller
employment space targeted towards and small and medium size
enterprises.

J:\47124 Tarmac, Henlade\7. Technical\Planning\03. Regulation 18 Documents\Final\01 - SWT Reg 18
Henlade.docx
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1.0
Introduction
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Above: Wider Connections Diagram

A Vision for Henlade

This Vision for the Thornfalcon Works site in Henlade
includes an assessment of the wider context surrounding
Henlade, an analysis of the on-site features and immediate
context around the Thornfalcon Works site, and explores
potential opportunities for high quality placemaking and
benefits to the local community of Henlade. This approach
then leads towards an initial concept masterplan vision with
key ethos themes for Henlade and the Thornfalcon Works
site.
This Vision document accompanies representations made
by Tarmac, the landowners of the Thornfalcon Works site,
to Somerset West and Taunton Council (SWTC) in relation
to the Local Plan consultation.
The redevelopment of the site provides an exciting
opportunity for high quality placemaking and community
assets that benefit the existing local community living in
Henlade village.

There are opportunities to open up previously closed and/
or new pedestrian connections between Henlade, the site,
and through to existing Public Rights of Way that open
up more direct routes to countryside walks for Henlade
residents away from the A358.
The creation of a community garden that includes a new
orchard and informal play area with pedestrian access that
leads from the centre of Henlade will be a community asset
for all.
A new dedicated play area at the heart of the new
development would benefit the residents of Henlade.
A new landscaped ‘spine’ that leads up through the site
would follow the route of the former Taunton and Chard
Branch railway line. This will reinstate some reference to
the location of the historic railway route, evidence of which
has since been lost from the village. This ‘spine’ will include

high quality landscaping and planting that will act like
the ‘branch of a tree’ opening up the different parts of the
redeveloped site. A public trim trail could be included that
connects between Henlade and the wider countryside.
Existing trees and landscaping will generally be retained
and enhanced with perimeter boundary planting reinforced
to further screen the development.
The Thornfalcon Works site provides an exciting opportunity
to bring forward a sustainable residential-led development
providing the opportunity for people to live close to where
they work and where sustainable transport linkages already
exist and are planned.
The site lies within the Ruishton and Thornfalcon
Neighbourhood Plan area which also includes the Nexus
25 employment site and the Taunton Park and Ride.
Ruishton and Thornfalcon will benefit significantly from

4

the planned duelling and re-routing of the A358 which
will remove existing commuter traffic from Henlade’s main
road, allowing the opportunity for neighbourhood level
reorientation towards bus and active travel in Henlade and
Ruishton as well as enhancement of existing connections to
Taunton town centre.
The site benefits from existing proximity to neighbourhood
services, including a post office /convenience store in
Henlade, and a primary school, village hall, pub and
church in neighbouring Ruishton. The redevelopment of
the site aligned with the improvement works to the A358
provides the opportunity to increase connectivity to such
services and help support their continued viability.
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5

Vision for the Thornfalcon Works, Henlade

2.0

LINE OF FORMER
TAUNTON AND CHARD
BRANCH RAILWAY LINE

Site Analysis
Wider context & site specific

WOODLANDS
PRE-SCHOOL

RUISHTON

LIPE LANE

RUISHTON CE VC
PRIMARY SCHOOL

VIEW TOWARDS
SITE FROM PROW

THORNFALCON
WORKS

GLIMPSE VIEWS
FROM LIPE LANE

EXTENT OF NARROW
PAVEMENT ALONG
LIPE LANE

Context Analysis
Existing surroundings

STEARTS LANE
HISTORIC PATH
TO CANAL

LINE OF FORMER
CHARD CANAL

A3

GLIMPSE VIEWS
OUT TOWARDS
HENLADE

58

SERVICE ROAD
CONNECTING WITH
TAUNTON SEWERAGE
TREATMENT WORKS
AT HAM

GRAVELANDS
LANE

This section includes diagrams
that illustrate the findings of
various assessments of the wider
context and site specific features.

EXISTING PUBLIC RIGHT
OF WAY

Key
Existing primary A358 route
Secondary vehicular routes

HENLADE

Existing Public Right of Way

Line of former Taunton & Chard Branch
railway line

8
35

Glimpse view out of site

A

Glimpse view towards site

STOKE ROAD

Key far view
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POST OFFICE
KEY VIEW TO/F
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STOKE HILL

Existing vehicular junction crossing
A358

VIEWS OUT
TOWARDS
SOUTH & EAST
FROM SITE
ENTRANCE

EXISTING ACCESS
JUNCTION
CROSSING A358
DUAL CARRIAGEWAY

GLIMPSE VIEW
FROM THORN LANE

THORN LANE

Line of former Chard Canal
Above: Diagram showing existing surrounding site analysis

Local amenity
Existing bus stops along A358
Existing unsignalled pedestrian
crossing on A358
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EXTENT OF
NARROW
PAVEMENT
ALONG LIPE
LANE

TRAVELLING CRANE

SITE LOW
POINT

APPROXIMATE
SITE HIGH
POINT

LIPE LANE

TRAVELLING CRANE

STEARTS LANE
(OVERGROWN,
ACCESS RIGHTS
TO THE SITE?)

CULVERT
CONNECTING
WATERWAYS

OPEN
WATER
AREA

EMBANKMENT

EMBANKMENT

On-Site Analysis
Existing site features & immediate context

150MM Ø
FOUL SEWAGE
- 3M NO
BUILD ZONE
EITHER SIDE OF
EXISTING FOUL
SEWER

SENSITIVITY OF
NEIGHBOURING
PROPERTIES (IN
YELLOW)
CONTROLLED
SECURITY
ACCESS GATE
PLANTED BUND TO
SCREEN SITE FROM
NEIGHBOURS

Key
Existing primary A358 route

SITE LOW
POINT

OWNER ACCESS
RIGHTS TO FIELD

Existing vehicular junction crossing
A358
Existing Public Right of Way
CONTROLLED ACCESS
TO SERVICE ROAD
CONNECTING WITH
TAUNTON SEWERAGE
TREATMENT WORKS
AT HAM

Site high point

HENLADE

Site low point

A3

58

Existing waterways
Existing culvert connecting waterways
Open water

STOKE ROAD

Sensitivity of neighbouring properties

Embankment

EXISTING ACCESS
JUNCTION CROSSING
A358 DUAL
CARRIAGEWAY

Controlled security access gate
150mm diameter submerged foul
sewage - 3m no build zone either side
Above: Diagram showing existing on-site features
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PUBLIC RIGHT
OF WAY
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3.0
Placemaking Opportunities
Concept Vision
LIPE LANE

THORNFALCON
WORKS

This section includes a number
of diagrams that illustrate
potential opportunities that
could be explored within the
redevelopment of the Thornfalcon
Works site, leading to a proposed
concept masterplan and vision for
Henlade and Thornfalcon Works.

CULVERT
CONNECTING
WATERWAYS
TAUNTON
CARAVAN
SERVICES

GRAVELANDS LANE

SENSITIVITY OF
NEIGHBOURING
PROPERTIES
(IN YELLOW)

OPEN
WATER
AREA

150MM Ø FOUL
SEWER - 3M NO BUILD
ZONE EITHER SIDE OF
EXISTING FOUL SEWER

WESTBOUND
BUS STOP
EASTBOUND
BUS STOP

STOKE ROA
D

HENLADE

POST
OFFICE

A3

58

CONTROLLED ACCESS
TO SERVICE ROAD
CONNECTING WITH
TAUNTON SEWERAGE
TREATMENT WORKS
AT HAM

EXISTING ACCESS
JUNCTION CROSSING
A358 DUAL
CARRIAGEWAY

Retained On-site & Existing Adjacent Features
Post-demolition of existing works buildings
Existing adjacent considerations

Existing retained on-site features

• Post Office

• Vehicular main site entrance access from A358

• Eastbound & westbound bus stops on A358

• Significant culvert connecting waterways

• Service road with controlled security access to Taunton
sewerage treatment works at Ham

• Foul sewer cuts through the site
• Open water areas

• Sensitivity of neighbouring properties on Gravelands Lane
• Planted bund that screens site from neighbours
8

Above: Diagram showing existing retained on-site and adjacent features
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CREATE COUNTRYSIDE
ACCESS WITH NEW PATH
TO PROW (OFFSITE)
LANDSCAPED SPINE WITH
SWALES ALONG THE LINE OF
THE FORMER TAUNTON &
CHARD BRANCH RAILWAY LINE

LIPE LANE

A3

58

HENLADE

PUBLIC RIGHT
OF WAY

A3

STOKE ROA
D

STOKE ROA
D

HENLADE

GRAVELANDS LANE

NEW PEDESTRIAN
& CYCLE ACCESS
POINT

GRAVELANDS LANE

LIPE LANE

OPEN UP STEARTS
LANE FOR PEDESTRIAN
& CYCLE ACCESS
TOWARDS RUISHTON
(OFFSITE)

NEW PEDESTRIAN
& CYCLE ACCESS
POINT

New Connections
Pedestrian & cycle

Above: Potential connections - newly created; upgraded existing; and, opened up previously closed

Landscaped Spine
Central access corridor

58

Above: Diagram showing new landscaped central access spine added to potential connections

• Ensure successful pedestrian and cycle links to connect
existing residents of Henlade with amenity benefits that the
new proposals at Thornfalcon Works will bring.

• Open up pedestrians/cycles access to Thornfalcon
Works from Gravelands Lane into the ‘heart’ of the new
development and the new local amenities.

• Opportunity to introduce central movement spine (vehicular/
pedestrian/cycle) up from retained southern vehicular
acces point towards the countryside access to the north.

• Encourage healthy and effective integration of the
Thornfalcon Works redevelopment with the existing
community of Henlade and Public Rights of Way to
Ruishton, Creech St Michael, cycle link to the Park and
Ride, and the wider countryside beyond.

• New connections through site to Public Rights of Way
would open up more direct routes to countryside walks for
Henlade residents away from the A358.

• Spine follow the route of the former Taunton and Chard
Branch Railway Line. This will reinstate some reference to
the location of the historic railway route, evidence of which
has since been lost from Henlade village.

• Open up previously closed and create new connections.

• Dedicated pedestrian/cycle route to the south away from the
main vehicular site access would benefit new and existing
local residents.

• Will include high quality landscaping and planting, as well
as swales/SuDS that provide attractive amenity as well as
9

functional flood attenuation as required.
• Acts as the ‘branch of the tree’ and forms the ‘heart’,
connecting together the different zones. Encourages
healthy connections and legibility.
• Public activities such as a trim trail could be located along
the spine as one feeds out from Thornfalcon Works
towards further connections with Henlade and the wider
countryside.
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TURN EXISTING
OPEN WATER
AREA INTO A
FEATURE

STRUCTURAL TREES
& LANDSCAPING
TO CENTRAL SPINE

HENLADE

EXISTING
MATURE
VEGETATION
RETAINED &
ENHANCED

LANDSCAPING
ALONG EAST
BOUNDARY

STOKE ROA
D

STOKE ROA
D

A3

EXISTING MATURE
VEGETATION
RETAINED AND
ENHANCED

Above: Diagram showing community & landscape assets

Community & Landscape Assets
Community garden, play area & enhanced vegetation
• New community garden at south west corner could include
space for a new community orchard and informal play.
• New dedicated formal play area at the ‘heart’ of the new
development and crux of pedestrian/cycle access from
Gravelands Lane and the landscaped central spine and
easily accessed by the local community of Henlade.

ADDITIONAL
SMALLER
WETLANDS
CREATED
TO PROVIDE
FLOOD
ATTENUATION

HENLADE

58

COMMUNITY GARDEN EASILY
ACCESSIBLE TO THE LOCAL
COMMUNITY WITH SPACE FOR AN
ORCHARD AND INFORMAL PLAY

WETLANDS CREATED
TO PROVIDE FLOOD
ATTENUATION

TURN EXISTING
OPEN WATER
AREA INTO A
FEATURE

A3

REINFORCE EXISTING
LANDSCAPING
ALONG THE BUND

POTENTIAL TO
OPEN UP EXISTING
CULVERT

GRAVELANDS LANE

GRAVELANDS LANE

SCREEN OFF THE
EXISTING CARAVAN
REPAIR PREMISES
WITH LANDSCAPE
MEASURES

LIPE LANE

LIPE LANE

PLAY AREA AT THE
HEART OF THE SITE
ADJACENT TO A
NEW PEDESTRIAN
ACCESS POINT
OFF GRAVELANDS
LANE

REINFORCE
BOUNDARY
LANDSCAPE TO
SCREEN OFF NEW
DEVELOPMENT

58

Wetlands
Flood attenuation

• New additional areas of landscaping could be introduced
along the east boundary of the site and the central spine
will be planted with new structural trees.
• Existing trees and landscaping will generally be retained
and enhanced. Existing perimeter boundary planting will
be reinforced to further screen the development.

• Reflects the aspiration of the new development to include
important assets for the benefit of all within the local area.

10

Above: Diagram showing potential wetlands added to other opportunities

• Proposed masterplan layout will respond to the findings
and recommendations of a Flood Risk Assessment. Areas
of the site will need to be dedicated to flood attenuation
measures as required.

• New central spine has the potential to accommodate
swales/SuDS that provide attractive amenity within
high quality landscaping, as well as functional flood
attenuation.

• Potential for wetlands areas to be included within the
north east parts of the site. These could be located within
new landscaped areas and provide attractive publicly
accessible amenity areas.

• Existing areas of open water could be enhanced and
remodelled to create attractive water features.

Vision for the Thornfalcon Works, Henlade

GRAVELANDS LANE

LIPE LANE

HENLADE
STOKE ROA
D

A3

58

Above: Diagram showing potential residential zones added to other opportunities

Mixed Use, Residential Led
Accommodation mix
• The remaining areas within the redevelopment will be
dedicated to a variety of potential development plots.
• Zones would be interwoven between the other elements of
the redevelopment of the site and all be accessed off the
potential central spine.

• Mostly residential accommodation plots, although also
opportunity for a non-residential zone: could include small
scale employment and/or a community facility that serves
the local residents of Henlade.

• Scale and mass of accommodation will generally be
in keeping with the height of existing buildings within
Henlade.

• A mix of accommodation types and tenures will be provided.
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Key
Existing vehicular junction crossing A358 retained
Pedestrian-only access
Existing Public Right of Way

LANDSCAPED SPINE WITH SWALES ALONG
THE LINE OF THE FORMER TAUNTON AND
CHARD BRANCH RAILWAY LINE

WWII PILLBOX
CREATE COUNTRYSIDE
ACCESS WITH NEW
PATH LINKING WITH
THE PROW (OFFSITE)

EXTENT OF
NARROW
PAVEMENT
ALONG LIPE
LANE

New pedestrian routes (+ cycle
where indicated)
Green Spine pedestrian and
vehicular access with ‘trim trail’
Possible future new pedestrian
route

OPEN UP STEARTS
LANE FOR PEDESTRIAN
AND CYCLING ACCESS
TOWARDS RUISHTON
(OFFSITE)

PLAY AREA AT THE
HEART OF THE SITE
ADJACENT TO A
NEW PEDESTRIAN
ACCESS POINT OFF
GRAVESEND LANE

Development zone
(mixed use, residential led)
Existing bus stops along A358
REINFORCE
BOUNDARY
LANDSCAPE TO
SCREEN OFF NEW
DEVELOPMENT

Formal play area
Countryside access

TURN THE
EXISTING
OPEN WATER
AREA INTO A
FEATURE

WETLANDS CREATED
TO PROVIDE FLOOD
ATTENUATION

EXISTING
SERVICE ROAD
CONNECTING
WITH TAUNTON
SEWERAGE
TREATMENT WORKS
AT HAM

POTENTIAL TO
OPEN UP EXISTING
CULVERT

Food growing (orchards)
Screening tree planting
Existing vegetation to be
reinforced
NEW PEDESTRIAN
ACCESS POINT

Kick about space

SCREEN OFF EXISTING
CARAVAN REPAIR PREMISES
WITH LANDSCAPE MEASURES

Existing unsignalled pedestrian
crossing on A358
Existing security gate to be
retained

WETLANDS
CREATED
TO PROVIDE
FLOOD
ATTENUATION

GRAVELANDS LANE

REINFORCE EXISTING
LANDSCAPING ALONG
THE BUND

EXISTING
FOUL
SEWAGE NO BUILD
ZONE
CONTROLLED
ACCESS RETAINED

ACCESS STRIP
ALONG OLD
RAILWAY LINE
POTENTIALLY
REQUIRED

EASTBOUND
BUS STOP

HENLADE
POST OFFICE

COMMUNITY GARDEN EASILY ACCESSIBLE
TO THE LOCAL COMMUNITY WITH SPACE
FOR AN ORCHARD AND INFORMAL PLAY

EXISTING ACCESS JUNCTION CROSSING
A358 DUAL CARRIAGEWAY RETAINED AS
SOLE VEHICULAR ACCESS POINT
Above: Proposed Concept Masterplan
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NON-RESIDENTIAL
ZONE WITH POTENTIAL
FOR SMALL SCALE
EMPLOYMENT AND/
OR COMMUNITY
FACILITY
EXISTING MATURE
VEGETATION
RETAINED AND
ENHANCED

PUBLIC RIGHT
OF WAY
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Ethos Themes
Henlade & Thornfalcon Works Vision

1.LANDSCAPE

2.COMMUNITY

A PLACE THAT REFLECTS AND RESPECTS THE
SENSITIVE LANDSCAPE THAT SURROUNDS IT

A PLACE THAT ENCOURAGES THE EXISTING
COMMUNITY OF HENLADE TO THRIVE.

The redevelopment of Thornfalcon Works will
become a place where its modern layout and
character will begin to blend into the landscape
by reinforcing existing trees, along with new tree
planting, and a variety of landscaped formal and
informal amenity areas.

The creation of a new formal play area and
community garden with orchard and informal play
area reflects the aspiration of the new development
to include important assets that will benefit existing
and new residents within the local area.

Thornfalcon Works will be transformed from
being perceived to have a negative impact on the
surrounding environment into a site that responds to
the characteristics of the wider landscape.
New connections with existing Public Rights of Way
will be opened up, not only from within the site, but
also through the site to enhance connections the
village of Henlade has with the wider countryside.

A new zone for a much needed community facility
and/or small scale employment that serves the local
residents of Henlade is a priority. This would be
near the entrance to the site and therefore within
close walking distance from the centre of Henlade.
The play areas, community garden, orchard,
amenity spaces, trim trail and enhanced pedestrian
connections with the wider countryside walks will all
be on the doorstep to the local Henlade residential
community.
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3.WELLBEING

4.SUSTAINABILITY

A PLACE THAT PROMOTES HAPPINESS AND
WELLBEING FOR EVERYONE

A PLACE THAT IS BASED ON HIGH
SUSTAINABILITY ASPIRATIONS

With the considerably reduced traffic volume
expected through Henlade following the proposed
bypass reloction, there is a real opportunity to ‘re-set’
the aspirations of Henlade village towards greater
wellbeing associated with a less car-dominated
lifestyle.

The proposed development would seek to
minimise impact on the site’s ecological value and
explore opportunities to protect and enhance site
biodiversity.

There is the opportunity to create a place that the
existing Henlade community and new residents can
enjoy, with a range of spaces for different types
of activities, including rest, relaxation, exercise
(play spaces and trim trail) and socialising within a
vibrant, healthy and happy place and surroundings.
Small friendly streets and Homezones with shared
roads give pedestrians better quality space that
reduces the importance of vehicles and promotes
a greater sense of ownership, community and
wellbeing.

The redevelopment of the site would create a
distinctive sense of place and a vibrant public
realm which promotes interaction, supports social
cohesion and community development.
Sustainable transportation modes will be promoted
including walking, cycling and keeping single
occupancy private car trips to a minimum.
The proposed buildings will achieve good levels
of daylighting, indoor air quality, thermal comfort,
safety and security. Renewable energy technologies
would be considered and incorporated as
appropriate with an aim to reduce the overall
carbon emissions beyond national building
regulations targets.
The proposals will ensure a clear alignment with the
Taunton Garden Town Vision themes.
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