Land at Brookfield Nurseries, Ruishton
December 2019

Contents
1.0

Introduction

5.0

Can the Vision be Delivered
Is the site available?

About Taylor Wimpey

Is the site suitable?
2.0

Is the development achievable?

Site Context
The Site
Surroundings and Context

6.0

Does the scheme represent sustainable development?
Sustainable Location

3.0

Economic Role

The Opportunity

Social Role

What is the need for housing?

Environmental Role

Why Ruishton?

4.0

Vision
Site Vision
Constraints and Opportunities
The Masterplan

7.0

Summary

1.0
Introduction
This document has been prepared
to demonstrate that the land at
Brookfield Nurseries, Ruishton is
suitable, available and deliverable.
The land is in the control of Taylor
Wimpey UK Limited and a high
quality development scheme can be
delivered at the earliest opportunity.
Taylor Wimpey considers that
the Site should be allocated for
residential development through the
Somerset West and Taunton Local
Plan Review 2040 as it will assist
in meeting local housing needs in a
highly sustainable location.
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The promotional document:
•

Outlines the opportunity presented by the
development of the Site;

•

Sets out the vision for the Site;

•

Demonstrates that the vision for the Site can be
delivered; and,

•

Shows how the scheme represents sustainable
development.
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1.0

About Taylor Wimpey

Each business builds a range of products, from

alike. Taylor Wimpey combines the strengths of

one-bedroom apartments and starter homes to

a national developer with the focus of small local

Taylor Wimpey is a dedicated homebuilding

large detached family homes for every taste and

business units. This creates a unique framework

company with over 137 years’ experience - they

budget and as a result, their property portfolio

of local and national knowledge, supported by

have an unparalleled record in the housebuilding

displays a surprising diversity. The core business of

the financial strength and highest standards of

industry. Taylor Wimpey aim to be the homebuilder

the company is the development of homes for the

corporate governance of a major plc.

of choice for their customers, employees and

open market, although Taylor Wimpey are strongly

shareholders and for the communities in which they

committed to the provision of low-cost social

operate.

housing through predominantly partnerships with

Taylor Wimpey have expertise in land acquisition,

the Local Authorities, Registered Social Landlords

home and community design, urban regeneration

as well as a variety of Government bodies such as

and the development of supporting infrastructure

Homes England.

which improves their customers’ quality of life and

With unrivalled experience of building homes and

adds value to their homes. Taylor Wimpey draw

communities, Taylor Wimpey today continues to

on their experience as a provider of quality homes,

be a dedicated house building company and is at

while setting new standards of customer care in the

the forefront of the industry in build quality, design,

industry. Taylor Wimpey’s 23 regional businesses

health and safety, customer service and satisfaction.

in the UK give their operations significant scale and

Taylor Wimpey is committed to creating and

truly national geographic coverage.

delivering value for our customers and shareholders

Taylor Wimpey Strategic Land, a division of the
UK business, is responsible for the promotion of
future development opportunities, such as this site,
through the planning system. The local business
unit that will, in conjunction with Strategic Land,
carry out housing and related development as part
of this is Taylor Wimpey’s Exeter office.
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2.0
Site Context
The Site
The site is situated adjacent to the western edge of
the village of Ruishton and circa 3km to the north-

The site is bounded to the:
•

North by ‘Black Brook’;

•

East by single storey residential properties
located along Orchard Rise;

east of Taunton Town Centre.
The 6.9ha site is currently in agricultural and

•

South by Ruishton Lane, beyond which is

horticultural use with an operational plant nursery

Woodlands Castle which is Grade II Listed and

with associated greenhouses, sheds and other

predominantly used as a wedding venue; and

ancillary buildings covering a large part of the

•

West by a Premier Inn, Toby Carvery and

site. The existing buildings and hardstanding are

associated car park. These facilities are located

prominent in the existing landscape. The remainder

along the A358 opposite the Ruishton Gateway

of the site is formed of field parcels separated by

Park & Ride, just off M5 motorway junction 25.

hedgerows and scattered trees.
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2.0

Surroundings and Context

By road, Junction 25 of the M5 is adjacent to the
site providing direct access to Exeter, Bridgewater

The location of the site is highly sustainable being
adjacent to the village of Ruishton where there are a
number of facilities and services to meet the day to
day needs of residents including a primary school,
pub, restaurant, village hall, church and bus stops
providing services to Yeovil, Wells and Axminister.

and Bristol and into Taunton via the A358.
The site will also be located within easy walking
distance (circa 600m) of Nexus 25, a strategic
employment site of approximately 25ha which is
currently being developed adjacent to the Park
& Ride. Not only will Nexus deliver significant

The site is also within easy and safe walking

employment opportunities, ancillary facilities are

distance of the Ruishton Gateway Park & Ride (via

also to be provided including shops, restaurants, a

crossing points and pavements), which provides a

gym and a hotel, all of which would be sustainably

bus service into central Taunton every 15 minutes.

accessible to the residents of Ruishton.

Within the town centre is Taunton train station which
provides regular services to London, Bristol and
Exeter. The train station is also a circa 15 minute
bike ride from Ruishton, with a dedicated cycle path
available for the majority of the journey.
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Furthermore, the Hankridge Farm Retail Park, which
includes a Sainsbury’s supermarket, shops and
food outlets, is located circa 1 – 1.5km walk / cycle
away depending on the route taken.
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3.0
The Opportunity
What is the need for housing?

standard methodology. Under the standard
method, the Taunton Deane SHLAA (March 2019)

The National Planning Policy Framework outlines

calculates that for the period

the Government’s commitment to increasing the

April 2019 – March 2024, the

supply of homes and ensuring that a sufficient

housing need is 3,223 dwellings

amount and variety of land can come forward to

(including a 5% buffer) and

meet local housing needs. The provision of housing,

deliverable supply is 4,430,

affordability and deliverability of strong, vibrant and

Natio

nal P

lannin

healthy communities are key themes throughout the

g Poli
cy Fra

mewo

rk

Framework.
The Development Plan for the Site currently
comprises the Taunton Deane Core Strategy
(adopted 2012), the Sites Allocations DPD (adopted
2016), a small number of saved Local Plan policies
(2004) along with an Action Plan for central Taunton.
The Core Strategy sets a housing requirement of
17,000 dwellings between 2008-2028. However,

Minis
try

of Hou

sing,

Comm
unities

and Lo February
cal G
20
overnm 19
ent

as this plan is now over 5 years old, housing need
should be determined using the Government’s
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3.0

indicating a five-year deliverable housing supply of

to be planned for” (Ref ID 2a-002-20190220) and

6.87 years.

that LPAs are at liberty to apply a higher housing

Emerging Local Plan
In April 2019, the local authorities of West Somerset
and Taunton Deane merged to become a new joint
authority ‘Somerset West and Taunton’ (SW&T).

Why Ruishton?

requirement figure if they consider this to be

Within the first stages of consultation for the Local

appropriate e.g. to meet growth ambitions.

Plan Review 2040, housing need will be addressed,

It is considered that there are clear grounds to

including any alignment with economic growth.

demonstrate that this is the case in Somerset West

The Authority will need to ensure that sufficient

and Taunton due to:

land is available to meet the identified housing
requirements and it is clear that Taunton will need to

SW&T has started to prepare a new emerging Local

1. Higher levels of past housing delivery;

Plan up to 2040 which will replace the existing

2. Positive employment prospects; and,

the wider sub-region and as such will be the focal

3. The Garden Town status of Taunton which

point for new sustainable development.

policy framework for the two former Council areas.
Using the Government’s standard method, SW&T
estimate that the housing requirement for the joint
authority area be circa 808 dwellings per annum.
However, this figure is subject to change in line with
affordability data. In addition, when considering
future housing requirements, the PPG is clear
that “the standard methodology uses a formula to
identify the minimum number of homes expected

12

seeks a significant uplift in housing delivery.

remain as the strategic focus for growth as well as

There are several existing strategic housing

A failure to sufficiently support the level of growth in

allocations in and around Taunton town centre,

SW&T would undermine the Council’s aspirations

although in the longer term, development west

regarding the future of the area, including the

of the M5 is becoming more limited as a result

Garden Town status of Taunton and job growth. As

of significant constraints including flood risk,

such, the Council should give due consideration

landscape and ecological concerns.

to planning for a higher housing figure beyond that

With the development of the Nexus 25 scheme

specified by the standard method.
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Nexus 25 LDO Design Guide
Amendment Application - Revision A
Below: Figure 1.0 Revision A - Amendment Application Concept Masterplan

and improvements to M5 Junction 25 (due to be

Garden Town status. It will create new jobs while

completed in 2021), it is considered that land at

contributing to SW&T’s ambitious growth plans for

Ruishton provides a logical and appropriate location

Taunton. Road access will be provided following

for sustainable development to meet the growing

completion of the Somerset County Council’s (SCC)

needs of the town.

Junction 25 improvement scheme. It is expected

Nexus 25 Masterplan

that the development will provide in the region of

Nexus 25 - Strategic Employment
Site
The strategic employment site ‘Nexus 25’ is
currently being developed adjacent to M5 junction
25, in close proximity to the Site.

3,500 jobs and further enhance Taunton’s status as
a key economic centre.
Ruishton, as the nearest residential area to this
major employment hub, is therefore considered
a logical, suitable and sustainable location
for residential development which will further

It will provide a range of flexible accommodation

complement and support this strategic employment

for research and development, health,

allocation.

education and digital technology alongside high
quality office space, light industrial units and
warehouses. Designed as a Green Campus,

North

it will include walkways and landscaping to
create an environment in line with Taunton’s new

Source: Nexus 25 LDO Design Guide

NEXUS 25 LDO DESIGN GUIDE
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3.0

Road improvements

in summer 2021, they would be in situ prior to

Ruishton Village

development of the Site.
Junction 25 at Taunton currently experiences

Ruishton Village contains a number of services

congestion. In response, SCC in conjunction with

Park and Ride

and facilities including a primary school, village hall,

Highways England and the Council, is undertaking

The existing Ruishton Gateway Park and Ride

hairdressers, public house, children’s play area

works to upgrade the junction including full

provides frequent bus services (every 15 minutes)

and place of worship which are all within walking

signalisation, enlarging of the roundabout, widening

into Taunton town centre and Musgrove Park

distance of the Site. In addition, there is a Premier

of the eastern exit, a new roundabout to access

Hospital. Access to the P&R from Ruishton village

Inn and Toby Carvery located adjacent to the Site,

Nexus 25, and safer pedestrian and cycling

is already good, but pedestrian and cycle access is

fronting the A358.

facilities. Please refer to adjacent plan.

set to be improved even further under the strategic

Residents are able to meet the majority of their

For Ruishton, the proposed works include

highway works discussed above.

day to day needs within the village. The nearest

improvements to the Ruishton Lane junction with

The location of the Park and Ride in such close

supermarket is Sainsbury’s located circa 1–1.5km

improved cycling and pedestrian facilities provided

proximity to the Site (circa 600m walk) greatly

walk / cycle away depending on the route taken.

in the vicinity of the Site, making sustainable travel

increases its sustainability credentials and

In addition, a number of facilities are proposed

to the Park and Ride, Nexus and into Taunton safer

significantly decreases the dependence of future

at Nexus 25 which may include retail, food and

and easier.

residents on the private car.

beverage outlets and a gym. These would all be

These strategic highway improvements boost

accessible to residents once developed.

the suitability of locating additional housing along
Ruishton Lane and with works due for completion

14
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4.0
The Vision
Site Vision

1. Delivery of quality new family homes which
make best use of the land and meet the needs

“The provision of a high-quality and attractive
residential development with extensive green
infrastructure provision in a sustainable location,
offering a choice of high-quality new homes to meet
local needs”
Taylor Wimpey have developed a conceptual
masterplan for the site which can meet this vision.

of SW&T.
2. Achieve a choice of housing with a mix of
house types, tenures and size to meet identified
local needs.
3. Respect the character of the site and its setting.
4. Provide high quality, accessible green space for

The design and form of development will respond

the benefit of existing and future residents - an

sensitively to the characteristics of the site and

extensive green corridor is proposed to the

the wider setting and will contribute towards the

north of the site which will provide an attractive

sustainable development of this area.

setting for the development.

It is intended that the vision will evolve further
through consultation with the Council, community
and key stakeholders. Taylor Wimpey’s vision for the
site seeks to meet the following goals:

5. Enhance ecological value of the brook and
green corridors within the site.
6. Create cycle and pedestrian links between the
site and the surrounding area, particularly the
proposed improvements being delivered at
Junction 25 as well as to the Park & Ride and
Nexus.

16
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7. Invest in the community with the creation of
additional direct and indirect employment
both during and after the development. Taylor
Wimpey will also employ staff locally through
the construction of the development.
8. Create a safe and desirable place to live with
a safe and attractive environment that builds
upon the strength of the local community.
9. Provide high quality design which will
complement and enhance the existing
environment and create a good standard of
amenity and living environment.
10. Protect existing residential amenity.
11. Capitalise on site assets such as the brook and
vegetation at site boundaries and its proximity
to recreational assets to the east and west.
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4.0

Constraints and Opportunities

3. Proximity to employment opportunities and the

7. Proximity of the M5 motorway in terms of noise;

Park & Ride;

and;
The development vision stems from a careful
analysis of the Site characteristics, its context, and
the opportunities and constraints which arise:

8. Areas of flood risk zones 2 and 3 located to the

4. Potential to provide safe highway, pedestrian

northern and western boundaries of site.

and cycle access into the Site from Ruishton
Lane;

There is potential to develop a high quality,
Constraints

characterful scheme set within a coherent landscape

1. The need to ensure residential amenity is

structure which conserves natural assets on the site,

cycle / pedestrian route to the north of the site,

as well as creating new opportunities for recreation;

helping facilitate the link from Taunton via Black

connecting the site into the existing and proposed

Brook to link into the existing network which

pedestrian and cycle network.

follows the River Tone to the east (providing

preserved for properties located east of the site;
2. Protection of the setting of Woodlands Castle
(Grade II Listed) and protection of views to

access to Sainsburys) and to the west towards

Ruishton village church;
3. Consideration of landscape impact, particularly
from the public right of way to the north;
4. High voltage overhead wires to the north;
5. Consideration of ecological features;
6. The need to complement the character of
the surrounding area through appropriate

5. Potential to provide an additional traffic free

Opportunities

1. The Site’s sustainable location in relation to the

Black Brook Business Park;
6. The location of existing green infrastructure and

surrounding residential area and proximity to

opportunity to create a green corridor to the

existing services and facilities;

north of the site; and

2. Ability to develop a fully contained partly

7. Potential to strengthen existing vegetation and

brownfield site, reducing the need to release

provide additional landscaping to create an

more sensitive greenfield sites;

appropriate edge to the new development.

development densities, street scenes and
housing types;
18
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Application boundary (6.86ha)
Potential pedestrian site access

Constraints and Opportunities Plan

Existing Paved Pedestrian Route
Potential Footpath/Cycleway
Existing residential development fronting site
Existing hotel flanking site

CS

M5

Existing residential development flanking site
Existing business flanking site
Existing Buildings
Contour lines

CS

xm

Existing Trees
Existing Hedgerows
Opportunity for Green Space Corridor

CS

Possible Badger Sett
Road Noise

Brook

CS

Views

Black

Views from Public Right of Way
Views to Ruishton Village Church

10m

CS

Views to Setting of Listed Building

11m

Drainage and Water

12m

CS

Flood Zone 3
Flood Zone 2

13m

Existing brook (as shown on OS)
Existing standing water

CS

Indicative attenuation basin
Indicative foul pumping station with 10m
habitable dwelling buffer

CS

Indicative connection to existing foul
drainage dependant on housing layout

14m

ha

Orc
CS

Existing Public Combined Sewer

FW

Existing Foul Water Sewer and Manhole

FW

FW

CS

Utilities

Existing Septic Tank (Approximate Location)

15m

CS

Existing Filtration Bed
WPD High Voltage Overhead

CS

Land Rights

FW

1967 Wayleave - u/g Earthwires¹

FW

1970 Wayleave - o/h High Voltage Lines¹

FW

CS

1970 Wayleave - u/g Cables and Wires¹
1977 Deed - Water pipe¹

FW

1994 Wayleave - u/g Low Voltage Cables¹

CS

CS

1986 Right of Access

FW

11m
12m

FW

13m

CS

FW

14m

FW

FW

FW

1982 Conveyance right to drawn Septic Tank

FW

FW

FW
Nursery

FW

15m
FW

CS

16m

FW

CS

FW
FW

CS
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CS

FW

Toby Carvey Taunton

Premier Inn Hotel
FW
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Key
Site boundary

(6.89ha)

Lower density green frontage

Public Open Space

(2.36ha)

Medium density housing

Carriageway

Backing/flanking existing development

Footpath and shared surfaces
Views from Public Right of Way

Raised table
Illustrative housing block

Views to St. George's Church, Ruishton

Existing trees and hedges

Public Right of Way

Proposed trees

Potential Cycle/Pedestrian Link

Children's Play

Primary Site Access

Indicative attenuation basin location

The Masterplan

The form of layout is perimeter block, providing

of the development on the site’s primary vehicular

good definition and high levels of surveillance and

access, this green provides variety, aids legibility

The masterplan illustrates how the site could be

security to streetscape and public realm space

and strengthens community cohesion.

developed to ensure that the objectives illustrated

whilst concealing the parked car behind building

by the key concepts can be achieved.

frontage to minimise its visual impact.

The layout responds to its context through the

A strong network of greenspaces has been

enhance the existing country lane character with

careful consideration of building orientation and the

informed by existing landscape features to create a

supplementary tree planting which will also protect

arrangement of different building typologies in order

unique character which is responsive, attractive and

the setting of the listed Woodland House opposite.

to deliver a diverse, high quality and well connected

sensitive to its setting.

development that is responsive, attractive and
sensitive to its setting

These features will provide informal open space as
well as opportunities for play and landscaping to

be created to the north of the site following the

provide an attractive setting for the development.

route of Black Brook. This area will provide a

Lane, with medium density development served by

landscaped setting for the development with large

a central street and lower density family housing

tree specimens filtering views from the north and

served by peripheral shared surface streets to

potential for a new east-west pedestrian and cycle

create a rural edge of settlement condition which

route in an area which is free from traffic.

play close to the home.

green frontage which provides an opportunity to

A new recreational and ecological corridor will

The development will be accessed from Ruishton

recognises the importance of incidental children’s

Further green spaces include the Ruishton Lane

The mix of densities, building typologies, street
hierarchy and landscaped focal spaces have all
been carefully orchestrated to provide variety and
aid legibility. A series of well-defined public open
spaces, each with its own intrinsic characteristics,

A central green provides a focal space and gateway

give the development a unique character which is

feature to the development. Located at the heart

responsive and sensitive to its setting but at the
same time unique and distinguished as a result.

20
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4.0

A high quality residential scheme is proposed which
could deliver the following key features:
1. Around 160 high quality new homes (both
private market and affordable), at an average
density of 37 dwellings per hectare, suited
to the local area with a mix of housing types,
tenure, and sizes.
2. Circa 2.4ha of Public Open Space is provided

country lane character with supplementary tree

capable of delivering a high quality scheme which

planting along the retained existing hedgerow

will complement its setting and deliver a range of

providing a green edge and new pedestrian /

attractive benefits.

cycle route.
5. Opportunities to provide new footpaths and
cycle-ways.
6. Protection of residential amenity for nearby

through a series of focal landscaped spaces.

residents and the setting of nearby Listed

The northern Green Corridor provides a

Buildings. Glimpses of St. George’s Church

landscape setting, filtering views from existing

should be achievable from Black Brook Green

public rights of way and providing for substantial

Corridor, Central Green and Ruishton Lane

trees for acoustic and visual screening of the M5.

Green Frontage.

3. Delivery of a safe and attractive network of

The masterplan demonstrates that the site is

4. Development fronts Ruishton Lane, retaining the

7. A residential area with distinctive and attractive

greenspace including, formal areas for play to

character areas, created through variations in

benefit existing and new communities. A central

street pattern and street treatments, and in the

‘green’ has been introduced, providing a focal

relationship between buildings and open spaces.

space at the heart of the development.

22
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5.0
Can the Vision be delivered
Is the site available?

Is the site suitable?

Is the development achievable?

The proposed development of the Site will:

Taunton is the largest urban area within Somerset

The Framework states that for a site to be

West and Taunton and is the focus of strategic

achievable there should be a reasonable prospect

growth. As stated earlier, development opportunities

that housing will be delivered on the land within five

to the west of the M5 are becoming more limited

years. Taylor Wimpey has undertaken an evaluation

and therefore, in order to ensure Taunton is able

of the technical and environmental constraints

to continue to grow sustainably, development at

that could prevent or restrict the development of

Ruishton offers a logical development opportunity

the land. This assessment has identified that there

The Site is being promoted by a national

in an area which is largely self-sufficient yet still

are no overriding constraints that will impede its

housebuilder with a track record of delivering units

benefits from extremely sustainable links into the

delivery.

within the Taunton. Taylor Wimpey is seeking to

main town.

•

Make a valuable contribution to the future
housing requirements of the district and deliver
approximately 160 new homes; and

•

Deliver affordable housing units on-site in
accordance with local policy.

develop the Site at the earliest opportunity. The site
is available for the delivery of housing now, it offers
a suitable location for housing and the site will be
developed in the first 5 years post allocation. The
Site, therefore, is fully deliverable.

The Site is located within close proximity to a
number of existing services and facilities and
will soon be a short walk from the Nexus 25
development. The site benefits from excellent public
transport links and sustainable modes of travel via
the Gateway Park and Ride, walking and cycling
opportunities.

24

Land at Brookfield Nurseries, Ruishton | Vision Document

5.0

25

5.0

Highways

The access strategy is considered suitable for the
vehicle capacity anticipated at the Site and will be

Existing Highway Context

designed to ensure emergency vehicles can access

The proposed development Site is in a strategic

the Site.

location within Somerset West and Taunton, being
less than 150m from the primary road network

Pedestrian and Cycle Accessibility

(A358) and circa 400m from junction 25 of the

In addition to pedestrian and cycle access at the

M5 motorway. This facilitates travel south towards

vehicular access point, further connections can be

Exeter and Cornwall, and north towards Bridgwater,

facilitated into the existing network.

Bristol and beyond.

The Site will provide an improved pedestrian

Junction 25 is currently undergoing improvements

connection to the local facilities (village hall, pub,

which are to be completed by summer 2021. These

church) in the village to the northwest. A pedestrian

improvements would therefore be complete prior to

footway will also be provided along the Site frontage

development of this site.

at Ruishton Lane. There is also potential to extend
the pedestrian footway 180 metres off-site along

Proposed Vehicular Access

Ruishton Lane, to the east of the Site.

Vehicular access will be taken from Ruishton Lane.

Cycle and pedestrian facilities into Taunton are to

The Ruishton Lane junction is currently undergoing

be improved via the Junction 25 works currently

improvements as part of the Junction 25 works.

26
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being completed. The site will fully connect into
this improved network to facilitate sustainable
journeys into Taunton. In addition, the ability to
create a predominantly traffic free cycle and walking
route through the site towards Taunton is being
investigated as shown on the constraints and
opportunities plan.

Public Transport

The site is well situated to take advantage of
existing public transport infrastructure. The closest
bus stops are located on the A358 and are circa
180m south of the centre of the Site. The services
provide interconnectivity with Wells, Axminister,
Yeovil and Taunton bus station.
Taunton Train Station is located circa 3km west
of the Site and provides services every half hour
to Bristol Temple Meads and Exeter St Davids.

27
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The train station is a circa 15 minute cycle ride or

is limited inter-visibility between the sites due to

An archaeological desk based assessment has

residents will also have the opportunity to utilise the

topography and the existing landscaping and

been prepared for the site by RPS Group. This has

Park & Ride facility which is circa 600m from the

hedgerows. Therefore, with appropriate setback

determined that there is a moderate potential for

site and provides a bus service into the centre every

distances and landscaping, it is considered that the

archaeological remains of the Roman period and

15 minutes.

development would have minimal impact on the

a low-moderate potential for Prehistoric remains

character and setting of the listed building.

within the Site. All other periods have been assigned

Overall, it is considered that the Site is located in a
very accessible position when considering the bus

St George’s Church within the village is also Grade

and train facilities, destinations and quantities.

I listed and glimpse views will be possible from the

as low potential. However, previous agricultural and
construction activity would have possibly limited the
potential of any archaeological remains which may

Black Brook Green Corridor, Central Green and

have been present within the Site.

Heritage

Ruishton Lane Green Frontage. The development

The residential areas surrounding the Site have

has been designed to ensure the integrity of views

Nevertheless, at the appropriate time, a Heritage

limited historic or architectural importance. The Site

towards the church can be maintained.

Impact Assessment (HIA) would be undertaken
to ensure the proposed development would not

is not included within or adjacent to a Conservation
Area, and there are no scheduled monuments on

Archaeology

the site or within its immediate vicinity.

In terms of relevant designated archaeological

archaeological features. Archaeology is not

There is a listed building within the vicinity of the

heritage assets, no nationally designated Scheduled

considered a constraint to development.

Site; the Grade II listed Woodlands House and

Monuments, World Heritage Sites, Historic

stable block adjoining. The listed building is not

Battlefields or Historic Wreck Sites lie within the

situated within the boundary of the Site and there

1km of the Site.
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have any significant physical impacts on buried
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5.0

Landscape

is founded on landscape conservation and

species rich. Hedgerows H3 and H8 are considered

enhancement.

‘Important’ under the Wildlife and Landscape

A landscape and visual assessment has been

Criteria of the Hedgerow Regulations 1997. Overall,

undertaken for the site by FPCR. This assessment

Trees and Hedgerows

the hedgerow network is considered to be of

concludes that due to the undulating topography

A preliminary ecological appraisal has been

local ecological value, providing potential wildlife

and the presence of tree cover, the visual envelope

undertaken at the site by EDP.

dispersal routes through an otherwise impoverished

for the site is largely restricted to the Ruishton Lane
and the nearby network of public rights of way to

agricultural landscape.

Two areas of trees are located at the site (identified
as W1 and W2 to the adjacent plan). W2 are young

Trees and hedgerows within the site will be retained

trees of limited value and due to their location within

where possible, with supplementary planting

The report recommends that the proposed new

the site are proposed for removal. W1 are more

elsewhere in the site compensating for any losses.

active frontage and access off Ruishton Lane would

mature trees which are considered of value at site

benefit most from mitigation planting where it would

level and will be retained. A number of intermittent

Ecology

be set within a green corridor creating a soft green

trees are located along the boundaries of the

A preliminary ecological appraisal has been

edge to the surrounding countryside.

Site and are included within the field boundaries.

undertaken at the site by EDP. This had confirmed

Overall, the report concludes that from the fieldwork

None of the trees identified are protected by Tree

that there are no statutory or non-statutory ecology

and desktop analysis, the site’s landscape is

Preservation Orders.

designations contained within the Site.

tolerant of change and has the capacity to absorb

There are 10 hedgerows within the Site, the majority

The proposed developable area offers low

well-designed and well-planned development

of which are species-poor. However, hedgerows

ecological value, dominated by arable fields and

through a sensitively designed Masterplan that

H3, H4 and H8 (see plan) are considered to be

the west.
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poor semi-improved grassland. However, the
Site does contain habitats which might have

Flooding and Drainage

confirm site specific drainage requirements, confirm
development limits with respect to flood risk, and

the potential to support populations of several

A Flood Risk & Drainage Due Diligence Report has

define the minimum finished floor levels (FFLs) of

protected and notable species including bats, birds,

been prepared by the Site by Hydrock.

any proposed buildings within the site. However,

dormice, badger, amphibians, water vole and otter.

This identifies that the majority of the Site is located

flood risk in not considered a ‘in principle’ constraint

Additional survey work will need to be undertaken

within Flood Zone 1 which is at the lowest risk

and appropriate mitigation will be provided.

at the appropriate time. However, if any of these

of flooding and where the Environment Agency

Hydrock has confirmed that surface water flood risk

species are found to be present on the Site, it is

considers residential development is acceptable.

is not considered to place any further constraints

considered that these could be readily safeguarded

The western and northern boundaries of the Site

on the development layout. In terms of foul water,

through a sensitive design scheme and appropriate

are contained by Black Brook. The land located

Hydrock propose that foul flows generated by the

mitigation measures and would not represent

to the east of the Brook is partially included within

site are discharged to an existing Wessex Water

an ‘in principle’ constraint to any forthcoming

Flood Zone 2 and the land located to the south of

sewer. Consultation with Wessex Water will be

development.

the of Brook partly included within Flood Zone 3.

required to determine the most suitable point of

It is therefore concluded that the Site would be

As demonstrated by the illustrative masterplan, no

connection to the existing public assets.

capable of delivering a high-quality scheme in

residential development will be provided in areas

response to local housing needs, whilst ensuring

identified at risk of flooding (Zones 2 and 3) and

compliance with national and local planning

these areas will form a green corridor.

policy relating to biodiversity, and relevant wildlife

Flood modelling will be undertaken in order to

legislation.
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Site Boundary
Flood Zone 2
Flood Zone 3

Ground Conditions

A Phase 1 Desk Study has been undertaken by
Geo-consulting Engineering Ltd. This report has
identified potential on-site contamination sources
from the site’s previous use as a plant nursery with
identified areas of fuel storage, localised areas of
Made Ground, use as agricultural land, localised
historic use as an orchard and historic infilled
ponds.
At the appropriate time a preliminary ground
investigation of the site will be undertaken. However,
from the initial assessment, there are no known
contamination constraints that would prevent the
Site coming forward for development.

© Google, 2019. Image Date: June, 2018
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© Environment Agency copyright and/or database
right 2018. All rights reserved. Some features of this
map are based on digital spatial data from the Centre
for Ecology & Hydrology, © NERC (CEH). © Crown
copyright and database rights 2018 Ordnance Survey
100024198
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6.0
Does the scheme represent sustainable development?
Sustainable Location

Economic Role

which itself is an important component in local
economic competitiveness. A shortage of housing

A key element of national and local policy is to

The development of the Site will contribute towards

or lack of affordability can act as a barrier to people

ensure new developments are located in areas

building a strong, responsive and competitive

accessing employment opportunities or result in

where alternative modes of travel are available. It is

economy within Somerset West and Taunton. The

long distance commuting with adverse transport

also important to ensure that developments are not

proposal will bring a number of economic benefits

and environmental impacts.

isolated but are located close to complementary

in terms of job creation, additional income for the

land uses.

Local Authority and increased expenditure in the

The Site will form a sustainable extension to

economy.

The Site is sustainably located in close proximity
to the strategic employment site ‘Nexus 25’ and
Taunton town centre. The delivery of high-quality

Ruishton and benefits from being in close proximity

Somerset West and Taunton has aspirations to

housing in the locality will contribute to ensuring

to a range of local services and facilities together

increase employment opportunities and attract new

that population growth within Somerset West and

with employment and education opportunities

businesses into the area. The development will

Taunton, is focused in an area close to employment

emerging within Ruishton and Taunton Town

provide the opportunity to assist with the current

opportunities, which can be easily accessed via a

Centre. Section 5 demonstrates the level of

and emerging economic objectives of Somerset

sustainable transport network.

accessibility provided by sustainable modes

West and Taunton, providing additional housing

of transport, including pedestrian and cycle

to service targeted employment development

infrastructure and public transport. These provide

in District Centres and specifically the proposed

excellent, sustainable links to key services and

Nexus development. Housing supply can play a

facilities in the surrounding area.

key role in the flexibility of the local labour market

34

The development will also provide numerous
construction benefits and will seek to use local
construction firms and suppliers to create jobs for
the local economy.
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Social Role

in Taunton Town Centre and the strategic

and environmental features of value on the site.

employment site ‘Nexus 25’, utilising the Site’s

Existing hedgerows and trees will be retained

The development of the Site will support the

sustainable location and excellent connectivity

and incorporated within the development, where

creation of a strong, vibrant and healthy community

via surrounding networks;

possible.

Facilitate the use of non-car modes of

Circa 2.4ha of Public Open Space is provided

transport, especially cycling and walking and

through a series of focal landscaped spaces. The

the Park and Ride; and

northern Green Corridor provides an appropriate

by increasing the supply of housing in a sustainable
location. The proposed development will comprise

•

a high-quality built environment and has been
designed to meet the needs of the area and
complement the character of the surroundings.
The future development of the site will:
•

•

Provide public open space for both existing and
future residents.

landscape setting, filtering views from existing
public rights of way and providing for substantial
trees specimens for acoustic and visual screening

Environmental Role

of the M5. This is further complimented by a central

the local population, and establish a mixed and

The Site is currently in agricultural use and is

No environmental constraints have been identified

sustainable community;

considered to be of limited ecological value.

that would inhibit the future allocation and

Deliver affordable housing units on-site in

Although the proposed development will involve the

development of the Site.

accordance with local policy, to meet the

loss of some greenfield land, proposals will provide

identified local need;

numerous compensatory improvements, and seek

Provide a suitable range of dwellings in various
types, sizes and tenures to meet the needs of

•

•

Provide opportunities for residents to work

area of public open space within the site.

to retain, enhance or mitigate the existing ecological
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7.0
Summary
Suitable

•

Development options in Taunton to the west
of the M5 are becoming more limited and this

As part of the Somerset West and Taunton Local

site offers the opportunity to meet some of

Plan Review 2040, the Council will need to consider

Taunton’s housing requirement in a suitable and

options to meet future housing requirements. The

sustainable location to the east of the M5 on a

Site should be allocated for residential development

part brownfield site.

as part of the plan review for the following
considerations:
•

The approved ‘Nexus 25’ strategic employment
site and highway improvements to M5 Junction
25 enhance the suitability of locating a highquality housing Site at Ruishton Lane.

•

The site would promote a sustainable pattern
of development due to its relationship with the
existing and emerging services and facilities
within the settlement (including transport and
connectivity).
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Sustainable

Deliverable

•

•

•

The Site is sustainably located in relation to

There are no technical or environmental

access to services, facilities and sustainable

constraints that would prevent the Site coming

modes of transport.

forward for housing development.

The allocation and future development of the

•

The site is under the control of a major house

Site will support proposed economic growth to

builder. If the site is allocated, Taylor Wimpey

the east of the M5 and act as a further catalyst

will bring forward housing development within

for economic growth providing significant

5 years.

economic, social and environmental benefits
to the residents of Taunton and Ruishton,
whilst meeting the Government’s objective for
facilitating sustainable development.
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