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SOMERSET WEST AND TAUNTON LOCAL PLAN 2040
ISSUES AND OPTIONS CONSULTATION REPRESENTATIONS ON BEHALF OF WAINHOMES
12 MARCH 2020
_______________________________________________________________________________________
Introduction
WYG has been instructed by Wainhomes to make representations in connection with the above.
Wainhomes has an interest in land at Rockwell Green, Wellington for residential development. This land is
subject to a separate Call for Sites submission.
We set out the topics and questions from the Issues and Options consultation in bold with our responses in
normal type.
Section 4: Objectives

Objectives question: Do you agree that these are the right Objectives for the Local Plan?
The identified objectives are laudable, but they need to be realistic and achievable as not every
development will be able to comply with all of the objectives.
Objective 1 – Carbon Neutrality
Whatever standards/measures are adopted these need to be pragmatic and flexible with clear guidance
provided as to how these are to be assessed and evidenced.
Objective 2 – Settlements
Specific reference should be made to Wellington to reflect its growing importance in the settlement
hierarchy and to distinguish it from other more minor towns in the district.
Objective 5 – Infrastructure
The delivery and funding for any identified infrastructure needs to be clear and achievable.
Objective 6 – Change to Travel Behaviour
This should be about planning for development in locations that provide opportunities for non-car
journeys and to reduce the need to travel for day to day needs. There also needs to be recognition of
the challenges of achieving this in a predominantly rural district.
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Section 5: Issues and options
5.1 Carbon neutrality

Question 1a: Should we aim to require that all new development is ‘zero carbon’ by as soon
as possible (e.g. by 2025) or give slightly more time (e.g. by 2030) for developers to adapt
their design approaches, materials and suppliers?
While an important issue and aspiration, achieving zero carbon for all new developments is a
challenging target with no single or quick solution. Any adopted measures or solutions need to have a
degree of pragmatism and flexibility so as not to unduly burden or stifle development coming forward in
a timely manner, or add to costs that might affect viability, thereby prejudicing delivery. Enough time
needs to be provided for developers to consider which measure(s) would be appropriate for their
operation and product, and where this involves new technology and materials, there needs to be
sufficient lead in time for these to be designed and produced. We would therefore advocate the longer
timescale of 2030 (although it is considered that even this timescale may not be long enough) to enable
the development industry to consider and implement appropriate measures and for the supply chain to
respond.

Question 1b: Should we allocate sites for specific renewable energy development or
identify broad areas which we consider suitable?
No comment.

Question 1c: Do you have any comments on these policy approaches?
With respect to proposed policy 1c/2 the provision of electric vehicle charging to all new residential
parking spaces is achievable for private/individual spaces but can be more difficult on communal spaces
due to management and maintenance arrangements. Any requirement therefore needs to be flexible for
those cases where it is not feasible.
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5.2 Sustainable locations

Question 2a: Do you agree with the tiers that identifies Taunton followed by 6 tiers
covering the other settlements. If not, what changes would you make and why?
We agree with the tiers as proposed in so far as they relate to Wellington, in particular the
acknowledged importance and role of Wellington after Taunton.

Question 2b: Do you think Watchet and Williton should be seen as associated settlements
for the purposes of the Local Plan due to their close proximity and in complementing the
services of each other (and therefore be in a higher tier to Bishops Lydeard and
Wiveliscombe)?
No comment.

Question 2c: Do you think we should carry on with the way housing is currently distributed
across our area (see pie chart) or should we be doing something different, such as one of
the three options suggested above?
While Taunton’s importance is recognised, Wellington is growing in importance and prominence with the
commercial growth around Chelston and the residential growth at Jurston Farm and Longforth Farm.
The supporting text at section 5.11 clearly identifies that Wellington “is the District’s secondary centre,
after Taunton” (p 44), a role that can and should grow given the town’s strategic and sustainable
location. Wellington is well located on the national and regional road network, is well served by public
transport and has relatively few development constraints. We would therefore support a higher
proportion of development for Wellington than the current 13.1% to better reflect the strategic
importance of the town within the hierarchy. An increase in jobs and housing provision within
Wellington would enable the town to achieve a higher level of self-containment through housing growth
in turn supporting additional growth in employment and other facilities, including the potential for the
railway station to be reopened.
At the same time however, we consider it important that development is allowed within the lower tiers
(Tiers 3 – 6) at the same or very similar levels as currently identified to support reasonable growth in
those locations.
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We would therefore advocate a fourth option for the proposed housing distribution whereby a modest
part of the percentage growth currently allocated to Taunton is re-distributed to Wellington, but the
percentage growth attributed to the lower tiers remains the same or similar. We would advocate a
60/20 split between Taunton and Wellington. This would still focus the majority of growth to Taunton
but would better distinguish Wellington from the lower tiers and give it more primacy after Taunton.
What is important within the final percentage allocation is that the plan identifies or allows for a variety
of sites, both in size and location, to come forward within each defined tier to provide a greater element
of resilience to future housing and employment delivery. A broader spread of development across the
district and within each tier, together with a more varied range and size of sites, will enable
development to come forward at different rates with less susceptibility to localised market conditions.

Question 2d: Do you have any comments on these policy approaches?
With respect to proposed policy 2b/1, location should not be a factor as this will be addressed through
the settlement hierarchy. If a town or village is listed in one of the higher tiers, then its location must be
considered sustainable and this should not be open to challenge as part of any future application.
Further while measures to reduce travelling and car dependency are important, it must be recognised
that within the Somerset West and Taunton area there will always be an element of private car use.
There needs to be a sensible balance struck between reducing travel/improving non car usage and
delivering development where it is in demand.
5.3 New and affordable homes

Question 3a: Should our housing requirement figure match the Government’s minimum
figure of 702 dwellings per year or should we have a higher figure?
The standard methodology sets a baseline minimum housing requirement based upon past trends from
the Office of National Statistics, but it does not take into account a number of factors that might require
a higher housing requirement.
These factors include, but are not limited to, the following:
• Delivery of 702 homes per annum may not deliver sufficient affordable homes to meet the needs of
the authority or any backlog of provision. The majority of affordable housing is delivered as a
percentage requirement (typically 25%) from housing developments. By lowering the annual
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housing requirement, affordable housing delivery in the District will also be reduced compared to
the current rate. Objective 3 “To provide a sufficient and varied supply of high quality and
affordable homes” may therefore not be met.
• Objective 4 refers to “attracting the most talented workers to the District”. Section 5.4 refers to
economic growth ambitions and an increase the proportion of higher value jobs. These initiatives
are welcomed, however they will no doubt require a shift in population past trends that the
standard methodology does not account for. Put simply, attracting more talented workers to the
District will require higher migration rates than the District has historically seen. This will in turn
require additional housing over and above maintaining past housing trends that the standard
methodology relies upon. This is often referred to as an economic-led housing requirement.
• The standard methodology does not take into account strategic infrastructure improvements
required to meet the minimum housing requirement or, for example, carbon neutrality. A shift
towards increased use of public transport will require significant investment in the current system.
A significant proportion of this funding will come from new homes, however an increase in homes
may be required for this to be viable.
• Local housing need assessments may cover more than one area or District. There may be an unmet
need in adjacent Districts that serve the SWT housing market area. For example, the North Devon
and Torridge Joint Local Plan includes an additional housing requirement to facilitate unmet
housing need in Exmoor. There is likely to be a similar requirement for SWT that under the Duty to
Co-operate SWT is obliged to investigate and whether its housing requirement meets such a need.
The above examples (and other scenarios) are likely to require an additional housing requirement over
and above the standard methodology. The Local Plan Review would not be ‘sound’ if it did not
investigate these additional housing needs through an Objectively Assessed Housing (OAN) need and an
appropriate evidence base. The standard methodology cannot therefore be relied upon without further
assessment.

Question 3b: How should we proactively plan for Gypsy, Traveller and Travelling
Showpeople pitches?
We would object to option ii as requiring a proportion of development sites to provide an area for gypsy
and traveller pitches does not recognise the inherent challenges of co-locating more traditional housing
with the specific cultural and physical requirements of the gypsy and traveller community. Lenders will
also not provide mortgages where gypsy and traveller sites are mixed in with open market sites. Such
sites should therefore be positively planned for, either through a supportive criteria-based policy (option
i) or through site allocations (option iii).
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Question 3c: Should we require all new housing developments to make sure that a
percentage of the new homes are designed to be accessible, adaptable and wheelchair
accessible?
Clarity is needed over which category of Part M will be required as there are significant cost and space
implications between M4(2) accessible and adaptable dwellings and M4(3) wheelchair use dwellings.
The overall percentage requirement (usually 5%) and the threshold for when this will apply (usually
major developments) needs to be clear and reasonable. Policy requirements should also not seek to
replicate building regulations.

Question 3d: Should we allocate sites and/or make sure a percentage of housing
developments are for self-built plots for people wanting to build their own homes? Should
we allow self-build plots on Rural Exceptions sites provided that they are affordable?
We consider option iii is not practical as requiring a proportion of development sites to provide an area
for custom and self-build causes additional difficulties for developers in planning their sites given the
uncertainty over when and how these plots will be delivered. Further such an approach is unlikely to
genuinely meet the identified need, which should be evidenced by the self-build register. People who
have expressed an interest in self and custom build are unlikely to be attracted to a site that forms part
of a larger more traditional housing development. Such sites are much better being market led (options
i and iv) or being separate allocations on sites that are specifically suited to meet this particular need
(option ii).

Question 3e: Do you have any comments on these policy approaches?
With respect to proposed policy 3e/2, we assume this is referring to the need for a viability assessment
where a lower than policy compliant level of affordable housing is being proposed (whatever that policy
requirement may be), rather than the affordable requirement for each site being established via a
viability appraisal. If the former this is agreed but the policy wording needs to be clarified. If the latter,
we would strongly object to this as being inconsistent with the NPPF 2019 which requires affordable
hosing levels to be set at out in development plans.
With respect to proposed policy 3e/6, any blanket imposition of standards without flexibility risks
preventing or discouraging some forms of development. There may be cases where space standards
cannot be complied with, but the development still has adequate amenity and is desirable, one example
being the retention through conversion of a designated heritage asset. Therefore, any policy requiring
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specific standards need to be discretionary where a departure from the policy requirement can be
justified.
5.4 A prosperous economy

Question 4a: Should we ensure the growth of our local economy through an increase in the
proportion of higher value jobs (with limited increase of jobs overall) or through a
significant increase in the number of jobs?
We would strongly advocate that both aspects are important and are not mutually exclusive. While the
provision of more higher value/quality jobs is of a significant benefit to the district and local economy, a
general increase in job numbers overall also provides significant benefits. Provided employment policies
are positive and sufficient allocations are made to both meet a range of employment uses and sizes and
provide sufficient housing to support such growth, there is no reason why both aspirations cannot be
delivered. Wellington is particularly well suited to deliver this type of growth given its strategic and
sustainable location, and further residential and commercial development providing a better balance of
housing and jobs will enhance and add to the self-containment of the town.

Question 4b: Should we keep all of our existing employment sites and allocations in
employment use or should we allow the loss of some to other uses? How should we decide
which ones to lose?
No comment.

Question 4c: Do you have any comments on these policy approaches?
With respect to proposed policy 4c/4 and the requirement for home offices in new dwellings, to be
effective there needs to be sufficient lead in time for developers to incorporate this into their standard
house types and the threshold and percentage requirement needs to be based on evidenced demand.
5.5 Infrastructure

Question 5a: On what infrastructure should we prioritise developer contributions?
This is a difficult question that needs to be answered based on an understanding of the identified
housing requirement (referring back to our comments made in response to question 3a) and viability
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testing. Any assumptions made about the relative costs of providing the different infrastructure
elements listed should be informed by a robust evidence base. There also needs to be an assessment of
the direct and indirect benefits the different elements provide – for example affordable housing not only
meets that specific need but it also provides for balanced and mixed communities and in terms of site
delivery provides early phase income. A single blanket approach to infrastructure prioritisation may also
not be appropriate as certain locations/types of development will have different pressures and needs,
which in turn will be established through the evidence base.

Question 5b: Do you have any comments on these policy approaches?
No comment.
5.6 Connecting people

Question 6a: How can we encourage people not to use their car when travelling into our
towns for shopping and work? How can we provide more opportunities for using public
transport in rural areas?
No comment.

Question 6b: Do you have any comments on these policy approaches?
No comment.
5.7 The natural and historic environment

Question 7a: Are there any specific measures that you would like to see new developments
deliver to improve biodiversity locally?
No comment.

Question 7b: Do you have any comments on these policy approaches?
With respect to proposed policy 7b/1, clarity is needed as to whether this will be applied to
commercial/non-residential developments. If so, we would object to the use of the Somerset Habitat
Evaluation Procedure (SHEP) as the method of assessing biodiversity net gain (BNG) instead of the
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DEFRA Biodiversity Metric 2.0 (or any subsequent version). The idea with the DEFRA BNG Metric was to
create a standardised approach to measure biodiversity across the country. Within DEFRA’s consultation
document on BNG there is recognition that “several major developers and planning authorities already
set specific biodiversity net gain requirements” but that “a standardised requirement for biodiversity net
gain, applied equally to all development within scope, could create a level playing-field for developers”.
Imposing different/local assessment methods which have not been evidenced or justified would not
achieve this aim and will lead to uncertainty for developers. Reference should also be made in the policy
to biodiversity offsetting/the purchase of biodiversity credits, both of which are specifically addressed in
the DEFRA consultation document and draft Environment Bill.
With respect to proposed policy 7b/5 and the approach to green wedges, these designations do not
have the same status and function as the Green Belt and should not therefore be viewed as creating a
blanket restriction on development. Designated green wedges should not simply be maintained for their
own sake, but rather it is the role and function of a particular site within the green wedge that needs to
be considered. There are established examples of where development within an area designated as a
green wedge has been considered acceptable – for example the developments at Killam’s, Taunton and
Jurston Farm, Wellington. Where sensitively designed and delivering landscape/recreational
enhancements or other public benefit, development within a green wedge can be beneficial. Further
some existing green wedge/open breaks between settlements may no longer be justified due to
changes in the surrounding settlement pattern and therefore such locations should be reviewed as part
of the HELAA and Local Plan process. Sites within green wedges or forming open breaks between
settlements will be some of the most sustainable locations, being near to established settlements and
facilities, and therefore may be some of the best locations for new development. Retention of green
wedges can have the effect of pushing development out beyond the green wedge into unsustainable
locations.
5.8 Thriving coastal and rural communities

Question 8a: Should we keep or remove settlement boundaries? Or should we have
settlement boundaries in areas where there is higher pressure from development i.e. closer
to Taunton, Wellington and Wiveliscombe but remove them in more remote areas to
provide more options for development?
We would advocate option ii whereby there are no boundaries but a sensible list of criteria against
which proposals can be considered. It may be useful for these criteria to reference/be framed around
the Building for Life principles.
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Question 8b: Do you have any comments on these policy approaches?
No comment.
5.9 Wellbeing of our residents

Question 9a: Do you have any comments on these policy approaches?
No comment.
5.10 Policies for our places: Taunton

Question 10a: How do you think we could introduce more housing into Taunton Town
centre?
No comment.

Question 10b: Do you have any comments on these policy approaches?
No comment.
5.11 Policies for our places: Wellington

Question 11a: Do you have any comments on these policy approaches?
We have no specific comments on the proposed policies for Wellington and we strongly support
recognition of the growing importance of the town. A policy approach which encourages and supports
that growth is welcomed.
5.12 Policies for our Places: The Coastal Strip

Question 12a: Do you have any comments on these policy approaches?
No comment.
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STRATEGIC HOUSING & EMPLOYMENT LAND AVAILABILITY ASSESSMENTS SITE SUBMISSION FORM
Somerset West and Taunton Council review their Strategic Housing Land Availability
Assessments (SHLAA) annually and their Employment Land Reviews periodically. This form
should identify sites which will be considered by the Councils for their suitability for housing
and/or employment for the period to 2032. Brownfield sites submitted may also be included
in future brownfield registers.
Please use a separate form for each site and complete the form to the best of your knowledge.
Please include a 1:1250 or 1:2500 ordnance survey map showing the exact site location and
boundary, otherwise the form will be returned to sender.
Sites submitted to Somerset West and Taunton Council through this process will be in the
public domain and the information submitted will not be treated as confidential.
Contact
Information
Name:

Your Details

Agent Details (if applicable)

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

Position:

Director

Organisation: Wainhomes

WYG

Address:

Hawkridge House
Chelston Business Park
Wellington
TA21 8YA

Unit 2 Exeter Int’l Office Park
Clyst Honiton
Exeter
EX5 2HL

Phone:

01823 666150

Email:

Planning.wellington@wyg.com

1. Site Information
Site address: Land to the east of Popes Lane, Rockwell Green
OS Grid reference: S T 1 2 8 9 0 1 9 7 5 1
Site area: Approximately 6.9 acres (2.8 hectares)
What is your interest in the land? (e.g. landowner, potential developer)
Potential developer - option held on the land.

