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Outline planning application with all matters reserved, except for means of
access, for a residential development of up to 8. No dwellings with associated
access, landscaping and infrastructure works on land to the south of Dene
Road, Cotford St Luke

Location: LAND SOUTH OF DENE ROAD, DENE ROAD, COTFORD ST LUKE,
TA4 1DE

Grid Reference: 317119.126963 Outline Planning Permission
___________________________________________________________________

Recommendation

Recommended decision: Refusal

1 The application site forms a significant gateway site into Cotford St Luke.
The character and appearance of the site and immediate environs are
striking; a strong urban form to the north of Dene Road and open, park-like
village green to the south.  The proposed development, which intrudes into
the land to the south of Dene Road, would result in substantial harm to the
landscape character and appearance of the site and surroundings in an
area sensitive to intrusion by new development, contrary to Policy DM1 of
the Taunton Deane Core Strategy.  Due to that substantial harm, and its
lack of substantial environmental benefits, the proposal would fall short of
fulfilling the environmental role of sustainable development referred to in
paragraph 7 of the Framework. Whilst the proposal would bring economic
and social benefits, primarily in relation to housing, the proposed
development would not, in overall terms, constitute sustainable
development.

2 Insufficient information has been submitted to demonstrate that adequate
visibility splays can be provided at the proposed access or that the proposal
will not be detrimental to pedestrian safety. The proposal is, therefore,
considered to be detrimental to highway safety, contrary to Policy DM1 of
the Taunton Deane Core Strategy. 

3 The application proposals do not include a contribution towards provision of
public open space or affordable housing.  The development is therefore
contrary to policy C2 of the SADMP and policy CP4 of the Core Strategy. 

Recommended Conditions (if applicable)

Notes to Applicant



Proposal

This is an outline planning application for the construction of up to 8 dwellings with
associated access, landscaping and infrastructure works on the site on land south of
Dene Road. All details are reserved with the exception of access into the site from
Dene Road.

The indicative masterplan layout for this 2 hectare site shows one way that the site
could be developed for up to 8 dwellings – comprising a cluster of 3 terraced units, 2
semi-detached units and 3 detached units to provide a mix of dwellings arranged
around a single cul-de-sac route located in the north west of the site.

The majority of the site will be retained as informal open space, with the area of
mature tree groups and woodland retained to the east of the new housing. The
southern half of the site will be landscaped to create a setting to the development
and wider village. This will include a new landscape buffer to the south to limit views
into the development from the arrival into the village along Dene Road.

New screen planting will also be provided along the western edge in the form of a
5m buffer. Along the eastern edge of the housing area, a footpath will provide
access from Dene Road.

To facilitate surface water drainage, it was proposed to extend the existing swale
which is located on land immediately to the west of the site, but amendments to the
drainage strategy now propose on-site attenuation.

Site Description

The 2.0ha site is located adjacent to Dene Road in the south east of the village of
Cotford St Luke.  The site is bounded by Dene Road to the north and east,
recreational space to the west, and a small watercourse and hedgerow beyond the
boundary to the south.  There is a pedestrian path running along the northern
boundary of the site with Dene Road. Dene Road provides access from Cotford St
Luke to Taunton, approximately 8km away.

The site the site slopes from north to south with a maximum elevation of 37mAOD to
a low point in the south western corner of the site at a level of 32mAOD falling at a
grade of 1:45.

The proposed development is located in Flood Zone 1, 2 and 3 but only land within
Flood Zone 1 will be used for the development of new homes.

Relevant Planning History

There is no relevant planning history on the site.

Consultation Responses



Parish Council: No representations received.

SCC Highways: Comments as follows:

Thank you for your email of 1 December 2017 regarding the above application. I have
reviewed the drawings and planning response from Curtins Ltd provided in support of
this application, and my comments are as follows.

I accept the proposed 2.4m by 33m visibility splays would be appropriate at this
location, providing the 20mph speed limit is relocated as proposed (so as to
encompass both approaches to the proposed access). However, I am concerned that
the submitted drawing (BR1513-H-100 – B) again appears inaccurate, as it states in
the notes that it is based on OS information and aerial photography, and is subject to
change from topographical survey.

The applicant has therefore still not demonstrated that suitable visibility can be
achieved, despite access not being a reserved matter and the Highway Authority’s
stated concern about achieving suitable visibility because of the adjacent mature
trees. The Highway Authority restates its recommendation that the application should
be based on a properly scaled and accurate plan to demonstrate that the proposed
access is achievable in practice.

I do not agree that the proposals will not intensify use of the existing pedestrian route
and crossing. The plans submitted with the application show new pedestrian links onto
the relevant footpath (T 4/22), and it is not unreasonable to conclude that the overall
improvements to the area that are proposed (including new pedestrian routes and
boardwalk) would additionally encourage greater pedestrian flow in the area. The
submitted masterplan appears to show the red line for the site abutting the public
highway at the location where the existing footpath crosses the highway (shown as a
blue arrow to the south of the area indicated as ‘retained woodland’ and thus
highlighted as a pedestrian link within the application). The Highway Authority
therefore recommends that as a minimum suitable visibility improvements for
pedestrians be provided for the western (site) side of this footpath crossing.

Bearing in mind access is not a reserved matter, the additional details of the proposed
access remain insufficient to fully confirm suitability of the proposals (lacking details
such as access width, radii, footway crossing points, swept path analysis etc).
However, the principle of vehicle access into the development at this location is
acceptable, providing the 20mph speed limit is relocated to an appropriate position
and suitable alterations to the existing highway are completed.

If full details are not provided at this stage, the Highway Authority would recommend
that a condition be included on any approval to require the implementation of the
access in accordance with a design and specification to be approved in writing by the
Local Planning Authority to ensure that the final design is acceptable.

The relocation of the existing 20mph speed limit is clearly essential to the proposals
put forward by the applicant. The proposed visibility splays are only acceptable to the
Highway Authority on the basis that the 20mph limit is extended and the construction
of the access would affect the existing speed limits on the main road, as the 20/
30mph boundary is currently on the centreline of the proposed access.



While I agree a condition could not be applied to require the successful
implementation of the TRO on its own, the changes to the existing highway proposed
in this application will require a Section 278/ Section 106 agreement, which could
include the appropriate relocation of the 20mph limit to facilitate this development. The
Highway Authority therefore recommends that, if the Local Planning Authority are
minded to grant approval for the development generally in accordance with the
submitted plans, it be conditioned that a suitable S278/ S106 agreement be entered
into before works commence to undertake the required highway improvements,
including the suitable alteration of the existing speed limits and associated signing,
and that the approved highway works be fully implemented before first occupation.

I note that the requirements of the APC regime have been acknowledged, and agree
that the applicant’s decision whether to propose a layout suitable to be offered for
adoption can be taken at a later stage.

I also note that a Flood Risk Assessment was included with the supporting documents
recently submitted, which will need to be reviewed by the Highway Authority’s drainage
engineer.

However, the results of this review will not be available for some time, and any issues
subsequently identified should be considered during any later reserved matters
application.

With the above in mind the Highway Authority still considers that the application is not
acceptable in its current form, as the submitted plans remain on insufficient quality
and accuracy to enable the Local Planning Authority to make a full assessment of the
traffic impact of this proposal.

Open Spaces Manager: Comments as follows.

The boundary map provided shows the existing attenuation pond as being within
the development land, this belongs to TDBC and is part of existing flood
attenuation plans for the area. The developer requested that this pond could be
extended to accommodate their infrastructure needs and as this was adjacent to a
play area contacted TDBC Open Spaces. Although the proposal would not impact
on the play area in question it would prevent TDBC from further upgrading this
area for public use and limit our flexibility in the use of the space. I do not
therefore feel that it is in the public interest for TDBC property to be put to dual
use in this manner and the attenuation provision should be provided within the
land allotted for the development. Permission was denied in an email to the
Developer on the 28th June 2017.

Landscaper Officer:  Comments as follows.

This is not a site allocated for housing.

In fact this arbitrary site with its undefined western boundary, gives the impression
that it is part of the POS, being visually isolated from the main development of the
village on the opposite side of the main road into Cotford St Luke.

The site does not relate well to other housing in the locality, but rather intrudes into
this attractive open area. I consider that will be difficult to successfully define the



boundary with the adjoining POS to the west.

Some of the trees on site, several of which are protected by a TPO (TD 545) will
need to be felled to accommodate the development. This will impact on the
general amenity of the area at a key location at the entrance of the village.

Community Leisure Officer:  Comments as follows.

In accordance with TDBC Adopted Site Allocations and Development
Management Plan Policy C2 and Appendix D, provision for children's play should
be made for the residents of these dwellings.

An off-site contribution for children's play of £3,150.00 per each 2 bed+ dwelling
should be made. The contribution should be index linked and spent on play
equipment within the vicinity of the development.

The Design and Access Statement page 15 Drawing 0612-01000 Masterplan
appears to show an extension to the SUD which is on TDBC owned land. Any
extension to the SUD is unacceptable as it would encroach on the playing field
and playing pitches.

Biodiversity Officer:  Comments as follows.

The application is outline for residential development on land south of Dene
Road , Cotford St Luke

jh Ecology carried out an Ecological Impact Assessment of the site in
November 2016.
Findings are as follows

Habitat

The survey identified 13 habitat types on site. Habitats within the footprint of
the development which would be removed include amenity grassland, dense
scrub, young trees and semi improved grassland. The former pumping
station will be demolished. Retained woodland and hedgerow habitats
adjoining the development are likely to be subject to increased disturbance
and increased lighting which could reduce their ecological value.

Reptiles

A reptile survey comprising of seven visits was carried out during September
2016. Three grass snakes and three slow worms were found. To avoid
impacts on reptiles clearance should take place during the reptile active
season (March/April to October). To avoid the bird nesting season and to
avoid potential impacts to dormice (if present) clearance should take place
during October.

I support the recommendation to a purpose built hibernaculum on land on the
periphery of the site.



Amphibians

Common toad and smooth palmate newt were recorded during the reptile
survey. However no apparent suitable breeding habitat for amphibians
occurred within the site boundary.
Amphibians are unlikely to be present in Halse water and the ditch on the
site's southern and western boundaries.

Badger

The surveyor found no obvious field signs of badger but considered that the
site is likely to be used by foraging badgers. Immediately prior to any
construction works commencing on site, a badger survey should be
undertaken.

Bats

Bat surveys were undertaken in the form of walked transects, automated
monitoring and a dusk emergence survey of the disused pump house in the
woodland.

Seven species of bat were recorded. Common and soprano pipistrelle were
the most frequently recorded species and the majority of recordings were
made along Halse water.

No bats were seen to emerge from the pump house and as the building was
assessed as having low bat roosting potential no additional dusk
emergence/pre-dawn survey was considered necessary.

The lighting scheme for the development should be sensitively designed to
ensure that dark corridors are maintained on site.

I support the recommendation to erect bat boxes on site.

Birds

Apart from the amenity grassland, vegetation on site is likely to offer nesting
potential for birds.  I support the recommendation to erect bird boxes on site.

Dormice

Overall the hedgerows and woodland bounding the site to be retained are
considered as moderate value for dormice. It is possible that dormice may
nest in the scrub so this should cleared in October in a precautionary
manner

Otters
Otters may be present on Halse water

In the absence of mitigation, the proposed development could result in some
negative impacts on ecological receptors within or adjacent to the site.  If



permission is granted I therefore suggest the following condition

Condition for protected species:
The development hereby permitted shall not be commenced until details of a
strategy to protect and enhance the development for wildlife has been
submitted to and approved in writing by the Local Planning Authority. The
strategy shall be based on the advice of jh Ecology's Ecological Impact
Assessment of the site dated November 2016 and include:
1. Details of protective measures to include method statements to avoid
impacts on protected species during all stages of development;
2. Details of the timing of works to avoid periods of work when reptiles,
dormice and nesting birds could be harmed by disturbance.
3. Measures for the enhancement of places of rest for reptiles, bats and,
nesting birds.
4. Details of lighting
Once approved the works shall be implemented in accordance with the
approved details and timing of the works, unless otherwise approved in writing
by the Local Planning Authority.
The development shall not be occupied until the scheme for the maintenance
and provision of the new hibernaculum, bat and bird boxes and related
accesses have been fully implemented.
Thereafter the resting places and agreed accesses shall be permanently
maintained
Reason: to protect and accommodate wildlife

Suggested Notes to applicant:
1 .The condition relating to wildlife requires a mitigation proposal that will
maintain favourable status for these species that are affected by this
development proposal.
2. It should be noted that the protection afforded to species under UK and EU
legislation is irrespective of the planning system and the developer should
ensure that any activity they undertake on the application site (regardless of
the need for planning consent) must comply with the appropriate wildlife
legislation.

Tree Officer:  Comments as follows.

No objection, in principle. It looks as though they should be able to carry out a
development there without damaging the most significant trees, subject to the details
of a Tree Constraints Plan, showing the Root Protection Areas and how they would
be avoided, and Tree Protection Plan.  Plenty of scope for new planting also,
including parkland species such as oak, chestnut, lime etc.

Housing Enabling Officer:  Comments as follows.

25% of the new housing should be in the form of affordable homes. The scheme
indicates 8 dwellings, which would result in two affordable homes.

Taking into account the tenure of recent affordable housing in the area, it is
considered that these properties should be in the form of 2 discounted open market



dwellings. The affordable housing scheme must be submitted to and approved in
writing by the Housing Enabling Lead at Taunton Deane Borough Council.

Senior Historic Environment Officer: Comments as follows.

As far as we are aware there are limited or no archaeological implications to this
proposal and we therefore have no objections on archaeological grounds.

Representations Received

13 letters of representation received voice concerns and raise objection to the
proposal, raising the following comments: 

Visual Impact on Character and Appearance of Entrance to the Village: Our
village is approached via Dene Road along a tree lined avenue with housing
on the right hand side and trees, hedgerows and the playing field on the left.
South Lodge is the original lodge to Tone Vale hospital and is an iconic
building. Any new building would be out of character and not in keeping with
its surrounds. This development would damage the natural environment and
result in the loss of trees and hedgerows and be replaced by yet another built
up area on both sides of the road.
Road safety/access issues: close to driveway to cause potential issues when
backing out onto Dene Road if residents of the new development are exiting
at the same time. Vehicles come around the bend as you come into the
village far too fast, despite the speed limits.
Increase in noise and disturbance from extra traffic
There is not the infrastructure to support these extra developments, we are in
danger of over- developing and ruining the village.
Visual impact on landscape of community greenfield site: is on a greenfield
site used by many villagers and visitors. This is a much loved spaced which
sets Cotford St Luke apart from many other modern villages and something
which must be protected. Building here will diminish the striking green field
and tree lined community space that we villagers treasure. The development
will not only be prominent from most angles of the playing field and spoil our
open views but will also decrease the amount of recreational space available
to us, making the playing field feel more crowded, especially at weekends
when football matches etc are taking place.
Plans to extend the dip (pond) within the site are also ill-considered for two
reasons 1) the dip was created to alleviate flooding, by extending it and filling
it with water is surely counterproductive 2) extending the pond yet again
decreases the amount of recreational space available to all. The attenuation
pond lies close to a children's play area. If this is extended and the water not
drain so quickly because of new housing, it could be a real danger to small
children. Fencing it off would seriously detract from the existing amenities.
The Indian Bean Tree, two Nootka Cypress and comparatively recently
planted trees should have preservation orders on them.
Sleeping policemen should be eliminated
A car park preferably well disguised included in the scheme could benefit the
smooth running of traffic on the main road.
At least two informal approaches were made to develop this land.  Both were



rebuffed so they did not go any further. When the SADMP was re-written in
2016 the protected status was taken away leaving the site open to potential
development which is scandalous. The planners at that time had no intention
of this land ever being developed. If there was no chance 15 years ago, if this
council had any consistent planning strategy, there should be ‘no chance’
now.
The SADMP (2016) Preferred Options document details the housing
requirement for Cotford up to 2028. Paragraph 2.108 states that “The scale of
new housing allocation at Cotford St Luke should not exceed 60 units. Such a
number could be accommodated within existing primary school capacity,
would meet currently identified social housing need and would be of a scale
of growth over the Plan period which the Council consider reasonable to
absorb into the social and environmental fabric of the village.” Since that
document was produced TDBC has approved 30 dwellings on land to the
east of West Villas and provisionally approved, subject to legal agreement, 30
dwellings on land to the east of North Villas. Consequently, Cotford is already
up to the 60 houses limit and should not have any more. Additionally, there
have also been 28 new dwellings on the old Orchard Lodge site. Although the
Orchard Lodge site was regarded as a ‘windfall’ and not counted towards the
SADMP allocation figure of 60 houses, the SADMP document points out that
the Orchard Lodge development ‘makes a significant contribution towards
meeting village growth’ and therefore ‘officers would not support an allocation
any larger than 60 units because of the Orchard Lodge scheme’. I would
suggest this provides concrete evidence that TDBC should refuse this
application, and any future applications until 2028, on the grounds that it
raises the housing above the limit which ‘officers would not support’.
It appears that the site has been considered to be "within the settlement
boundary". We would disagree with this and we consider that the proposed
use of this site for housing does not reinforce the settlement pattern of
Cotford St Luke.  There is a clear defined edge to the built form of Cotford St
Luke along the northern boundary of the southern approach road. The
southern boundary of this road is noted for its undeveloped nature and the
site in question adds to the green appearance of this side of the road and
provides a characterful backdrop to the adjacent recreational area.
Planning should always seek to secure high quality design and a good
standard of amenity for all existing and future occupants of land and
buildings. Another principle is that planning should not simply be about
scrutiny, but instead be a creative exercise in finding ways to enhance and
improve the places in which people live their live. Permission should be
refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way it
functions.
There is also the impact on historic fabric, both within the site and near to it.
In terms of within the site, there are clearly parts of brick buildings/structures
which were original part of the use of the site as a medical institution. It is
understood that they formed part of the pumping station. This should be
investigated further on the basis that historic fabric could be lost without
record.
Impact on the setting of the original lodge on the opposite side of the road.
This is clearly a non-designated heritage asset and therefore it's setting
should be considered carefully under the objectives of the National Planning
Policy Framework, in particular, Paragraphs 132 and 135. It is difficult to



ignore the fact that the proposed development will cause harm to the setting
of this heritage asset.
Part of the site would appear to be within a County Archaeological Site, as
designated in the adopted SADMP 2016. The application has not complied
with Policy ENV4.
Parking for some of the dwellings within garages. No one parks within
garages nowadays. Some of the vehicles associated with these proposed
dwellings, especially visitors' cars, will find themselves on the main road.
The introduction of significant levels of hardstanding so close to the functional
floodplain of the nearby watercourse will cause further issues by increasing
surface water runoff. It is clear from the comments from the Open Spaces
Manager that the proposal to increase the size of the attenuation pond within
the recreational area to accommodate the additional surface water is not
acceptable. His statement that it is not in public interest to do so should be
taken into account. Given the inability to accommodate the increased surface
water runoff within the existing attenuation pond, has the Drainage Officer or
the Lead Local Flood Authority been consulted?
The reduction of the recreational space available by the enlargement of the
attenuation pond, as a direct result of the proposed development, is at odds
with Paragraph 74 of the NPPF. The area where the attenuation pond is
located is designated as Recreational Space in the adopted SADMP 2016.
The increase in size of the pond proposed would reduce this space and
therefore the application is contrary to Policy C3 of the SADMP 2016.
Do we wish to support greedy developers over the natural environment, what
future do you support?
The tree officer suggests planting oak trees as part of this development - oak
trees are growing like weeds in this area.
The village already has substantial housing, and where others may disagree
with this, please remember that the neighbouring Norton Manor Camp also
has plans to build houses in the future.
Cotford needs more amenities not more houses when the school, shop and
bus service already struggles

Further documents submitted by the applicant in regard to drainage, landscape and
visual, highways and open space addressing the concerns raised, and raising the
following points:

Highways
The visibility splay noted on the previous drawing is based on the Manual for
Streets approach given the low speed limit and low speeds due to the traffic
calming features (31m for a conservative average speed of 25mph), this has
now been revised to 33m, to suit the Somerset Estate Roads guidance.
There is an existing Public Right of Way to the south east of the site onto
Dene Road, which has limited scope for improvements due to the existing
geometry and land ownership. There are no proposals to intensify the existing
pedestrian route and crossing. Speed management improvements have been
proposed in the form of a gateway feature with advanced warning signs, thus
reducing the speed limit to 20mph and improving the safety at the existing
pedestrian crossing. Further potential improvements at this location can be
discussed with the Highways team through the S278 and TRO process.
The planning application should not be contingent on the successful TRO
application as this could prejudice the development proposals. The planning



application should stipulate that a TRO application has to be made, but not
dependent on the outcome. Any development proposals would be subject to
the Road Safety Audit and Non-Motorised User assessment processes to
ensure a proportionate, safe and viable scheme.
All appropriate permissions and agreements will be put in place prior to the
relevant areas of work. It is noted regarding the redline boundary on third
party land.
Comments referring to the potential for adoption or private streets are noted
also. There is the option for the inclusion of an adopted turning head within
the site should the client wish to progress with this option. The consultation
response from Highways does not necessitate the adoption of the road at this
juncture and can therefore be resolved post-planning approval.

Drainage

Due to the nature of the underlying geology infiltration techniques are not
viable for this development.
Permeable pavements will be used where possible with the remainder in
geocellular units as Taunton Deane Borough Council do not want the
attenuation basin expanded, providing both source control and site control.
The outfall will be to the existing public storm sewer located to the west.
Permeable surfaces should be included wherever feasible within the
development to provide a source control feature and water quality benefits.
New foul connections can be made to the existing adopted foul drainage
network beneath Dene Road.
Wessex Water has noted that sufficient capacity is provided at this point and
the downstream network to accommodate the full development.

Landscape and visual

Though the site is not allocated for housing neither is such development
precluded in policy terms.
In its current state the site reads as one continuous area with the adjacent
open space due to the site’s western boundary being undefined on the
ground. This was a key consideration through the design process with the
final illustrative masterplan indicating a strong physical definition through a
combination of timber fencing along plot boundaries, positioned to avoid
existing trees and associated RPAs, behind an approximately 3m deep green
buffer of native and ornamental shrubs with a secondary screening layer of
specimen trees positioned at intervals to break up the massing of built form
with a visual connection to the mature ornamental groups along Dene Road
and Bethell Mead. This buffer will provide a clear definition between the two
spaces connecting to areas of existing planting and creating a habitat
connection to the southern landscape area adjacent to the Halse Water.
The site is currently visible from the Dene Road approach to the village and
houses along Aveline Court as well as from the public open space and village
school. Though outside the main area of development it cannot therefore be
described as ‘visually isolated’ from it.
The previous use of the area as the grounds of the asylum has resulted in a
number of mature areas of trees and shrubs along Dene Road and Bethell
Mead which create a very green wooded character around the site. This
characteristic has been retained and enhanced in the proposals through the



incorporation of existing trees in the site layout and new planting throughout
including along the western boundary.
The site is physically and visually connected to other areas of residential and
community development within the village and contained by the same
physical features.
The proposals and accompanying documents indicated that the design had
avoided all RPAs and any need for removal for trees in this location.

Development Plan Policies

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications are determined in accordance with the development plan unless
material considerations indicate otherwise. 

The development plan for Taunton Deane comprises the Site Allocations and
Development Management Plan (2016), Taunton Deane Core Strategy (2012),
saved policies of the Taunton Deane Local Plan (2004), the Taunton Town Centre
Area Action Plan (2008), Somerset Minerals Local Plan (2004), and Somerset
Waste Core Strategy (2013).

Relevant policies of the development plan are listed below.  Policies from emerging
plans are also listed; these are a material consideration.  

Core Strategy

CP3 – Town and Other Centres
CP4 – Housing
SP4 – Realising the vision for the Rural Areas
DM1 – General Requirements
DM4 – Design
DM5 – Use of Resources and Sustainable Design

SADMP

A1 – Parking Requirements (Appendix E)
A5 – Accessibility of Development
ENV1 – Protection of trees, woodland, orchards and hedgerows
ENV2 – Tree planting within new developments
ENV4 – Archaeology
D7 - Design Quality
D9 – A co-ordinated approach to development and highway planning
D10 – Dwelling Sizes
D12 – Amenity Space
SB1 – Settlement Boundaries

Local finance considerations

Community Infrastructure Levy (Taunton Deane only)



The application is for residential development outside the settlement limits of
Taunton and Wellington where the Community Infrastructure Levy (CIL) is £125 per
square metre. Based on current rates, the CIL receipt for this development is
approximately £92,500.00. With index linking this increases to approximately
£112,250.00.

New Homes Bonus

The development of this site would result in payment to the Council of the New
Homes Bonus.

1 Year Payment
Taunton Deane Borough/West Somerset Council  £8,633
Somerset County Council     £2,158

6 Year Payment
Taunton Deane Borough/West Somerset Council  £51,795
Somerset County Council     £12,949

Determining issues and considerations

The main issues in the consideration of this application are:

1. The principle of the development
1. The impact on the highway network
2. The impact on landscape and visual amenity
3. The impact on ecology
4. The impact on trees, including those covered by TPO
5. The impact on archaeology, and
6. The impact on drainage.

1 The principle of development

Where previously the Core Strategy indicated that the site formed part of an area
allocated for urban/recreation space, upon adoption of the SADMP last year, that
allocation was removed.  The site sits within the settlement of Cotford St Luke.
Therefore, the principle of residential development of the site is now considered to
be acceptable.

In order to meet housing needs, the Council has accepted the development of
greenfield land is required.  To this end, policy MIN1 allocates a greenfield site for
around 60 dwellings and employment units east of Deane Barton, on the eastern
edge of Cotford. 

2 The impact on the highway network

On the basis of the originally submitted plans, the Highways Authority raised



objection as the plans were not of sufficient quality and accuracy to enable a full
assessment of the traffic impact of the proposal.

During the application, the applicant has completed a topographical survey and the
access proposal drawings have been revised to show the exact location of the
existing highway and the mature tree to the west of the proposed access.  In
addition, the visibility splays have been revised to show some 33m in each direction,
having proposed speed management improvements in the form of a gateway feature
with advanced warning signs, thus reducing the speed limit to 20mph to the south
east of the site.

However, the Highway Authority still consider that the information provided is
insufficient to demonstrate that there would not be adverse impacts upon highway
safety.  

3. The impact on landscape and visual amenity

The site is located within NCA 146 “Vale of Taunton and Quantock Fringes”, which
lies between the Brendon Hills on the edge of Exmoor to the west and the Somerset
Levels and Moors to the east. It overlooks the Bristol Channel to the north and the
Blackdown Hills Area of Outstanding Natural Beauty (AONB) to the south, and
encircles the Quantock Hills AONB. The steep, moorland-topped character of the
Quantock Hills and the Brendon Hills and the open character of the clay levels
contrast with this area’s lush pastoral character. Panoramic views are gained from
these hills across the vale to the coast and are an ecological link between these two
areas of moorland. Within the overall character there is considerable variety, united
by its lowland mixed farming landscape, with dense hedges, sparse woodland, red
soils and settlement pattern.

The site is on a junction with a number of Landscape Character Areas (LCAs);
LCA 1A: Taunton Deane Farmed and Settled Low Clay Vale abuts the site’s
southern boundary, LCA 2A: The Tone River Floodplain covers the site, and LCA
3A: Quantock Fringes and West Farmed and Settled High Vale is adjacent to the
site’s northern boundary. 

The strength of LCA 1A landscape character varies across the vale but is judged to
be moderate to strong overall. There is, overall, a requirement to enhance the
landscape of the Farmed and Settled Low Clay Vale. Although the Vale contains
distinctive characteristics, there are a number of human elements that detract from
the character of the landscape, including intrusive developments e.g. town edge
development.

The strength of landscape character in the Tone River Floodplain LCA is judged to
be moderate. The simplicity of the naturally flat, open floodplain landscape is noted
to have been notably lost in places due to the dominance of a number of human
influences – the railway, pylons and urban edge developments that detract from the
natural physical character of the landscape.  Overall, a requirement to enhance
(and, in places, restore) the landscape pattern of the floodplain – improving the
condition of existing hedgerows and restoring hedgerows in areas where they have
almost disappeared from the landscape could considerably improve the sense of
intactness and strengthen landscape character overall. A number of opportunities



exist to implement local landscape schemes that would enhance the rural-urban
fringe areas in order to visually improve the often-awkward interface between rural
and urban land uses.

The strength of character in LCA 3A is also judged to be moderate (to strong in
places) and this judgement is significantly influenced by the condition of landscape
elements e.g. hedgerows and the introduction of new landscape elements e.g. field
of biomass crops.  The overall strategy for the Farmed and Settled High Vale is to
enhance the quality of the landscape e.g. through improvement of the rural-urban
interface and, in areas where landscape character is stronger, to conserve those
features, elements and characteristics that combine to form a strong and
recognisable landscape pattern.

The 2005 Landscape Character Assessment of Taunton’s Rural-Urban Fringe
Landscape Sensitivity and Capacity Study (Final Draft Report) puts the site within
3B: Norton Brook – Halse Water Rural River Floodplain.  Here, “where the character
area abuts Cotford St Luke, recreational space defines much of the floodplain –
playing fields with some mature trees evoking a parkland character and describes
the overall character as small-scale, narrow floodplain with fields of pasture,
well-managed hedges and a prominence of willow evoking a wet, lush character.
The lack of obtrusive human elements in the landscape is evident – the floodplain
retaining a tranquil and overtly rural character. The area is unsettled though
bordered by settlement with the secondary roads leading to villages being
unobtrusive and well treed and well connected by public rights of way across the
fields. Landscape character sensitivity is judged to be moderate – high with low –
moderate visual sensitivity being higher in areas closer to settled areas. Overall
sensitivity to development is judged to be moderate with guidance including to
conserve the mature deciduous belts/overgrown hedges, thickening or extending
these wooded areas, to avoid elements that lead to cluttering, and to incorporate an
appropriate soft landscaping scheme to prevent a blunt interface between residential
development and open fields.”

The applicant; describes the site character as “being a lush floodplain landscape
with an almost parkland landscape bordered by the built area of Cotford though with
a stronger connection to the Halse Water stream corridor. It has a localised hillock
landform within the developable area of the site with scattered specimen trees and
with mature planting to the north screening existing residential development, east
screening Dene Road, and south along the stream corridor with a transitional strip of
grassland and scrub across the southern half of the site. The western boundary is
open with no physical definition between the site and adjoining open space which
extends west to the low school buildings.  In context the site has a character of an
established village park lying between the edge of the village and the open
countryside beyond.”  The Council would not disagree with this assessment.

However, whilst the Council does not contend that the site forms part of a valued
landscape and thus benefits from the protections afforded by paragraph 109 of the
Framework, it is more than “…mere countryside…” and it is clear from the
representations received that the site’s open and undeveloped nature is clearly
appreciated and valued by those who live in and around the area.

The site forms a small part of a much wider landscape the key characteristic of
which appears to be its parkland like appearance and lack of obtrusive human



elements which enables expansive rural views.  It contributes positively to the
character of the LCA 2A: The Tone River Floodplain and Rural – Urban Fringe
Character Area 3B: Norton Brook – Halse Water Rural River Floodplain.
Furthermore, partly due to its open nature, prominence in some views including from
some nearby rights of way, and convex profile, it is sensitive to intrusion by new
development.  Indeed, the applicant’s LVIA agrees with this point of view.  It notes
that “Residential development on an existing area of open space that is of good
quality and provides an enhanced green wedge between the existing developed
area and rural landscape around it will necessarily result in a complete change of
site character for which reason the high sensitivity existing site character will
experience a high magnitude change resulting in a substantial adverse effect.”

The precise extent of any landscape character and visual effects that would arise
from the proposal would depend on the extent to which such effects would be
mitigated at the detailed layout and design stage.

Despite the scope for such mitigation, however, and the relatively small number of
dwellings proposed for a site of this size the proposal would inevitably cause a
substantial loss of the currently open/treed landscape character of the site itself. It
would also cause a loss of the primarily open context within which the adjacent
countryside can be seen from the site.

Although domestic architecture is a feature of the landscape character in this area,
this does not justify what would be a prominent extension to the existing housing
estates on the southern side of Cotford St Luke.  The site forms a significant
gateway site into Cotford; the Lodge building is visually prominent when travelling
northwards along Dene Road and, when continuing westwards, the character of this
part of Dene Road constitutes built form to the right (north) and open land to the left
(south).  This visual differentiation between urban and parkland-style village green is
distinct and striking.

Whilst the development would be of limited size compared to the floodplain and the
LCA as a whole, and would be softened to a degree by existing/proposed trees and
hedging around the site, and be seen in the context of existing neighbouring
development, it would cause suburban development to encroach into an area which
is sensitive to harm from such encroachment.

For these reasons, the Council consider that the proposal would, even assuming it
would be well designed and after any planting proposed has matured, cause
substantial harm to the landscape character of the site and its immediate environs.
Whilst its effects on the character of the LCA 2A: The Tone River Floodplain and
Rural – Urban Fringe Character Area 3B: Norton Brook – Halse Water Rural River
Floodplain as a whole would be more limited this would not detract from the more
localised harm that would be caused.

The proposal would inevitably cause an urbanising effect upon views from the
footpath which crosses the site. These include the currently open views from parts of
the site towards the school and the Clock Tower and users would be presented with
development in the foreground. Whilst these views are already experienced in a
partly urban context due to the presence of the housing areas to the north of Dene
Road, this effect would be increased significantly by the proposal and would not be
fully addressed by siting the proposed dwellings so as to maintain those views.  In



addition, it would erode the still partly tranquil rural nature of the site and the
adjacent open space.  Furthermore, users of the footpath walking alongside Dene
Road, where the proposed visibility splay would allow use into and over significant
hard landscaping and suburban development.  Although the extent of this effect
would depend upon the siting, design and height of the proposed dwellings, the
convex profile of the site and number of dwellings proposed means that there would
inevitably be a considerable urbanising effect on these views.

Core Strategy policy DM1 requires that proposals, taking into account any mitigation
measures proposed, should not unacceptably harm the character and appearance
of any affected landscape, settlement, building or streetscene.  The question of how
to determine whether harm is unacceptable for the purposes of Policy DM1 is clearly
important.  Policy DM1 does not require the decision maker to consider
unacceptability in the context of the overall planning merits of the scheme.  The
policy must be read in a straightforward manner.  Of course, the overall merits of the
scheme must be considered before reaching a final decision on it. 

Given the policy protection given by policy DM1, the proposal to maintain part of the
site as undeveloped land does not provide a substantive landscape or visual benefit.
 Therefore, due to the substantial harm that it would cause to the landscape
character and appearance of the site and surroundings, and having regard to the
purposes of policy DM1, the proposed development would conflict with this policy.

4. The impact on ecology

An extended Phase 1 habitat survey of the site was carried out.  That survey noted
the key potential unmitigated impacts associated with the proposed development of
the site to be the potential for disturbance of ecological viable habitats comprising
woodland and hedgerow habitats binding the site, loss of amenity and poor
semi-improved grassland habitats, dense scrub and young trees, disturbance to bat
foraging habitat and commuting corridors, disturbance/harm to reptiles and loss of
habitat, potential disturbance/harm to nesting birds and loss of foraging and nesting
habitat and minor potential for disturbance/harm to dormice within dense scrub (if
present).

In order to mitigate and enhance the ecological nature of the site, the applicant
proposes an Ecological Management Plan to be produced prior to the start of
development activities.  The report acknowledges that short term adverse impacts
would occur as a result of the loss of amenity and poor semi- improved grassland
habitat, dense scrub and young trees.  This would be mitigated in the medium and
long term through the provision of new habitats.  Overall, in the long term the report
concludes that the impact of the proposals on habitats are considered to be neutral.
Long-term management of new and retained habitats would be in achieved through
the production and implementation of the recommended Ecological Management
Plan.

The Council’s ecologist does not disagree with the outcome of the report and
supports the submission of an Ecological Management Plan based on the advice
within the applicant ecologists report, recommending that, in the event of planning
permission being granted, a condition requiring the submission and implementation
of such a management plan.



In this respect the proposed development is not considered to be contrary to policy
ENV1 or ENV5 of the SAADMP, policy SD1 or CP8 in regard to the habitat and
ecology issues in those policies.

5. The impact on trees, including those covered by TPO

The Council’s tree officer raises no objection in principle.  In the event of planning
permission being granted, a condition requiring the protection of root protection
areas and hedgerows during the development, together with details of proposed soft
landscaping, is appropriate.

6. The impact on archaeology

An archaeological desk-based assessment was submitted with the application.
There are no Scheduled Ancient Monuments either on the site itself or in the
immediate vicinity, and the nearest listed building is over 350m away.  The site
includes, close to its northern boundary, the site of Cotford Farm, which appears in
the documentary record from at least the early 18th century, but it is highly likely that
it stands on a far earlier site. The farm, which was demolished and removed during
the establishment of the mental hospital, had a water mill driven from a leat running
off the Halse Water stream. It is because of the presence of the farm site that an
area around it has been formally designated as a site of High Archaeological
Potential, and roughly a quarter of this area intrudes into the north-west boundary of
the development site.

Whilst the report does not conclude whether the site is of archaeological importance,
it concludes that it is “very likely that when the available evidence, whether
archaeological, historical, topographical, or toponymic, is taken together as a
coherent body of data, it is likely to form a material consideration the local authority’s
deliberations relating to the archaeological implications of the proposed
development.”

However, the County archaeologist has indicated that as far as they are aware there
are limited or no archaeological implications to this proposal and they have no
objections on archaeological grounds.  The application therefore complies with
policies CP8 and ENV4 in this regard.

7. The impact on drainage.

The application was submitted with the supporting flood risk assessment which was
updated in October 2017 to reflect the Council’s objection to the use of its land for
surface drainage.  As a result, the development now proposes below ground
geocellular storage tanks located beneath the access road, together with permeable
pavements where possible.

The residential development site is within flood one and the flood risk assessment
proposes that finished floor level should be raised by 300 mm above the adjacent
flood zone 2 level.



It is proposed that the foul drainage network will discharge into the existing Wessex
Water foul water sewer located beneath Dene Road.  The discharge will need to be
pumped.  The number of dwellings had indicated that Type II pumping station
adopted by Wessex Water would be the most suitable solution, subject to detailed
design and liaison.  It is understood that Wessex Water has noted that sufficient
capacity is provided at this point in the downstream network to accommodate the
development.

Conclusions

The development would bring a range of benefits including (in summary) increased
choice and competition in the housing market and the contribution to the overall
supply of housing; the provision of affordable housing; the location of development
near to the Borough’s main town; economic benefits; ecological enhancement; and
benefit of the New Homes Bonus.  Paragraph 47 of the framework establishes that
local planning authority should boost significantly the supply of housing.  The
proposal would contribute up to 8 dwellings to the overall supply of housing in the
Borough, and would therefore make a small but positive contribution in this respect.

In the context of the requirements of paragraph 47, the Council has allocated a site
for residential development for around 60 dwellings at Cotford up to 2028.  The
Council can also demonstrate a five year housing supply.  The Council’s view is that,
although the application proposal could be deliverable in the next five years, there is
no need for the proposal in this respect.  There is no indication in the Framework
that the presence of a five year supply (including an applicable buffer) would
preclude further housing which would be available within this period from being
regarded as beneficial. 

Two of the proposed eight dwellings would be affordable.  The Council accepts the
importance of the contribution that the proposal would make to affordable housing
and, the Council agree that the provision of affordable housing would add notably to
the benefit to be provided by the new housing.

The application site is accessible to services, by choice of walking, cycling and
public transport as well as private car.  However, these factors also likely to
influence the location of sites generally including those being brought forward
through the Local Plan process.  This benefit is not likely to be unique to the
application site and accordingly it should be given very limited weight.

The Framework encourages the creation of a strong, responsive and competitive
economy, and the jobs created over a temporary period for the duration of the
construction works have limited weight to the benefits of the proposal.

The proposal would result in there being additional spending in the local area,
associated with the occupation of new dwellings.  However, the proposal would
result in a minute increase in the Cotford St Luke’s population and the contribution
that the proposed development would make to the viability of the local services and
the amount of spending power in the local economy compared to that which would
exist without it is therefore likely to be limited and the Council gives limited weight to
this benefit.



An Ecological Management Plan based on the recommendations of the submitted
ecological assessment could provide material benefits, but the reports indicate little
evidence to suggest that a major net enhancement in the quality and diversity of
habitats present would be achieved and therefore the Council gives this benefit
limited weight.

Whilst Figure 3 of the ecological impact assessment indicates land to be gifted,
there appears to be little amplification of this possible benefit throughout the
remainder of the application documents.  There is limited evidence before the
Council to identify the degree to which the “gifted land” would be needed in any
event to meet the pressures arising from the development.  Therefore the Council
gives this potential benefit limited weight.

The application proposes the change the tabletop arrangement on Dene Road and
the extension of the 20 mph speed limit.  Whilst this could benefit the safety and
convenience of existing residents as well as future occupiers of the proposed
development, there is little evidence to identify the degree to which its alteration
would improve safety at this location.  The Council therefore gives this benefit limited
weight.

There is no substantive evidence before the Council to support the concerns
expressed by some interested parties about the effects of the development in
relation to flooding and drainage, hedges and trees and the historic environment
which could not be addressed by any condition on the planning permission.  The site
is not subject to any formal designation relating to ecological interests and there is
no substantive evidence to suggest that the proposal would cause harm to the
habitat of any protected species which could not be appropriately mitigated.  There
is also no firm evidence of the proposal would, in conjunction with other
development in the area, cause unacceptable pressure on community services or
infrastructure provision in the area.

Planning balance

Even if well-designed, the proposed development would cause substantial harm to
the landscape character and visual appearance of the site in the nearby area within
a landscape valued by local people.  Due to this harm, the proposal conflict with
policy DM1 of the Core Strategy.  Given the statutory duty to determine the
application in accordance with the Local Plan unless material considerations indicate
otherwise, the landscape and visual harm that would be caused carries substantial
weight.

Having considered the other points raised against the proposed development by
interested parties, and concluded that they do not add substantially to the harm that
would be caused by the proposed development, this does not detract from the
weight to be attached the landscape and visual harm.

Set against the identified harm, the proposal, by delivering new market and
affordable housing, would be consistent with the Government’s aim of boosting the
supply of all types of housing in delivering a wide choice of homes.  However, whilst
this constitutes a notable benefit of the proposal, particularly in relation to affordable
housing, it must be viewed in the context of the existence of a five year supply of



land and the likelihood that other sites within the supply will help to meet the needs
of affordable market housing.  A number of other points that weigh in favour of the
proposal are set out in the conclusion above.  However, these are all of limited or
very limited weight.

Due to the substantial harm to the landscape and visual character of the area and its
lack of substantial environmental benefits the proposal would fall short of fulfilling the
environmental role of sustainable development referred to in paragraph 7 of the
Framework.  Whilst the proposal would bring economic and social benefit, primarily
in relation to housing, the Council do not regard the proposed development in overall
terms to constitute sustainable development.  The adverse effects of granting
permission would in this case significantly and demonstrably outweigh the benefits
of the proposal when assessed against the policies of the Framework as a whole.
The benefits are collectively insufficient to justify the granting of planning permission
contrary to the provisions of the Development Plan. Planning permission should
therefore be refused

In preparing this report the planning officer has considered fully the implications and
requirements of the Human Rights Act 1998.




