
Application No: 3/37/17/019
Parish Watchet
Application Type Outline Planning Permission
Case Officer: Andrew Penna
Grid Ref
Applicant Grass Roots Planning Limited

Proposal Outline Planning Application with all matters reserved,
except for means of access, for the erection of up to
139 dwellings and associated works 

Location Land south of Doniford Road and Normandy Avenue,
Watchet, Taunton

Reason for referral to
Committee

Recommendation

Recommended decision: Grant

Recommended Conditions

1 Approval of the details of the (a) layout (b) scale (c) appearance and (d)
landscaping of the site (hereinafter call 'the reserved matters') shall be obtained
from the Local Planning Authority in writing before any development is
commenced.

Application for approval of the reserved matters shall be made to the Local
Planning Authority not later than the expiration of three years from the date of
this permission.  The development hereby permitted shall be begun not later
than the expiration of two years from the approval of the reserved matters, or, in
the case of approval on different dates, the final approval of the last such matter
to be approved. 

Reason: This is an outline permission and these matters have been reserved for
the subsequent approval of the Local Planning Authority, and as required by
Section 92 of the Town and Country Planning Act 1990 (as amended).

2 The development hereby permitted shall be carried out in accordance with the
following approved plans:

(A1) DRNO 000-HYD-XX-XX-DR-TP- 01 REV P    PROPOSED ACCESS
ARRANGEMENT
(A3) DRNO 150103 L 01 01    LOCATION PLAN   
(A1) DRNO 0000-HYD-XX-XX-DR-TP- 02 REV P    PROPOSED ACCESS
SWEPT PATHS SOUTH      
(A0) DRNO 06743-HYD-XX-XX-SK-TP- 0001 REV P 02 SOUTHER ACCESS



ELEVATION
(A1) DRNO 15-04-PL-139 DONIFORD ROAD ENTRANCE: ILLUSTRATIVE
CROSS SECTIONS

Reason:  For the avoidance of doubt and in the interests of proper planning.

3 There shall be no obstruction to visibility greater than 600 millimetres above
adjoining road level in advance of lines drawn 4.5 metres back from the
carriageway edge on the centre line of the access and extending to points on
the nearside carriageway edge 70 metres either side of the access. Such
visibility shall be fully provided prior to occupation of any dwelling hereby
permitted and shall thereafter be maintained at all times.

Reason: To ensure suitable visibility is provided and retained at the site access,
in the interests of highway safety.

4 The proposed estate roads, footways, footpaths, tactile paving, cycleways, bus
stops/bus lay-bys, verges, junctions, street lighting, sewers, drains, retaining
walls, service routes, surface water outfall, vehicle overhang margins,
embankments, visibility splays, accesses, carriageway gradients, drive
gradients, car, motorcycle and cycle parking, and street furniture shall be
constructed and laid out in accordance with details to be approved by the Local
Planning Authority in writing before their construction begins.  For this purpose,
plans and sections, indicating as appropriate, the design, layout, levels,
gradients, materials and method of construction shall be submitted to the Local
Planning Authority.

Reason:  To ensure that the proposed estate is laid out in a proper manner with
adequate provision for various modes of transport.

5 No development shall commence unless a Construction Environmental
Management Plan has been submitted to and approved in writing by the Local
Planning Authority.  The works shall be carried out strictly in accordance with
the approved plan.  The plan shall include:

Construction vehicle movements;
Construction operation hours;
Construction vehicular routes to and from site;
Construction delivery hours;
Expected number of construction vehicles per day;
Car parking for contractors;
Specific measures to be adopted to mitigate construction impacts in
pursuance of the Environmental Code of Construction Practice;
A scheme to encourage the use of Public Transport amongst contactors;
and
Measures to avoid traffic congestion impacting upon the Strategic Road
Network.
Wheel washing facilities for construction vehicles leaving the site.



Reason - In the interests of highway safety

6 The proposed roads, footpaths and turning spaces where applicable, shall be
constructed in such a manner as to ensure that each dwelling/building before it
is occupied shall be served by a properly consolidated and surfaced
carriageway and footpath.

Reason:  To ensure that the proposed estate is laid out in a proper manner with
adequate provision for various modes of transport. 

7 No development shall be commenced until details of the surface water drainage
scheme based on sustainable drainage principles together with a programme of
implementation and maintenance for the lifetime of the development have been
submitted to and approved in writing by the Local Planning Authority.  The
drainage strategy shall ensure that surface water runoff post development is
attenuated on site and discharged at a rate and volume no greater than
greenfield runoff rates and volumes.  Such works shall be carried out in
accordance with the approved details.

These details shall include: -

Detailed drainage layout drawings that demonstrate the inclusion of
SuDS, where appropriate, and location and size of key drainage features;
Drainage calculations that demonstrate there will be no surface water
flooding up to the 1 in 30 year event, and no increased risk of flooding as
a result of development between the 1 in 1 year event and up to the 1 in
100 year event and allowing for the potential effects of climate change;
Consideration of the risk of water backing up the drainage system from
any proposed outfall and how this risk will be managed without increasing
flood risk to the site or to people, property and infrastructure elsewhere,
noting that this also includes failure of flap valves;
Demonstration of how the first 5mm of rainfall (or ‘first flush’) will be
managed to promote infiltration/evaporation/evapotranspiration, and with
focus on the removal of pollutants;
Confirmation of the proposed methods of treating surface water runoff to
ensure no risk of pollution is introduced to groundwater or watercourses
both locally and downstream of the site, especially from proposed parking
and vehicular areas;
Demonstration of how natural overland flow paths and overland flows
from outside of the site boundary have influenced the development layout
and design of the drainage system;
Description and drawing demonstrating the management of surface water
runoff during events that may temporarily exceed the capacity of the
drainage system;
Confirmation of agreement in principle of proposed adoption and
maintenance arrangements for the surface water drainage system;
Details of phasing (where appropriate) and information of maintenance of
drainage systems during construction of this and any other subsequent
phases.



Demonstration that appropriate access is available to maintain drainage
features, including pumping stations.
A management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by an appropriate
public body or statutory undertaker, management company or
maintenance by a Residents’ Management Company and / or any other
arrangements to secure the operation and maintenance to an approved
standard and working condition throughout the lifetime of the
development

If the results of infiltration testing indicate that infiltration will not provide a
feasible means of managing surface water runoff, an alternative drainage
strategy must be submitted to the Council for review and approval.  Best
practice SUDS techniques should be considered and we promote the use of
combined attenuation and infiltration features that maximise infiltration during
smaller rainfall events.

Reason: To ensure that the development is served by a satisfactory system of
surface water drainage and that the approved system is retained, managed and
maintained in accordance with the approved details throughout the lifetime of
the development, in accordance with paragraph 17 and sections 10 and 11 of
the National Planning Policy Framework, Paragraph 103 of the National
Planning Policy Framework and the Technical Guidance to the National
Planning Policy Framework (March 2015).

8 The details submitted in accordance with condition 1 of this planing permission
shall include Finished Floor Levels of each dwelling and shall be a minimum of
150mm above current ground level in accordance with the recommendations of
the Hydrock Flood Risk Assessment.

Reason -  To limit the impact of flood risk on the development.

9 The development hereby permitted shall not be commenced until details of a
strategy to protect wildlife has been submitted to and approved in writing by the
Local Planning Authority. The strategy shall be based on the advice of Grass
Roots Ecology submitted reports, dated July 2017 and up to date surveys 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 the species
could be harmed by disturbance

3. Measures for the retention and replacement and enhancement of habitat
and places of rest for wildlife

4. A Construction Ecological Management Plan (CEMP) and a
5. Landscape and Ecological management plan (LEMP)
6. Details of lighting
7. Arrangements to secure the presence of a licenced dormouse worker to

be present to monitor the removal of hedging on site



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 and thereafter the resting places and agreed
accesses for dormice, bats and birds shall be permanently maintained. The
development shall not be occupied until the scheme for the maintenance and
provision of the new dormice, bird and bat boxes and related accesses have
been fully implemented

Reason: To protect wildlife and their habitats from damage bearing in mind
these species are protected by law.

10 The planting details submitted pursuant to condition 1 of this permission shall
include a phasing programme for the implementation of the landscaping for a
period of five years after the completion of each landscaping scheme, the trees
and shrubs shall be protected and maintained in a healthy weed free condition
and any trees or shrubs that cease to grow shall be replaced by trees or shrubs
of similar size and species or the appropriate trees or shrubs as may be
approved in writing by the Local Planning Authority. 

Reason: To ensure that the proposed development does not harm the character
and appearance of the area

11 No works shall be undertaken on site until the Local Planning Authority has first
approved in writing details of a programme of access which will be afforded to a
named archaeologist to observe and record all ground disturbance during
construction (such works to include any geological trial pits, foundations and
service trenches). The named archaeologist shall thereafter be allowed access
in accordance with the details so approved.

Reason: To enable the remains of archaeological interest which may exist within
the site to be appropriately recorded.

Reason for pre-commencement:  Any works on site have the potential to disturb
archaeological interests. 

12 The details submitted in accordance with condition 1 of this planning permission
shall include a Travel Plan will be submitted for approval.  The approved Travel
Plan will then be implemented in accordance with the delivery schedule therein
and in any event prior to first occupation.

Reason: In the interests of highway safety and the safety of users of the local
highway network.

13 The details submitted in accordance with condition 1 of this planning permission
shall include full details of the proposed children’s play area (LEAP) including
the layout of the area and the equipment to be installed. 

Reason: To ensure that adequate children’s play facilities are provided as part
of the development.



Informative notes to applicant

STATEMENT OF POSITIVE WORKING

In determining this application the Local Planning Authority considers it has complied
with the requirements of paragraph 38 of the National Planning
Policy Framework. Pre-application discussion and correspondence took place
between the applicant and the Local Planning Authority, which positively informed
the design/nature of the submitted scheme. During the consideration of the
application issues were raised. The Local Planning Authority contacted the applicant
and sought amendments to the scheme to address the issue and further information
was submitted. For the reasons given above and expanded upon in the planning
officer’s report, the application was considered acceptable and planning permission
was granted.

Proposal

Outline Planning Application with all matters reserved, except for primary means of
access, for the erection of up to 139 dwellings and associated works at Land south
of Doniford Road and Normandy Avenue, Watchet, Taunton

Note: the application was amended, following consultations to exclude the access
road from the northern part of Doniford Road to Normandy Avenue, across
agricultural fields, east of Knights Templar school.

Access is now proposed to be solely from the southern part of Doniford Road, south
of Alamein Road.

Whilst access is not a Reserved Matter, the applicants have confirmed that this
relates to the primary access points and not internal roads or indicative
footpath/cycle links.

The application is submitted with the following supporting documents:

- Transport Assessment
- Interim Travel Plan
- Landscape Visual Impact Assessment
- Flood Risk Assessment
- Agricultural Land Classification Assessment
- Design and Access Statement
- Tree Report
- Planning Statement
- Statement of Community Involvement



- Archaeology Report including geophysical survey
- Ecology Report

Site Description

The site lies on the eastern edge of Watchet, to the south of Doniford Road, between
Normandy Avenue and Cherry Tree Way/Alamein Road. It comprises 4 irregularly
shaped fields that provide approximately 10 hectares of agricultural land.

A further 5th field which is within the applicants control, lies to the east on more
elevated land above the existing housing on Normandy Avenue. This land will be
retained and enhanced for ecological purposes as part of the mitigation strategy for
the site. The central and southern parts of the site are used for the grazing of horses
and are well managed.

The northerly parcels of the site are more overgrown with part of this area
comprising a ridge that divides the rest of the site from Doniford Road to the north.
Existing residential development lies within close proximity to the north and west on
Doniford Road. Houses at Admirals Close and Cherry Tree Way abut the application
area along the western boundary.

Residential properties at Normandy Avenue and Alamien Road lie immediately
adjacent to the site to the east with vehicular and pedestrian access gained to
Cherry Tree Way, via Normandy Avenue.

Relevant Planning History

Proposal Screened for EIA: No EIA required.

No relevant site planning.

A number of applications adjoining the site and in close proximity are referred to in
the Report and Consultee responses below:

3/37/17/020 Liddymore Farm, Watchet: Outline application for up to 250 dwellings.
Awaiting completion of S106 Agreement.
3/39/18/009 East of Aller Mead, Williton: Outline application for approximately 90
dwellings.  Awaiting completion of S106 Agreement.
3/37/16/003 Land at Doniford Road, Watchet: Variation of Permission 3/37/13/035 to
amend the design of housing development.  Approved 18 August 2016.

Consultation Responses

(The comments of the Town Council and Williton Parish Council are shown in full
below together with Planning Policy comments which are of particular relevance to
the consideration of the application; full copies of all consultee comments are
available on the Councils website).



Watchet Town Council -

27 November 2017

 Land South of Doniford Road and Normandy Avenue, Watchet, Somerset

Outline Planning Application with all matters reserved, except for means of
access, for the erection of up to 139 dwellings and associated works - The
Committee objects to this application. They believe that it does not meet planning
policies, and would like to challenge the 'Planning Statement' within the
Developers planning report with reference to section 6.1:

• Whether housing is needed in this location.
• Whether the proposed development constitutes sustainable development in
respect to the aim of providing housing in the right location, and whether the
principle of the development here is acceptable.
• Whether the proposals comply with the policies of the Development plan.

The Committee has concerns over access and whilst they support in principle the
need for social housing within Watchet, they do not support houses being built
without the appropriate infrastructure being addressed. The Committee reserves
the right to make further comment until more comprehensive information is
received.

Further comments 27 February 2019

The Committee refers to its previous observations.

They believe that it does not meet planning policy, and would like to challenge the
'Planning Statement' within the Developers planning report with reference to
section 6.1:

• Whether housing is needed in this location

Whether the proposed development constitutes sustainable development in
respect to the aim of providing housing in the right location, and whether the
principle of the development here is acceptable.

Whether the proposals comply with the policies of the Development Plan.

The Committee has concerns over access and whilst they support in principle the
need for social housing within Watchet, they do not support Commercial Housing
being built without the appropriate infrastructure being addressed.

The Committee has serious concerns for road safety due to obvious increase in
journeys on narrow footpath-less lanes. It is believed collisions and pedestrian
injuries (or worse) will ensue if this development goes ahead, and they reject the
points made in the traffic assessment. 



Account should be taken to the amenity of the existing residents who will look onto
the development, in terms of human rights and planning policies. There are also
serious concerns that flood mitigation measures and prevention may not be
practical long term.

The Committee reserves the right to make further comment until more
comprehensive information is received.

Williton Parish Council, September 2019

Part of the application lies within the Parish of Williton, namely the land to the
south of the first section of Alamein Road up to the access to Liddymore Farm

1. The proposed access points are shown to be on Doniford Road, Williton and
Doniford Road, Doniford. On the illustrative plan it shows these two access points
linked by a road. This is likely to become a rat run. Also no vehicular access is
shown that goes directly into Watchet so residents of the new development will
have to get to Watchet either via Doniford or Williton. Both Doniford Roads are
well used, in particular the section into Williton which is also well used by
pedestrians with or without pushchairs who have to walk in the road as there are
no pavements and it is not lit until you reach Aller Mead. This road is not safe and
there have been a number of accidents as identified on the website CrashMap

The map above is for accidents in the last 15 years (2004 – 2018). No data for
2019 is shown on the website .As can be seen there was a fatality in 2009, one
accident in 2007 on Normandy Avenue and one on Doniford Road, south of the
roundabout in 2004. On the section of Doniford Road from near St Peters School
to the junction of North Street with Fore Street (next to the Co-op) there were 15
accidents.

Between 1999 – 2003 there were another 5 accidents on the Doniford Road to
Williton including a serious accident. On the Doniford Road towards Watchet there
was one accident. With an increase in traffic with an additional 139 houses it is
likely that there will be more accidents and Doniford Road into Williton will be even
more hazardous for pedestrians.

The use of the Williton Doniford Road has long been recognised by residents and
the Parish Council as an unsafe route to walk not only to and from the married
quarters but to Doniford where some local residents work due to the windy nature
of the road without pavements for the majority of the road and not being lit as well
as flooding issues. The Parish Council have tried to initiate a footpath from
Doniford to Williton inside the field edge to make access easier and safer.

The new development at Aller Mead now has a footpath link for the section next to
Doniford Road and it is hoped that the proposed extension to Aller Mead
(3/39/18/009) will increase the length of footpath for pedestrians. This will not
however include all the section of road to the married quarters or onto Doniford.
Should planning permission be granted it is considered that a footpath link should
be created that links up with the existing footpath at Aller Mead.



This has also been requested as part of application 3/39/18/009. It should also be
noted that the Highway Authority on application 3/39/18/009 has stated: The TA
has shown that in the year 2024 without the development, that the A39 Long
Street / North Street / Fore Street junction and A358 High Street / Fore Street /
Bank Street junction will already be operating at or slightly over capacity, however,
evidently traffic generated by the proposed development will worsen the operation
of these two junctions.

The TA has not mentioned any mitigation or improvements to lessen the traffic
impact on these junctions. The junction capacity assessment results for the A39
Long Street / North Street / Fore Street junction and the operation of the A358
High Street / Fore Street / Bank Street junction are predicted to significantly
exceed their theoretical Ratio-of-Flow Capacity (RFC) and will result in increases
to the Max PCU Queue on some of the junction arms.

The result of this may lead to ‘rat-running’ on streets that are unsuitable to
significant increases in traffic due to their residential nature and on-street parking.
Further information was submitted at the request of the Highway Authority and
concluded that: However, the Transport Assessment would indicate that the A39
Long Street / North Street / Fore Street junction and A358 High Street / Fore
Street / Bank Street junction will already be operating at or slightly over capacity
by the year 2024 without the proposed development.

The proposed development will increase the queue lengths at these points and
exacerbate the operation of these junctions. If this is the case on the Aller Mead
application surely the additional traffic from the proposed 139 dwellings and the
250 houses from the Liddymore site that has been resolved to approve subject to
a S106 but has not yet been approved (as the traffic is likely to use the junctions
at the Co-op (A39) and at the mini roundabout (A358) when visiting Williton or
wanting to travel to Taunton) will exacerbate the problems mentioned by the
Highway Authority further.

This is not acceptable especially as there are often queues within the village
especially on Butlins change over days. In addition as there is no direct vehicular
link into Watchet, residents will be relying on their cars and as such it is
considered that the proposal is not in accordance with policy TR2 of the Local
Plan as the site is not seen as sustainable or Policies CF2 and SD1 as the
proposal does not maximise the attractiveness for cycling or walking and so is not
sustainable. Will there be any vehicular inter connectivity with the married quarters
development as the roads are privately owned?

If the proposed development is not able to join up with the married quarters site
for vehicles and pedestrians the Parish Council object to this as it does not aid
having a healthy community and will mean that the married quarters are isolated.

There is no easy direct pedestrian access into Watchet (or Williton as noted
above) as the path from Cherry Tree Way to the school in Watchet is not a public
right of way and so presumably pedestrian access by those who have no right to
use it could be blocked. The public footpath from near Liddymore Farm (in



particular 28/20) can get wet and so is not seen as a convenient route for the new
residents when it is wet. Footpath WL 28/21 does not formally link into the
application site to the west of Liddymore Farm and it is considered that it should
be to improve the accessibility of the site. Extract from Footpath Map supplied by
SCC

2. There are number of applications in or near Watchet that are windfall sites,
alongside this application for up to 139 houses, the other Liddymore application
(3/37/17/020) for up to 250 houses which has been resolved to approve in
January 2018 subject to a S106 and the Paper Mill site application (3/37/19/021)
is for up to 400 dwellings, up to 10 No. live/work units, residential care village
(including up to 160 No. sheltered apartments and 60 bed retirement home), local
centre (up to 1,500 sqm), aparthotel with associated leisure facilities, land for
employment within use classes B1 and B2 (up to 8,000 sqm), visitor/interpretation
centre, community facilities/function room, public car park. This amounts to 959
dwellings plus a 60 bed care home. It does not appear that the effects of these
developments have been taken into account as part of the assessment of this
application, in particular traffic and the increase in demand for Doctors and
Schools. Will any financial contributions be sought to cover the increase that may
be required for these services?

3 .It is noted that the Strategy Group have recently made their comment (which
was before the paper mill site application was registered) including the following:
With regard to the principle of residential development - along with other sites in
the locality, the land in question was promoted by private developers who made
representations to the West Somerset Local Plan. Based on the evidence
submitted at that time, the Inspector in his report concluded that the development
of the site would be acceptable in principle and was needed for housing land
supply reasons.

Specifically:

• “Given that the plan strategy and policy SC1 envisage development in close
proximity to the contiguous built-up area of Watchet, once WAT9 (Liddymore
Farm) has been developed both other sites will meet this criterion. I see no reason
why all three of the suggested sites should not come forward. All would be in
accordance with the plan strategy and policy SC1 and thus acceptable in
principle”. As the Liddymore site has not been developed and after a year of
resolving to approve the scheme planning permission still has not been granted,
the Parish Council cannot see how policy SC1 is complied with, in particular point
4 and especially point 4A as the proposed development is not well related to
existing essential services and social facilities for the reasons given above, 4B -
there is no safe and easy pedestrian access to the essential services and social
facilities, again for the reasons outlined above and 4C – there will be a significant
additional traffic movements over minor roads as noted above. It is considered
that Policy OC1 is the relevant policy and that none of the criteria are met.

4. It is well known that the roads at the married quarters are not of an adoptable
standard. Mr Ross is well aware of this as when a meeting was held between him



and the Parish Council about a footpath link into Williton from the married quarters
he said he was willing to look at the route going across his land provided the
Parish Council made the roads up to adoptable standard which could not be done
by the Parish Council. This is an issue that probably will never be resolved for the
whole estate but in terms of good planning surely the Alamein Road could be
made up to adoptable standards by widening the road on the Southern side as it
is in the application site together with using the roundabout (and perhaps
improving it) so that another new access is not required and will mean that the
existing hedgerow can be retained. The hedgerow is an important feature along
this road which is hedge lined that should be retained. In addition using the
existing roundabout would go some way to removing the Parish Councils
objection concerning the proposed development having vehicular links to the
married quarters so that the married quarters are not isolated in this respect.

In conclusion, the Parish Council object to the proposal in its current form on the
basis of the comments outlined above

• increase in traffic on Doniford Road in particular into Williton as it is narrow,
windy with no pavements for part it and no street lights making it hazardous to
pedestrians who use the road to access Williton and Doniford

• Over burdening the Co-op junction and the roundabout junctions in Williton by
2024 as concluded by the Highway Authority and this is before the Aller Mead
extension is built which could lead to more queues in the village and rat runs
through residential streets that already have a lot of on street parking. The
proposed developments at the paper mill and the Liddymore permission could
also exacerbate the use of these junctions 

• Not enough pedestrian connectivity into Williton and Watchet and not enough
vehicular access between the proposed development, the Liddymore site
(3/17/17/020) and the married quarters as no points of access are shown to the
married quarters or the Liddymore site on the outline plans except to both
Doniford Roads.

• Premature as the Liddymore site has not been developed and does not have the
benefit of planning permission so does not comply with Policy SC1 (as the
Inspector noted that the Liddymore site should be developed before this one
would meet the criterion of Policy SC1.)

• Loss of the substantial roadside hedge which is an important rural feature of
Doniford Road. It is considered that the existing roundabout should be used for
the access into the proposed site. The fact that the roundabout does not belong to
the applicant does not mean that the roundabout cannot be used if the
landowners are happy for it to be used. Has this been looked at as part of the
application before it was submitted?

• A footpath/cycle link (not on Doniford Road but in the adjoining fields) is required
into Williton as Doniford Road is not a safe road.



Highways Development Control -

Final Comments, July 2019:

A minor mistake regarding the stated scaling on the submitted access
visibility plan should be corrected for clarity;

Visibility has still not been clarified for Normandy Avenue and Liddymore
Farm, although please note my previous comment that the Highway
Authority would not object to the current application in regard to this matter
providing the LPA are comfortable that details of other vehicular, pedestrian
and cycle facilities within the development and linking to the existing
networks can be considered as part of a future reserved matters
application (bearing in mind access is not a reserved matter in the current
outline application);

Visibility for pedestrian (informal) crossings within the site have still not
been demonstrated (although my comment above would also apply in this
instance);

Visibility for pedestrians at the Doniford Road junction has not been
demonstrated (and this should be clarified at this stage, as access is not a
reserved matter and the proposals must show that appropriate visibility is
available for pedestrians discharging from the proposed new footway onto
the existing live carriageway); and

While the needs of non-motorised users have now been appropriately
assessed, no mitigation measures are proposed and issues such as the
poor surfacing of the route remain.  It is recommended that a Travel Plan
be secured under a S106 agreement which could address cover any
necessary improvements.  However, an outstanding point is whether the
routes shown within the NMU have been confirmed as available for the
uses proposed (bearing in mind that these include routes along private
roads for which the right of public access is not clear within the
application).  I would recommend this be confirmed prior to the
determination of this application, else it is unclear whether the routes
assessed are available in practice for the uses you propose (ie by cyclists
and pedestrians to link to the wider network).

A number of conditions are recommended.

Biodiversity and Landscaping Officer -

Biodiversity: No objection subject to conditions and a S106 agreement to secure
management of County Wildlife Site and additional land within the applicants
ownership.

Landscape: Disagree with conclusions of part of the LVIA with regards to the
landscape impact of the 'northern' access and road. (now removed from
proposals)



Housing Enabling Officer -

No objection subject to delivery of 35% affordable housing, to be secured through
a S106 Agreement.

Open Space -

No objection subject to provision a LEAP on site, to be secured through a S106
Agreement.

Planning Policy -

Thank you re consulting the SWT strategy team on the above proposal.

Since being consulted in 2017, in line with officer requests, we welcome the
revised access arrangements to the east onto Doniford Lane.  On the information
supplied, they avoid the engineering works, impacts to the landscape and the
Locally designated Wildlife Site – matters which were identified by the planning
policy team when they were first consulted.

With regard to the principle of residential development - along with other sites in
the locality, the land in question was promoted by private developers who made
representations to the West Somerset Local Plan.  Based on the evidence
submitted at that time, the Inspector in his report concluded that the development
of the site would be acceptable in principle and was needed for housing land
supply reasons. Specifically:

“Given that the plan strategy and policy SC1 envisage development in close
proximity to the contiguous built-up area of Watchet, once WAT9 (Liddymore
Farm) has been developed both other sites will meet this criterion. I see no
reason why all three of the suggested sites should not come forward. All would
be in accordance with the plan strategy and policy SC1 and thus acceptable in
principle”.

“No insurmountable barriers to development were identified to prevent those
sites coming forward. Indeed, all the evidence was to the contrary. Given the
strength of the evidence given about the deliverability of each site, it is not
clear what additional security will be afforded by allocation in the Plan for those
advocating development.”
(Paragraph 109 of the Inspectors Report)

The application site would contribute towards demonstrating a suitable supply
of housing, including the 5-year Housing Land Supply.
(Paragraph 103 of the Inspectors Report).

These sites (including the application site) did not become formal plan allocations
due to concerns raised by the West Somerset Council that this may cause further
delays in the Examination process and adoption of the Local Plan.  Instead West
Somerset Council made it clear that they would rely on such windfall proposals to
come forward via the development management process under Local Plan policy
SC1 and the Inspector confirmed he was happy with this approach (see



Paragraph 109 of the Inspectors Report).

Accordingly, based on the information supplied, the revised proposal would
appear to be consistent with the locational requirements as set out in criteria 4 of
Policy SC1 of the adopted West Somerset Local Plan (2016). Accordingly, there
are no policy objections to this proposal on these grounds.

Please come back to me should you require further information or planning policy
advice on this matter.

Tree Officer -

No objection subject to appropriate conditions.

Environment Agency -

No objection.

Avon & Somerset Police -

Very Low crime area; advice on Secured by Design.

SCC - Ecologist -

No objection following receipt of Ecology Report

Somerset County Council - flooding & drainage -

No objection subject to suitable conditions.

Rights of Way Protection Officer -

No objection; note opportunities to link provide links to existing network.

Somerset County Council Education -

No comments received.

Wessex Water Authority -

Infrastructure is available to provide appropriate connections.

SCC - Historic Environment -

No objection following receipt of Archaeological Report, including geophysical survey,
subject to appropriate conditions.

Representations Received

21 letters received during initial consultation; 11 letters received following



reconsultation.

Main issues:

- Need for additional housing
- Large numbers of houses permitted in Watchet
- Landscape impact
- Traffic and local road conditions
- Location of the site and proximity of facilities
- Availability of local facilities such as doctors surgery
- Potential for water run-off from the site
- Use of Cherry Tree Way

Planning Policy Context

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 the West Somerset planning area comprises the West
Somerset Local Plan to 2032, retained saved policies of the West Somerset District
Local Plan (2006) Somerset Minerals Local Plan (2015) and Somerset Waste Core
Strategy (2013). 

Relevant policies of the development plan are listed below. 

West Somerset Local Plan to 2032

SD1 — presumption in favour of sustainable development
SC1 — hierarchy of settlements
SC2 - total housing provision
SC3 — appropriate mix of housing types and tenures 
SC4 - affordable housing
SC5 — self-containment and sustainability of settlements
WA1 — general policy covering Watchet
WA2 - key strategic allocation in Watchet
TR1 — access to and from West Somerset
TR2 — reducing balance on private car
CF1 — maximising access to health, recreation and cultural facilities
CF2 — planning for healthy communities
CC2 — flood risk management
CC5 - water efficiency in developments
CC6 — water management and safeguarding from flooding
NH4 - archaeological sites of local significance
NH5 — landscape character protection
NH6 — nature conservation and biodiversity
NH7 - green infrastructure
NH8 — protection of best and most versatile agricultural land
NH13 — securing high standards of design



WEST SOMERSET DISTRICT LOCAL PLAN 2006 SAVED POLICIES

TW/1 — trees and woodland protection
TW/2 — hedgerow protection
NC/1 — sites of special scientific interest
W/4 — water resources and development
T/8 — Residential car parking
T/9 — Existing footpath protection
R/5 — Public open space and large developments 

Local finance considerations

New Homes Bonus

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

1 Year Payment
Somerset West and Taunton    £37,498
Somerset County Council   £149,990

6 Year Payment
Somerset West and Taunton    £224,986
Somerset County Council   £899,943

Determining issues and considerations

The following are considered below:

1) Background
2) Principle and Planning Policy
3) Location
4) Visual Impact
5) Highways and traffic impact
6) Pedestrian and Cycle routes
7) Ownership matters
8) Ecology and trees
9) Flood risk
10) Design
11) S106 matters

1) Background

A pre-application request was made to West Somerset Council in May 2015 seeking
advice in relation to a residential development on the application the site which
broadly reflected those proposals forming part of this application submission. In
response to the proposals at that time, the Council were of the view that the



proposals would be premature.

The applicant submitted Representations to the emerging (at that time) Local Plan
making the case for its inclusion in the Plan as a housing allocation. The site was
considered as part of the examination.  The Local Plan was adopted in 2016.

The current Outline application was received in 2017, initially with an access road
linking two parts of Doniford Road.  Following assessment of the application during
early 2018, the part of the proposal was removed. 

Following consultations in late 2017, the applications submitted archaeological and
ecology Reports.

Reconsultation took place in December/January 2018/19.

Negotiations to resolve outstanding highways details including routes for cyclists and
pedestrians were concluded in summer 2019. 

Following an administrative error at the time of registration of the original application,
Williton Parish Council were not consulted on the application.  The Parish Council
were consulted in July 2019 and, their comments, reproduced in full above, were
received in September 2019.

2) Principle and Planning Policy

The Inspectors Report, following the Local Plan Examination considered the
development of the site to be acceptable in principle given its proximity to the
contiguous built-up area of Watchet and in context of neighbouring site allocations
and proposals.

It was noted that the application site would be required to contribute to the delivery of
the Local Plans housing supply/trajectory, and it's development would be consistent
with the Plan's strategy.

This is confirmed in the Council's Strategy comments:

Since being consulted in 2017, in line with officer requests, we welcome the revised
access arrangements to the east onto Doniford Lane.  On the information supplied,
they avoid the engineering works, impacts to the landscape and the Locally
designated Wildlife Site – matters which were identified by the planning policy team
when they were first consulted.

With regard to the principle of residential development - along with other sites in the
locality, the land in question was promoted by private developers who made
representations to the West Somerset Local Plan.  Based on the evidence submitted
at that time, the Inspector in his report concluded that the development of the site
would be acceptable in principle and was needed for housing land supply reasons.
Specifically:

“Given that the plan strategy and policy SC1 envisage development in close



proximity to the contiguous built-up area of Watchet, once WAT9 (Liddymore
Farm) has been developed both other sites will meet this criterion. I see no
reason why all three of the suggested sites should not come forward. All would
be in accordance with the plan strategy and policy SC1 and thus acceptable in
principle”.

“No insurmountable barriers to development were identified to prevent those sites
coming forward. Indeed, all the evidence was to the contrary. Given the strength
of the evidence given about the deliverability of each site, it is not clear what
additional security will be afforded by allocation in the Plan for those advocating
development.”
(Paragraph 109 of the Inspectors Report)

The application site would contribute towards demonstrating a suitable supply of
housing, including the 5-year Housing Land Supply.

     (Paragraph 103 of the Inspectors Report).

It continues:

These sites (including the application site) did not become formal plan allocations
due to concerns raised by the West Somerset Council that this may cause further
delays in the Examination process and adoption of the Local Plan.  Instead West
Somerset Council made it clear that they would rely on such windfall proposals to
come forward via the development management process under Local Plan policy
SC1 and the Inspector confirmed he was happy with this approach (see Paragraph
109 of the Inspectors Report).

Accordingly, based on the information supplied, the revised proposal would appear
to be consistent with the locational requirements as set out in criteria 4 of Policy SC1
of the adopted West Somerset Local Plan (2016). Accordingly, there are no policy
objections to this proposal on these grounds.

Comments have been received in relation to the phasing of development in Watchet.
 There is no phasing policy in the adopted Local Plan.  There was no
recommendation from the Local Plan Inspector to introduce a phasing policy or
amend the strategy or locational policies for Watchet.  There are planning approvals
(subject in some cases to unsigned S106 Agreements) on the edge of Watchet, in
the absence of a phasing policy or requirement, these existing 'commitments', this is
not a reason to refuse the development of the application site.  The Local Plan
housing figures are a minimum, not a maximum.  Government policy urges decision
makers to significantly boost the supply and delivery of housing.

It is concluded that the development of the site is acceptable in principle and is
consistent with the Local Plan Strategy and settlement policies.

3) Location

As noted above the site lies adjacent to the edge of Watchet.  The location of the site
is consistent with the criteria for development sites in the town set out in the adopted
Local Plan.



The lies within close proximity, and comfortable walking distance, of the local primary
school (450m), and convenience/food store (850m).  The applicant has prepared a
Transport Assessment and a Non Motorised User (NMU) Report (March 2019) which
assesses in detail the location of the site and its accessibility by non car modes -
bus, pedestrians and cyclists.  The Report also assesses the safe routes to the
primary and Secondary School.

As set out above, there is no policy objection to the location of the site: it is
consistent with the locational criteria of the adopted Local Plan policies for Watchet.

SCC, the highway authority have confirmed that there is no objection to the location
of the site nor with the submitted TA and NMU.

4) Visual Impact

The submitted LVIA concluded that the submitted application would only have local
landscape impact.  Consultees agreed with the LVIA in so far as it found that the
housing element of the proposals were would not have a significant or harmful visual
impact.  However, consultees, including the Landscape Officer, considered that the
proposed access road, extending south from Doniford Road, and cutting across/up a
sloping field was likely to be visually intrusive.  As noted below this field is also a
Local Wildlife site.

As a result of these objections, (and concerns expressed by SCC Highways about
the potential for rat-running), this part of the proposal was removed from the
application.

It is considered that the application is acceptable in landscape visual impact terms.

5) Highways and traffic

The submitted TA, Interim Travel Plan and NMU have been carefully assessed by
SCC, the Highway Authority.  As noted above, subject to the imposition of planning
conditions, and securing the works/proposals in the NMU by means of a S106
Agreement, SCC have no objection to the proposals.

The application is submitted in Outline: only the main access onto Doniford Road is
to be approved at this stage.  There are no objections to this access.  The detailed
alignment of the internal road network, and the connections to the existing road and
footway network is a matter for the Reserved Matters.  SCC and the applicants are
content with this approach, as set out above.

The Parish Council refer to the opportunity for rat running: by virtue of the deletion of
the northern link through the County Wildlife site no such rat running will occur.

The Parish Council also refer to the propensity for more accidents and refer to
'Crashmap' data.  If crashmap data is examined for the whole area it also reveals
accidents on all key routes; the concentration of accidents in Williton itself is actually
far higher than on roads surrounding the site.  The TA notes ‘it can also be



concluded that the level of accidents (two in five years) could be considered low for
the type and extent of highway network covered’. 

SCC Highways has raised no safety concerns in respect of the application; this
includes an assessment of the speed of traffic on local roads, accident data and the
generation of traffic arising from the development.

6) Pedestrian and Cycle Routes

As noted above the application is supported by an NMU.  This Report, prepared in
response to issues raised by local residents and the County Council, includes a
detailed assessment of the location and condition of all the footways and footpaths
within, adjoining and in proximity to the application site, as well as those routes
proposed to provide linkages to local schools, shops and other local facilities.
Improvements are recommended by the NMU/SCC.  These can be secured through
the Travel Plan and through Reserved Matters.

A number of linkages are proposed to existing residential areas; there is a network of
public rights of way around the site and surrounding area.  Some of these paths
cross fields.  They are not relied on by the application in order to provide convenient,
safe routes to key local services and facilities.

The application does not require any other permitted/committed development to be
delivered in order to secure appropriate pedestrian/cycle links to/from the application
site.

The Parish Council make reference to a link to the development on the edge of
Williton at Aller Mead.  The outline application for that site shows the potential for a
new link into the existing PROW network.  The land between the Aller Mead site and
the application site is not controlled by either applicant.   Given that all of the key
local facilities identified in the TA and NMU do not require this route it is
unreasonable to require it to be delivered.

SCC Public Rights of Way have noted the potential to deliver additional linkages but
no requirement to deliver them.  The applicants have set out that they would be
willing to work with the Councils to deliver such links and are working with the project
officer for the Steam Coast Trail who is looking at improved footpath linkages in the
area.

7) Ownership Matters

Land ownership, including covenants etc is typically not a matter for the planning
application process provided applicants have complied with the legal requirement to
serve Notice on owners affected by the development.

In this case some local residents and the County Council have sought clarification on
the ability of the applicants to use some local roads which are marked as 'private'.

There are two key points:  firstly, whilst these routes are shown as part of routes to
local services and facilities in the submitted NMU, there are alternative routes shown



which avoid the 'private' roads.  Secondly, the applicants have provided evidence
that they have appropriate rights to use these routes, including Title documents.

It is not considered that the issue of the local road network ownership is a matter on
which the application can be rejected.

8) Ecology and Trees

The proposal will not impact on trees protected by a TPO.  A comprehensive Tree
Report has been prepared.  Existing trees will be protected; this is part of planning
conditions set out above.

The northernmost of the three development parcels is identified as a Local Wildlife
Site.  The submitted Ecology Report shows this parcel of land to be of less
ecological value that the lower slopes of the Site.  Nonetheless, the applicants are
proposing to provide land in their ownership to offset the loss of the protected area.

This land is shown within the blue line of the application.  Subject to the delivery of
this off-set ecological mitigation, to be secured through a S106 Agreement, there are
no objections to the proposal on ecological grounds.

9) Flood Risk and drainage

The site lies within flood zone 1: low risk.  A local watercourse and ditches run
through the site.  The applicants FRA has considered the potential flood risk
associated with this.  Whilst there is no evidence to show that there is a risk, the
applicants have proposed adding a planning condition setting floor levels well above
any theoretical risk associated with these features.

Drainage is shown indicatively as part of the application.  The FRA sets out that run
off will be attenuated to a better than greenfield level.  Further details will be part of
Reserved Matters.

There is no EA or Flood Authority objection.

10) Design

The application is submitted in Outline with all matters Reserved with the exception
of the main access.  Reserved Matters will provide details of the layout and scale of
the proposed dwellings together with details of the appearance of the buildings and
overall site and landscaping.

A Design and Access Statement has been submitted which provides an assessment
of the character and appearance of the local area.  It predates the removal of part of
the access road described above.  Indicative plans are included showing illustratively
how the site could be developed.  A parameter plan has been submitted.  The
housing part of the site can in principle accommodate the 139 dwellings (at a density
of c32dph) which the applicant has proposed as part of the description of the
development.



The Design and Access Statement refers to the potential to accommodate 3 storey
homes on the 'central' parts of the residential area of the site.  The acceptability of 3
storey dwellings, having regards to the local landscape and the amenities of nearby
homes is a matter which falls to be assessed as part of the Reserved Matters
process.  'Scale' for the purposes of Reserved Matters includes height.

11) S106 Matters

As noted in this Report a number of matters are required to be secured by means of
a Planning Obligation under S106 of the Planning Act.

These matters are:

- Affordable Housing provision (35%)
- Travel Plan including further details set out by SCC Highways including the NMU;
- Provision of a LEAP and its maintenance;
- Ecological safeguarding and provision of off-set/mitigation area under the
applicants control.

Conclusions

The development of the site for housing is acceptable in principle.  The site meets
the settlement, strategy and locational criteria policies of the adopted Local Plan,
having previously been considered in principle to be in accord with the Plan at
Examination.

The proposal has been carefully assessed having regard to the policies of the
adopted Plan. 

The proposal will not have and adverse landscape, ecological or arboricultural
impact, subject to securing the provision of land for ecological mitigation.

The highways proposals and traffic implications of the proposals have been carefully
considered, including footpaths, cycle routes and routes to schools and other local
services and facilities.  There is no objection from the highways authority.  On the
basis of this assessment there is no objection to the proposals in highway terms.

Having regard to the policies of the Local Plan and the material considerations
considered in this Report it is recommended that Outline Planning Permission be
granted subject to a S106 and the conditions set out above.

It is considered that this outline proposal is acceptable. It is recommend that
delegated Authority be granted to the Assistant Director Planning and Environment
(or equivalent chief planning officer) to grant planning permission subject to the
completion of an appropriate legal agreement to secure:

· An appropriate mix and tenure of affordable housing at a rate of 35% of the total
number of dwellings provided.
· Provision and maintenance of on-site play and open space (including LEAP)
· Provision of lands for ecologival mitigation within the applicants ownership.



· Travel Plan, including moinitoring costs, and measures set out in the submitted
NMU.

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