Manor Farm, Templecombe
Planning Statement
On behalf of Gleeson Strategic Land
December 2019

Contents

Executive Summary

Pg. 3

1. Introduction

Pg. 5

2. Site Context, Designations and Planning History

Pg. 7

3. Description of Proposed Development

Pg. 12

4. The Development Plan

Pg. 13

5. Planning Assessment

Pg. 19

6. Presumption in Favour of Sustainable Development

Pg. 40

7. Planning Balance and Conclusions

Pg. 44

Appendix 1 Statement of Community Involvement & Pre-application
Engagement

Pg.48

Appendix 2: Public Consultation Boards (see separate document)

Pg. 57

Appendix 3: Public Consultation Leaflet and Invite

Pg. 58

Appendix 4: Public Consultation Feedback Form

Pg. 59

Appendix 5: Affordable Housing Statement

Pg. 61

DOCUMENT

Planning Statement

ISSUE DATE

4th December 2019

DOCUMENT STATUS

Final

REVISION

6th December 2019

AUTHOR

JM

CHECKED BY

DN

© The contents of this document must not be copied or reproduced in whole or in part without the written consent of Origin3. All plans are
reproduced from the Ordnance Survey Map with the permission of the Controller of HMSO. Crown Copyright Reserved. Licence No. 100020449.

Manor Farm, Templecombe | Planning Statement | December 2019
Page 2

Executive Summary
i.

This Planning Statement has been prepared by Origin3 on behalf of our client Gleeson Strategic Land
Ltd (herein ‘the applicant’). It has been written in support of an Outline planning application at Manor
Farm, Templecombe for:
Demolition of existing buildings and residential development of up to 80 dwellings including the
creation of a new vehicular and pedestrian access, open space, landscape planting and surface
water attenuation (all matters reserved except access).
This statement also encompasses an Affordable Housing Statement and a Statement of Community
Involvement.

ii.

The application Site is suitable, achievable and deliverable as defined by NPPF and is in a sustainable
location for housing development, being contiguous with the existing built form of Templecombe. The
proposal offers the opportunity to deliver economic, social and environmental benefits, including:
•

local and district-wide economic benefits;

•

provision of market and affordable housing to meet a local and an acute district-wide and national
need;

•

environmental benefits through biodiversity net gain and development which addresses climate
change; and

•
iii.

other benefits such as highway improvements.

The submission of this Outline application follows a programme of consultation with South Somerset
District Council and statutory consultees by means of a formal pre-application advice enquiry, and with
the local community and Abbas and Templecombe Parish Council by means of presentations at Parish
Council meetings, a public exhibition, and meetings with stakeholders and representatives of the
village to discuss specific points such as archaeology, infrastructure and highways. Full details of
consultation are set out within the ‘Pre-application Consultation’ chapter.

iv.

As a result of early engagement, the proposed development represents a considered, well-designed,
high quality scheme.

v.

South Somerset District Council (SSDC) is currently unable to demonstrate a 5-year housing land
supply for the District as evidenced in the recent Five Year Housing Land Supply Statement (October
2019). The National Planning Policy Framework (NPPF) prescribes that planning decisions should
apply a presumption in favour of sustainable development, and that where a local authority is unable
to demonstrate a 5 Year Housing Land Supply (5YHLS), the development plan policies which are most
important for determining the application are out-of-date. As such, planning permission should be
granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the
Manor Farm, Templecombe | Planning Statement | December 2019
Page 3

benefits when assessed against the Framework as a whole, or specific policies in the NPPF indicate
that development should be restricted.
vi.

This Planning Statement demonstrates that on balance, the benefits of the scheme which include
making a significant contribution to the housing requirement for South Somerset, including 35%
affordable housing, highways infrastructure improvements and increased biodiversity, weigh in favour
of granting planning permission. It is therefore considered that the proposals constitute sustainable
development in line with the NPPF and as such should be approved by the Council without delay.
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1 Introduction

1.1

This Planning Statement has been prepared by Origin3 on behalf of our client Gleeson Strategic
Land Ltd (herein ‘the applicant’). It has been written in support of an Outline planning application at
Manor Farm, Templecombe for:
Demolition of existing buildings and residential development of up to 80 dwellings including the
creation of a new vehicular and pedestrian access to Combe Hill (A357), open space, landscape
planting and surface water attenuation (all matters reserved except access).

1.2

This statement also encompasses an Affordable Housing Statement and a Statement of Community
Involvement and should be read in conjunction with all other submitted information.

1.3

The following documentation is submitted in support of this planning application:
•

Outline planning application form and certificates

•

Cover letter

•

Planning Statement including Affordable Housing and Community Involvement Statements
(Origin3)

•

Design and Access Statement (Origin3)

•

Indicative masterplan (Origin3)

•

Site Location Plan

•

Illustrative Masterplan 1:1250 (Origin3)

•

Parameter Plan

•

Arboricultural Impact Assessment and Survey including Tree Plan (Aspect Ecology)

•

Heritage Statement (Heritage Collective)

•

Agricultural Land Classification Survey (Luscombe May)

•

Archaeology Desk Based Assessment (CgMs Heritage)

•

Archaeological Written Scheme of Investigation (CgMs Heritage)

•

Geophysical Survey (CgMs Heritage)

•

Ecological Appraisal including Constraints and Opportunities Plan (Aspect Ecology)

•

Energy and Sustainability Statement (Thermal Acoustic Solutions Ltd)

•

Landscape and Visual Impact Assessment (David Williams Landscape Consultancy Ltd)

•

Flood Risk Assessment and Preliminary Surface & Foul Water Drainage Strategy (Waterman
Group)

•

Transport Assessment and Traffic Analysis (i-Transport)

•

Travel Plan (i-Transport)

•

Details of Access, including:
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1.4

o

Proposed site access layout from A357 (drawing number ITB14082-GA-019A)

o

Proposed pedestrian footpath to East Street (drawing number ITB14408-GA-031A)

As the application is less than 5 hectares and not likely to have significant environmental effects, the
District Council have confirmed that there is no need to screen under Schedule 2 of the Town and
Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2017

1.5

This planning statement explains why Templecombe is considered to be a sustainable location for
growth and why the proposed development of the Site is in accordance with both national and local
policy and presents no adverse impacts that would outweigh the benefits of that proposed
development, hence its represents sustainable development and should be approved without delay.
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2 Site Context, Designations and Planning History

Site Context
2.1

The application Site is located on the south-eastern edge of Templecombe and is contiguous with
existing development in Templecombe.

2.2

It is 4.31 hectares in size and comprises four small open pasture fields, a number of agricultural
buildings that are currently associated with Manor Farm, areas of gravel and concrete hardstanding
and slurry pits. The farmhouse itself is not including within the application area.

2.3

The Site’s northern, western and south-western boundaries are abutted by the rear gardens of
residential properties along the A357 and Templars Barton. These properties being largely 20th
century development schemes with the exception of a Grade II* Listed Building, Manor House. The
eastern and south-eastern boundaries are largely open and adjoin further agricultural land under
pastoral use. Further detail is given in the Design and Access Statement (DAS).

2.4

The Site comprises a relatively flat topography, sloping gently to the lowest point of the Site at the
northern corner. The landform of the wider area slopes gradually lower to the east.

2.5

The buildings on Site are both agricultural buildings of steel frame construction, with breezeblock
walls and wooden and corrugated metal cladding. The roofs are corrugated metal roof with
asymmetrical roof line. Two clusters of mature trees are situated to the south and the west of the
agricultural buildings, and further vegetation is located around the slurry pits.

2.6

Vehicular and pedestrian access to the Site and farmhouse is currently via a driveway off Combe
Hill (the A357). Additionally, at the northern corner of the Site there is an existing pedestrian access
to East Street which serves a Public Right of Way to the east of the Site.

2.7

Templecombe railway station is located off Station Road, it is on the West of England Line with a
direct, hourly service to London Waterloo and Exeter. There is a bus stop within 350 metres of the
site and services run to Yeovil, Wincanton, Henstridge, Milborne Port and Sherborne. All the facilities
and transport services are within walking distance of the site.

2.8

As set out in the accompanying DAS, Transport Assessment and Travel Plan, several other local
facilities and amenities are present in Templecombe and which are within walking and cycling

distance of the Site. These facilities and amenities support sustainable, day-to-day living and include
Abbas and Templecombe Church of England Primary School with pre-school facilities and potential
to expand and Templecombe Village Hall. On High Street is a fish and chip shop and café, whilst
on Station Road is Templecombe GP Surgery and Templecombe railway station. Templecombe
Recreation and Sports Club and children’s play area is located to the west on Vine Street, and the
village also has a convenience store including a Post Office located on Westcombe. A Co-operative
convenience store has recently gained planning permission on the High Street, this is anticipated to
be open shortly and will provide further amenity.
2.9

Templecombe has a high level of employment opportunities when considered alongside other
settlements of its size1 this reflects the fact that Thales, a prestigious engineering company, is
located at the village. Thales is a marine engineering company which has been based in the village
since the 1960s. The company recently gained planning permission to expand their facility into a
neighbouring site to allow the business to continue to expand at this location instead of relocating
away from the village, it now employs in the region of 750-800 employees. Further employment
opportunities are provided at the settlements Wincanton (4 miles) and Sherborne (7 miles), and
Yeovil approximately 13 miles away.

Designations
2.10 There are no local or national environmental designations on the application site, with the exception
of it being within a Mineral Safeguarding Area. The Site is located in Flood Zone 1 with a low
probability of flooding, as identified in the accompanying Flood Risk Assessment.
2.11 Residential development would result in some harm to Manor House but this is considered to be
low level and less than substantial. Due to factors such as topography, substantial existing
hedgerow, tree screening and intervening built form. As set out in the Heritage Statement the Site
is not within or adjoining a Conservation Area but Manor House[1], a Grade II* Listed Building is
adjacent to the Site and Lauriston House, a Grade II Listed Building is within 75 metres of the
Site. There are no Scheduled Monuments or other designated assets on the site.
2.12 There are no designated archaeological assets on the Site. The accompanying Archaeological Desk
Based Assessment and subsequent Archaeological Written Scheme of Investigation for
Archaeological Mitigation, documents in detail that a Medieval Preceptory of the Knights Templar

1

BRES survey of businesses as referenced in SSDC Local Plan Review: Potential for Rural Settlements to be
designated Villages (November 2018)
[1]
Manor House, a former farmhouse, not to be confused with Manor Farm, the modern farmhouse associated
with Manor Farm.
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and later Commandery of the Knights Hospitallers is associated with the Site, however there is no
evidence to support the theory that building ranges associated with the Preceptory or later
Commandery, are on Site. A Geophysical survey of the whole site has also been commissioned by
our client to consolidate the above findings. This identifies evidence of potentially Medieval or PostMedieval archaeological activity - possibly relating to a peripheral occupation, agricultural
enclosures or later garden features as well as potentially localised prehistoric activity, but there is no
evidence for the Preceptory or later Commandery buildings on Site.
2.13 There are no landscape designations such as Areas of Outstanding Natural Beauty within the area
surrounding Templecombe. A number of ‘Peripheral Landscape Studies’ were carried out by the
Local Authority in 2008 to inform the Local Plan process about settlements best placed to
accommodate growth. The assessment notes that part of the site is a potential development site
with a ‘moderate to high’ landscape capacity for new development whilst the rest of the site has a
‘moderate to low capacity’. This is considered further in the submitted Landscape and Visual Impact
Assessment.

2.14 The Arboricultural Impact Assessment identifies that there are no ancient or veteran trees or areas
of woodland within the influence of the Site.

No trees are afforded protection within a Tree

Preservation Order.

2.15 An Ecological Appraisal has been undertaken which explains that the Site itself is not subject to any
statutory or non-statutory ecological designations and the ecological designations in the
surrounding area are physically well separated from the Site and are therefore unlikely to be
adversely affected by the proposal.

2.16 An Agricultural Land Classification Survey has also been carried out which concludes that the Site
is of Grade 3b quality, and therefore not best and most versatile.

Relevant Planning History
2.17 The Site has a planning history of being promoted through the Local Plan. The Council sought to
allocate the Site for housing in the South Somerset Local Plan 1991-2011 (adopted 2006). Initially
the Site was not included within the Deposit Draft Local Plan, but the Inspector's report
recommended the Site for inclusion within the Development Area. As a result, the Council included
the Site in the draft in January 2004. After consideration of the representations received and various
stages of draft modifications to the Plan, the Site was finally removed and not included in the
adopted Local Plan. The reasons for its non-inclusion were related to the strategy for the distribution
of growth as opposed to any site-specific matters. National guidance changed as did the Council’s
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approach to development, leading to a less dispersed strategy and focussing housing growth on
higher order settlements with greater access to services and facilities using public transport. This
approach to growth has pretty much been retained since the early 2000s with some evidence now
in the latest iteration of the Local Plan (Local Plan Review Preferred Options Consultation JuneSeptember 2019) that the Council recognises the need for a more flexible approach to growth in
smaller settlements and rural communities, an approach echoed in the NPPF. The site continues
to be considered suitable, available, achievable and developable in the latest iteration of the South
Somerset Housing and Economic Land Availability Assessment (HELAA).
2.18 Planning permission for residential development on part of the Site has been previously sought and
refused:
•

04/01581/OUT – permission for 15 dwellings was refused on the basis of potential to cause
harm to an archaeological site and the proposal was submitted in advance of the completion
of the Local Plan and was therefore considered to prejudice the Local Plan process.

•

06/02405/OUT – permission for 16 dwellings was refused on the basis of potential harm, as it
was considered that the proposal would involve considerable new residential development in
an area of countryside outside the defined development area. It would therefore result in an
unacceptable and unsustainable form of development contrary the South Somerset Local Plan
2006 and the proposal would appear as an incursion of built form into the open countryside,
to the detriment of the character and setting of Templecombe. Concerns over the
archaeological significance of the Site were dealt with in detail by the County Archaeologist
and it was concluded that there was inadequate evidence to require that the application be
refused on potential harm to an archaeological site.

•

07/01308/OUT – permission for 17 dwellings refused for the same reasons as 06/02405/OUT.
However, both archaeology and historic building issues were not considered unacceptable.

2.19 The main reason for refusal has been that the Site is outside development limits. Planning policy has
evolved since the consideration of these applications, analysed in Section 5, Local Plan Policy SS2:
Development in Rural Settlements allows for development in settlements such as Templecombe,
the emerging Local Plan Review offers further growth in the settlement and the revised NPPF has a
greater focus on housing growth than previously and recognises the need for rural housing and to
promote sustainable development in rural areas where the vitality of rural communities can be
enhanced.

2.20 As advised in paragraph 39 of the NPPF, the applicant sought early engagement by seeking preapplication advice from the Council and undertaking a scheme of pre-application public consultation
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in Templecombe. A Pre-application meeting was held with South Somerset District Council on the
4 September 2019 (reference 19/01824/PREAPP) and Origin3 Ltd appeared at the Parish Council
monthly meetings to present the scheme and feedback on three occasions between August and
November 2019 and undertook a public consultation event and near neighbour consultation on the
9th October 2019.

2.21 In general, the pre-application feedback was that the Officer was supportive of the principle of
residential development on the Site and whilst in Outline form, the scheme layout appeared to be
acceptable. The Pre-application Summary Report concludes that whilst finely balanced, the scheme
may receive a favourable recommendation if it can be demonstrated that highway implications are
acceptable, and the benefits afforded by the scheme outweigh any harm which may be identified.
The suggested mitigation measures are addressed later in Section 5. A summary of how this and
the public consultation has influenced the scheme design and layout is detailed in the Statement of
Community Involvement – Appendix 1- 4.
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3 Description of Proposed Development

3.1

The applicant is seeking Outline planning permission for up to 80 dwellings with all matters, except
access, reserved for determination at a later date.

3.2

3.3

The drawings submitted as part of the outline application for approval are:
•

Site location plan (drawing ref: 200D)

•

Proposed site access layout from A357 (drawing ref: ITB14082-GA-019A)

•

Proposed pedestrian footpath to East Street (drawing ref: ITB14408-GA-031A)

The application proposal includes:
•

Up to 80 dwellings including 35% affordable housing (mix and tenure in accordance with
latest SHMAA policy guidance)

•

New access arrangements including a new footway along the A357 from the site to Manor
House and a new pedestrian footpath link to East Street

3.4

Vehicular and pedestrian access to the Site is proposed from the eastern side of the A357 Combe
Hill (in the location of the existing farm access to the Site) – drawing ref: ITB14082-GA-019A. A new
footway on the east side of Combe Hill between the proposed site access and Manor House where
a dropped kerb crossing to the existing south west side footpath is proposed.

3.5

To increase pedestrian permeability and linkages from the Site to the rest of the village, a pedestrian
footpath is also proposed from the north corner of the Site to link to East Street - drawing ref:
ITB14408-GA-031A. This footpath will link to public footpath WN 29/12 providing wider access to
the countryside to the east.

3.6

A Stage One Road Safety Audit (RSA) has been undertaken for the vehicular and pedestrian access
from the A357. There are no residual safety concerns with the access as proposed. The junction to
the A357 can achieve the required visibility splays and can operate comfortably within capacity.

3.7

A Design and Access Statement (DAS) supports this application. The indicative masterplan sets
out how the Site can accommodate the quantum of development proposed whilst delivering a highquality development with a layout that responds to the Site’s constraints and maximises its
opportunities and is reflective of the landscape and character of Templecombe.
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4 The Development Plan
Statutory Development Plan
4.1

4.2

The Statutory Development Plan for South Somerset comprises:
•

Adopted South Somerset Local Plan 2006 – 2028 (adopted in March 2015)

•

Saved policies and proposals from the South Somerset Local Plan 1991-2011

The National Planning Policy Framework (February 2019) and Planning Practice Guidance are
material considerations. Section 38(6) of the Planning and Compulsory Act 2004 requires that
planning decisions must be taken in accordance with the Development Plan unless material
considerations indicate otherwise. The National Planning Policy Framework (NPPF) adopted in
February 2019, provides up to date Government policy for decision-making and plan-making,
consistent with the Act. It places the presumption in favour of sustainable development at its heart
and advises local planning authorities that in relation to decision-taking this means:
‘approving development proposals that accord with an up-to-date development plan without delay’

4.3

There is currently no Neighbourhood Plan or Designated Neighbourhood Area for Abbas and
Templecombe.

4.4

Accordingly, the starting point for consideration of this planning application at Manor Farm must
be the Development Plan, the status of its policies, as well as any other material considerations
which should be taken into account.

South Somerset District Council Local Plan 2006-2028
4.5

The South Somerset Local Plan 2006-2028 was formally adopted by the Council in March 2015.
The following policies within the Local Plan are of relevance to the consideration of this planning
application:
Table 4.1: South Somerset District Council Local Plan Relevant Policies

Policy

Summary of Policy/Relevance to Application

Policy SD1 – Sustainable

When considering development proposals the Council will take a

Development

proactive approach to reflect the presumption in favour of
sustainable development contained in the NPPF. Where there are
no policies relevant to the application or relevant policies are out of
date at the time of making the decision then the Council will grant
permission unless material considerations indicate otherwise, taking
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into account whether any adverse impacts would significantly and
demonstrably outweigh the benefits when assessed against the
NPPF, or specific policies in the Framework indicate that
development should be restricted or refused.
Policy SS1 – Settlement

This policy sets out a hierarchy for the spatial distribution of growth

Strategy

across the district. Provision for development should be made
appropriate to the scale of the settlement. Rural Settlements are
considered as part of the countryside to which national countryside
protection policies apply, subject to the exceptions in Policy SS2.

Policy SS2 –

This exceptions policy allows growth which is commensurate with

Development in Rural

the scale and character of a settlement if it enhances its

Settlements

sustainability beyond simply providing market housing. To qualify as
a Rural Settlement a place needs to have two or more of the
services listed. Templecombe is categorised as a Rural Settlement.

Policy SS5 – Delivering

This policy sets out how the district-wide housing requirement is to

New Housing Growth

be distributed across the settlement hierarchy. A requirement of
2,242 dwellings at the Rural Settlements tier is identified.

Policy SS6 –

Development will provide (or financial contributions towards)

Infrastructure Delivery

affordable housing, social, physical and environmental infrastructure
and community benefits which the Council considers necessary for
the development to proceed. Planning Obligations (S106) will be
used to cover those matters which would otherwise result in
planning permission being refused. The level of developer
contribution will be proportionate to the nature, scale and viability of
the project. CIL will be charged throughout the district.

Policy HG3 – Provision of

Planning permission for the erection of 10+ new dwellings will be

Affordable Housing

permitted provided that, where it is viable to do so, the scheme
provides 35% affordable housing.

Policy HG5 – Achieving a

A range of market housing types and sizes should be provided to

Mix of Market Housing

contribute to the provision of sustainable and balanced
communities.

Policy TA1 – Low Carbon

All new residential development should, subject to viability, provide

Travel

Travel Information Packs, electric charging points, Green Travel
Vouchers, cycle parking facilities, Travel Plans, sustainable transport
measures and enable ease of working from home. Where
development will impact existing public transport, planning
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obligations will be sought to improve public transport connections in
accordance with policy SS6.
Policy TA4 – Travel Plans

A full Travel Plan is required for residential development of 50+
dwellings.

Policy TA5 – Transport

All new development should address its transport implications and

Impact of New

be designed to maximise the potential for sustainable transport.

Development

Larger schemes are required to produce a Transport Assessment.

Policy TA6 – Parking

Parking provision in new development should be design-led and

Standards

based upon site characteristics, location and accessibility. The
parking standards within the Somerset County Council Parking
Strategy will be applied in South Somerset (see para 4.13 below).

Policy HW1 – Provision

Where new housing development generates a need for additional

of Open Space, Outdoor

open space etc. provision on or off site, or contributions will be

Playing Space, Sports,

made as appropriate.

Cultural & Community
Facilities in New
Development
Policy EQ1 – Addressing

New development will be supported where it demonstrates how

Climate Change

climate change mitigation and adaptation will be delivered. New
dwellings should by energy efficient and maximise solar gain
wherever reasonable. Micro-generation should be considered and
proposals should not adversely impact flood risk.

Policy EQ2 – General

Development will be designed to achieve a high quality which

Development

promotes local distinctiveness and preserves and enhances the
character and appearance of the district. Development should
protect the residential amenity of neighbouring properties and new
dwellings should provide acceptable residential amenity space in
accordance with policy HW1.

EQ3 – Historic

Heritage assets will be conserved and where appropriate enhanced

Environment

for their historic significance and important contribution to local
distinctiveness, character and sense of place.

Policy EQ4 – Biodiversity

All proposals for development should protect the biodiversity value
of land, maximise opportunities for restoration of natural habitats,
incorporate beneficial biodiversity features where appropriate, and
protect and mitigate habitats and species.

Policy EQ5 – Green

Development proposals should provide open spaces, increase the

Infrastructure

district’s tree cover, ensure all children and young people have
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reasonable access to play and leisure opportunities, help mitigate
the consequences of climate change, enhance and/or maintain the
character and local distinctiveness of the landscape and contribute
to and/or maintain local identity and sense of place.
Policy EQ6 – Woodland

The loss of ancient woodland as well as ancient or veteran trees

and Forests

should be protected against loss wherever possible.

Material Considerations
4.6

Paragraph 2 of the NPPF makes reference to the plan-led system and the legal requirement for
applications to be determined in accordance with the development plan. It also sets out the
requirement to consider material considerations in that determination.
Five Year Land Supply

4.7

South Somerset District Council accept that they do not have a five-year housing land supply. A
Five-Year Housing Land Supply Paper (5YHLS) was published by SSDC in October 2019, which
sets out the latest position for the period 1st April 2019 to 31st March 2024 in respect of the Council’s
supply of specific deliverable sites for the next five years when against their target requirements.
The report concludes that the Council’s 5YHLS requirement is 5,217 dwellings and the supply is
4,711 dwellings, leaving a shortfall of 506 dwellings, which essentially equates to only a 4.5 year
housing land supply.

4.8

As the Council cannot demonstrate a five-year land supply of deliverable housing sites as required
by the NPPF, local planning policies concerning housing development can be regarded as out-ofdate in accordance with paragraph 11(d) of the NPPF and the presumption in favour of sustainable
development is relevant:
d) ‘where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless:
i.

the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

ii.

any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole’.

4.9

The Local Plan policies which are of relevance to housing delivery in South Somerset are SS1, SS2
and SS5, together they set out the strategy for housing delivery the District. These policies, which
are discussed in Section 5 below are out of date given the Council’s inability to demonstrate a five
year housing land supply.
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Local Plan Review
4.10 The Council are currently undertaking a Local Plan Review which will cover the period 2016-2036.
The Preferred Options consultation closed in September 2019 and the Council are currently
considering the representations received. The Local Development Scheme identifies that the Plan
is anticipated to be adopted towards the end of 2021, but it is understood that this timetable may
be subject to change, and it is more likely to be 2022.
4.11 The Local Plan Review is in the early stages of preparation and therefore as set out in paragraph
48 of the NPPF the amount of weight afforded to the relevant policies in this emerging plan should
be reflected accordingly. The direction of travel of emerging policy is clear and is reflective of the
NPPF stance on housing in rural locations.
4.12 Emerging Local Plan Review Policy SS1: Settlement Hierarchy introduces a new tier to the
settlement hierarchy, a Village tier, and identifies Abbas and Templecombe as one of these twelve
new “Villages” where new housing growth would be supported. The supporting text refers to a
figure of approximately 60 dwellings per Village. Emerging Policy SS2: Delivering New Housing
Growth identifies a minimum figure of 1,314 dwellings across the Village category. 471 dwellings
are already committed (with a further 121 already completed) leaving a residual figure of circa 722
dwellings to be delivered across the twelve Villages. The figure of 60 dwellings across this new tier
is considered to be an arbitrary one and not reflective of the individual sustainability of each
settlement.
4.13 The principle of development in Templecombe is accepted. The scale of that growth is being
reviewed through the Local Plan Review, and given its mainline railway station, major employer
and services and facilities that are present is considered to be a highly sustainable lower order
settlement, which could take a level of growth which is more reflective of its role and function.
Evidence supporting the Local Plan Review “The Potential for Rural Settlements to be Designated
‘Villages’” identifies that the settlement has the potential to deliver at least 75 dwellings, some 25%
over and above the arbitrary 60 dwellings.
Other Considerations
4.14 The Site was considered as suitable, available, achievable and developable for 35 dwellings by
the developer panel in the Council’s Housing and Economic Land Availability Assessment, 2018
(Ref: E/ABTE/0013). The potential yield was 78 dwellings but this was reduced due to conservation
matters. However, this was without the benefit of detailed analysis and evaluation which has been
undertaken as part of this application. As demonstrated in this Statement and other supporting
material, conservation matters can be mitigated.
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4.15 The South Somerset Peripheral Landscape Study for Templecombe identifies the land adjoining
Manor Farm as having a low landscape sensitivity and having a moderate to high capacity to
accommodate built development. This study identifies part of the Site as one of three sites capable
of delivering housing within Templecombe.

Summary
4.16 South Somerset District Council (SSDC) is currently unable to demonstrate a 5-year housing land
supply for the District. The National Planning Policy Framework (NPPF) prescribes that planning
decisions should apply a presumption in favour of sustainable development, and that where a local
authority is unable to demonstrate a 5 Year Housing Land Supply (5YHLS), the development plan
policies which are most important for determining this application are out-of-date. As such,
planning permission should be granted unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits when assessed against the Framework as a whole, or
specific policies in the NPPF indicate that development should be restricted.
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5 Planning Assessment
5.1

This section of the report provides the policy context against which the proposed Outline
development at Manor Farm, Templecombe should be considered against.

5.2

The assessment begins by considering the principle of development in the absence of a five year
housing land supply and then considers whether the proposals meet local and national planning
policy. The assessment demonstrates that the proposals comply with national and local planning
policy in relation to these considerations and any adverse impacts are mitigated. As such the
proposal constitutes sustainable development in accordance with NPPF paragraph 11.

Principle of Development
5.3

Given the Council’s lack of a five year housing land supply, the requirement for the proposed
development to comply with the policies which concern housing development, namely SS1, SS2
and SS5 is somewhat lessened and given reduced weight as they can be considered out-of-date
given NPPF paragraph 11. For decision taking, this means that the tilted balance is triggered, and
the balance is in favour of sustainable development meaning that planning permission should be
granted if the proposed development complies with other local planning policies, and if any
adverse impacts of the development are outweighed by benefits.

5.4

Local Plan policy SD1 similarly sets out that when considering development proposals the Council
will take a proactive approach to reflect the presumption in favour of sustainable development
contained in the NPPF. The policy specifies that where there are no policies relevant to the
application or relevant policies are out of date at the time of making the decision then the Council
will grant permission unless material considerations indicate otherwise, taking into account
whether any adverse impacts would significantly and demonstrably outweigh the benefits when
assessed against the NPPF, or specific policies in the Framework indicate that development
should be restricted or refused.

5.5

Whilst this is the case, it is our position that the proposed development is in accordance with the
adopted Local Plan policies for housing development and the justification for this position is set
out below.

5.6

Policy SS1 sets out a hierarchy for the spatial distribution of growth across the district. Rural
Settlements are the 4th tier in that hierarchy and are the lowest tier and are considered as part of
the countryside to which national countryside protection policies apply, subject to the exceptions
in Policy SS2.
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5.7

Policy SS2 explains that development in Rural Settlements is strictly controlled and limited to that
which provides employment opportunities appropriate to the scale of the settlement and/or creates
or enhances community facilities and services to serve the settlement, and/or meets identified
housing need, particularly for affordable housing. Development will permitted where it is
commensurate with the scale and character of the settlement, provides for one or more of the
types of development listed and increases the sustainability of the settlement in general.
Proposals for housing development should only be permitted in Rural Settlements with access to
two or more of the key facilities and services listed in the supporting text to the Policy.

5.8

Policy SS5 sets out how the district-wide housing requirement is to be distributed across the
settlement hierarchy. A requirement of 2,242 dwellings at the Rural Settlements tier is identified.

5.9

Templecombe qualifies as a Rural Settlement having more than two of the required key facilities
and services required by Policy SS2. It is referenced in the Local Plan at paragraph 5.30 as one of
the larger, more sustainable Rural Settlements:
“The Rural Settlements tier of the settlement hierarchy covers a range of settlements that vary
widely in size, role, function, local priorities, and constraints. Therefore, the interpretation of
Policy SS2 will depend on applying these factors in considering proposals at each individual
settlement; for example a proposal that is acceptable in one of the larger Rural Settlements such
as Templecombe, which has a relatively strong employment function and good sustainable
transport links with the presence of a railway station, will be different to a smaller Rural
Settlement such as Compton Dundon which does not have these features”.

5.10 These facilities and amenities support sustainable, day-to-day living and include:
• Abbas and Templecombe Church of England Primary School with pre-school facilities
and potential to expand,
• Templecombe Village Hall,
• Templecombe GP Surgery,
• Convenience store including a Post Office,
• Templecombe Recreation and Sports Club,
• Templecombe railway station,
• Fish and chip shop and café,
• Children’s play area; and
• A Co-operative convenience store has recently gained planning permission on the High
Street and will provide further amenity shortly.
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5.11 Templecombe also has a high level of employment opportunities when considered alongside other
settlements of its size2.
5.12 Templecombe is clearly a sustainable location for growth, and whilst adopted Local Plan Policies
SS1, SS2 and SS5 introduce limitations to the scale and nature of that growth, they are generally
permissive policies and the proposed development is considered compliant for the reasons set
out below.

5.13 The proposed development would not harm the settlement hierarchy as set out in Policy SS1. The
Pre-Application Submission Report notes that as at March 2019, since 1st April 2006, 63 dwellings
have been completed at Templecombe and as at 31st July 2019 a further 93 dwellings have
planning permission but have not yet been started. This results in a supply of potentially 156
dwellings. If the proposed development were consented, this would raise the figure to 236
dwellings, whilst this is greater than all but one of the minimum requirements set out for each of
the Rural Centres listed in Policy SS1, which is the next tier above Templecombe, this is not
considered to be a scale of growth that would undermine the settlement hierarchy.

5.14 No harm to the settlement hierarchy was found in a recently approved appeal in Henstridge,
another Rural Settlement in South Somerset (appeal decision APP/R3325/W/18/3197690
November 2018). In that case, the Inspector’s Report concluded that whilst the appeal site (130
dwellings) when combined with existing commitments and completions in the settlement resulted
in a scale of growth in the order of 252 dwellings, a significant figure given that the total number of
dwellings in the settlement was only 695 and that the level of growth would exceed the housing
requirements set out in Policy SS5 for all but one of the Rural Centres, the tier above Rural
Settlements in the hierarchy:
“…There is no evidence before me to demonstrate that the proposal would prejudice the
achievement of such developments or that the distribution strategy over the rest of the plan period
would be seriously compromised.”
“The proposal would not accord with development plan policies for the location of housing but
those policies are out-of-date on the basis of the lack of housing land supply. The policies
require housing to be in line with the distribution strategy. That strategy limits provision in Rural
Settlements where local services are likely to be limited and there would be high reliance on the
private car for transport. I have found that the proposal would not prejudice the overall

2

BRES survey of businesses as referenced in SSDC Local Plan Review: Potential for Rural Settlements to be
designated Villages (November 2018)
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distribution strategy and that it would have a reasonable degree of accessibility by sustainable
means of transport. Any harmful effects in these respects would be limited. For these reasons I
give limited weights to the conflict with the development plan and to the harms identified. Those
limited weights are not sufficient to significantly and demonstrably outweigh the significant and
moderate weights that I have given to the benefits of the proposal.”
5.15 As recognised by the Council in their Pre-Application Submission Report, Henstridge is a
settlement which is less sustainable, with a lower level of services and facilities than Templecombe
and does not benefit from a train station. On the basis of the above, the level of growth proposed
by this application will not undermine the settlement hierarchy or Local Plan strategy.
.
5.16 The housing requirement cited in Policy SS5 is an “at least” figure and Templecombe is already
identified as one of the larger, most sustainable Rural Settlements in its tier. It is the higher order
settlements that are failing to deliver in South Somerset, Yeovil, Chard, Crewkerne and Ilminster,
not the smaller Market Towns and Rural Centres.
5.17 The adopted Local Plan already recognises that Templecombe is one of the larger, more
sustainable settlements that can take a larger level of housing growth than other settlements in its
tier. This approach is continued in the Local Plan Review and emerging Policy SS1: Settlement
Hierarchy of the Local Plan Review which introduces a new tier to the settlement hierarchy, a
Village tier, and identifies Abbas and Templecombe as one of these twelve new “Villages” where
new housing growth would be supported. The supporting text refers to a figure of approximately
60 dwellings per Village. Emerging Policy SS2: Delivering New Housing Growth identifies a
minimum figure of 1,314 dwellings across the Village category. 471 dwellings are already
committed (with a further 121 already completed) leaving a residual figure of circa 722 dwellings to
be delivered across the twelve Villages.
5.18 The figure of 60 dwellings across this new tier is considered to be an arbitrary one and not
reflective of the individual sustainability of each settlement. Templecombe with its mainline railway
station, major employer and services and facilities that are present is a highly sustainable
settlement, which could take a level of growth which is more reflective of its role and function.
Additionally, evidence supporting the Local Plan Review “The Potential for Rural Settlements to be
Designated ‘Villages’” identifies that the settlement has the potential to deliver at least 75
dwellings, some 25% over and above the arbitrary 60 dwellings.
5.19 The Local Plan Review document sets out that in the absence of identified development areas,
development in Villages will be expected to take place adjacent to the existing built settlement.
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The Site is contiguous with the existing built form of the settlement of Templecombe and therefore
the principle of development ins accepted.

Suitability of the Site for Development
5.20 The suitability of the Site for development is considered in the context of the presumption in favour
of sustainable development and includes national and local policy considerations, as well as points
raised by SSDC in the pre-application meeting held on the 4th September 2019 and set out in the
Pre-Application Submission Report dated 22nd October 2019 (19/01824/PREAPP).

The

considerations include:
• Design and Layout
• Landscape Impact
• Highways, Access and Parking
• Archaeology and Heritage
• Ecology
• Trees
• Flood Risk and Surface Water Drainage
• CIL and Developer Contributions

Design and Layout
5.21 Chapter 12 of the NPPF and National Design Guide (October 2019) seek to achieve well-designed
places. The chapter prescribes that good design is a key element of sustainable development.
Planning decisions should ensure that the proposed development is visually attractive, a result of
good architecture, layout and appropriate and effective landscaping. Schemes should be
sympathetic to local character and history including surrounding built environment and landscape
setting. Layout should establish a strong sense of place and create places that are safe, inclusive
and accessible.
5.22 Local Plan policy EQ2 seeks development that is designed to achieve a high quality which
promotes local distinctiveness and preserves and enhances the character and appearance of the
district. Development should protect the residential amenity of neighbouring properties and new
dwellings should provide acceptable residential amenity space in accordance with policy HW1.

5.23 Policy EQ5 requires that development proposals provide open spaces and ensure all children and
young people have reasonable access to play and leisure opportunities.
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5.24 Policy HW1 stipulates that where new housing development generates a need for additional open
space etc. provision on or off site, or contributions will be required.

5.25 Policy HG3 requires schemes greater than 6 dwellings to provide 35% affordable housing. Policy
HG5 requires a mix of housing types and sizes informed by the latest District-wide evidence base
stemming from the Strategic Housing Market Assessment (SHMA) which is dated 2016. The
proposal would provide 35% affordable housing, which equates to 28 units, with the tenures split
between 80% social rented housing and 20% intermediate housing. The proposed development
meets a district wide need for market and affordable housing and meets an identified local
affordable housing need in accordance with Policy SS2.
5.26 Whilst design will be agreed later at the reserved matters stage, the DAS demonstrates how the
proposed scheme can be designed in line with policy requirements and respects HG3, HG5, HW1
and EQ5.
5.27 A Design and Access Statement (DAS) supports this application. The indicative masterplan sets
out how the Site can accommodate the quantum of development proposed whilst delivering a
high-quality development with a layout that respects the Site’s constraints and maximises its
opportunities and is reflective of the landscape and character of Templecombe (see Figure 3.01
Design decisions table).
5.28 The following key points are relevant to the suitability of the Ste for sustainable development and are
reflected in the DAS:
• The Site is well related to existing built form, in a sustainable location with good access to
local facilities and services with opportunities to promote the use of sustainable transport
modes;
• The local highway network has the capacity to accommodate the additional traffic
generated by the development without significant impact;
• The proposed pedestrian and vehicular infrastructure improvements offer wider benefit to
existing residents of Templecombe;
• The Site delivers more than the minimum Public Open Space requirements.
• The Site is currently in agricultural pasture but is of average quality and suited to grazing
rather than arable cropping;
• The Site has a low ecological value and loss of on-site habitats would be of negligible
ecological significance;
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• The Site offers limited opportunities for protected species and the proposals present the
opportunity to secure a number of biodiversity benefits through the retention and
enhancement of existing tree habitats and integration of new boundary planting.;
• It is well contained within the local landscape and important landscape and ecological
features are retained;
• The Site is located in Flood Zone 1, designating a low risk of tidal/fluvial flooding. The risk
of flooding from pluvial and artificial sources has also been found to be low;
• There are no designated heritage assets on Site and the proposed development which
includes the integration of a “no-build” landscape corridor to the rear of Manor House,
Grade II* Listed Building, preserves its architectural, artistic and archaeological interest;
• There are no designated archaeological assets on Site; and
• The Site can be designed to address climate change by the incorporation of Sustainable
Urban Drainage Systems and a layout and design that helps to reduce greenhouse gas
emissions.
5.29 A large amount of public open space is incorporated into the proposed layout of the development,
including a play area for children. The inclusion of recreational outdoor space in the proposal will
contribute towards the health and well-being of future residents and encourage outdoor activities
and social interaction.

5.30 It should be noted that as recommended in the NPPF (Paragraph 128) the Masterplan design has
evolved following discussions with the Council and local community. The initial design has
evolved in the following ways as a result of engagement:
• Reduced development footprint on the eastern side, increasing open space.
• Drainage strategy - extended along the eastern boundary to create swales and a
sequence of basins.
• Extensive Boundary Planting to define the site edge and create cross site habitat
connections.
• Natural / habitat managed open space to the boundary.
• Existing trees are shown retained and integrated.
• ‘Manor Green’, a “no-build” zone, is located at the rear of the Listed Building – an
accessible and managed open space.
• Provision of a LEAP play area.
• Allotment provision is removed.
• A community woodland to further expand the tree cover of the village.
• The proposed layout has taken into account the location of the existing neighbouring
properties on the boundary of the Site to avoid direct overlooking or overshadowing.
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• Specifically on the boundary to Templars Barton:
o

Single storey introduced

o

Clear provision of buffer between the existing and proposed homes

o

Option for existing residents to manage it as they desire

o

Dwellings positioned to avoid windows overlooking properties and

o

At least 21m can be accommodated between existing and proposed frontages

5.31 It should also be noted that the NPPF states that “applications that demonstrate early, proactive
and effective engagement with the community should be looked on more favourably than those
that cannot”. Full details of the engagement are set out in the SCI (Appendix A).
5.32 The development pattern and clear hierarchy of roads was broadly accepted at pre-app stage.
The masterplan was also shared with the Designing out Crime Officer who was broadly supportive
of the development layout. The Officer will also be consulted formally during the application
process.
5.33 In summary, the proposal is well-designed and meets national and local planning policy with
regard to design and layout. It has evolved in response to pre-application feedback from the
Council, stakeholders and residents. Further detail relating to the proposed design and layout is
included within the submitted Design and Access Statement, however the design of proposed
scheme is a matter that will be determined in the subsequent detailed submission at Reserved
Matters stage.

Landscape Impact
5.34 There are no landscape designations such as Areas of Outstanding Natural Beauty within the area
surrounding Templecombe. A number of ‘Peripheral Landscape Studies’ were carried out by the
Local Authority in 2008 to inform the Local Plan process about settlements best placed to
accommodate growth. The assessment notes that part of the site is a potential development site
with a ‘moderate to high’ landscape capacity for new development whilst the rest of the site has a
‘moderate to low capacity’.
5.35 Local Plan Policy EQ1 requires development to be designed to achieve a high quality which
promotes local distinctiveness and preserves and enhances the character and appearance of the
district.
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5.36 Chapter 12 of the NPPF addresses the issue of good design and recommends that planning
decisions should aim to ensure that developments respond to the local character and history.
Specifically, at paragraph 127 it is stated that development should:
“add to the overall quality of the area…”, “are visually attractive as a result of good
architecture, layout and appropriate and effective landscaping”, and “be sympathetic to local
character and history, including the surrounding built environment and landscape setting…”.
5.37 Chapter 15 of the NPPF addresses the natural environment. For landscape, this means:
“protecting and enhancing valued landscapes…. (in a manner commensurate with their statutory
status or identified quality in the development plan)”, “recognising the intrinsic beauty of the
countryside” and balancing any ‘harm’ to the landscape resource with the benefits of the
scheme in other respects. This section also deals with protected landscapes, such as Area of
Outstanding Natural Beauty, although paragraph 172 is not relevant to the Site as it is not
located within a designated landscape or AONB.
5.38 A Landscape and Visual Impact Assessment accompanies this application. An assessment of the
visibility of the Site within its surroundings has been carried out in both summer and winter and
identifies that the Site is relatively well contained and enclosed in the local landscape due to
residential development to the west and north, undulating topography and field boundary
vegetation to the south.
5.39 It is considered that the Site forms a small part of the transitional landscape setting to the village,
i.e. setting to the houses in the High Street, Templars Barton and East Street, although the existing
large barns on the Site form a notable detracting landscape feature and given the limited
contribution that the Site makes to the character and visual appearance of the wider surrounding
area, especially in long and very long distance views across the River Cale valley, it is considered
that the proposed development is likely to have minimal landscape and visual effects on the wider
locality. The removal of the agricultural buildings would be of benefit to the landscape.
5.40 There are outward views from the Site across the River Cale valley to the east and south east and
because of the Site’s open character and localised visibility the design and layout of the proposed
development has been carefully considered and landscape mitigation in the form of open space /
buffers and landscape planting has been introduced along the southern and eastern edges of the
Site to minimise any potential localised landscape and visual impacts.
5.41 Whilst this is an Outline application with reserved matters to be determined at a later date, the LVIA
recommends that the architectural treatment of each dwelling should vary reflecting the local
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vernacular of building styles. The maximum height of the proposed 2 storey dwellings would be
9.5 metres to the ridge above finished floor ground level with the height of the single storey
dwellings at about 5.5 metres to the ridge above finished floor ground level. Careful consideration
has been given to the position of dwellings on the Site to minimise impact on the immediate
neighbours within the north eastern parts of the Site whilst also concentrating the development
within the central and western parts of the Site (thereby avoiding the perception of extending the
village envelope south beyond the existing access on Combe Hill). The development has also
been orientated to take advantage of the opportunity to maintain outward views from within and on
the edge of the Site across the River Cale valley.
5.42 The Illustrative Masterplan, Drawing No. 19-025-406 indicatively illustrates the landscape
proposals for the Site. The aims of the landscape design proposals include:
•

The retention and enhancement of the existing hedgerows and trees adjoining the Site
and introduction of new trees, areas of shrubs, hedgerows, and grassed areas, where
appropriate, to strengthen the existing boundaries of the Site, extend the longevity of
the existing planting and to contribute to local landscape character;

•

The maintenance of existing or provision of new structural tree / shrub and hedgerow
planting to contribute to local microclimate management;

•

The incorporation of new tree and shrub planting within and on the edges of the
development to reduce the apparent scale of the development and assimilate it into the
Site and the surrounding landscape;

•

Creation of a new eastern development edge with native planting and field fence.

•

The provision of a landscape which maintains and supports wildlife habitat and
diversity, and;

•

To provide residential amenity and garden areas for the new residents whilst
safeguarding the amenities of existing residents adjoining the Site.

5.43 The development will be designed to preserve the character and appearance of Templecombe,
landscape features will be retained, and the boundaries of the site will be reinforced to retain a
suitable landscape edge and setting. The proposal complies with Policy EQ1 and the NPPF in
respect of the environmental objective of enhancing and protecting the natural, historic and built
environment.

Highways, Access and Parking
5.44 Chapter 9 of the NPPF prescribes that development should promote sustainable transport modes
where appropriate, taking into account the type of development and its location. Opportunities to
promote walking, cycling and use of public transport should be identified and pursued. New
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developments should also be safe and accessible for all users, and any significant impacts from
the development on the transport network or highway safety should be cost effectively mitigated to
an acceptable degree.
5.45 Paragraph 109 of the NPPF is clear that development should only be refused on highways
grounds if there would be an unacceptable impact on highway safety or the residual cumulative
impacts on the road network would be severe.
5.46 Local Plan policies TA1, TA4, TA5 and TA6 seek to encourage sustainable travel and the provision
of car and cycle parking in new development. The policies also require that new development
does not impact negatively on highways and that any impact is mitigated. The car parking strategy
for the district is set out in the Somerset County Council Parking Strategy.

5.47 A Transport Assessment and Full Travel Plan support this application alongside a Stage One Road
Safety Audit for the proposed access.
Access
5.48 Vehicular and pedestrian access to the Site is proposed from the eastern side of the A357 Combe
Hill in the location of the existing access to the Site – drawing ref: ITB14082-GA-019A. Vehicular
access is in the form of a simple priority junction arrangement. The new footway is proposed on
the north east side of Combe Hill between the site access and Manor House for a distance of circa
125m where there is a proposed dropped kerb crossing to the existing south west side footway.
The footway then continues along the A357 as far as the bus stops and Yarnbarton. In turn,
Yarnbarton provides footways on both sides for its entire length and in turns leads to the railway
station and becomes Station Road. At the Station Road / A357 junction the signal controlled
pedestrian crossing provides access to the east side footway and north of the railway line to
Throop Road and the primary school, village hall and Thales employment site.
5.49 A non-motorised user audit has been undertaken of the route. It identifies that the following
potential improvements could be undertaken:
• Tactile paving to be proposed on Bowden Road / A357 Combe Hill Junction;
• Tactile paving and dropped kerbs to be proposed on Yarnbarton / Railway Station
Access; and
• Dropped kerbs and tactile paving to be proposed on A357 Church Hill / Throop Road
junction.
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5.50 A Stage One Road Safety Audit (RSA) has been undertaken for the vehicular and pedestrian
access from the A357. There are no residual safety concerns with the access as proposed. The
junction to the A357 can achieve the required visibility splays and can operate comfortably within
capacity.
5.51 To further increase pedestrian permeability and linkages from the Site to the rest of the village, a
pedestrian footpath is also proposed from the north corner of the Site to link to East Street drawing ref: ITB14408-GA-031A. This footpath will link to public footpath WN 29/12 providing
wider access to the countryside to the east.
5.52 Cycling can be undertaken on the carriageway via the Combe Hill access (although cyclists will
also be able to walk with their cycles along the pedestrian access to East Street.) The road
network surrounding the site and within the village of Templecombe is suitable for on street
cycling, being made up of street lit, single carriageway roads with a 20 or 30mph speed limit.
Again, the facilities are well within cycling distances and cyclists will benefit from the improvements
proposed to the pedestrian environment, which are aimed at reducing traffic speeds.
5.53 As a result of the early engagement with SSDC officers and the Parish Council/residents of
Templecombe, traffic calming and highway safety in the vicinity of the Site access was raised as
an issue. In direct response, a village gateway feature on Combe Hill is being proposed to the
south of the proposed access, along with a financial contribution to be secured through a Section
106 agreement, for a possible Traffic Regulation Order (TRO) for the potential relocation of the
30mph speed limit, further south. However, the TRO is not a requirement to make the scheme
acceptable in highway and planning terms.
Impact on Transport Network
5.54 The Transport Assessment has assessed the impact of the proposals on the highway network. The
Transport Assessment demonstrates that the anticipated development effects would not have a
material impact on the modelled capacity of the local highway network, and that the effects of the
proposed development would not result in a severe cumulative impact. The proposed
development is expected to generate around 16 vehicles (just over 1 vehicle every 4 minutes) in
the morning peak hour and 18 vehicles in the evening peak hour (just less than 1 vehicle every 3
minutes) through Templecombe (north of the site).
Car and Cycle Parking
5.55 With regard to parking, whilst the Transport Assessment supports an outline application and it will
only be at reserved matters stage that the exact detail and mix of development will be known, in
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order to ensure that a future application can accommodate the required quantum of car parking,
the site masterplan provides at least as many spaces as required in Somerset County Council’s
Parking Strategy standards for Zone B, the area that applies to Templecombe.
5.56 Cycle parking standards will be provided in accordance with SCC’s Residential Parking Zone
Guidance document, or any other document in use at the time of a reserved matters application
and Local Plan Policy TA1: Low Carbon Travel. Cycle parking for the proposed houses will be
provided in garages, or in sheds in back gardens, and cycle parking will be provided in covered
and secured communal areas for apartments.
Sustainable Transport
5.57 The site has good accessibility and appropriate opportunities to promote sustainable transport
modes. A Travel Plan is incorporated into the Transport Assessment and provides a summary of
the travel planning strategy that will accompany the proposed development. The strategy will
encourage a move away from independent car use and a range of measures and initiatives will be
used to encourage the use of alternative travel options.
Refuse Collection
5.58 As set out in the Pre-Application Submission Report, waste and recycling collections are essential
services for households and must be considered when designing new development. To ensure
sufficient space is allocated for refuse and recycling storage and to ensure collection points can
be accessed the road design has taken into account access by collection vehicles.
5.59 The reserved matters application will consider refuse collection arrangements to ensure that
adequate provision will be made on site. As a statement of intent, refuse from the proposed
dwellings will be collected from the kerbside on the proposed internal site access roads. Where
refuse vehicle access is required, the internal carriageways will be a minimum of 5.0m wide and be
built to an adoptable standard, i.e. be constructed to accommodate traffic movement including
refuse vehicles.
5.60 A swept path analysis of a refuse collection vehicle manoeuvring within the site has been
undertaken and is included in the Transport Assessment.
Proposed A357 Traffic Calming Improvements
5.61 Following community consultation, it has become apparent that the A357 traffic calming scheme
through Templecombe, installed by SCC in 2015, is a controversial scheme locally and a number
of complaints have been lodged with SCC, most of which come through the Parish Council. Most
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of the complaints relate to the effectiveness and safety of the four build outs. However, it is clear
therefore that SCC, as local highway authority, does not intend to remove build outs 1, 2 and 3.
The applicant has therefore put forward an improvement to build out no 4 and traffic calming for
the section of the A357 High Street from build out 4 to the southern junction with Yarnbarton
(section with no footways within the existing 20 mph zone) in the form of buff coloured surfacing
and removal of centre line markings away from the bend near east Street. The objective of the
proposals are to reduce vehicle speeds on this section of the A357 to make a safer environment
for pedestrian and other vulnerable road users. Whilst this is not a requirement to make the
development acceptable in planning terms, the applicant is looking to enter a legal agreement to
secure a scheme of works as improvements to the existing A357 High Street to serve the
proposed development and by way of a community benefit, as required by Policy SS2.
5.62 As detailed in the Transport Assessment, the impact of traffic generated by the proposed
development on the operation of the local highway network is not significant and the residual
cumulative impacts fall well short of the severe test at out in the NPPF. Therefore whilst not a
requirement to make the development acceptable in planning terms, as a result of the preapplication engagement and feedback from South Somerset District Council and local concerns
over the A357 traffic calming scheme through Templecombe, as part of the proposed
development, a scheme of improvements to the existing A357 traffic calming scheme is put
forward to be secured through a unilateral agreement.
5.63 The proposed works which offer wider benefit to the village as a whole, include:
• An improvement to build out no.4 is one option and as set out in the TA there is scope
for alternatives;
• Traffic calming for the section of the A357 High Street from build out 4 to the southern
junction with Yarnbarton (section with no footways within the existing 20 mph zone) in the
form of buff coloured surfacing; and removal of centre line markings away from the bend
near east Street; and
• Tactile paving and dropped kerbs in various locations along the length of the A357 from
the Combe Hill/Bowden Road junction to Church Hill / Throop Road junction.
5.64 The objective of the proposals are to reduce vehicle speeds on this section of the A357 to make a
safer environment for pedestrians and other vulnerable road users. The applicant is looking to
enter a legal agreement to secure a scheme of works as improvements to the existing A357 High
Street to serve the proposed development and by way of a community benefit, as required by
Policy SS2. A Stage One Road Safety Audit (RSA) has been undertaken for the A357 High Street
improvements and there are no residual safety concerns with the proposals.
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Transport and Parking Summary
5.65 Taking into account the transport and parking considerations above, it is considered that the
development meets national and local planning policy.

Archaeology and Heritage
5.66 There are no designated archaeological assets on the Site. An Archaeological Desk Based
Assessment and subsequent Archaeological Written Scheme of Investigation for Archaeological
Mitigation and a Geophysical survey of the Site accompany the Planning Application.
5.67 A Heritage Statement has also been produced which identifies that the Site is not within or
adjoining a Conservation Area but Manor House 3, a Grade II* Listed Building is close to the Site
and Lauriston House, a Grade II Listed Building is within 75 metres of the Site.

5.68 The NPPF recognises the value of heritage assets, defined in Annex 2 of the NPPF as:
“a building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage interest. It
includes designated heritage assets and assets identified by the local planning authority (including
local listing)”.
5.69 Archaeological interest is also considered as a heritage asset if it holds, or potentially holds,
evidence of past human activity worthy of expert investigation at some point.
5.70 Chapter 16 of the NPPF seeks the conservation of England's heritage assets in a manner
appropriate to their significance whilst delivering sustainable development. In determining
applications, local planning authorities should take account of:
• the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;
• the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
• the desirability of new development making a positive contribution to local character and
distinctiveness.

3

Manor House, a former farmhouse, not to be confused with Manor Farm, the modern farmhouse associated
with Manor Farm.
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5.71 The NPPF also recognises that intelligently managed change may sometimes be necessary if
heritage assets are to be maintained for the long term. Paragraph 189 states that planning
decisions should be based on the significance of the heritage asset and that level of detail
supplied by an applicant should be proportionate to the importance of the asset and should be no
more than sufficient to review the potential impact of the proposal upon the significance of that
asset.
5.72 Paragraph 193 and 194 of the NPPF introduces the concepts of “substantial harm” or “less than
substantial harm” as follows:
“When considering the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset’s conservation (and the more important
the asset, the greater the weight should be). This is irrespective of whether any potential harm
amounts to substantial harm, total loss or less than substantial harm to its significance.”
“Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or
destruction, or from development within its setting), should require clear and convincing
justification. Substantial harm to or loss of:
a) grade II listed buildings, or grade II registered parks or gardens, should be
exceptional;
b) assets of the highest significance, notably scheduled monuments, protected wreck
sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered
parks and gardens, and World Heritage Sites, should be wholly exceptional.”
5.73 Paragraph 195 of the NPPF describes how the balancing exercise in respect of harm and public
benefit should be undertaken when dealing with cases involving substantial harm.
5.74 Local Plan Policy EQ3: Historic Environment, requires heritage assets will be conserved and where
appropriate enhanced for their historic significance and important contribution to local
distinctiveness, character and sense of place.
Archaeology
5.75 Due to sensitives at the site regarding archaeology substantial pre-application work was
undertaken. Previous archaeological investigations in the north-west of the Site relating to earlier
applications only recorded remains local significance and there is no structural evidence of the
former Medieval Preceptory having been found on the Site and its location is still not proven.
5.76 As set out in the archaeological assessments it is possible that the building ranges may once have
been located in the footprint of the current farmhouse which lies outside the Site area, but due to
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the extent of past ground disturbance in the west of the study Site, any remains of the former
preceptory, if present, will have likely been significantly truncated. Consequently, remains of a
national significance are not anticipated and as a result any development of the site is only likely to
have the potential to impact on known and as yet to be discovered non-designated archaeological
assets of a local to regional importance.
5.77 A Geophysical survey of the whole site has also been commissioned by our client to consolidate
the above findings. This identifies evidence of potentially Medieval or Post-Medieval archaeological
activity - possibly relating to a peripheral occupation, agricultural enclosures or later garden
features as well as potentially localised prehistoric activity, but there is no evidence for the
Preceptory or later Commandery buildings on Site.
5.78 Locally, there are concerns regarding the impact of the proposed development on the former
Medieval Preceptory of the Knights Templar. On site discussions were held with local residents
and the SW Heritage Advisor on 30th September 2019. Those discussions concluded that a
Written Scheme of Investigation for archaeological mitigation, secured by way of a standard
planning condition, could satisfactorily mitigate the impact from the proposed development on
archaeological interest. Any archaeology discovered during pre-commencement excavations or
construction would be assessed for significance and importance. Consequently, archaeology is
considered unlikely to constrain any future development of the site.
Heritage
5.79 The site lies adjacent to Manor House whose significance is primarily derived from the building’s
surviving historic fabric and its character and illustrative value as a high quality 17th century
homestead then converted to serve as a farmhouse.
5.80 The building’s historic associations with the Knights Templars and Knights Hospitallers also
contributes towards its significance, specifically its historic interest, providing evidence of the
historically important medieval history of the site.
5.81 The setting of Manor Farm has been entirely altered during the last 150 years and is no longer
comparable to the building’s historic environment.
5.82 While the building’s setting (specifically to the east) is much altered there are several discrete
elements of setting which contribute to the building’s significance, these are set out in the Heritage
Statement.
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5.83 The proposed mitigation includes a landscape corridor which will be a “no-build zone” between
the eastern end of the long wing of Manor House and open countryside. This preserves the views
eastwards to the landscape from Bowden Road.
5.84 The Heritage Statement concludes that there would be a slight change to the illustrative historic
interest of the site through the inclusion of new housing in an area that is currently in agricultural
use but this can be mitigated by the proposed layout which would ensure the new housing is not
visible from Combe Hill in views toward the front, principal elevation and through the preservation
of longer views eastwards from the property.

5.85 The level of harm to Manor House would be a low level of harm that does not seriously affect the
significance of the designated heritage asset, therefore as per paragraph 196 of the NPPF this
should be weighed against the benefits of the proposal.

Ecology and Trees
5.86 Chapter 15 of the NPPF requires that development contributes to the natural and local
environment by protecting and enhancing valued landscapes, sites of biodiversity value and trees.
Any harmful impacts should be adequately mitigated or compensated for.
5.87 Local Plan policy EQ4 seeks that all proposals protect and mitigate habitats and species. Policy
EQ5 requires that development increases the district’s tree cover. Policy EQ6 states that the loss
of ancient or veteran trees should be protected against loss wherever possible.
5.88 The Site itself is not subject to any statutory or non-statutory ecological designations and the
ecological designations in the surrounding area are physically well separated from the Site and are
therefore unlikely to be adversely affected by the proposal. There are also no ancient or veteran
trees or areas of woodland within the influence of the Site. No trees are afforded protection within
a Tree Preservation Order.

5.89 An Ecological Appraisal has been submitted and considers that the agricultural fields that make up
the site are of low ecological value. The fields are bound by hedgerows, plantation woodland and
a ditch of higher ecological value. Following assessment and data collection, the report
demonstrates that the proposed design ensures that higher quality habitats on the site are
retained, with the exception of small breaches in hedgerows which will be compensated for with
additional planting. Furthermore, the design provides appropriate buffers to key habitats and
additional habitat creation through planting, ponds and swales, such that a net gain in biodiversity
is predicted.
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5.90 The submitted Arboricultural Impact Assessment and Method Statement provide details of the
existing trees on the site. The trees comprise a mix of Category A, B, C and U trees which range
from mature trees that contribute the landscape and trees which are dead or show signs of
significant, immediate decline. While the proposals include the removal of several trees, the
Arboricultural Impact Assessment demonstrates that these trees are all within Category C
(unremarkable tree of limited merit or impaired condition), and Category U (dead or shows signs of
significant, immediate decline, or with serious structural defects which could result in collapse).
Pruning works are proposed to 3 Category B trees however these works will not harm the
significance of these trees. Overall the arboricultural constraints are deemed to be low.
5.91 With the proposed mitigation measures in place, the proposal is considered to overall enhance the
existing ecology of the site and does not include any harm to significant trees. The proposals
therefore comply with national and local planning policy with regard to ecology and trees.

Flood Risk and Drainage
5.92 Chapter 14 of the NPPF provides that new development should be planned for in ways that avoids
increased vulnerability to impacts arising from climate change and flooding.
5.93 Local Plan policy EQ1 provides that new development should demonstrate how climate change
mitigation will be delivered and sets out that proposals should not adversely impact flood risk.

5.94 The Site is located in Flood Zone 1 with a low probability of flooding, as identified in the
accompanying Flood Risk Assessment.
5.95 The proposed scheme incorporates a comprehensive drainage strategy comprising a wide-range
of SuDS including permeable paving and swales. A detention basin and infiltration basin and will
be used to attenuate surface water runoff, with at least storage provided to manage surface water
for all storm events up to the 1 in 100 year return period plus climate change. In addition, this will
provide water quality, amenity and ecological benefits.

5.96 Wessex Water have confirmed that there is capacity in the public sewer to accommodate the
proposed foul flows.
5.97 The proposal is considered to accord with the requirements of national and local planning policy
with residual risk to the site fully mitigated, and as such considered low risk.
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Agricultural Land
5.98 Best and Most Versatile Agricultural land (BMVA) is defined in the NPPF as land in grades 1, 2 and
3a of the Agricultural Land Classification. Planning policies should recognise the economic value
of BMVA when making decisions regarding development.
5.99 The farm is in permanent pasture, used for grazing sheep and cattle. The soil is a limiting factor
on the use of the land for farming, it is only suitable for grassland and not arable farming.
5.100 The Agricultural Land Classification Survey undertaken by Luscombe May and submitted as part of
this planning application concludes that the Site is of Grade 3b quality, and therefore not BMVA
land.

5.101 We understand that there will be no loss of agricultural jobs as a result of the redevelopment of
Manor Farm. The landowner has confirmed that the existing 3 full time and 2 part time employees
will be retained by the wider agricultural enterprise and employed locally elsewhere.

Addressing Climate Change
5.102 Paragraph 148 is clear that the planning system should support the transition to a low carbon
future in a changing climate. It should help to shape places in ways that contribute to radical
reductions in greenhouse gas emissions, minimise vulnerability and improve resilience; encourage
the reuse of existing resources and support renewable and low carbon energy and associated
infrastructure.
5.103 New development should be planned for in ways that avoid increased vulnerability to the range of
impacts arising from climate change. When new development is brought forward in areas which
are vulnerable, care should be taken to ensure that risks can be managed through suitable
adaptation measures, including through the planning of green infrastructure; and can help to
reduce greenhouse gas emissions, such as through its location, orientation and design. Any local
requirements for the sustainability of buildings should reflect the Government’s policy for national
technical standards.

5.104 Local Plan Policy EQ1: Addressing Climate Change, supports new development where it
demonstrates how climate change mitigation and adaptation will be delivered. New dwellings
should by energy efficient and maximise solar gain wherever reasonable. Micro-generation should
be considered.
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5.105 An Energy and Sustainability Statement is submitted with this application and whilst this is at
Outline stage, it considers the potential for a site of circa 80 residential units of various sizes to
achieve high quality, sustainable, low carbon development. Passive and efficiency measures can
be put at the forefront of the design.

Development Contributions & CIL
5.106 In line with Policy SS6 the development will provide a financial contribution to local services
through a Section 106 agreement, to be determined with South Somerset District Council. Further
financial contributions to the Council will be made by the payment of the Community Infrastructure
Levy (CIL).
5.107 The CIL rate within South Somerset is set at £40 per square metre for market residential dwellings.
This would result in a CIL contribution for this scheme of approximately £320,000 (prior to
indexation).
5.108 South Somerset are a local authority still requiring significant contributions outside of the CIL
regime, where CIL compliant these include:
• Affordable housing
• Education Contribution
• Public Open Space and Play Facilities
5.109 Aside from providing homes for those in need there are both economic and environmental benefits
from the proposed development. These have been addressed fully in this Planning Statement.

Summary
5.110 The technical assessments that are submitted with the application demonstrate that there are no
adverse impacts of the proposed development that would significantly or demonstrably outweigh
the benefits of the development. The proposed development would have no unacceptable
impacts in relation to highways, drainage, landscape, heritage, archaeology and ecology subject
to appropriate planning conditions and further assessment through an application for approval of
reserved matters. The development is therefore considered to comprise sustainable development
and be in accordance with planning policy, both adopted and emerging, local and national.

Manor Farm, Templecombe | Planning Statement | December 2019
Page 39

6 Presumption in Favour of Sustainable Development
6.1

The NPPF is clear that the purpose of the planning system is to contribute to the achievement of
sustainable development. For decision taking this means approving development proposals that
accord with an up-to-date development plan without delay; or where there are no relevant
development plan policies, or the policies which are most important for determining the application
are out-of-date, granting permission unless there are any adverse impacts of doing so which
would significantly and demonstrably outweigh the benefits or where policies in the NPPF indicate
the application should be refused.

6.2

As set out in Section 5 above, there are no residual adverse technical, environmental or design
impacts arising from this proposal that cannot be satisfactorily avoided or mitigated which would
outweigh the wider benefits of the proposal or suggest the proposed development should not be
granted planning permission.

6.3

Achieving sustainable development means that the planning system has three overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways. The
way in which the proposed development contributes to each of these objectives is set out below.

Economic Objective
6.4

The economic objective is to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right time to
support growth, innovation and improved productivity; and by identifying and coordinating the
provision of infrastructure.

6.5

Housing development is a key element of economic growth. Through the development of this site
a significant amount of investment will be made to the area in terms of the construction value of
the project and associated spend during the construction period. House building makes an
important contribution to the local and national economy in terms of job creation and the
household expenditure of new residents would support local services and facilities on an annual
basis.

Social Objective
6.6

The social objective is to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe built environment, with accessible services
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and open spaces that reflect current and future needs and support communities’ health, social
and cultural well-being.
6.7

The Local Plan Review Preferred Options sets out that there is an estimated need for 206
affordable homes each year in South Somerset, this equates to 28% of the annual housing target.
Monitoring data for 2017/18 illustrates that only 14% of all new dwellings across the District were
affordable, this is a significant shortfall.

6.8

It is well documented that there is an acute need for affordable housing at a District-wide level and
since 2006, only 10 net affordable units have been delivered in Templecombe. 4 This is less than 1
a year. Although there is no Housing Needs Survey for the Parish, information from the Council
obtained in October 2019 highlights that there are 11 families requiring affordable housing in
Templecombe5. The proposal would provide 35% affordable housing, which equates to 28 units,
with the tenures split between 80% social rented housing and 20% intermediate housing. The
proposed development meets a district wide need for market and affordable housing and meets
an identified local affordable housing need in accordance with Policy SS2.

6.9

The provision of both market and affordable housing is clearly a social benefit of the proposed
scheme. At the Henstridge appeal the Inspector accepted that the need for affordable housing in
South Somerset was “acute” at a District-wide level. That decision was made on the 20th
November 2018 and since then the Council has not produced any up-to-date monitoring
information, so it must be assumed that little has changed and the acute need to housing, both
market and housing, remains. This is a significant benefit of the scheme.

6.10 South Somerset District Council cannot demonstrate a five year supply of deliverable housing.
This has been outlined in detailed earlier in this Planning Statement.
6.11 The proposal provides betterment by improving the pedestrian experience for both new and
existing residents in Templecombe. This is achieved via the provision of a footway from the site
onto the A357 at Combe Hill to Manor House, pedestrian access to East Street and improvements
to the A357 traffic calming scheme.
6.12 Further benefits of the scheme include reducing the need to travel by private car by encouraging
walking, cycling and the use of public transport via the Travel Plan and reducing the level of in-

4

Six units delivered by South Somerset Homes in 2007 via 05/02932/FUL and 4 additional dwellings in 2010 via
08/05323/FUL which demolished 29 affordable units and built 33 in addition to market housing.
5
Expressed First Choice need for Templecombe
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commuting for work by enabling people to live in close proximity to their job. Templecombe has a
number of services and facilities within easy walking and cycling distance of the site and there is a
major employer located in Templecombe which employs in the region of 750-800 people.

6.13 Templecombe school has the capacity to accommodate further growth, as identified in
discussions with the Headmaster. There is a netted off classroom (this is a classroom which is
physically present in the school but not used as insufficient numbers of children), which could be
brought back into use and the existing arrangement of mixing year groups could be resolved.

6.14 A discussion with the practice manager revealed that the Doctors surgery needs investment.
Additional patients may enable further investment in the Templecombe branch.

6.15 The new green infrastructure including Manor Green, community woodland, Public Open Space
and children’s play area will be available for all to use, not just residents of the proposed
development.

Environmental Objective
6.16 The environmental objective is to contribute to protecting and enhancing our natural, built and
historic environment; including making effective use of land, helping to improve biodiversity, using
natural resources prudently, minimising waste and pollution, and mitigating and adapting to
climate change, including moving to a low carbon economy.
6.17 The site is not subject to any landscape designations such as Areas of Outstanding Natural
Beauty or statutory or non-statutory ecological designations.
6.18 The Heritage Statement identifies that the Site is not within or adjoining a Conservation Area but
Manor House6, a Grade II* Listed Building is close to the Site. The proposed development would
result in a level of harm following mitigation, but this is considered to be a low level, of less than
substantial and does not seriously affect the significance of the designated heritage asset as the
scheme has been designed to ensure any harm is minimal. As per paragraph 196 of the NPPF
this should be weighed against the benefits of the proposal.

6

Manor House, a former farmhouse, not to be confused with Manor Farm, the modern farmhouse associated
with Manor Farm.
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6.19 The archaeological assessments conclude that remains of a national significance are not
anticipated on site and as a result any development of the site is only likely to have the potential to
impact on known and as yet to be discovered non-designated archaeological assets of a local to
regional importance. A full Written Scheme of investigation has been drawn up in consultation with
SW Heritage and will protect any archaeology should it be discovered once development
commences on site.

6.20 The scheme provides environmental benefits through proposed green infrastructure and planting.
There is potential for site wide biodiversity gains through new hedgerow, tree and habitat creation.
This is significant as currently the site is of low ecological value.

6.21 When completed the scheme provide an attractive built environment when compared to the
existing agricultural buildings of steel frame construction, with breezeblock walls and wooden and
corrugated metal cladding and roofs are corrugated metal roof with asymmetrical roof line will be
removed. Whilst the proposed development will be successfully assimilated into the local
landscape.

6.22 An Energy and Sustainability Statement is submitted with this application and whilst this is at
Outline stage, it considers the potential for a site of circa 80 residential units of various sizes to
achieve high quality, sustainable, low carbon development. Passive and efficiency measures can
be put at the forefront of the design.
Summary
6.23 It is clear that the application proposal complies with the NPPF. There are no adverse impacts of
approving the application which would significantly and demonstrably outweigh the benefits and
no policies in the NPPF indicate the application should be refused.
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7 Planning Balance and Conclusions
7.1

This Planning Statement demonstrates that the proposed residential development on land at
Manor Farm is in accordance with the Development Plan and there are no adverse impacts of
approving the application which would significantly and demonstrably outweigh the benefits of the
scheme and no policies in the NPPF which indicate that the application should be refused.

7.2

The application Site is suitable, achievable and deliverable and is in a sustainable location for
housing, being contiguous with the existing built form of Templecombe. The proposal offers the
opportunity to deliver economic, social and environmental benefits, including:
• local and district-wide economic benefits;
• provision of market and affordable housing to meet a local and an acute district-wide and
national need;
• environmental benefits through biodiversity net gain and development which addresses
climate change; and
• other benefits such as highway improvements.

Impacts of the Proposed Development
7.3

The supporting technical reports demonstrate that there are no residual adverse technical,
environmental or design impacts arising from this proposal that cannot be satisfactorily avoided or
mitigated.

7.4

The site is technically a greenfield site, albeit with agricultural barns, and with any greenfield site,
the development will introduce changes to the area such as some urbanising effects and the loss
of low-grade agricultural land. This is to be expected and the LVIA confirms the site is acceptable
for development with minimal landscape and visual effects.

7.5

The Heritage Statement concludes that there would be a slight change to the setting of the Manor
House through the inclusion of new housing in an area that is currently in agricultural use, it has
been demonstrated that this can be mitigated by the proposed layout and inclusion of a ‘no build’
area to the rear of the house and its curtilage. This mitigation would result in some harm, but this is
considered to be a low level, of less than substantial and does not seriously affect the significance
of the designated heritage asset.
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7.6

As per paragraph 196 of the NPPF the less than substantial harm to the Grade II* Listed Building
should be weighed against the benefits of the proposal. The benefits of the scheme, which are
summarised below, are vast and cover all three dimensions of sustainable development.

Benefits of the Proposed Development
7.7

The benefits of the proposed development are considerable. The proposal will bring forward
several contributions towards education provision, community, sport and leisure provision through
S106 obligations and CIL. Whilst these are designed primarily to mitigate the impacts of the
proposed development, they also serve to increase the sustainability of the settlement as a whole.
As such, these contributions should be afforded at least moderate weight as a benefit of the
scheme.

7.8

The scheme provides a series of pedestrian improvements including a footway link to the east of
the A357 from the site to Manor House where there is no footway currently for existing residents. A
pedestrian link to East Street and a proposed contribution to the A357 High Street traffic calming
scheme. Combined, these proposals provide betterment in terms of highway efficiency and
pedestrian safety and experience. These improvements are a further example of a benefit that
should be given significant weight, particularly given the Community’s desire to address issues
associated with the A357 High Street traffic calming scheme.

7.9

Further economic benefits of the proposed development include the contribution which will be
made to the local and economy in terms of job creation and the household expenditure of the new
residents who would support local services and facilities on an annual basis. This is a substantial
benefit of the scheme.

7.10 The scheme provides environmental benefits through proposed green infrastructure and planting.
There is potential for site wide biodiversity gains through new hedgerow, tree planting and habitat
creation. The removal of the existing agricultural buildings which comprise corrugated metal and
are a blight on the landscape. When completed, the scheme will be an attractive built environment
that can be successfully assimilated into the settlement of Templecombe. These benefits all weigh
in favour of the proposed development.
7.11 A further benefit which should be afforded significant weight is the contribution of the proposed
development to the supply of affordable housing, of which there is a district wide shortage. It is
well documented that there is an acute need for affordable housing at a District-wide level and
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since 2006, only 10 net affordable units have been delivered in Templecombe. 7 This is less than 1
a year. Although there is no Housing Needs Survey for the Parish, information from the Council
obtained in October 2019 highlights that there are 11 families requiring affordable housing in
Templecombe8. The proposal would provide 35% affordable housing, with the tenures split
between 80% social rented housing and 20% intermediate housing.
7.12 Finally, the proposal would contribute significantly to the shortfall of housing land supply in South
Somerset, which is benefit that must be afforded significant weight. Table 7.1 highlights some of
the key benefits of the proposed application:
Table 7.1: Key Planning Benefits
Market Housing

Delivery of up to 80 homes in a suitable and sustainable location with
access to employment opportunities, services and facilities and access to
public transport in a LPA area that has no five year housing land supply
and has failed to meet its annualised housing requirement for 11 out of the
last 13 monitoring years.9
A mix of housing sizes ranging from 1 bedroom apartments to 4 bedroom
houses to meet a variety of needs as identified in the Council’s Strategic
Housing Market Assessment (SHMA) 2016.

Affordable Housing

Delivery of policy compliant 35% affordable housing, up to 28 units in an
area where there is an “acute” need for affordable housing and where
this has been historically underdelivered.

Improved

The proposal provides betterment by improving the pedestrian

Pedestrian and

experience for both new and existing residents in Templecombe. This is

Cyclist Permeability

achieved via the provision of a footway from the site onto the A357 at

& Safety

Combe Hill to Manor House, pedestrian access to East Street and
improvements to slow traffic through the village including provision of a
gateway feature south of the site and contribution to enable SCC to
explore a TRO in this location to reduce speed limit.

Economic Impacts

Economic benefits during construction phase and ongoing (including
direct and indirect job creation in construction, maintenance and

7

Six units delivered by South Somerset Homes in 2007 via 05/02932/FUL and 4 additional dwellings in 2010 via
08/05323/FUL which demolished 29 affordable units and built 33 in addition to market housing.
8
Expressed First Choice need for Templecombe
9
SSDC Five-Year Housing Land Supply Paper (October 2019)
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management). Therefore, the development will generate a significant
amount of investment to the area in terms of the construction value of the
project and associated spend during the construction period.
Local jobs will be created, and the household expenditure of new
residents will support local services and facilities on an annual basis.
Financial contribution to local services through Community Infrastructure
Levy, Section106 contributions and Council tax receipts.
Social Benefits

Currently in-commuting for work is high, particularly following the closure
of Thales at Wells and the relocation of jobs to Templecombe. Selfcontainment of Templecombe can be improved through the provision of
additional homes giving the opportunity for some of the 800 employees
who work at Thales to relocate to the settlement.
Access to new public space, including a Manor Green will promote a
healthier lifestyle for residents of Templecombe including recognised
psychological benefits.

Infrastructure

Contribution towards improvements to the A357 High Street traffic

Improvements

calming scheme.
Provision of formal and informal public open space and a play area for
children, available for all to use, not just residents of the proposed
development.
Opportunity to expand the school and bring back into use a netted off
classroom (this is a classroom which is physically present in the school
but not used owing to insufficient numbers of children), resolving the
existing arrangement of mixing year groups.
Opportunity to enable investment in the Templecombe Doctors surgery
branch.

Environmental

The scheme provides environmental benefits through proposed green

Benefits

infrastructure and planting. There is potential for site wide biodiversity
gains through new hedgerow, tree and habitat creation (bat & bird
boxes, wildflower planting and incorporation of native trees and plants)
improving connectivity through and around the site. This is significant as
currently the site is of low ecological value.
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It is well recognised that tree cover is currently low in South Somerset,
having only 5% coverage compared to 9% County-wide. The scheme can
incorporate landscaping and planting of new trees to increase tree cover.

Conclusions
7.13 The principle of development in Templecombe is accepted. The scale of the growth is being
considered through the Local Plan Review. Templecombe benefits from direct access to the
mainline railway station, a major high-profile employer a wide range of services and facilities. For
these reasons Templecombe is a highly sustainable settlement, which could take a level of growth
which is reflective of its role and function.
7.14 The application Site is suitable, achievable and deliverable and is in a sustainable location for
housing, and the proposed residential development is in accordance with the Development Plan.

7.15 South Somerset District Council is currently unable to demonstrate a 5-year housing land supply
and therefore planning decisions should apply a presumption in favour of sustainable
development where benefits must be weighed against any harm. Weighed against the benefits,
the scheme will also cause some harm to the Grade II* Listed Building, but this is considered to be
much less than substantial harm, due to the way in which the scheme has been designed. On
balance, the considerable benefits of the scheme which include making a significant contribution
to the housing requirement for South Somerset, including 35% affordable housing and highways
infrastructure improvement, outweighed any of the impacts of the scheme.

7.16 The scheme will meet the three overarching objectives set out in the NPPF, which are:
•

economic

•

social; and

•

environmental

It is therefore considered that the proposals constitute sustainable development in line with the
NPPF and as such should be approved by the Council without delay.
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Appendix 1 Statement of Community Involvement & Preapplication Engagement
Background
A1.1

The following chapter encompasses a Statement of Community Involvement (SCI) which

details the range of stakeholders that were involved in pre-application consultation and outlines the
methods that have been undertaken in the consultation. Reference has been made to the
document ‘Good Practice Guide to Public Engagement in Development Schemes’ (2012) by
Planning Aid England, a scheme of the Royal Town Planning Institute and South Somerset District
Council’s Statement of Community Involvement (SCI) (2018).
A1.2

The principles of engagement explained in the document have been applied and are as

follows:
•

Research and analysis: explore the context, history, communities and groups in the area

•

Relationship building, knowledge and skills: develop links with key groups and individuals

•

Communications: ensure that information provided is clear and sufficient

•

Timing: allow sufficient timing and provide a clear timetable

•

Inclusivity: ensure under-represented groups or individuals are included

•

Monitor and evaluate: monitor engagement and use results to ensure a balanced community
response is achieved

•

Continue to engage: give feedback and develop relationships into the construction phase

•

Learn from the process: identify what could be improved from the process to take forward to
other future schemes.10

A1.3 The South Somerset SCI outlines the level of community involvement and pre-application discussion
that the Council will expect to be undertaken before an application is submitted. The level of preapplication consultation and early public engagement is determined by the type and scale of the
application.
A1.4 Given the nature of the proposed development as recommended in the SCI the following methods
of engagement have taken place:
•

10

Discussions with case officer;

(Page 6, Good Practice Guide to Public Engagement in Development Schemes, 2012, Planning Aid England)
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•

Discussions with internal and external consultees;

•

Discussions with infrastructure providers;

•

early engagement with Parish Council;

•

Public meetings/attendance at Parish Council;

•

Near neighbour engagement; and

•

A public exhibition.

Consultees and Consultation Programme
A1.5 The planning and design team together with Gleeson Strategic Land have met with local
stakeholders to understand their views and identify the ways in which the proposals can be shaped
to accommodate the needs of the community. The key consultees included throughout the preapplication engagement process are listed below:

A1.6

•

Abbas and Templecombe Parish Council

•

South Somerset District Council

•

Local community of Templecombe

A series of meetings and events have been held prior to the submission of the application. The
outcomes from these have proved influential to the evolution of the scheme. The responses to the
feedback are discussed later in this SCI. The schedule of meetings and events are summarised
below:

Event

Date

Attendance at Abbas and Templecombe Parish Council to explain
proposed presentation to Parish Council in September.
Pre-application meeting with South Somerset District Council.
Presentation of proposed development and approach to
consultation to Abbas and Templecombe Parish Council.
Meeting with Steven Membury (South West Heritage Trust), local
archaeologist and Parish Council representatives on site.

13th August 2019
4th September 2019
10th September 2019
30th September 2019

Meeting with Abbas and Templecombe School.

30th September 2019

Meeting with Milborne Port Surgery.

3rd October 2019

Public exhibition.

9th October 2019
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Meeting with neighbours adjacent to application site.
Feedback presentation to Abbas and Templecombe Parish
Council.

9th October 2019

12th November 2019

A1.7 As seen from the above, various events have taken place to engage stakeholders as
comprehensively as possible. The events are explained below.

Pre-application Advice Enquiry
A1.8 South Somerset District Council have been engaged from the outset through a formal preapplication enquiry (19/01824/PREAPP). This pre-application process has involved engaging with
relevant officers such as affordable housing and highways.
A1.9 To summarise the pre-application advice was generally supportive, noting that the proposal was
finely balanced. A favourable recommendation may be received if it could be shown that the
highways implications are acceptable, and benefits can outweigh harm identified.

Highway

infrastructure improvements were recommended for the betterment of highway efficiency and
pedestrian safety and experience.

The proposed development has fully responded to the

suggestions made in the Pre-application Submission Report, see Figure 3.03: Consultation,
feedback and implementation table in the DAS.

Public Exhibition
A1.10 On Wednesday 9 October 2019, Gleeson Strategic Land hosted a public exhibition to present the
emerging development proposals to the local community. The drop-in session ran from 2.30pm until
7:00pm, allowing local residents the opportunity to attend either during the day or after working
hours (over 100 people attended). Abbas and Templecombe Parish Council were offered to attend
a private viewing from 1.30pm before the main public event but they declined. The exhibition was
held at Templecombe Village Hall, which is located within the village.
A1.11 At the event display boards were presented by the project team. They set out and explained how
the site had been assessed and how the design proposals evolved from the assessment stage. The
display boards are appended at Appendix 2. Attendees were invited to provide their feedback on
the emerging proposals and ask questions relating to the material displayed.
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A1.12 The event was staffed by Gleeson Strategic Land and the project team, with consultants from
transport, planning and design available to answer queries from the public.

A1.13 The public exhibition was advertised in a number of different ways. A leaflet invite providing details
of the exhibition was delivered to local residents surrounding the development site 2 weeks in
advance of the event. Additionally, poster copies of the invite were sent to the Parish Council to
display on noticeboards and on their village website. It was also shown in the school newsletter the
week of the event. Appendix A3 shows the leaflet invite and poster.

A1.14 At the event attendees were welcomed to provide both verbal and written feedback. The latter was
via a feedback form that was available to complete at the event or to take away with a pre-paid
envelope in order to send back at a later date. It was also uploaded onto the Parish Council website.
The survey is explained in further detail below.

Feedback Forms
A1.15 A copy of the feedback form can be seen at Appendix 4. Respondents were given the option to
either complete the form at the event or to take away and return within 2 weeks. This could be
returned via a pre-paid envelope provided at the event or via email.
A1.16 The survey asked specific questions regarding what type of new homes residents would like to see,
the layout, the access, and community benefits the development would bring. It also included the
opportunity to provide further comments. An overview of the key matters raised during the preapplication process is below. This information has been collected from meetings with stakeholders,
the feedback forms issued at the public exhibition and the verbal responses from the event.
A1.17 At the event and during the 2-week feedback period after, a total of 28 feedback forms were received.
In addition to this, a number of emails and letters offering further comments were also received.
A1.18 Key points to take away from the community consultation are:
•

Majority of consultees were opposed to new residential development in Templecombe;

•

Family housing and bungalows were favoured;

•

Two and three-bed housing was preferred;

•

Residents were concerned about existing traffic through Templecombe, they felt new housing
would make the situation worse;

•

Little support for allotments;

•

Concern over the lack of infrastructure and capacity at school; and

•

Concern that developing the site would cause flooding and sewerage issues.
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A1.19 Detail of the responses to each question is presented below:
A1.20 One of the questions asked the age of the respondent, as we intend to engage with the whole
demographic of Templecombe in order to receive an accurate representation of the population.
Over 50% of respondents were aged over 60 as illustrated below:

Age of Respondents
35.00

Percentage

30.00
25.00
20.00
33.33

15.00
10.00

18.52
11.11

5.00
0.00

29.63

0.00
>18

7.41
0.00
30-39

19-29

40-49

50-59

60-69

70+

A1.21 A number of multiple-choice questions were included on the feedback forms, which have been
assessed below:
Question1: The proposed scheme includes around 80 new homes, 28 (or 35%) of which will be
affordable homes. Do you support this provision in Templecombe?

1
5

20

Yes

No

Don't Know

Question
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Question 2. What type of housing do you think is needed in Templecombe?

3

8

8
2

0

Family

Single Person

Apartments

Bungalows

Over 55s

A1.22 The feedback form included an option to specify ‘other’ types of housing which respondents thought
were needed in Templecombe. The other types of housing that were suggested were affordable
housing, a residential care home, and no new housing.
Question 3. What size houses do you think are needed in Templecombe?

3

4

8
10

1-bed

2-bed
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3-bed

4-bed

A1.23 The feedback form asked what people liked/disliked about the site plan and what changes would
they like to see to the proposed development. Many respondents were opposed to the development
but suggestions for improvements included over 55s housing, more affordable housing and making
improvements to existing infrastructure such as the Doctor’s surgery.
Question 6. Do you support a footpath and cycle link from the site onto East Street?

4
7

14

Yes

No

Don't Know

Question 7. Do you believe that surface improvements to the High Street between the junction with East
Street and the former Templars Retreat Public House would be of benefit to residents of
Templecombe?

7

7

11

Yes

No

Don't Know

A1.24 50% of the responses to this question said that surface improvements to the High Street would
benefit residents of Templecombe. This is an off-site highways works that we would negotiate with
Somerset County Highways and incorporate into the planning application.
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A1.25 Over 60% of respondents did not believe that their family would use the proposed play
area, this is not surprising given the age of the respondents. Interestingly, there was little
support for the proposed allotments either with a couple of respondents elaborating on
this question and stating that there were already empty allotments within the village, and
that when the Parish Council were offered allotments in a neighbouring village there was
no interest locally.

Near Neighbour Consultation
A1.26 A meeting was held with the residents of Templars Barton to understand their concerns and look at
ways the proposed development, could better responded to their concerns and not adversely
impact their residential amenity. Design options were discussed including longer gardens, rear
parking, buffer planting and the incorporation of bungalows. The resident’s whilst still mostly
opposed to the development, appreciated the direct consultation to listen one-on-one to their
concerns.

Attendance at Abbas & Templecombe Parish Council Meetings
A1.27 The planning and design team attended three parish council meetings to present before the public
consultation event, and to feedback afterwards. There were opportunities for the general public and
parish council representatives to ask questions of the team and inform the design process and
planning proposal before submission. A key issue of concern raised was the dissatisfaction locally
with the traffic calming on the A357 and the desire to see this amended in some way. The highways
consultants were present and their recommendations for mitigation and betterment are a direct
result of that engagement.

Meeting on Archaeological Matters
A1.28 A meeting was held with Steven Membury (South West Heritage Trust), a local archaeologist, the
consultant archaeologist, consultant planner and Parish Council representatives on site to
understand the local concerns with regards archaeology. There was agreement in the group that
the approach (written scheme of investigation) gave comfort to the fact that archaeology would be
dealt with in a proper manner and should not be a reason to object to the outline planning
application.

Dialogue with Infrastructure Providers
A1.29 As a result of concerns raised over infrastructure capacity, in particular education and health care
capacity, at the parish council meeting in September, a conversation was had with the headmaster
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of Abbas and Templecombe Primary school and the practice manager at Milborne Port Surgery
(Templecombe is run by this practice). This enable the planning team to understand if there were
any capacity issues that would preclude the proposed development. As explained above, there are
none.

Summary
A1.30 In summary, there has been through and ongoing public engagement and discussions with the
council and service providers as part of the pre-application planning process. The proposed
scheme design has evolved as a direct result of discussion and looks to address some local
concerns. More detail is set out in the DAS but in conclusion the consultation has met the
requirements of the Council’s SCI and has followed the RTPI principles of engagement. Consultation
with the community will continue.
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Appendix 2 Public Consultation - Boards
See separate document
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Appendix 3 Public Consultation - Leaflet Invite & Poster
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Appendix 4 Public Consultation – Feedback Form
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Appendix 5 Affordable Housing Statement
Policy Background
National Planning Policy Framework
Paragraph 59 of the National Planning Policy Framework aims to boost significantly the supply of housing
and requires local planning authorities to meet identified need for housing within their area.
Paragraphs 60 to 61 of the National Planning Policy Framework requires local planning authorities to
deliver a wide choice of high quality homes, widen opportunities for home ownership and create
sustainable, inclusive and mixed communities.
Paragraph 62 of the Framework also requires authorities to plan for a mix of housing based on current
and future demographic trends, market trends and the needs of different groups in the community. Local
planning authorities are required to identify the size, type, tenure and range of housing that is required in
particular locations, reflecting local demand, whilst ensuring that they set planning policies to meet
identified affordable housing needs on site, unless off site delivery can be robustly justified.
Paragraphs 77-79 outlines the Governments approach to providing housing in rural areas. In rural areas,
planning decisions should be responsive to local circumstances and support housing development that
reflects local need. Paragraph 78 states “to promote sustainable development in rural areas, housing
should be located where it will enhance or maintain the vitality of rural communities.” The NPPF
recognises the important role that groups of smaller settlements have identifying that development in one
village may support the services in another village nearby.

South Somerset Local Plan
Policy HG3 (Provision of Affordable Housing) of the South Somerset Local Plan (2015) states that planning
permission for the erection of new dwellings to provide 35% affordable housing on schemes greater than
10 dwellings or sites greater than 0.2 hectares, where it is viable to do so.
The Local Plan Review estimates the need for affordable housing to be 206 affordable homes each year
which equates to 28%. This is lower than the requirement in the adopted Local Plan but reflects the latest
evidence arising from the Strategic Housing Market assessment (SHMA).

Affordable Housing Delivery in South Somerset
It is well documented that there is an acute need for affordable housing at a District-wide level. The
adopted Local Plan target for affordable housing requires the delivery of 659 dwellings per annuum:
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“10.18 The Taunton and South Somerset Strategic Housing Market Assessment 2009 (SHMA)
provides key evidence for developing the approach to affordable housing policy in the local plan. The
SHMA estimated that there is a net annual affordable housing need in South Somerset for 659 dwellings
and particularly for 1 and 2 bedroom properties. The SHMA is supported by viability evidence in the form of
the Strategic Housing Land Viability Assessment (2009) and Annex (2010) (SHLVA)”
The Local Plan Review notes that in 2017/18 monitoring year, affordable housing delivery equated to only
14% of all new dwellings across the District. Evidence from South Somerset Authority Monitoring Report
(2018) explains that since the beginning of the Plan period, 43% of completions in the District have been
on sites of fewer than 10 dwellings or less. And therefore, this target is not being met, as set out in the
extract from the AMR below:

In the 11 years outlined above, 2,212 affordable homes were delivered net, set against a requirement for
7,249 net. Additionally, since 2006, only 10 net affordable units have been delivered in Templecombe. 11
This is less than 1 a year. Although there is no Housing Needs Survey for the Parish, information from the
Council obtained in October 2019 highlights that there are 11 families requiring affordable housing in
Templecombe12. The proposal would provide 35% affordable housing, with the tenures split between
80% social rented housing and 20% intermediate housing. The proposed development meets a district

11

Six units delivered by South Somerset Homes in 2007 via 05/02932/FUL and 4 additional dwellings in 2010
via 08/05323/FUL which demolished 29 affordable units and built 33 in addition to market housing.
12
Expressed First Choice need for Templecombe
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wide need for market and affordable housing and meets an identified local affordable housing need in
accordance with Policy SS2.

Proposed Housing Mix
The application seeks outline planning permission for up to 80 dwellings, 35% will be affordable. The tenure
of the affordable dwellings will be a mixture of shared ownership and social rented. The proposed housing
mix is detailed in Table 1 below and has been informed by the 2016 Strategic Housing Market Assessment
and comprises 1, 2, 3 and 4 bedroom houses.
Table 1: Mix of Proposed Development

Market Housing
Social/Affordable Rented
(80% of AH)
Intermediate/Starter Homes
(20% of AH)
Total

1-bed

2-bed

3-bed

4-bed +

Total

3

18

23

8

52

7

9

5

1

22

2

3

1

0

6

12

30

29

9

80

Pre-application discussions with the Affordable Housing Officer have Housing confirmed this mix to be
acceptable.
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