APPENDIX A. Correspondence with Somerset County
Council

Somerset County Council
County Hall, Taunton
Somerset, TA1 4DY
For Roads & Transport Services 0300 123 2224

South Somerset District
Council (East)
Brympton Way
Yeovil
Somerset
BA20 2HT

Please ask for:

Telephone:

Adam Garland

01823 359540
email:

highwaysdevelopmentcontrol@somerset.
gov.uk
my reference:

your reference:

SSDCe/2020/010207

19/03416/OUT
12 February 2020

FAO: David Kenyon
Dear Mr Kenyon,
TOWN AND COUNTRY PLANNING ACT 1990
Outline application for the demolition of existing buildings and residential
development of up to 80 dwellings including the creation of a new vehicular access
and pedestrian accesses, open space, landscape planting and surface water attenuation
(all matters reserved except access). at Land At Manor Farm Combe Hill Templecombe
Somerset
Application Reference: 19/03416/OUT
I refer to the above-mentioned planning application received on 13 January 2020 and after
carrying out a site visit on 22 January have the following observations on the highway and
transportation aspects of this proposal:The proposal is for 80 dwellings on land to the east of Combe Hill. As part of the application
a Transport Assessment has been submitted which has been audited by this Authority.
The TA has not satisfactorily shown that the proposal will be acceptable in highway terms for
the following reasons;

• The applicant should provide a base 2020 (year of planning submission) traffic
assessment so that the impact of the development can be compared against the existing
highway conditions. The applicant must also provide an assessment for the site five years
post submission (2025).
• The increase in traffic and the committed developments in the area will worsen the
operation of the signalised shuttle working on A357, and any further development will result
in these signals operating near capacity. Mitigation will be required as part of the Manor
Farm development
• This assessment also does not account for the private accesses along this section of
shuttle working.
• Mitigation is required at the A30/A357 junction as the assessment shows the junction to
be currently operating with negative PRC, further development will exacerbate this issue
particularly with other committed and live development in the area.
Until the above issues have been resolved, the TA is considered ‘Not Acceptable’ as it has
not robustly demonstrated that the impact of the development will not be severe.
Further, it is noted that an adjacent site has provided an access in close proximity to that
proposed for this application. In the interests of highway safety and to reduce the number of
conflict points along this section of road, the Highway Authority would suggest the two
developers liaise over amalgamating sites and providing just one point of access.
At present this Authority is unable to fully assess the implications for the highway network
and its users and therefore is unable to make a formal recommendation. On receipt of
additional information further consideration will be given.
Yours faithfully,

Adam Garland
Principal Planning Liaison Officer
Traffic & Transport Development Group
Economic and Community Infrastructure Commissioning
Somerset County Council

Mark Stead
From:
Sent:
To:
Subject:

Adam Garland <AGarland@somerset.gov.uk>
05 March 2020 15:20
Mark Stead
RE: 19/03416/OUT - Land at Manor Farm, Templecombe

Mark
I have had a chat with my auditor and they are still of the opinion that, even though you proposed
a full occupation by the end of 2021, in order to be fully robust the end date of 2025 would be
beneficial. As you say, I don’t this will lead to a requirement to mitigate background traffic growth,
but it will provide evidence that your proposal can be accommodated on the local highway
network; the Highway Authority does not look into the issue of cumulative impact, this would be a
matter for the planning authority to consider.
Regarding the adjacent site, I accept that there are numerous occurrences of side by side access
points; I think the point is that having regard to conflict points it is always beneficial to have as few
as possible. However, if you think the adjoining landowner would not be willing to enter into
discussion with you, this aspect would not be grounds for objection.
I will contact the planning case officer and request an extension on the consultation as discussed
below.
Kindest regards

Adam Garland

MSc, FMIPROW

Principal Planning Liaison Officer
South Somerset District
Taunton Deane Borough (Rural Area)
West Somerset District
Exmoor National Park
Note: I am not available Thursday afternoon, or Fridays
Highways Development Management
Economic and Community Infrastructure Operations
Somerset County Council
B2 West
County Hall
Taunton TA1 4DY
07836 564597
AGarland@somerset.gov.uk
HighwaysDevelopmentControl@somerset.gov.uk
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Mark Stead
From:
Sent:
To:
Cc:
Subject:
Attachments:

Mark Stead
04 March 2020 14:21
Adam Garland; Peter Snell
Mark Gimingham; Jon Fellingham
RE: 19/03416/OUT - Land at Manor Farm, Templecombe
App E - RSA-19-098-4 Site Access.pdf; ITB14408-003 R Transport Assessment - Final
111219 compile-compressed_Part1.pdf

Adam
Thank you for your response. I set out my comments below, taking of your points in turn:
Assessment Year
The main remaining issue appears to be the duration / timeframe of the traffic study. Below are extracts from the
NPPG relating to:
“How should the need for and scope of a Transport Assessment or Statement be established?”
“The need for, scale, scope and level of detail required of a Transport Assessment or Statement should be established
as early in the development management process as possible as this may therefore positively influence the overall
nature or the detailed design of the development.
Key issues to consider at the start of preparing a Transport Assessment or Statement may include:
…
appropriate study parameters (ie area, scope and duration of study);
….”
Through the agreed scoping exercise this is precisely what we did. We did agree a 2021 assessment as year of
opening (first occupation) -my email dated 5 August 2019. We did not propose or agree any subsequent
assessment / forecast years.
The 2021 year of opening (first occupation) remains perfectly valid.
You have not stated that we have missed out any committed development and we have included committed
development as being fully built out at the 2021 year of opening.
We have allowed for the proposed development to be fully built out / occupied at 2021 year of opening.
Highways England (Circular 02/ 2013) requires assessment at year of opening (assuming full build out / occupation
of the proposed development) to be used for determination of mitigation needs.
Nowhere in the NPPF does it say it is reasonable or appropriate for a developer to mitigate background traffic
growth (which would be the only difference between a 2021 and 2025 assessment).
The 2021 year of opening is therefore the appropriate assessment year to establish development impact and any
mitigation as well as residual cumulative impacts.
Your own consultant (WSP) agrees with this – copied below is the final red paragraph in your email:
“It would be unreasonable to expect the applicant to address capacity issues generated by other
developments and background growth”
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We are happy to provide you with a 2025 future year test as a sensitivity test but this is only on the basis that it used
for information purposes by SCC to assist in future planning and managing of the highway network and not to assess
development / cumulative impacts.
However, it would be reasonable to be given more time now to undertake any 2025 assessments as this wasn’t
requested at scoping stage. The 13 week determination period expires on 13 March and the applicant will be
seeking an extension however it would be useful (should you decide on the back of this email that the 2025
assessment is needed) if the requirement for further time could be relayed to the planning officer, and that it would
not be an unreasonable request.
A357 Shuttle Working Section
i-Transport welcome that WSP accept the parameters of the modelling of this junction and do not consider the traffic
impact of development there to be ‘severe’ and thus that mitigation is not required. Given our comments above
regarding our study year, I trust you therefore find that, on the basis of the modelling provided, the traffic impact of
development does not constitute a highways reason for resisting development as it does not constitute a significant
impact, nor a severe cumulative residual impact as set out at paragraphs 108 and 109.
A30/A357 junction
It is again stated that the junction operates with negative PRC in the 2021 year.

As set out above, the tests in the NPPF (paras 108 and 109) are whether the impacts from development are
significant and whether the residual cumulative impacts are severe. The NPPF does not require a junction to
operate with a positive PRC.
Our modelling in the TA and my email of 18 February 2018 clarifies and quantifies the traffic impact of development
and sets out why the impacts identified fall well short of the ‘severe’ test. Furthermore, it is not alleged, by either
you or WSP, that that severe test is breached.
Therefore, and again in light of my comments above regarding the agreed study year, I trust you find the evidence
submitted to date give you the comfort to conclude that the traffic impact of development at this junction does not
constitute grounds for resisting development.
Site Access
As requested, I attach the safety audit at Appendix E of the TA, which also includes our Designer’s Response
comments and the auditor’s comments thereto. Also attached is the TA, pages 68 and 69 of which contain relevant
drawings. Please note that the audit was based on a drawing that was absolutely clear that the proposed site access
is in relatively close proximity to a proposed driveway serving two homes (there is a leader highlighting it). The
auditor has produced a comprehensive report with numerous points that we have worked through. However, at no
stage does the auditor raise any safety concerns relating to the spacing of the junctions.
Against this background, we trust you find that the audit, together with the details provided in the TA give you the
necessary comfort to conclude that safe and suitable access is provided in accordance with paragraph 108 of the
NPPF.
Summary
Against this background, I trust we have provided sufficient evidence for you to conclude that the development
proposals should not be resisted on highways grounds.
Should you wish us to provide you with a 2025 assessment then please let us know but if you do want this then we
would ask that an extension to the consultation period (which expires on the 13th ) is agreed to give us time to
provide this to you for your review (noting that it was not requested at the scoping stage).
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I look forward to hearing from you at your earliest convenience.
Kind regards
Mark

Mark Stead
Associate
for i-Transport LLP

T: 01256 338640
E: mark.stead@i-transport.co.uk
Basingstoke Office:

M: 07841 446726
W: www.i-transport.co.uk

Grove House, Lutyens Close,
Chineham Court, Basingstoke, RG24 8AG

i-Transport is the trading name of i-Transport LLP, which is a limited liability partnership registered in England under number OC311185. Registered Office: 3rd Floor, One London Square, Cross
Lanes, Guildford, Surrey, GU1 1UN. A list of members is available upon request.
We use the word "partner" to refer to a member of i-Transport LLP or an employee or consultant with equivalent standing and qualifications.
Please note that the information in this e-mail is confidential and unless you are (or authorised to receive it for) the intended recipient, you must not disclose, copy, circulate or in any way use the
information it contains. If you have received this e-mail in error please inform us and immediately delete all copies from your system. Whilst it is believed that this e-mail and any attachments are
free of any virus or other defect, it is your responsibility to ensure that your computer or IT system are not affected and we accept no responsibility for any loss or damage arising.

From: Adam Garland <AGarland@somerset.gov.uk>
Sent: 04 March 2020 10:26
To: Mark Stead <mark.stead@i-transport.co.uk>; Peter Snell <peter.snell@i-transport.co.uk>
Cc: Mark Gimingham <Mark.Gimingham@i-transport.co.uk>; Jon Fellingham <JFellingham@somerset.gov.uk>
Subject: RE: 19/03416/OUT - Land at Manor Farm, Templecombe

Mark
I have just received the following from my audit colleague. I have attached your initial response as
well for ease of understanding their responses;
The purpose of this email is to respond to the comments you have raised in your letter. Taking each in turn:
“The applicant should provide a base 2020 (year of planning submission) traffic assessment so that the impact
of the development can be compared against the existing highway conditions. The applicant must also provide
an assessment for the site five years post submission (2025).”
The application was submitted in 2019, with the surveys therefore also undertaken in 2019. This is why 2019 is the
base yeare. The request for a study year of 2025 appears to be based on a historic requirement in Guidance on
Transport Assessment, which is now rescinded. The onus is now on developers to agree study areas with the highway
authority.
In my email to you of 5 August 2019, we agreed a study year of 2021 (a likely opening year but with a fully built out
site assumed) (ref: bullet 2). I attach the correspondence for your reference.
The study has been undertaken on this basis and I trust you find this acceptable.
The initial SCC Greensheet request was received by WSP on the 29th January 2020 and therefore WSP were
unaware that the application was submitted in 2019. Upon receipt of this information, the Base Year of 2019 is
considered appropriate.
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However, WSP do not agree with the assessment for the Future Year of 2021. The ‘Future Year’ should represent the
opening and fully occupied scenario for the delivery of 80 dwellings. It is therefore considered that the Future Year of
2021 is not considered robust and it is uncertain whether it is representative of when the site will be fully occupied
(.i.e. generally planning consent has three years from the date it’s granted to begin the development. Also, this TA
has been submitted for outline consent so reserved matters would also need approving first). Therefore, WSP
recommend that for a robust and representative highway impact assessment the Future Year of 2025 should be
used.
Although the applicant has stated that the Future Year of 2021 was agreed in a Scoping Exercise with SCC, the
applicant should be reminded that Scoping is in-principle and not definitive.
“The increase in traffic and the committed developments in the area will worsen the operation of the
signalised shuttle working on A357, and any further development will result in these signals operating near
capacity. Mitigation will be required as part of the Manor Farm development.”
Table 8.8 of the TA demonstrates that the shuttle working will operate with a degree of saturation of 87.3% on the
A357 southern approach during the morning peak. This is the highest degree of saturation and is forecast to increase
to 88.3% with development. Queues are not expected to change and delays will increase by circa 2 seconds. The
junction will remain within capacity.
Paragraph 9 of the NPPF is clear that development should only be refused on transport grounds where it is expected
to bring about a ‘severe’ impact on traffic conditions. ‘Severe’ is not defined although in i-Transport’s experience, the
following constitute examples of a ‘severe’ impact:


Where a development proposal brings about a material deterioration in the operation of the local transport
network in capacity terms, i.e. it results in junctions operating over capacity for extended periods of the day;
and/or



Where there is existing queuing and delay for extended periods of the day and the development proposal will
notably exacerbate existing issues; and/or



Where a development proposal results in a material deterioration in safety; and/or



Where there is an existing safety issue and the development proposal will have a noticeable impact.

The junction will remain within capacity and delay is expected to increase by up to 2 seconds. Against this
background, the traffic impact falls well short of the severe test.
WSP agree that the A357 shuttle working signalised junction is shown to operate within capacity. The comments
made within the WSP Modelling Review were to highlight the impacts of this development alongside other future live
applications. It is agreed that the development alone would not have a severe impact on the operation of the junction
and therefore the wording noted above “Mitigation will be required as part of the Manor Farm development” should be
ignored and the issue is considered resolved. – It should be noted that if the applicant submits an updated Future
Year assessment, the capacity assessment results may worsen the predicted operation of the junction and the
interpretation of these results may differ.
“This assessment also does not account for the private accesses along this section of shuttle working.”
It is noted that the there are three private accesses along the shuttle working. The traffic flows from these are not
considered within the traffic assessment because:
1.
2.
3.

The survey companies will not count movements into and out of private property – we are unable to collect
traffic flow data from these accesses;
The traffic movements associated with the properties will be vanishingly small (and will only impact on
phasing when traffic is exiting a site);
Any very occasional call up of the signals will not materially affect the junction capacity testing results which,
as set out above, clearly identify spare capacity at the signals.
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Against this background, the modelling results are representative of the peak hour operation of the junction. I would
be grateful if you / your modeller could confirm you find this approach acceptable at the earliest opportunity and
mitigation is not necessary to make development acceptable in planning terms.
Based on the above information, this issue is considered resolved, although SCC should be aware that the increase
of vehicles using this junction may result in further safety concerns for vehicles using the private accesses.
“Mitigation is required at the A30/A357 junction as the assessment shows the junction to be currently
operating with negative PRC, further development will exacerbate this issue particularly with other committed
and live development in the area. Until the above issues have been resolved, the TA is considered ‘Not
Acceptable’ as it has not robustly demonstrated that the impact of the development will not be severe.”
The ‘test’ for whether impact of development at a junction is unacceptable is whether its impacts are ‘severe’ (ref:
paragraph 109 of the NPPF).
Table 8.9 confirms that the highest RFC in 2021 will be 95.0% without development (i.e. there will be negative PRC in
any event), increasing to 97.2% with development. Queue lengths are forecast to increase by (at most) up to three
vehicles on Sherborne Road during the evening peak with the maximum increase in delay being 25 seconds on
Shaftesbury Road during the morning peak (again, increases will typically be much lower).
The junction will continue to operate within capacity with impacts well beneath what might constitute a ‘severe’
impact. Against this background, mitigation is not necessary to amek development acceptable in planning terms.

As previously mentioned, once the applicant submits an updated Future Year assessment, the capacity assessment
results may worsen the predicted operation of the junction and the interpretation of these results may differ.
Note - The capacity assessment results for A30/A357 have shown that the junction is already operating with no
Practical Reserve Capacity (PRC) in the ‘future base year 2021’ (PRCs of -5.5% AM Peak, - 6.6% PM Peak). In the
‘future base year 2021 + development’ the PRCs will worsen (-7.2% AM Peak, -8.5% PM Peak).
It would be unreasonable to expect the applicant to address capacity issues generated by other developments and
background growth. However, the junction is already predicted to operate over theoretical capacity in the future year
2021.

Regarding the adjacent vehicle access, it would be useful to see your safety auditors report and a
full designer’s response. On receipt of this I will make a judgement on the way forward.
Kindest regards

Adam Garland

MSc, FMIPROW

Principal Planning Liaison Officer
South Somerset District
Taunton Deane Borough (Rural Area)
West Somerset District
Exmoor National Park
Note: I am not availabe Thursday afternoon, or Fridays
Highways Development Management
Economic and Community Infrastructure Operations
Somerset County Council
B2 West
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APPENDIX B. Somerset County Council Email Dated 15
June 2020

Rachel Stout
From:
Sent:
To:
Subject:

Mark Gimingham
22 June 2020 15:58
Mark Gimingham
FW: Manor Farm, Templecombe 19/03416/OUT

From: Adam Garland <AGarland@somerset.gov.uk>
Sent: Monday, June 15, 2020 1:23 pm
To: Joanna Manley
Subject: RE: Manor Farm, Templecombe 19/03416/OUT

Joanna
The situation is as follows;
1. Information was provided as part of the application and has been assessed, additional
information was requested and provided
2. Further assessment was then undertaken and the scheme was deemed acceptable in
highway terms subject to conditions which were requested in our recommendation to the
Local Planning Authority.
3. Recently I was asked to confirm the position of the highway boundary with regard to the
new footway works, which I have done.
4. The package of mitigation, access works, footway, visibility splays etc are acceptable
I do not therefore feel that as it currently stands this Authority needs to submit further comments
to the Local Planning Authority.
Obviously, all works which affect the highway, and the Travel Plan should be secured via a s106
agreement which cites s278, but that will be negotiated in due course.
Please note that with regard to the Covid-19 situation, for the foreseeable future Somerset County
Council Officers have been advised to work from home wherever possible. All meetings have been
cancelled and all unnecessary travel has been stopped. We will attempt to ensure the situation
does not impact on work or timescales as far as is possible but there may be unavoidable
consequenses in some cases. Thanks you for your patience and understanding during this difficult
time.
Kindest regards

Adam Garland

MSc, FMIPROW

Principal Planning Liaison Officer
South Somerset District
Taunton Deane Borough (Rural Area)
West Somerset District
Exmoor National Park
1

Note: I am not available Thursday afternoon, or Fridays
Highways Development Management
Economic and Community Infrastructure Operations
Somerset County Council
B2 West
County Hall
Taunton TA1 4DY
07836 564597
AGarland@somerset.gov.uk
HighwaysDevelopmentControl@somerset.gov.uk

From: Joanna Manley <Joanna@origin3.co.uk>
Sent: 15 June 2020 09:31
To: Adam Garland <AGarland@somerset.gov.uk>
Subject: Manor Farm, Templecombe 19/03416/OUT
Dear Adam,
I hope you don’t mind me contacting you direct. I am the planning consultant working on behalf of Gleeson on the
above application. We have made good progress with SSDC and are hoping to get a decision by August. On that
basis, I am just checking whether you intend to submit any further consultation responses to the above application,
or whether you are content with what has been submitted to date and we can move forward on the basis that there
is no highways objection to the proposed scheme.
Kind regards,
Jo
Joanna Manley
Associate Director, Planning

0117 980 4900 | joanna@origin3.co.uk | www.origin3.co.uk
23 Westfield Park, Redland, Bristol, BS6 6LT

Origin3 is a limited company registered in England and Wales. Company Registration No. 6370231.
Registered Offices: Tyndall House, 17 Whiteladies Road, Clifton, Bristol, BS8 1PB
Email Disclaimer: This email and any attachments to it may be confidential and are intended solely for the use of the individual to whom it is addressed.
Any views or opinions expressed are solely those of the author and do not necessarily represent those of Origin3.
If you are not the intended recipient of this email, you must neither take any action based upon its contents, nor copy or show it to anyone.
Please contact the sender if you believe you have received this email in error.

This email has been classified as OFFICIAL by the originator.
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This email and any attachments are intended solely for the individual to whom it is addressed. It may
contain personal and / or sensitive material and should be handled according to the principles of the
current Data Protection legislation. If this email carries a protective marking of OFFICIAL – PERSONAL
DATA, OFFICIAL – COMMERCIAL DATA or OFFICIAL – SENSITIVE in the header it should be handled
according to the embedded handling instructions, if not protectively marked it can be regarded as
OFFICIAL - UNCLASSIFIED.
If this Email has been misdirected, please notify the author immediately. If you are not the intended
recipient you must not disclose, distribute, copy, print or rely on any of the information contained in it or
attached, and all copies must be deleted immediately.
Whilst we take reasonable steps to try to identify any software viruses, any attachments to this email may
nevertheless contain viruses which our anti-virus software has failed to identify. You should therefore carry
out your own anti-virus checks before opening any documents. Somerset County Council will not accept
any liability for damage caused by computer viruses emanating from any attachment or other document
supplied with this email.
All email traffic may be subject to recording and / or monitoring in accordance with relevant legislation.
Somerset County Council.
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APPENDIX C. Revised Illustrative Masterplan
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