Officer Report on Planning Application: 19/01593/0UT

Proposal: Outline planning application for the erection of up to 210 dwellings
with public open space, landscaping and sustainable drainage
system (SuDS), vehicular access point from West Hill.

Site Address: Land at Hook Valley Farm, Part Os 0028, Lawrence Hill, Wincanton.

Parish: Wincanton

WINCANTON Ward Clir N Colbert

(SSDC Members) Clir C Winder

Recommending Case
Officer:

Stephen Baimbridge Tel: (01935) 462497 Email:
stephen.baimbridge@southsomerset.gov.uk

(no agent if blank)

Target date: 4th September 2019
Applicant: Gladman
Agent:

Application Type :

Major Dwlgs 10 or more or site 0.5ha+

REASON FOR REFERRAL TO COMMITTEE

In line with the Council's Scheme of Delegation procedures, the application is referred directly to the

Area East Committee because, as a scheme of up to 210 dwellings, it falls under the 'major, major

category.

SITE DESCRIPTION AND PROPOSAL
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The site lies to the west of Wincanton on the rising land alongside West Hill. To the direct north of the
site is West Hill road, which serves as one of the entry/exit routes into the town from the A371 to the
west. The application site sits to the west of existing residential development on Atkins Hill. The site is
currently in agricultural use; its boundaries are a mixture of fencing and vegetation. A public right of way
(WN30/50) runs inside the southeastern boundary. An area of archaeological interest lies beyond the
site to the southeast.

The application is in outline with all matters reserved apart from access, for which approval is being
sought at this stage. A Development Framework Plan has been submitted which shows the proposed
access point on the northern boundary on West Hill leading southwards into areas of built development,
serving a spine street and a network of secondary streets. An area of green space with planting is shown
to wrap around from east to south, and there is also a green space located centrally within built
development (the Planning Statement indicates that over 45% of the gross site area will be given to
formal or informal open space). A play area (LEAP) is proposed in the eastern part of the open space,
alongside a pedestrian route.

An area is shown to the south of the built development, within the green space, for the provision of
SUDS.

The Development Framework Plan shows pedestrian routes within the site, including the existing public
right of way, and enhanced links beyond the site's boundaries. As noted above, access is to be
considered in full at this stage and a plan showing the proposed junction and footway onto West Hill has
also been submitted.

In addition to the plans, a number of documents have been submitted in support of the application. This



includes: a Planning Statement; Landscape and Visual Impact Assessment; Design and Access
Statement; Framework Travel Plan; Transport Assessment; Ecological Appraisal; Arboricultural
Assessment; Flood Risk Assessment; Foul Drainage Analysis; Air Quality Assessment; Desk-based
Heritage and Archaeological Assessment; Statement of Community Involvement; Socio-Economic
Sustainability Statement; Utilities Statement; and Noise Assessment.

Environmental Impact Assessment Regulation - the planning application falls within the scope of
Schedule 2 Section 10(b) of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (‘the EIA Regulations'). The Local Planning Authority is required to make a formal
screening decision as to the requirement for Environmental Impact Assessment because the proposed
development includes more than 200 dwellings, and the site exceeds 5 hectares. The screening opinion
was issued on the 30th August 2019 and concluded that the development is unlikely to have significant
environmental effects and therefore an Environmental Statement was not required (reference
19/01758/EIASS).

PLANNING HISTORY

There is no relevant planning history relating to this site.

PLANNING POLICY AND GUIDANCE

Section 38(6) of the Planning and Compulsory Purchase Act (2004), and Paragraphs 2 and 47 of the
NPPF, state that applications are to be determined in accordance with the development plan unless
material considerations indicate otherwise.

For the purposes of determining current applications the local planning authority considers that the
adopted development plan comprises the policies of the South Somerset Local Plan 2006-2028
(adopted March 2015) and the Wincanton Neighbourhood Plan adopted January 2018.

Policies of the South Somerset Local Plan (2006-2028)
Policy SD1 - Sustainable Development

Policy SS1 - Settlement Strategy

Policy SS4 - District Wide Housing Provision

Policy SS5 - Delivering New Housing Growth

Policy SS6 - Infrastructure Delivery

Policy PMT4 - Wincanton Direction of Growth

Policy HG3 - Provision of Affordable Housing

Policy HG5 - Achieving a Mix of Market Housing

Policy TA1 - Low Carbon Travel

Policy TA4 - Travel Plans

Policy TA5 - Transport Impact of New Development

Policy TAG - Parking Standards

Policy HW1 - Provision of Open Space, Outdoor Playing Space, Sports, Cultural and Community
Facilities in New Development

Policy EQ1 - Addressing Climate Change in South Somerset
Policy EQ2 - General Development

Policy EQ3 - Historic Environment

Policy EQ4 - Biodiversity

Policy EQ5 - Green Infrastructure



Wincanton Neighbourhood Plan 2018-2028

The Plan was made on 08 February 2018 following the appropriate procedures, and its contents must
therefore be considered when determining this outline application.

Policy 1 - Visually Sensitive Areas

Policy 3 - Trees and Hedgerows

Policy 5 - Development on the outskirts of the town

Policy 7 - Mix of housing types

Policy 8 - Starter homes for local people

Policy 14 - Key Pedestrian and Cycle Routes

National Planning Policy Framework (as revised)

Chapter 2 - Achieving sustainable development

Chapter 4 - Decision-making

Chapter 5 - Delivering a Wide Choice of High Quality Homes

Chapter 8 - Promoting healthy and safe communities

Chapter 9 - Promoting sustainable transport

Chapter 11 - Making effective use of land

Chapter 12 - Achieving well-designed places

Chapter 14 - Meeting the challenge of climate change, flooding and coastal change
Chapter 15 - Conserving and enhancing the natural environment

Chapter 16 - Conserving and Enhancing the Historic Environment

National Design Guide (NDG)

The National Design Guide is a material consideration when making planning decisions, and sets out
how well-designed places can be achieved and forms part of the Government's collection of planning
practice guidance and should be read alongside the separate planning practice guidance on design
process and tools. The NDG sets out the ten characteristics of well-designed places.

CONSULTATIONS
Wincanton Town Council

Recommend refusal. Wincanton Neighbourhood Plan has been adopted and states the south west of
the town should not become visually intrusive by further building. Wincanton's status in the Local Plan
has been fulfilled. Planned access off West Hill is not considered safe and will create a major impact on
that road. The area should not be built upon. The development will create more stress on infrastructure.

Highway Authority

No objection. West Hill has the capacity to accommodate the traffic associated with this development.
Traffic figures in the Transport Assessment are accepted. A detailed Travel Plan would need to be
submitted and approved, secured via Section 106 agreement, along with citing Section 278 of the
Highways Act 1980 to secure the access works and a cycleway/footway across the site frontage.
Recommend a number of conditions if permission is granted.

Highways England

No objection. Note that the site is outside the Wincanton Development Area and is not allocated, and
the Council's Preferred Options consultation did not include this site for allocation. The nearest access
to the A303(T) is a grade-separated junction with the A371 to the immediate south of the town. HE have
some reservations over the Transport Assessment however their own assessment found no evidence



of significant queues as a result of this development. HE is therefore minded to accept that the impact
of the development upon the safe and efficient operation of the strategic road network is unlikely to be
severe, in line with the NPPF.

Nevertheless, in light of a number of recent applications for development in the Wincanton area and
proposals for additional development allocations set out in the South Somerset Local Plan Review, it is
recommended that the Local Planning Authority gives further consideration to the effective capacity of
the A371/ Dyke's Way roundabout, and the adequacy of the existing merge and diverge layouts for the
A303(T) junction, as part of the Local Plan Review to account for forecast traffic demand over the Plan
period. Any future development proposals which increase vehicular demand at the A303(T) junction
which results in mainline queuing (or increases in length, duration or frequency of existing mainline
queuing), will be considered as having an unacceptable impact on highway safety and Highways
England may recommend that part or full occupation of these sites be restricted until such time as any
necessary infrastructure improvements are identified and delivered.

SCC as Lead Local Flood Authority

The site is located within Flood Zone 1, outside the maximum extents of flooding in the 1 in 1,000 year
return period event from any nearby main rivers. The site is largely at a very low risk from surface water
flooding as identified on the Environment Agency surface water flood risk map. A surface water drainage
strategy has been provided that proposes limiting the surface water discharge rate from the site to the
QBar greenfield discharge rate of 26.6l/s and identifies 2016m3 of storage is required for this event. An
attenuation basin is identified, which drains via a conveyance swale and outfalls into a drainage ditch
west of the site.

The proposed development would be considered acceptable to Somerset County Council as the Lead
Local Flood Authority if appropriate information and details (infiliration tests, construction details, etc.)
are requested within planning conditions.

SSDC Open Space

No objection. Based on 210 dwellings the population would increase by 469. Local Plan Policy HW1
notes standard of 17.4sqm per person, 0.82 hectares. The Development Framework Plan shows an
amount of public open space far in excess of what is required. Encouraged by the centrally located and
accessible area of POS, would be ideally suited to provide a village green style area with bow top
fencing, seating and other amenities. The rest of the POS provision incorporates the development with
its surroundings and allows for a variety of different features such as the SuDS and LEAP provisions as
well as different planting styles and uses for the residents.

SCC as Local Education Authority

A development of 210 homes in this location would generate the following number of
pupils;

210 x 0.05=10.5 (11) early years
210 x 0.32=67.2 (68) Primary
210 x 0.14=29.4 (30) Secondary

There are currently spaces available in the nursery/early years providers and the secondary providers,
however this level of primary school children would create pressure on primary spaces therefore we
require education contributions for Primary school expansion or build as follows: 68 x £17,074=
£1,161,032.00

The housing allocation (WN1) on the boundary of this site with a policy reference KS/WINC/1 - Land at



New Barns Farm, Wincanton; states - Site for new primary school (1.5 hectares/3.8 acres). The funding
would be to contribute to the build there, or improvements/ extensions to the current primary site if it is
decided that the pupils from this development can be accommodated at the current site.

Landscape Consultant

The LVIA scope and methodology broadly follow the process set out in best practice guidance for a non-
EIA development. We note some inconsistencies between the stated method and how it has been
applied in practice but we are generally satisfied that the assessment has been undertaken methodically
and in a generally competent manner within the context of a non-EIA development.

The proposed development would cause significant, permanent harm (i.e. substantial adverse effects)
to the landscape of the site itself, as it will be permanently changed from open countryside to urban
development. The rural character of the immediate surrounding landscape of the Hook Valley will also
experience a significant level of harm from the intrusion of built development for many years, until screen
planting is fully matured.

These areas form an integral part of the wider Dissected Dip Slope landscape that may potentially merit
locally 'valued landscape' status. The extent of landscape significantly affected is comparatively
localised but the development would nevertheless potentially result in the permanent harm to part of
South Somerset's wider 'valued landscape' resource.

The site (i.e. higher ground to the west of New Barns Farm') is also specifically identified in the
Neighbourhood Plan as a visually sensitive area 'where development would cause substantial harm to
local character and the setting of the town'. The proposed development would therefore cause
considerable harm to landscape that is recognised as important to the setting and character of
Wincanton.

The development would also result in permanent significant effects on the visual amenity of those groups
of people who live or use the local road and footpath network within and around the edges of the site.
The proposed development conflicts with a variety of planning policies and, in our opinion, is
inappropriate in terms of the level of potential adverse impacts it will have on the landscape and visual
environment and the setting of Wincanton.

Environment Agency

The site falls outside the Environment Agency External Checklist and therefore have no comments to
make.

Somerset Ecology Services

Will need the results from the further survey work recommended by CSA Environmental before being
able to fully assess the ecological impact of the proposals. Once the results of these surveys have been
returned please can they be forwarded on so | can review. Holding objection to the application pending
the further information.

Further information was provided and the Ecology Services were reconsulted
From going through the ecology report | cannot see any reason for an ecological objection. | will get my
recommended conditions to you within the week.

South West Heritage

The applicant has submitted an archaeological desk-based assessment and geophysical survey in
support of this application. The survey results show that there are archaeological features of potentially



prehistoric or Roman date. At present the information does not adequately describe the significance of
the archaeology on the site as required by the NPPF paragraph 189.

For this reason | recommend that the applicant be asked to provide further information on any
archaeological remains on the site prior to the determination of this application. This will require a field
evaluation comprising trial trenching based on the results of the geophysical survey.

The Archaeologist later agreed that there was justification in this instance for the additional information
to be provided pre-commencement, to which the agent agreed.

REPRESENTATIONS

206 responders have submitted comments, 202 of which have objected (mainly local residents but also
the Campaign to Protect Rural England, summarised below:

The site is not allocated for development and is not identified for growth

The site is visually prominent; the adopted Neighbourhood Plan refers to the site as a visually
sensitive area. Development would influence distance views including into/out of the nearest
AONBs

The development would be highly intrusive, particularly the most northern part, and add to the
sense of urban sprawl when entering the town from this direction

The substantial adverse effect of the proposal upon landscape character is not significantly and
demonstrably outweighed by the benefits. The proposal is therefore contrary to Policies SD1 and
EQ2 of the adopted Local Plan

The proposal is not in accordance with the Neighbourhood Plan; approving this application would
fundamentally undermine the local community's ability to forge and decide its own future,
prejudicing the development plan process

Wincanton has already exceeded its quota of new dwellings and enough is enough

The applicant's view that the principle of development accords with the development plan is flawed
and overly simplistic

Alternative sites (including brownfield) are available in Wincanton to meet needs without resulting
in such landscape harm

The proposal is too far from the town's services

Wincanton has already had too much development and the town's services are barely able to cope;
there is not enough infrastructure (including school provision) to support these dwellings and it will
not be sustainable development

Wincanton does not have a railway station and has poor public transport; the vast majority of
residents are reliant on car use and will commute to work, this is unsustainable

Primary care services nationally and in Somerset specifically are struggling with recruitment and
retention of clinical staff, particularly doctors. The health centre is already at capacity and we are
having to decline hosting extra services as we do not have sufficient clinical space. Even if the
building were enlarged it is extremely challenging to attract clinical staff to this area of the country.
We are already noticing an increase in workload with the new houses that are already built or in
the process of being built in the town - further building will mean that we could no longer provide
safe and timely care for our patients

Surface water cannot dissipate after heavy rainfall, where will it go if more development takes place
on West Hill. Springs have been drained by existing development, this will make the matter worse
The site is of archaeological interest

Traffic around Atkins Hill is already heavy and parking on the roads causes problems, including air
pollution. Traffic in the town is also problematic

The access is from a narrow road with poor visibility around corners

The development will probably mean around 400 cars, these will be parked on streets and
pavements of the new development, destroying the look of the place

More fields will be lost to this development, impacting agriculture and wildlife.



¢ The land has a high agricultural classification, constitutes best and most versatile agricultural land,
and the NPPF indicates that it should be justified why lower grade land hasn't been developed
instead

e There are insufficient employment opportunities for local residents already

¢ Dwellings elsewhere are for sale and not selling; there is a surplus of cheap housing standing
empty

e Concern about overlooking and loss of privacy

¢ Applicant has failed to engage public in proper and thorough consultation

¢ Site is a natural habitat for a wide range of wildlife such as deer, badgers, hares, foxes, hedgehogs,
shakes, which will be displaced by this development. Site is also popular green space for walkers

e [fapproved the housing on the higher ground immediately adjacent to West Hill should be removed
and replaced by a belt of contiguous native woodland 50m deep which would give a green
backdrop and improve the skyline when viewed from the south. In addition it would reduce the
perception of urban sprawl, preserve the local character of the area and improve the attractiveness
of the entrance into Wincanton

e The District Council has recognised a climate and ecological emergency

e Concern about the proposal to provide mains gas. Planning permission should only be given to
developers who provide sustainable zero carbon eco housing

e The representations of support are summarised as follows:

e Far better to live in a vibrant growing town than one left to stagnate

e Businesses on the high street and our industrial estates could thrive with the increase in local
footfall

e King Arthur's School could once again become the bustling busy go-to school it once was

e Our clubs, societies and churches would benefit from an injection of new blood

e The plans for the new site seem to show a modern, light and sympathetic development with lots of
open spaces and special provision for flood avoidance

e Currently there is a lack of three bed homes for sale

CONSIDERATIONS
Principle of Development

The site lies outside the defined settlement area of Wincanton as shown in the adopted Local Plan. It is
not allocated or identified for further residential development.

Policy PMT4 of the Local Plan shows a direction of strategic growth for Wincanton, shown on Inset Map
14. The application site lies beyond this area identified for further development.

The Wincanton Neighbourhood Plan 2018-2028 includes the objective "identifying the most sustainable
locations for further development”. Whilst it does not allocate sites it does note that landscape character
should be taken into account when directing development to the most appropriate locations. Policy 1 of
the Plan refers to Visually Sensitive Areas where new buildings would cause substantial harm to local
character and the setting of the town. The Proposals Map indicates the lower (southeastern) limit of this
sensitive area, and the application site itself is within this area.

The Council's Preferred Options consultation document was consulted on in 2019 and it did not include
this site for consideration for further development. Whilst only very limited weight can be given to its
contents due to the infancy of its emergence towards adoption, it is noted the Neighbourhood Plan's
reference to the land within which the site is located as visually sensitive, and where development would
be prominent in the skyline.

The Council's five-year housing land supply is referred to in the applicant's submission as justification



why development should be allowed in this location. The Council can currently demonstrate 4.5 years
and as such acknowledges that the presumption in favour of sustainable development and the 'tilted
balance' are in play. The application will be determined on the basis that the policies most important to
the determination of the application are out of date and that the application should be approved unless:
. 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.’

However, whilst the current deficiency in the housing land supply situation is one significant planning
consideration to take into account it is not necessarily an overriding factor. Appropriate development
plan policies remain relevant. A proposal is required to demonstrate that it will result in sustainable
development and comply with relevant policies, and it is insufficient to simply argue that the Council's
five year land supply position and the nation's housing situation are of more importance than all other
sound planning considerations.

Through showing a direction of growth that avoids this site, and by referring to it as a visually sensitive
area there is a clear steer in the adopted development plan that the application site is not favoured for
future development.

Given the considerations above, taking into account the development plan and the Council's five-year
land supply situation, the principle of development on this site is not accepted as the proposal is not in
accordance with relevant policies in the adopted development plan or the National Planning Policy
Framework.

Landscape and Visual Impact

The Wincanton Neighbourhood Plan 2018-2028 is the most recently adopted development plan
document and along with the objective of directing development to the most appropriate locations it
notes the visual sensitivity of the area within which the site is located. Policy 1 refers specifically to
Visually Sensitive Areas, and the lower boundary drawn on the Proposals Map shows that the
application site is contained with this area. This policy states:
Visually sensitive areas (identified in the Proposals Map) are locations where new buildings would cause
substantial harm to local character and setting of the town. This includes:

e the higher ground west of New Barns Farm where development would be visually prominent on

the skyline;

e [awrence Hill;

e the higher ground to the north of the town
Proposals for new buildings within these visually sensitive areas are not supported, unless necessary
to support the rural economy.

It is therefore important that the landscape and visual impacts of a development on this site are carefully
considered, and if it were to be accepted on landscape terms, whether it would be necessary to support
the rural economy.

The application is supported by a 'Landscape and Visual Impact Assessment'. A consultant was
appointed by the Council to consider the submitted information. The scope and methodology has been
noted as broadly following the process set out in best practice guidance for a non-EIA development.

It is considered that the proposed development would cause significant and permanent harm, equating
to substantial adverse effects, to the landscape of the site itself as it will be permanently changed from
open countryside/farmland to residential development. The rural character of the immediate surrounding
landscape will also experience a significant level of harm from the intrusion of built development for
many years, until screen planting is fully matured.



The consultant notes that these areas form an integral part of the wider Dissected Dip Slope landscape
that may potentially merit locally 'valued landscape' status, a view the case officer considers is supported
by the designation of the land in Policy 1 of the Neighbourhood Plan. The extent of landscape
significantly affected may be comparatively localised but the development would nevertheless result in
the permanent harm to part of South Somerset's wider 'valued landscape' resource.

The site is on higher ground beyond the town and is specifically identified in Policy 1 in the
Neighbourhood Plan as a visually sensitive area "where development would cause substantial harm to
local character and the setting of the town".

The Development Framework Plan shows a swathe of green open space on the southeast and southern
part of the site, and the built area focused a) nearest to West Hill and b) the higher part of the site. Whilst
additional green space is welcomed as part of a development, the overall effect is that the built
development is more disconnected from the existing development of the town. Although the plan is
indicative only, it is reasonable to assess the plans and documents as a submitted. It appears clear that
the submission reflects a layout that Gladman have chosen as optimal for the site. This creates a
disjointed/detached development due to the green corridor. The Development Framework Plan shows
where the agent/applicant expect development to take place on the site; the Planning Statement refers
to a "design-led approach" being used; the D&A refers to a proposal that "respects the transition
between the existing built edge and the adjacent countryside", and makes specific reference to the
creation of a green corridor across the south eastern, southern and western areas of the site. Therefore,
the proposed development would cause considerable harm to a prominent area of landscape that is
recognised as important to the setting and character of Wincanton.

Along with a landscape impact there is also the visual impact to consider. It is considered that the
development at this site would result in permanent and significant effects on visual amenity of people
who reside in close proximity and who use the local road and footpath network. The LVIA indicates that
the worst affected are those who live around the edges of the site or use the local road and footpath
network (path WN30/50 runs along the southern edge of the site). It considers that these viewers will
experience substantial adverse effects at year one but concludes that, with the benefit of mitigation
planting, these effects will be reduced to moderate after 15 years. The Council's consultant does not
agree with the range and localised nature of the main viewers affected but accepts that the proposed
planting will provide substantial mitigation. The local receptors are assessed as experiencing substantial
or substantial-moderate adverse effects during the life of the development. Beyond the most local
receptors, potential visual receptors are judged to experience slight-negligible adverse effects on their
visual amenity.

Having assessed the landscape and visual amenity issues presented by the proposal it is considered
that the development will have a significant and permanent adverse impact in terms of landscape and
visual amenity. The site is identified as being sensitive in the development plan, and development upon
it would be contrary to the principles enshrined within those policies. Whilst there are actions such as
planting, which can provide some mitigation, it is not considered to be sufficient to make the proposal
acceptable in landscape and visual terms.

The development will also impact upon the landscape setting of Wincanton; whilst the LVIA argues that
the development follows a pattern of growth to the east of the site it is considered that the development
will extend built form up West Hill inappropriately and, due development being proposed on the higher
parts of the site and separated from the existing development by a band of open space, it will appear in
views as an isolated and disconnected development.

It is considered that the proposal would result in harm to the character of the landscape, the setting of
the town and on visual amenity, and is therefore not acceptable from these perspectives.



Site Layout and Design

The application is in outline form only, with the only illustrative details of how development would be
undertaken being the Development Framework Plan. This Plan shows a band of green space as a buffer
between existing development and the proposal's development area. As noted above, spatially there is
a clear disconnect between the existing development and the main built area of this proposal due to the
swathe of green space that forms the south/southeastern area of the site. However, given the limited
information submitted at this outline stage it is not possible to make a comprehensive assessment of
the site's layout and design.

Transport/Access

The application was accompanied by a Transport Assessment (TA) and Travel Plan. It notes the speed
limit past the site is 40mph, changing to 30mph to the east. The TA notes that within a 2km radius
(suitable for walking) there are a large amount of services and facilities that residents would require.
Public transport is available in close proximity. Base traffic flows were assessed, and AM and PM peak
flows added to them to assess the overall potential traffic impact. Collision data was also assessed,
and it was noted that there is unlikely to be an additional road safety risk caused by the development.

The County Council has confirmed in its consultation response that West Hill can accommodate the
traffic likely to be generated by the development. Consideration was given to the lack of a right turn lane
into the site and this was also accepted by the Highway Authority.

The Highway Authority recommended a number of conditions to impose of planning permission was to
be granted, along with measures secured via legal agreement.

Drainage

The application is supported by a Flood Risk Assessment to allow consideration of the potential drainage
implications of developing this site. The Development Framework Plan shows an area for SUDS within
the green space. Having had regard to the information submitted and subject to suitable conditions the
LLFA has confirmed that the development could be acceptable from a drainage perspective.

Ecology

An Ecological Impact Assessment has been submitted with the application and notes that the site is an
arable field partly bounded by native hedgerows and trees. Given its agricultural use the field was judged
to have low ecological value, with the hedgerows presenting most interest.

The Assessment notes that a Construction and Environment Management Plan (CEMP), Landscape
and Ecology Management Plan (LEMP) and a sensitive lighting strategy should be prepared at the
detailed design stage if the development commences to that stage. Pre-commencement checks for bat
roosts, badgers and nesting birds are also recommended. Additional opportunities for enhancement,
according with the NPPF relating to biodiversity net gain, may also be incorporated at the detailed stage
(such as bat and bird boxes, extensive planting of appropriate species, and management of existing and
new habitats).

On receipt of the additional information, the Ecologist has confirmed that they have no objections to the
scheme subject to conditions.

Education

A development of this scale would generate 11 early years, 68 primary and 30 secondary school pupils.
The County Council advises that there are currently spaces available in the nursery/early years



providers and the secondary providers, however this level of primary school children would create
pressure on primary spaces. If granted consent therefore a permission would need to be accompanied
by a Section 106 agreement requiring education contributions for primary school expansion or new build
totalling £1,161,032 (68 x £17,074).

Noise

The site is located adjacent to West Hill, which provides a link from the town to the A371. The Noise
Assessment indicates that the majority of the site would not need measures to be incorporated to
manage noise impacts in response to the main likely generators of noise - traffic on the A371, West Hill,
A303, and from Wincanton Business Park. However, the northern and southern parts of the site closest
to the roads would benefit from some mitigation measures (for example it recommends noise sensitive
rooms are carefully positioned within the building envelope and that gardens could be located on the far
side of the dwellings, or alternatively 1.8m close hard boundary treatment such as close boarded fencing
could be employed; whilst close boarded fencing could have acoustic benefits they could have negative
visual impact on external boundaries facing public viewpoints).

When considering the potential impacts of noise impact upon new residents, it is considered that a
development could be accommodated on this site, with some mitigation measures incorporated, without
significant detriment.

Historic Environment

The proposal would not result in demonstrable harm to the significance of the designated Conservation
Area or listed buildings. Furthermore, with the imposition of pre-commencement conditions to ensure
that any on-site archaeology be appropriately addressed, it was not considered that the limited
archaeological information submitted warranted the refusal of the application.

Conclusion

This site is currently farmland and lies outside the defined settlement of Wincanton on higher ground. It
is not allocated for development or identified as an area for strategic growth. The site is within an area
that is recognised as visually sensitive, and the Neighbourhood Plan contains a policy specifically
referencing this fact.

Development of this site would extend into the open countryside in a manner that would have a
detrimental impact upon the landscape character and on visual amenity.

A development of 210 dwellings on this site would have a negative and significant impact upon the
landscape, on visual amenity and on the setting of the town, and it is for these reasons that permission
should be refused.

RECOMMENDATION

Refusal for the following reason:

01. The site is outside the settlement of Wincanton, in a prominent location on rising land and in an
identified visually sensitive area. The site is not allocated for development in the South Somerset
Local Plan (2006-2028) or identified as an area for growth. Development of this site will have a
significant and demonstrably detrimental impact upon the character of the landscape, the visual
amenity of the site and locality, and upon the setting of Wincanton. The application is therefore



contrary to Policy EQ2 of the South Somerset Local Plan (2006-2028), Policy 1 of the Wincanton
Neighbourhood Plan, and the National Planning Policy Framework.

Informatives:

01.

In accordance with paragraph 38 of the NPPF, the council, as local planning authority, approaches

decisions on proposed development in a positive and creative way, working proactively with

applicants to secure developments that will improve the economic, social and environmental

conditions of the area by:

o offering a pre-application advice service, and

¢ as appropriate updating applications/agents of any issues that may arise in the processing of
their application and where possible suggesting solutions

In this case there were no minor or obvious solutions to overcome the significant concerns
caused by the proposals.




