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South Somerset District Council 
                                 www.southsomerset.gov.uk

	
	
	

	Pre-Application Submission Report



	Reference 21/03502/PREAPP

Description of Proposal: Erection of 300 dwellings, mobility hub with 100 parking spaces, for the train station, and potential for retail and commercial uses. 
Address: Land adjacent to Station Road, Crewkerne
Author: Sarah Tucker
Date:  04/02/22


	Dear Stephen Baimbridge
Thank you for your pre-application submission.

Based on the information you have supplied this response will highlight known issues and provide advice and guidance to assist. Online references will also be used to help you shape and submit your proposal and explain some of our processes and procedures. 

Where matters need more attention or revision you may resubmit that proposal as a continuation of this pre-application submission, if within a realistic timeframe.


	After review of your proposal it is considered the main issues are: 

1. Principle of development 
2. Visual Amenity and Landscape
3. Historic Environment
4. Highway safety
5. Ecology
6. S106 Obligations 

7. Impact on Somerset Levels and Moors
8. Flood Risk and Drainage
These issues will be discussed in turn hereon, but there will be many other matters we will draw your attention to.



	ASSESSMENT OF MAIN ISSUES



	Principle of Development 



	There are currently commitments of 828 dwellings in Crewkerne during the plan period 2006-2028. However, expected delivery of this quantum of homes will go beyond the plan period end date of 2028 and as such delivery should be considered in the context of future growth beyond the local plan period. 
Crewkerne is a Primary Market Town and  focal point for locally significant development and is expected to take the bulk of the district’s housing provision outside Yeovil. The site is identified in the 2021 HELAA report as suitable and available for housing, which has informed the proposed allocated in the emerging Local Plan Review; however, since the Local Plan Review is at early stage, only limited weight can be attached to it. 
The Council cannot demonstrate a 5 year housing land supply, so that the titled balance of para 11 of the NPPF is relevant here. Given the location of the site close to the Primary Market Town of Crewkerne, close to the station, and the suitability of the site as set out in the recent HELAA, the principle of development for housing development is considered appropriate in this location. 
The most recent Local Housing Needs Assessment took place in 2021, with the following results on housing need:

Table 2: Local Housing Need Assessment (2021) – Market Housing Split (Figure 1)
No. of bedrooms

Total Market Housing

Percentage

1

499

6%

2

1,329

15%

3

5,292

59%

4+

1,801

20%

Total

8,921
100%
Given this, the proposal should therefore reflect this figure in the private housing mix. 
Proposal includes a mix of uses, including residential, commercial, retail and/or a GP surgery. Evidence would be needed to ensure appropriate provision arising from the proposed development and to ensure that there was no detrimental impact on the existing services and facilities in the town centre. There maybe a role for a small neighbourhood centre which provides local essential services as a hub for the community in accordance with Policy EP14, but should be considered in conjunction with the delivery of other strategic housing sites in Crewkerne. Any retail development proposed should have regard to the sequential approach for the location of main town centre uses as set out in Policy EP11 and impact assessments set out in EP12.
There is opportunity for some small scale employment led uses as the site would ensure sustainable development on the edge of the town that could be well related to existing employment site around Crewkerne station. 

The site also lies within a Mineral Consultation Area for oolitic limestone, I have not however, consulted the County Planning Department regarding this, and given that this is a consultation area for limestone (which is common in the region) I do not consider that this will be a constraint on any potential development here. 


	Visual Amenity and Landscape


	The site is relatively flat, but there is a steep river valley that falls away to the east. The LVIA rightly flags this area as one of sensitivity, especially since there is a PROW that dissects the site that runs down into the valley, providing views throughout. The use of a well planted buffer along the eastern boundary of the site, with a lower density and height of development is required to ensure that the proposals do not result in a similar visual prominence of the existing housing in the Kitshill area, on the other side of the valley to the site. 
Existing hedgerows should be retained as part of any scheme, and details for their management should be included as part of any application (rather than being left to individual home-owners). Healthy trees should be retained and incorporated within the scheme with unhealthy ones replaced. Unfortunately, I have not been able to ascertain the views of tree officer regarding so cannot comment further on the detailed tree report.    NPPF para 131 states that opportunities should be undertaken to incorporate tree-lined streets in new development. 
Policy EQ2 sets out high quality design expectations from new development and these should be taken into account. The scheme should also take into account the National Design Guide and the National Model Design Guide in any submission and clearly set out how the proposals intend to accord to these national policies. 


	Historic Environment


	The site does not lie within a conservation area or includes any listed buildings. The station buildings are, however, listed, and their context needs to be taken into account in the relevant part of the site. There are three records on the HER that lie on the site, and whilst the heritage report has not been submitted as part of this pre-application request, I note that you are in correspondence with the South West Heritage Trust regarding the archaeology and that this is in hand. 


	Highways, Access and Parking 



	I have had the following comments from the Highway Authority:
Collision Data

Road Records held by Somerset County Council indicate that there have been accidents

within the vicinity of the site. The developer will be required to carry out an investigation

into this data from the past 5 years to ascertain whether there are any patterns associated

with this site.

Traffic Flows

Due to the length of time which has elapsed since the most recent traffic surveys were

undertaken, the ambient traffic conditions on Station Road may have altered and, having

regard to the fact that each application will be dealt with on a case by case basis, up to date

manual counts should be undertaken.

Traffic Speeds

In order to ascertain the most appropriate level of visibility splays for the access junctions

proposed, a speed survey should be undertaken and the full results will be included within

the submitted information.

Trip generation

A comparison should be made between the current land use and the level of traffic

associated therewith, and the full occupation of the proposed development. Trip rates

should be extracted from TRICS database to ensure a robust assessment is undertaken. The

results obtained from the TRICS database including all input parameters should be included

within the submitted information.

Trip distribution

The Highway Authority will require the distribution data and assumptions to be provided to

ensure that an assessment has been undertaken. Census data will be required to ascertain

the distribution figures are robust.

Junction assessments

This Authority will require the following junctions to be fully modelled and assessed in order

to show the development will not create capacity or safety issues:

 The two proposed junctions with Station Road

 Station Road and Blacknell Lane

 Station Road and Cathole Bridge Road

 A356 South Street and A30 Market Street

Assessment year and time periods

The assessment years and time periods should be at time of application and plus five years.

The use of TEMPRO growth factors would be required.

NOTE: During the Covid-19 situation, this Authority will accept the use of historic data

suitably growthed by use of the latest version of TEMPro. The following growth years must

be covered in the assessment:

• Base Survey Year (the historic survey)

• Base 2020 (TEMPro + Committed Development)

• Base 2025 (TEMPro + Committed Development)

However, the base survey year data should not be over 5 years old and if the Highway

Authority is not fully satisfied that the data presented reasonably acceptable, further surveys

and information will be requested.

Committed Developments

All committed developments should be checked with the local Panning Authority prior to

carrying out the Transport Assessment, as there are likely to be further developments in the

area that have consent, and all should be included in the assessment and junction

modelling.

Sensitivity Test

As part of the proposed Transport Assessment a sensitivity test should be undertaken at the

key junctions identified above. This should also include all sites included in the adopted

Local Plan.

Travel Plan

A Full Travel Plan will be required in line with current Somerset County Council Guidance as

a stand-alone document. The plan will be secured via a s106 agreement, and should

incorporate a full Non-Motorised User Assessment.

Parking

Vehicle and cycle parking information should be provided in accordance with current policy

standards for the proposed vehicle parking for all uses on site including the following;

• Cars

• Blue Badge Spaces

• Motorcycles

• Bicycles

• Electric Vehicle Charging Points for all new dwellings, and 25% of spaces in the railway car

park

• Lorry bays if appropriate

Access

Detailed drawings will be required indicating the points of access in detail, providing the

following;

• Its formation/construction geometry and width (no less than 5m wide)

• Site layout

• Turning and internal site arrangements including a comprehensive network of footways

and cycleway. Please note the existing PROW across the site should be retained on their

current legal alignment.

• Parking space arrangements

• Bin storage

• Provision of drainage.

• Vehicular visibility splays.

• Links to any existing Public Rights of Way

Note: All matters concerning PROW should be discussed with SCC’s PROW Team for further

advice.

With regards to vehicular visibility, the Highway Authority require a suitably scaled drawing

indicating vehicle visibility splays of no less than 2.4m x 43m measured from a point on the

centre line of the access to the appropriate point on the nearside kerb line. Pedestrian

visibility splays should also be provided as appropriate.

The roads, property accesses, turning facilities, and pedestrian/cycling infrastructure should

be designed in accordance with current policy standards.

Traffic Mitigation Measures

Where off-site mitigation measures are proposed which affect existing highway

infrastructure, the developer will be required to show all works are deliverable within the

boundaries of the existing highway or on land under the applicant’s control. The developer

should contact our Road records Team to obtain a suitable highway boundaries plan.

Further, any plans submitted showing the proposed works will be based on full topographic

surveys (not OS map overlays) to demonstrate how the proposed improvements can be

delivered.

Amongst other matters, the Highway Authority considers the following aspects of mitigation

will matters be required

 Segregated cycleway footway across the entire Station Road frontage

 Pedestrian and Cyclist formal crossing point on Station Road giving access to the staition

 Comprehensive links to the existing PROW

Land Control and Ownership

At the time of the planning submission, the red line/blue line plan should be appropriately

drawn to be an accurate representation of the applicant’s full land ownership and control.

The Highway observations and comments will be based on the information provided by/on

behalf of the applicant as verified by the Local Planning Authority, and such the information

will be deemed true and accurate at the time of assessment. Should any element of the

supporting detail, including red and blue line landownership or control details, subsequently

prove to be inaccurate, this may partially or wholly change the view of the Highway

Authority for this (or any associated) application. As such the Highway Authority would

reserve the right to revisit our previously submitted comments and readdress where deemed

necessary.

Where planning permission has already been granted, any inaccuracies which come to light

may seriously affect the deliverability of the permission. If this includes highway works either

on or adjacent to the existing public highway that may be the subject of a specific planning

condition and/or legal agreement attached to the aforementioned consent, it may result in a

situation whereby that condition cannot then be discharged.

Road Safety

Any mitigation measures should be covered by an independent stage 1 Road Safety Audit

and designer’s response.

Other Matters

The internal layout in accordance with the new Red Book, now available on the SCC website, can be confirmed in due course but it should be constructed to adoptable standards. In the event that this is not achievable APC deposits may be required.

.

At the time of application for planning consent, if the above is deemed acceptable then a

favourable recommendation would be provided. Conditions to secure the details may be

requested, and a s106 Agreement will be required to secure the Travel Plan. This Agreement

should also cite s278 Highways Act 1980 to secure

 The access junctions

 The Station Road site frontage footway/cycleway

 Pedestrian/cyclist formal crossing point on Station Road



	Ecology

	I have had the following comments from Somerset Ecology Services:
Ecological Surveys Ltd undertook a series of Phase 2 Surveys for Reptiles, Dormouse and Bat Activity surveys. 

Bat’s

The results from the automatic static detector surveys show that the following species utilise the application site:
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Ecological Surveys Ltd, 2018.

Dormouse presence/absence surveys

Common/Hazel Dormouse (Muscardinus avellanarius) have been recorded as present on this site.

Reptile presence/absence surveys

The results are as follows:
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Ecological Surveys Ltd, 2018.

The ecological survey data is over three years old. CIEEM’s “Advice Note - ON THE LIFESPAN OF ECOLOGICAL REPORTS & SURVEYS” (July 2019) states that survey data that is over three years old means that “The report is unlikely to still be valid and most, if not all, of the surveys are likely to need to be updated.” In support of this Ecological Surveys Ltd specifically state in their Bat Activity Report (2018):

“As bats are highly mobile and will move roosts on a daily, seasonal or yearly basis and habitat value will depend to some extent on current usage and management practices, it is therefore recommended that this report is only valid for one year, unless the habitat on site is retailed exactly as it is. In which case the report can be considered valid for a maximum of two years. After this, further bat activity surveys must be commissioned”

Therefore, SES will expect the following in any future planning applications concerning this site:

Therefore, the applicant will be required to commission an updated Preliminary Ecological Appraisal, which may recommend further surveys and mitigation, as required. Surveys shall be undertaken in accordance with nationally recognised guidelines (BS 42020:2013 Biodiversity - Code of practice for planning and development and CIEEMs Guidelines for Preliminary Ecological Appraisal 2017, with the Ecologist being a member of the Chartered Institute for Ecology and Environmental Management (CIEEM). Suitably qualified Ecologists operating in the area can be found here: I need | CIEEM  
 
This action is required in line with: 
 
· Section 99 of the Government circular 2005/06 on biodiversity and geological conservation states that ‘It is essential that the presence or otherwise of protected species, and the extent that they may be affected by the proposed development, is established before the planning permission is granted, otherwise all relevant material considerations may not have been addressed in making the decision.’  
· The Government circular 2005/06 on biodiversity and geological conservation states that ‘Use of planning conditions to secure ecological surveys after planning permission has been granted should only be applied in exceptional circumstances.’ 
· Natural England advice requires that all developments likely to affect European Protected Species should have surveys carried out to inform the planning decision. They cannot be conditioned. This was confirmed in case law through Woolley v Cheshire East Borough Council and Millennium Estates Limited in 2009.  
· Establishing presence of/implications upon protected species/habitats in the National Planning Policy Guidance (NPPG) (https://www.gov.uk/guidance/natural-environment#biodiversity-and-ecosystems and Standing Advice/Gov.uk Guidance https://www.gov.uk/guidance/protected-species-how-to-review-planning-applications#when-applicants-need-a-species-survey  
SES also recommends that the applicant and commissioned ecologist considers the final Ecological Impact Assessment includes a 10% Biodiversity Net Gain (BNG) in habitat value using Natural England’s Biodiversity Metric 3.0. 
This may subsequently require updating the site’s layout and/or landscaping plan if BNG is to be achieved on site. Alternatively, financial and administrational agreements to achieve BNG offsite, if this cannot be accommodated on site, will need to be made between the applicant and the Local Planning Authority. 


	S106 Obligations


	Affordable Housing

Policy HG3 requires 35% of the total number of dwellings to be affordable, which the submitted statement has clarified. A development of 300 dwellings would be expected to deliver 105 affordable homes. The applicant should consider the national policy requirement for provision of First Homes/affordable home ownership as part of the affordable housing tenure mix. Guidance on this approach in the context of Policy HG3 can be found on the South Somerset District Council (SSDC) website.  
https://www.southsomerset.gov.uk/media/5194/policy-hg3-first-homes-position-statement-december-2021-final.pdf
Affordable housing should be reflect the mix set out in LHNA as set about above. 
County Education Services

A proposal of 300 in this location will generate the following number of pupils for each

education type:

Early years - 27 pupils

Primary - 96 pupils

Secondary - 42 pupils

SEN schools - 3 pupils
If this application as submitted in the near future and SSDC were minded to approve,

education contributions will be required for the following schools:

The Maiden Beech pre-school site, the Maiden beech Primary and the Wadham secondary

site. SEN funding will be required for the project to expand places at Fairmead and or

Fiveways SE schools.
The costs for all the education streams are as follows:
[image: image3.emf]
Capacity in these schools may change prior to the submission of any application. 
Community Infrastructure
I have not received comments from the Community Infrastructure Team regarding the level of contributions required. I can only point you towards the requirements of policy HW1 of the Local Plan.


	Phosphates - Impact on the Somerset Levels and Moors



	The site lies within the catchment of the Somerset Moors and Levels Ramsar site, which is protected by the Habitat and Conservation Regulations 2017. The site also lies within a Site of Special Interest Impact Zone. On these issues the County Ecology had the following comments to make:
Following recent advice from Natural England this application may now require a Habitats Regulations Assessment (HRA) due to the recent CJEU Dutch Nitrogen case law. This is because the application site falls within the catchment flowing into the Somerset Levels and Moors Ramsar, designated for its rare aquatic invertebrates. There is a major issue with nutrients entering watercourses which adversely changes environmental conditions for these species. Any new housing, including single dwellings, will result in an increase in phosphates contained within foul water discharge. As the designated site is in ‘unfavourable’ condition any increase, including from single dwellings, is seen as significant, either alone or in combination with other developments. It is highly likely that mitigation will be required to off-set the impacts of the development.

Natural England have pointed us towards guidance for Stodmarsh SSSI in lieu of specific guidance for the Somerset Levels and Moors Ramsar Site at the moment.  Whilst it is understood that the calculations and figures in this document are slightly different for the Somerset Levels and Moors Ramsar Site, this will provide a general indication of the data needed to inform a HRA.  We hope to have our own calculator available online shortly.

Mitigation can take a number of forms depending on the proposal, its location and the site constraints.  Mitigation options for this specific development will therefore need to be considered and developed in detail prior to the submission of an application for planning permission.  In this event you will need to seek your own specialist advice. 

Natural England require that the mitigation will need to be identified and secured in order to complete the Habitat Regulations Assessment. A response on this assessment is required from Natural England before a decision can be made on the application. The mitigation will then need to be in place before any dwelling is occupied.

PLEASE NOTE: Natural England have recently informed Somerset Ecology Services that Meadow/Semi-natural grassland as a form of mitigation would no longer be accepted. Additionally, SES do not have the resources in-house to assess the design effectiveness of wetlands in removing the required amount of phosphorous which is being produced as a result of the development. Other mitigation schemes such as a Credit Scheme (e.g. EnTrade) or woodland planting for example should be considered. 
The Council is working towards the adoption of a Somerset wide strategy to find a solution to this issue and to identify options for mitigation.  This approach is likely to include the development of a strategic solution which would be funded by developers by way of a type of nutrient credit scheme and which is likely to be in the form of habitat creation downstream of the receiving Wastewater Treatment Works. However, locations and their viability for habitat creation are yet to be determined, as has a scheme for financial contributions per dwelling to this habitat creation. This is likely to take some time and will inevitably lead to delays in determining housing applications.  

You should therefore be aware that were an application is to be submitted, it should be accompanied by a detailed mitigation scheme.  If such a scheme is not submitted with the application, or the proposal would be relying on a strategic solution, you should be aware that a decision is very likely to be significantly delayed until such time as the Somerset wide strategy is adopted and a strategic solution is put in place.  The application is very unlikely to be dealt with within the target date and a long extension of target will be requested at an early stage.



	Flood Risk and Surface Water Drainage



	The site is not within any flood zones, however a flood risk assessment is required. Unfortunately, I have not been able to ascertain the views of the Lead Local Flood Authority on your proposals, so cannot offer specific advice here. 
Surface water drainage is a big issue for residents of South Somerset and elected Councillors. A clear and robust surface water drainage plan will be required for this development based on Sustainable Urban Drainage (SUDs) principles. This should be submitted with any eventual application. 



	Refuse collection and recycling requirements in new developments



	Waste and recycling collections are essential services for households, and must be considered when designing a new development or even converting an existing property. Failure to do so can lead to poor services for future residents and could result in objections to planning applications.

To ensure sufficient space is allocated for refuse and recycling storage, to ensure collection points can be accessed and has the road design taken into account access by collection vehicles please visit this SWP guidance page https://www.somersetwaste.gov.uk/developer-guidance/
A refuse plan should be submitted with any application. 



	Secured by Design



	This a Police initiative combining the principles of ‘designing out crime’ with physical security.  We seek to approve developments that are safe, secure and inclusive for all residents, for more information visit http://www.securedbydesign.com/
 

	Community Infrastructure Levy 


	Submitting ‘Form 1’ with your application will save time, as your eventual application may be delayed if we have to request this at a later time, advice and forms can be found on the Planning Portal.

https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liability.pdf


	SUMMARY AND CONCLUSIONS 



	Given the location close to Crewkerne, which is a Primary Market Town, and the station, and given the Council’s lack of a 5 year housing land supply, the principle of development is considered acceptable. In terms of the mix of uses, whilst small scale economic development uses are considered appropriate here, there is concern regarding retail uses in this location and these should be assessed fully in any submitted planning application. 
It is likely that the other issues raised above can be resolved either through design or through mitigation, as set out above. However, in terms of phosphates, please note Natural England’s concerns regarding mitigation, which is still being negotiated with the Somerset authorities, so that it is likely you would have to rely on a strategic solution here. 


	OTHER RELEVANT MATTERS



	Validation



	On average 7 out of 10 applications submitted are invalid. This means they do not contain the necessary information to assess the application and the evident issues. 

For more information about validation, including how to submit your application and what to include please visit the SSDC website

https://www.southsomerset.gov.uk/services/planning/apply-for-planning-permission/


	Consultation



	The 2019 revisions to the National Planning Policy Framework advocates pre-application engagement and front-loading. As such we encourage and you are strongly recommended to undertake local consultation prior to submission. The scale and nature of this will depend on the proposal but it can help highlight local issues and concerns that can be addressed in the application submission, saving time and money later for you and this authority. 

We receive a substantive number of neighbour objections that could have been resolved by the applicant/agent speaking to adjoining neighbours prior to an application being submitted. If there are fewer queries and objections, we can determine the application in a timely manner, without committee referral. If there are objections, we may ask you for more time beyond the initial application determination target date to resolve these matters.
Parish Councils are often keen to engage and receive presentations on prospective schemes. 



	Decision Making



	Any eventual application may need to be referred to an Area Committee. If you would like to know more about the SSDC scheme of delegation please go to www.southsomerset.gov.uk


	Appeal Process



	If you do submit an application and that application is refused you will have the right to submit an appeal to the independent Planning Inspectorate, based in Bristol. 



	Disclaimer



	We trust this information is of value to you. You will appreciate that the above represents an informal opinion based on the facts available and without recourse to a site visit, although I am familiar with the area. This opinion is not binding in the event of an application being submitted as the planning system is a democratic process and issues can materialise during the course of an application. 

Yours sincerely,
Sarah Tucker
Specialist – Development Management

Service Delivery

South Somerset District Council
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 southsomerset.gov.uk  

 @southsomersetDC  
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If you need this information in large print, Braille, audio or another language, please contact us at the address below
PO Box 5421, Yeovil, BA20 9GU
Telephone: (01935) 462462 
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