2. Site analysis
Planning history

The Development Plan
Taunton and Deane Core Strategy (2012)
includes the following relevant policies:

The site falls within the area allocated under
Policy MAJ4 for a residential led, mixed-use
development. In 2019, David Wilson Homes
secured planning permission for 173 dwelling
and outline permission for a Care Home for this
specific part of their site (planning reference
06/17/0033). However, the need for a Care
Home has not transpired. Instead, that part of
the site has now been sold to Landmark Estates.

• CP3 Towns and other centres (Within
the rural areas proposals for new rural
services including shops, will be permitted within the defined settlement
limits)
• CP4 Housing (Provides developments
over 5 units to have a target of 25% affordable dwellings)

An alternative mixed-use development.

Taunton Site Allocations DMP (2016) includes:
•
•
•
•

The retail store is intended to provide alternative accommodation to the existing Co-op store
at Church Street. In the absence of any realistic
redevelopment opportunities within the village
centre, the Co-op have identified the development site as the optimum opportunity (given its
sufficient size; existing, and vehicular linkages;
screening etc).

MAJ4 Land off Taunton Road
ENV1 Protection of trees
D7 Design quality
D10 Dwelling sizes

Technical considerations
The David Wilson scheme has addressed key technical
considerations specific to this part of the site. In
particular, that this site had no specific archaeological or
ecological interest or significance.
Pre-application considerations.
Landmark has previously met with Parish Council and
local residents. Designs to acknowledge their earlier
comments.

Strengths / Opportunities

• A deliverable, suitable and developable site.
Measuring 0.38ha, the vacant, undeveloped site
is in single ownership, can be readily accessed off
Taunton Road and will have good quality pedestrian
linkages.
• A modern, enhanced ‘top-up’ convenience
store. A new store would widen consumer choice
for local residents. Crucially, on-site visitor parking
and space for Co-op deliveries can be easily
accommodated without adverse highway impacts.
• Inward investment / Expenditure retention. A
larger store, at this location, would reduce local
peoples’ need to make trips to stores further
afield (e.g. Taunton) and increase employment
opportunities. A greater amount of expenditure will
therefore remain in the local economy.
• Townscape / Landscape. The site is an empty
parcel of land. There are few distinctive features
or landscape qualities which restrict the site’s
development potential for a mix of uses.
• Biodiversity improvements. Retention of the
existing pond, key boundary trees and, where
possible, parts of the existing boundary hedgerows
will be sought. In addition, the planting of native
species trees, bird boxes and replacement
hedgerows present wider enhancements
opportunities.

Weaknesses / Constraints

• Amenity concerns. Existing residential properties front the
opposing (northern) side of Taunton Road. Future residential
development is also approved for the flanking eastern and
western boundaries. Ensuring existing residential amenity
interests will be maintained is an important planning
consideration. The site’s size, depth and street frontage
position allow for a continuation of the established
pattern of development. A positive street frontage will
help to ensure the site’s assimilation into its changing
surroundings. A Noise Assessment and Delivery
Management Plan will also be prepared specifically to
identify strategies to eliminate the potential of harmful
noise impacts from deliveries and/or plant equipment.
• Highway safety / parking demand. An enlarged
convenience store could give rise to increased car parking
demand and possible congestion off-site. In response, the
site is able to accommodate increased on-site parking
and a dedicated service area for deliveries.
• External lighting. Would a convenience store require
excessive external and artificial lighting? If so, this could
have a nuisance value to neighbouring residents and
adversely affect the foraging bats which use the northwestern tree-lined boundary. In response, shopfront and
signage lighting for all Co-op stores is based on subtle,
low energy, lighting design that would be internally
illuminated (based on LED technology), which prevents
upward light spill and minimises potential for light
trespass outside the boundary of the site. Furthermore,
any development next to the north-western boundary can
be subject to a lighting condition to control its impact on
foraging bats.

Conclusion

The proposed development presents an opportunity to meet a known and

existing retail need. It could also deliver a choice of family-orientated housing
types. The impact of the development would therefore be beneficial to the
vitality and viability of the village.

