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1.0 INTRODUCTION AND SUMMARY 
 

1.1 On behalf of the landowners of land south of Frome, Grass Roots Planning have been instructed 

to prepare representations to the pre-submission draft of the Mendip Local Plan Part 2: Sites and 

Places DPD.  
 

1.2 We are promoting a new garden village of circa 1,800 ± 2,200 homes, employment land and 

other supporting infrastructure south of Frome and this is known as Selwood Garden Village. The 

geographical extent of the site is shown in Figure 1 below (the full plan can be found in Appendix 

A) and this includes our client¶s land as well as land promoted by others, some of which is 

proposed for allocation within the pre-submission draft of the Part 2 Plan.    

 

Figure 1: Proposed extent of the Selwood Garden Village  

 

1.3 It is considered that by comprehensively planning for development in Frome in this way, this will 

provide a golden opportunity for the council to harness the benefits of strategic-scale 
development to address existing infrastructure concerns in the local area, and provide a new 

community that has sufficient supporting infrastructure to cater for its everyday needs.  
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1.4 We commend the council for producing the Part 2 Plan in an effort to maintain a deliverable 

rolling supply of five-year housing land. We are also encouraged by the CoXQFLO¶V�GHFLVLRQ to 

initiate a Local Plan review effective immediately, which will look to address new housing 

requirements which will require a significant uplift to the amount of housing land to be delivered 

in the district.  
 

1.5 However, we have some concerns with this two-pronged approach. In respect to rural areas and 

some of the smaller settlements within the district, progressing the Part 2 Plan in the knowledge 

that it proposes insufficient land to meet the most up-to-date housing requirements will not be 

detrimental to achieving well planned environments, because it is likely that only minimal levels 

of housing would be proposed in these areas in any event. However, this conclusion does not 

apply to the areas that will need to accommodate significantly more development than that 

envisaged when the Part 1 Plan was being prepared. This includes locations that exhibit high 
numbers of employment opportunities and those that provide sustainable transport links to the 

wider south-west region and beyond, such as Frome.  

 

1.6 Frome is by far the biggest population centre in the district and offers the only rail link in the 

area, as well as extensive retail, medical and educational infrastructure. In looking at how to 

meet the increased housing requirements for the district, Frome offers the most sustainable 

location to accommodate large scale growth. Furthermore, its success as a QDPHG�µWRS place to 

live¶� LQ� WKH� 6XQGD\�Times guide has resulted in increased popularity and higher demand for 
housing, meaning that house prices have been rising more rapidly than the rest of the district.  

 

1.7 The proposed Selwood Garden Village represents an exciting opportunity to comprehensively 

develop a new community which harnesses synergy with the existing settlement of Frome and 

meets its development needs in a well-planned way. The land required to deliver the new 

settlement proposal lies within a defensible boundary, namely to the north of the A361, which is 

generally seen as a bypass around the town.  

 
1.8 We therefore advocate that if the Part 2 Plan is to proceed it should either seek to allocate 

Selwood Garden Village to deliver circa 1,800 ± 2,200 homes and extensive new employment 

land, or alternatively, it should defer the adoption of any proposal for the town until a 

comprehensive masterplan is agreed that shows how large scale development will be holistically 

planned in a way so that all new development contributes towards large scale infrastructure 

whilst also creating a distinct sense of place. 

 

1.9 If this is not undertaken there are considerable risks. Firstly, the council will not have allocations 

prepared to deal with the pending uplift in housing requirements, which will lead to unplanned 
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speculative development that is unlikely to be as sustainably located as allocations set out in a 

development plan would be; and secondly, it will proceed to allocate land on a piecemeal basis 

which will undermine the potential to comprehensively plan a strategic-scale development for 

Frome in the immediate future. This is likely to result in a lack of significant infrastructure 

improvements being delivered that would benefit the wider town. 
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2.0 HOUSING REQUIREMENTS  
 

2.1 There is an acute housing need within the UK and in particular the South West. This includes the 

Mendip area, which is large and made up of diverse rural settlements and historical towns, such 

as Frome.  
 

2.2 Key to addressing economic and employment issues in the Mendip authority area is the provision 

of an adequate level of housing growth. The reason for this is that housing not only provides the 

homes that employees need, but adequate levels of housing will ensure that rapid house price 

inflation does not continue which avoids the area becoming unattractive for employees who are 

priced out of it. Providing homes in the right location relative to employment hubs is also 

important; large strategic-scale development will otherwise increase commuting times and this 

has a knock-on effect in respect to pushing up living costs and increasing pressure on wages.  
 

2.3 Demand for housing in Mendip has increased dramatically, particularly as London has become 

unaffordable for many and as such, many professionals and families are choosing to leave the 

South East in favour of the South West, where the quality of life is, for some, perceived to be 

better and prices are supposedly cheaper. Mendip is generally a prosperous area with an 

excellent quality of life with the exception of a few pockets of deprivation; the national profile of 

the main market town of Frome has also grown significantly in recent years.  

 
2.4 The average price of a home in the South West is now £251,923 (November 2017) according to 

the latest House Price Index published by the government (January 2018). This has increased 

by 6.2% since November 2016 (compared to 5.1% across the UK), with the average price of a 

property £25,852 higher than the average in the UK (£226,071). It is important to note that the 

House Price Index does not account for inflation and measures nominal house prices.  

 

2.5 Furthermore, according to the National Housing Federation paper µ+RPH�7UXWKV���������± The 
KRXVLQJ�PDUNHW�LQ�WKH�6RXWK�:HVW¶, in 2015 the average house price in Mendip was £244,591, 
whereas mean annual earnings were £23,795. This equates to an income ratio of 10.3 which is 

higher than the national average income ratio of 10.2. This will continue to worsen over time 

should housing not be delivered in the authority area and means it is difficult for first-time buyers 

to get onto the property ladder, and difficult for young professionals to move flexibly in the labour 

market.  
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Household Formation Rates  
 

2.6 Currently the Part 2 Plan is based on housing numbers that were established when preparing the 

Part 1: Strategy and Policies Local Plan Document which was adopted in December 2014. The 

evidence base in respect to housing requirements pre-dated 2014 for obvious reasons. The main 
source of data used was the November 2012 based household projections and therefore the 

information that underpinned this plan is now over 5 years old.  

 

2.7 In July 2016 the Office for National Statistics (ONS) updated these projections taking more recent 

evidence into account. These new projections are compared against the 2012 projections in table 

1 below. 

 
2014 

Households 

Predicted 
2029 

Households 
Total Change 

Per Annum Change 
over 15 years 

2012 Based 
Data 

48,000 54,000 6,000 400 

2016 Based 
Data 

47,000 54,000 7,000 467 

Table 1: Estimated projections of the number of households taken from 2012 baseline and 2016 baseline 

 

2.8 Policy CP2 of Part 1 identifies a minimum housing requirement of 9,685 dwellings for the period 

2006-2029 which equates to 420 dwellings per annum.  

 

2.9 Given that these figures are expressed as minimums and in light of the new evidence available 

in the form of the ONS 2016 household projections, we consider that the Part 2 Plan needs to 
consider providing at least 467 dwellings per annum as a minimum baseline.  

 

2.10 However, this baseline needs to consider other issues such as economic factors and market 

signals.  

 

Market Signals  
 

2.11 Since the Part 1 Plan was adopted, a number of key changes have occurred that affect housing 
demand in Mendip. The first is rapid house price inflation that is affecting much of the district, 

but particularly Frome. The second is the knock-on effects of suppressed supply and increasing 

demand in other property µKRWVSRWV¶�VXFK�DV�Bath and Bristol, the former having a particularly 

strong influence on the housing market of Frome.  
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2.12 Market signals, the clearest of which are house prices, must be considered when formulating 

plans. This is a core requirement of national planning policy set out at paragraph 17(3) of the 

NPPF. To assist in making the process of undertaking this more straightforward and transparent, 

the Ministry of Housing, Communities & Local Government (MHCLG) has introduced a 

standardised way of lookinJ�DW�WKLV�LVVXH��7KLV�LV�VHW�RXW�LQ�µ3ODQQLQJ�IRU�WKH�ULJKW�KRPHV�LQ�WKH�
right places: consultation proposals¶ (September 2017) �µWKH�'&/*�SURSRVDOV¶�� 

 

2.13 7KH�*RYHUQPHQW¶V�LQWHQWLRQ�RI�WKH�QHZ�VWDQGDUGLVHG�PHWKRGRORJ\�LV�WR�HQVXUH�ZH�SODQ�IRU�WKH�

right homes in the right places. To do this the DCLG proposals aim to boost housing requirements 

where house price affordability is most problematic. 

 

2.14 The emerging MHCLG guidance helpfully provides a tabulated assessment of how the emerging 

methodology affects existing housing requirements on an authority-by-authority basis. In respect 
to the whole of Mendip the emerging methodology indicates that minimum housing requirements 

should be elevated to 588 per annum, compared to a current assessment of housing need set 

out in the most recent SHMA which is estimated at 411 ± 498 dpa. This is an increase of at least 

168 homes per annum, over that currently being planned for. 

 

2.15 :H�KDYH� QRWHG�0HQGLS¶V� UHVSRQVH� WR� WKH�0+&/*� FRQVXOWDWLRQ�ZKLFK� LGHQWLILHG� WKH� IROORZLQJ�

concerns (response dated November 2017) regarding the emerging methodology with specific 

reference to the district:  
 

x µThe formula penalises rural areas accessible to major centres such as Mendip where 
WKHUH�LV�D�ORQJ�VWDQGLQJ�VWUXFWXUDO�µJDS¶�EHWZHHQ�ORFDO�ZRUNIRUFH�earnings and house 
prices; 

x Mendip is designated as countryside ± and therefore more vulnerable to speculative 
housing proposals as opposed to Green Belt (which continues to be protected); 

x The new requirement will wipe out the five-year supply of housing land after 2019 -  
meaning a potential upsurge in speculative housing applications;   

x A five-year supply target which will be difficult to address or re-gain quickly without 
substantial greenfield releases; 

x $�µGRXEOH-ZKDPP\¶�ZKHUH�0HQGLS�FRXOG�EH�KLW�E\�D�PRre punitive approach to under-
delivery (known as the housing delivery test) for now failing to meet new and unrealistic 
housing targets; 

x Mendip is more exposed to these changes than neighbouring authorities where 
significant housing uplift is already being planned for within Plan reviews - or where 
there is no five-year supply position to lose.¶ 
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2.16 Because of these concerns the council has requested that the Government revise the formula 

and protect rural authorities from large increases such as that envisaged by the current 

methodology.  

 

2.17 :KLOH�ZH�KDYH�VRPH�V\PSDWK\�ZLWK�0HQGLS¶V�FRQFHUQV�regarding the challenge of dealing with 
this market signals data, we do not agree that the uplift should not apply and/or should be 

reduced. The methodology reacts to areas where house prices have rapidly increased and wages 

have not kept up, it is only rational and right that in such areas housing supply is boosted to try 

to address the problem.  

 

2.18 $V�WKH�FRXQFLO�LGHQWLI\�LQ�WKHLU�UHVSRQVH�WKH�QHZ�ILJXUHV�ZRQ¶W�DSSO\�LQ�UHVSHct to five-year land 

supply calculation purposes until 2020. This gives the council two years to use the plan 

preparation process to identify sustainable sites to accommodate the uplift in the housing 
requirement. If the council embrace this emerging change now and plan appropriately there is 

sufficient time to ensure that sites are in place to deal with the uplift. As we will go on to explain, 

planning positively for a Garden Village south of Frome is a golden opportunity for the council to 

address these emerging issues. If this opportunity is not taken the risks are substantial.  

 

2.19 In conclusion, whilst the standardised housing figures are yet to formally come into force, they 

are a clear indication of market signals and should be utilised now as part of the requirement 

under paragraph 17(3) of the NPPF in order to establish a new housing requirement for the Part 
2 Plan and/or review. This will ensure that the council plans to address these market signals now, 

will help provide a robust five-year land supply and it will protect the council from speculative 

and currently unplanned development coming forward in a piecemeal fashion. In our view, it is 

an opportunity that should not be missed.  

 

Economic Factors  
 

2.20 The National Planning Practice Guidance states that µZKHUH�WKH�VXSSO\�RI�ZRUNLQJ�DJH�SRSXODWLRQ�
that is economically active (labour force supply) is less than the projected job growth, this could 
result in unsustainable commuting patterns and could reduce the resilience of local businesses. 
In such circumstances, plan makers will need to consider how the location of new housing or 
LQIUDVWUXFWXUH�GHYHORSPHQW�FRXOG�KHOS�DGGUHVV�WKHVH�SUREOHPV¶ [Paragraph: 018 Reference ID: 

2a-018-20140306].  
 

2.21 Mendip District has a high number of economically inactive people as a large proportion of the 

district¶s population comprise people who are of retirement age. The Local Plan Part 1 sets out 
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the current number of people who are economically active in the District in 2011 and gives the 

predicted level of economically active people by 2029. These are shown below in table 2: 

Mendip Population 
Economically 

Active 

% of population that 
are economically 

active 

2011 109,406 56,893 52% 

2029 (Predicted) 120,414 60,141 49% 
Table 2: % of the population that are economically active (taken from Mendip Local Plan Part 1) 
 

2.22 The above table therefore indicates that by 2029, there will be 3,248 more people in Mendip who 

are economically active. However, predicted jobs growth between 2011 ± 2030 is estimated to 
be 6,381 new jobs (taken from the Economic Projections 2012 Update) and as such, there would 

be a labour supply gap in the market equating to 3,133 which could stifle the economy. As NPPG 

suggests, plan makers should consider the provision of additional homes which will encourage 

economically active people to move back into the market.  

 

Affordable Housing Need  
 

2.23 When the Part 1 Plan was subject to examination it was common ground that the affordable 
housing needs of the district would not be met by the 30% affordable housing requirement that 

the plan proposed (see paragraph 52 of the Inspector¶s report). 

 

2.24 We agree that meeting the 735 dwelling per year (to 2029) affordable housing need via planning 

obligations would be unrealistic (given the gap between what can be delivered and the level of 

need), but this high level of unmet need is a material consideration that ought to be taken into 

account when formulating the appropriate level of housing growth that should be planned for.  

 

2.25 In our view this reinforces the position that it is essential for the emerging Part 2 Plan and Plan 
Review to grapple with the higher housing requirements now in order to start to better address 

this identified unmet need. In short, it increases the importance of dealing with the emerging 

housing requirement uplift now, rather than deferring this to a later plan review, because the 

affordable housing demand is a significant and serious issue that requires immediate action.  

 

Conclusion  
 

2.26 The evidence base and emerging MHCLG guidance indicate that the Part 2 Plan should be seeking 
to provide for a significant uplift in housing numbers. We consider that this should be a minimum 

of 588 per annum, an increase of at least 168 per year over the existing rate planned for in Part 

1. Over the remaining period of the plan this would equate to an increase of 2,016 homes, land 
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for which needs to be allocated over and above the emerging allocations that Part 2 currently 

sets out.  

 

2.27 We believe that the need to increase the housing requirement for the district has been 

pragmatically accepted by officers and members. However, discussions with council officers have 
identified there is some ambiguity as to how this will be addressed. The two options available 

include:  

 

x Continuing to prepare the Part 2 Plan on the basis of the housing requirements set out 

in the Part 1 Plan but commence an immediate Local Plan Review that will look at the 

housing requirement again and seek to identify how it will be delivered; or  

x Make the decisions on how to accommodate this additional growth while preparing the 

Part 2 Plan. 

 

2.28 If the Council continues to progress with the Part 2 Plan, it must respond to changing 

circumstances by allocating land to meet a higher level of housing need now. Otherwise, without 

making these changes and instead waiting for a plan review, this will likely result in worsening 

affordability in the interim period.   

 

2.29 Furthermore, we consider that by continuing with the same strategy set out in the Part 1 Plan, 
this will result in a poorly planned approach because the release of smaller scale sites within the 

Part 2 Plan may prejudice comprehensive development objectives being achieved in the larger 

towns, particularly in Frome, for reasons we will explain in the following sections of this 

statement. By allowing small-scale sites to come forward within Part 2, prior to a more holistic 

approach to masterplanning and infrastructure provision being agreed, this will result in 

piecemeal development that does not appropriately contribute to infrastructure and design 

decisions. This may then prejudice the delivery of the larger scale development that will be 

required to meet the higher housing numbers that are now needed.  
 

2.30 Planning for this extra housing growth would not be inconsistent with Part 1 in our view and such 

an eventuality was anticipated when preparing the Part 1 Plan. Paragraph 4.22 of this document 

explains this:  

 

µ7KH�&RXQFLO�ZLOO� H[SORUH� RSSRUWXQLWLHV� WR� GHOLYHU� DERYH� WKH� SROLF\�PLQLPXP� WKURXJK� WKH� VLWH�
DOORFDWLRQV�SURFHVV�LQ�WKH�/RFDO�3ODQ�3DUW�,,«¶� 
 

2.31 As such, in light of the clear evidence that a higher housing need figure which has accounted for 

market signals is required in the Mendip area, we consider that the Part 2 Plan should provide 
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for a higher number of allocations now in order to address this need. The only negative outcome 

of this approach would be that not all sites will be built out by the end of this plan period, and 

instead they will roll into the next plan period, which is hardly a significant negative impact. A 

higher number of allocations will also help the Council continue to be able to demonstrate a 

strong five-year housing land supply. 
 

2.32 Set against the positive benefits of planning for higher growth the risks of not doing so are far 

more extensive, as the council could be left unprepared for the pending increase in housing 

requirements. 
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3.0 EMPLOYMENT LAND 
 

3.1 The Local Plan Part 1 sets out provision for employment / jobs growth between 2006 ± 2029 

within Policy CP3. This establishes that the following job growth levels are projected within the 

market towns up to 2029: 

 
Table 3: Extract from Core Policy 3 showing employment land provision  

 

3.2 The supporting evidence base to the Local Plan Part 1 makes clear that the overall figures are 

derived from two separate jobs growth analysis reports from the Oxford Economics Partnership 

± one undertaken in 2010 (using data from 2008), the other in 2012 (using data from 2010).  
 

3.3 At this time the Council then opted for a mid-range jobs growth scenario in order to conduct a 

µFRQVHUYDWLYH�DSSURDFK¶�WR�WKH�ILJXUHV�IRU�HPSOR\Pent growth, given that this was undertaken 

recently after the recession began and there was a high level of uncertainty in the market.  

 

3.4 The Oxford Economics Job Growth scenarios were modelled as follows: 

 
Table 4: Oxford Economics Job Growth Scenarios (2012 Report to the Local Plan Part 1) 

 

3.5 The 2010 model (not depicted above) estimated that a higher growth scenario would result in 
10,046 more jobs being created up to 2030. The 2012 central job growth scenario estimated this 

to be 11,784 jobs, far higher than the stronger growth scenario from 2010, suggesting that the 

newer research considered that the job market was strong and employment numbers could 

increase to a higher level than previously thought.  
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3.6 Whilst the Council state that it is a mid-point that has been taken, we question why 2008 data 

was used when more up to date evidence was available at the time that is likely to have provided 

a lower growth, central growth, and higher growth scenario. The central growth figure should 

have been opted (i.e. 11,784 jobs) from the 2010 data. The Part 1 Plan was therefore far from 
aspirational given that it actually selects a low ± mid range jobs growth scenario.  

 

3.7 0DQ\� VXSSRUWLQJ� SDSHUV�ZLWKLQ� WKH� HYLGHQFH�EDVH� WR� WKH�0HQGLS� 3ODQ� VXJJHVW� WKDW�0HQGLS¶V�

economy has remained relatively resilient throughout the economic downturn and that predicted 

jobs losses have not occurred. This adds further weight to the need to plan more positively for 

economic growth in the district.   

 

3.8 The Local Plan Part 2 sets out the balance of employment land available in the district, which 
shows existing targets, completions, and allocations in terms of hectares: 

 
Table 5: Balance of Employment Land Supply vs Requirements in Policy CP3 (extract taken from the Local Plan Part 2 
pre-submission document) 

 
3.9 The Local Plan Part 2 is therefore seeking to meet the targets set out within the Local Plan Part 

1. We are aware that there has been an update to the Oxford Economics jobs growth scenario 

since this time (2015), which is likely to reflect a higher jobs growth up to 2030 than was 

previously predicted. As a result, the economy in Mendip could be being stifled as the plan is 

failing to meet an up to date evidence base and is not planning for the predicted level of jobs 

growth (and therefore employment land provision) up to the end of the plan period.  

 

3.10 Paragraph 4.51 of the Local Plan Part 1 states that µDQDO\VLV�IRU�WKH�+HDUW�RI�WKH�:HVW�RI�(QJODQG�
Local Enterprise Partnership (LEP) undertaken in 2012 indicates that in pure employment growth 
terms the district has the pre-conditions to deliver the highest level of average annual 
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employment growth in the period from 2012 to 2030 across the whole of Devon and Somerset. 
Whilst that level of job growth will be around a third lower than observed in 2000-12, it is 
LPSRUWDQW�WKDW�WKLV�SRWHQWLDO�LV�H[SORLWHG¶� We question how this potential has been encouraged 

when the plan has incorporated low to mid-range targets for jobs growth and the Local Plan Part 

2 seeks to meet these targets rather than adopt new, more aspirational, ones.   
 

3.11 Furthermore, within the Local Plan Part 2 pre-submission document, paragraph 4.6 and 4.17 

highlight that µRQH�RI�WKH�NH\�LVVXHV�UDLVHG�WKURXJK�WKH�,VVXHV�DQG�2SWLRQV�&RQVXOWDWLRQ�LQ�UHVSHFW�
to employment land is that the adopted plan greatly underestimates the need for additional 
VXSSO\�LQ�)URPH¶ and µLQ�SUDFWLFDO�WHUPV��ODQG�LV�QRW�DYDLODEOH�WR�VDWLVI\�EXVLQHVV�HQTXLULHV�FRPLQJ�
WR�0HQGLS¶� This seems to suggest that demand for employment land is strong and land is not 

being made readily available for this type of development at the present time.  

 
3.12 In order to help Frome become more self-contained and reduce the level of out-commuting to 

cities such as Bath, the Local Plan Part 2 should seek to be aspirational and provide a larger 

amount of employment allocations than currently envisaged, particularly in Frome. This will 

encourage key businesses to come to the area, increasing the number of available jobs and 

improving economic prosperity. Furthermore if this is comprehensively planned as part of a large 

scale strategic allocation, this will ensure the necessary infrastructure requirements are delivered 

and appropriate employment land is provided which will meet the needs of modern day 

businesses.  
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4.0 THE SPATIAL STRATEGY  
 

4.1 The current spatial strategy set out in Part 1 of the plan identifies that Frome will be one of the 

main focus points for new housing growth in Mendip, with Core Policy 1 of Part 1 stating:  

 
µThe majority of development will be directed towards the five principal settlements of Frome, 
Glastonbury, Shepton Mallet, Street and Wells to reinforce their roles as market towns serving 
their wider rural catchments¶. 
 

4.2 We agree with this spatial strategy and advocate that in particular new development needs to 

be focused on Frome, as the largest settlement in the district.  

 

4.3 However, recent levels of housing delivery have not been proportionate to the size of the various 
main towns in Mendip. 

 

4.4 Frome is by far the biggest settlement in Mendip as table 6 illustrates. However, housing growth 
in the town has not been proportionate to its size. 

 
Table 6. 2011 Census Data showing Population, number of Households and numbers of Economically Active people in 
each of the main market towns of Mendip  

 
Growth over the Last 10 Years  

 
4.5 The Mendip 2017 monitoring report data clearly shows that in proportionate terms development 

in Frome has lagged behind the other main towns in the district, even though it is the largest 

and most accessible settlement in the authority area. Table 7 below depicts this: 

Market Town Population 
(2011) 

% of Main 
Towns 

Completions 
2007-17 

% of 
Completions 

Frome 26,223 38.61% 1,060 29.23% 
Glastonbury 8,943 13.17% 617 17.01% 

Shepton Mallet 10,374 15.27% 700 19.30% 
Street 11,820 17.40% 742 20.46% 
Wells 10,556 15.54% 508 14.01% 
Total 67,916 100.00% 3,627 100.00% 

Table 7: Comparison of Housing and Population Growth 2007 - 2017 
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4.6 The table above clearly shows that a relatively higher level of proportionate growth has occurred 

in Glastonbury, Shepton Mallet and Street as opposed to Frome.  

 

Part 2 Plan Proposals  
 

4.7 Currently the Part 2 Plan follows the Part 1 distribution of housing which is set out in table 8 

below. This shows that proportionally all of the main settlements have received housing growth 

either comparable to their population status or in excess of this. The exception is Frome.  

Table 8: Distribution of housing in respect to population of main market town 

 
The 1991-2011 Structure Plan  
 

4.8 It is also salient to note that over the Structure Plan period of 1991-2011 Frome did not receive 

its full housing allocation in terms of completions. Over this period 91% of the allocations were 

delivered which was the joint lowest (with Wells) of the district, set against a context of 104% 

delivery of the Structure Plan requirements for Mendip as a whole. This data was set out as table 
4 within the Part 2 Plan and an extract is shown below: 

 
Table 9: Housing Targets and Completions in Mendip 1991-2011 (Mendip DC Monitoring)  

 

4.9 This data illustrates that although it is the largest settlement in the district Frome has received a 

lower level of growth in proportionate terms than any of the other towns in Mendip. Given the 
facilities it offers and its location we consider this to be inappropriate, and new large-scale 

housing growth needs to be provided to the town to ensure that the increased housing that the 

district requires is sustainably located.  

Market Town Population 
(2011) 

% of Main 
Towns 

CP2 Min 
Requirements 

2006-29 

% Of 
Requirement 

Frome 26,223 38.61% 2,300 31.29% 
Glastonbury 8,943 13.17% 1,000 13.61% 

Shepton 
Mallet 10,374 15.27% 1,300 17.69% 

Street 11,820 17.40% 1,300 17.69% 
Wells 10,556 15.54% 1,450 19.73% 
Total 67,916 100.00% 7,350 100.00% 
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Market Factors  
 

4.10 It is widely accepted as an NPPF requirement that plans should consider market signals (see 

paragraph 17(3)). This requirement not only relates to district wide issues such as the setting of 
housing requirements as we have already explored, but also at a sub-district level. In simple 

terms, a district should provide development in sustainable locations where demand is highest 

and market signals indicate it is needed and viable.  

 

4.11 As we have explained house prices and related inflation are often the simplest and clearest 

market signal available. The spatial strategy should respond to this.  

 

4.12 We live in a free market economy and it is evident to us that where there is a distinct disparity 
between supply and demand, the price of a commodity (in this case housing), will rise rapidly 

when demand far exceeds supply. In economic terms, it is critical that in areas where homes are 

no longer affordable, the supply of homes should be increased to address this imbalance.  

 

4.13 We have therefore researched as to how housing demand has grown in different parts of the 

Mendip District, with respect to house price inflation and time spent on the market. This is being 

undertaken in the context of the emerging Local Plan Part 2, which needs to decide on the right 

location for new homes at a strategic-scale level. We consider that land to the south of Frome is 
a credible option to put forward in the Local Plan Part 2, compared to a number of other 

allocations that are currently being considered.  

 

4.14 We will therefore be comparing housing demand within Mendip by analysing the other market 

towns compared to Frome.  

 

4.15 In doing this, we have examined the time properties have spent on the market as well as house 

price inflation. Information has been collated from the House Price Index, BBC news reports, 
Housing Market updates prepared by Savills & Knight Frank, and Home.co.uk.  

 

Real House Price Inflation  
 

4.16 Looking at the Mendip area and the real house price increases in the main market towns in the 

emerging Local Plan Part 2, it can be seen that demand in Frome is greatest in real terms and 

house prices have risen significantly in this area. It is apparent that in other market / rural towns, 

real house prices have actually decreased when accounting for inflation. This is demonstrated in 

the table below: 
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Market Town Relevant Wards Real House Price 
Inflation / Deflation 

Average House 
Price (Real Terms) 

Frome 

Frome Market 18% £220,000 

Frome College 26% £250,000 

Frome Berkeley Down 22% £291,000 

Frome Keyford 7.2% £240,000 
Frome Park 14% £225,000 

Frome Oakfield 8.2% £250,000 

Shepton 
Mallet 

Shepton East -10% £195,000 
Shepton West  -9.8% £193,000 

Wells 

Wells Central -13% £226,000 

:HOOV�6W�7KRPDV¶ -5.7% £272,500 

:HOOV�6W�&XWKEHUW¶V -10% £210,200 

Glastonbury 

Glastonbury St %HQHGLFW¶V -25% £148,000 

Glastonbury St Edmunds -5.3% £205,000 

*ODVWRQEXU\�6W�0DU\¶V 0.1% £269,950 

*ODVWRQEXU\�6W�-RKQ¶V -25% £227,000 

Street 
Street North -1% £205,000 

Street South -15% £215,000 
Table 10: Real House Price Increases / Decreases since 2007 ± WDNHQ�IURP�WKH�%%&�DUWLFOH�µ+RXVH�3ULFHV��+DYH�they really 
LQFUHDVHG�LQ�\RXU�QHLJKERXUKRRG"¶ 

 
4.17 As already discussed in the preceding section of this statement, the Government recognises this 

simple problem and has recently undertaken a consultation which proposes using affordability as 

the main determinate in considering housing requirements on an authority-by-authority basis. 

This new method proposes to utilise an affordability ratio to standardise housing requirements 

calculations, seeking to add uplifts to such requirements in areas where house price inflation is 

above average, in an attempt to encourage supply to be delivered.  

 

4.18 There are ample development opportunities in Frome, particularly on the south side of the town, 

which can seek to meet the growing demand for housing in the Mendip area. In particular, as 
Frome has become so popular and house price inflation is rapidly increasing, expansion should 

be considered in areas with the greatest employment hubs, adequate public transport and where 

demand is strongest.  
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Time Spent on the Market 
 

4.19 Another market signal relates to the time properties spend on the market before sale. In higher 

demand areas it is likely that property will be purchased quickly, as opposed to other areas where 

properties may remain on the market unsold for a significant period of time.  
 

4.20 According to a Post Office Report in October 2016, the average UK property takes 91 days to sell 

on the market (µ5DWH� RI� 6DOH�� 7KH� DYHUDJH� 8.� SURSHUW\� WDNHV� ��� GD\V� WR� VHOO¶� ± 
www.postoffice.co.uk). Analysis from Home.co.uk shows that within Frome, the average time for 

a property to reach a sold status is 94 days (mean average) or 67 days (median average). This 

information is taken from the last 90 days in the Frome area (November 2017 ± January 2018), 

as this is the primary dataset available which compares the time taken for properties to sell 

(www.home.co.uk). It is important to note that due to the Christmas period, it is likely that the 
dataset for the last 90 days will be skewed to show a longer timeframe as people do not tend to 

want to move over this time. We have then gone on to compare this to the other market towns 

in Mendip that are currently being considered for expansion, demonstrated in table 11 below. 

MARKET TOWNS MEAN TIME SPENT ON THE MARKET 
(DAYS) 

Street 79 
Frome 94 

Glastonbury 110 
Shepton Mallet 150 

Wells 153 
Table 11:  Average Time to sell for properties on the market in each market town in Mendip (information taken from 
+RPH�FR�XN�µ7LPH�WR�6HOO¶�� 

 
4.21 As can be seen from above, aside from properties sold in Street, properties in Frome spend the 

least amount of time on the market compared to any of the other market towns, and accordingly, 

supply should be encouraged in this area as combined with house price inflation, shows that 

demand is clearly the strongest in this location.   

 

4.22 One of the key aspects of dealing with the affordability crisis in Mendip is providing homes in the 

right location. In particular, it can be seen that house prices in Frome are rapidly increasing, far 
faster than the other market towns in the authority area.  

 

4.23 We would therefore suggest from the evidence above that the majority of development is 

directed to Frome, as this strategy will respond to market signals and provide much needed 

housing supply in places where demand and house price inflation is greatest.  
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Out-Commuting  
 

4.24 One of the reasons given within the Part 1 Plan for restricting development with Frome related 

to the level of out-commuting which was considered to be high, relative to the rest of the district. 

However, the 2011 census data shows that this is not the case in the context of Mendip, as table 

12 below outlines.  

 Frome Wells Shepton 
Mallet Glastonbury Street 

% of People Who 
Live and Work in 

the Town 
38% 33% 25% 24% 36% 

Table 12: % of people who live and work in the same town (Census 2011 data)  

 

4.25 Therefore, in our view there was no justification to restrict growth in the town because of out- 

commuting patterns. 

 

Conclusion  
 

4.26 We consider that the spatial strategy set out in Core Policy 1 of Part 1 was correct albeit more 

focus should be placed on Frome as the primary and most accessible town in the district.  

However, the housing apportionment set out at Core Policy 2 did not fully reflect this spatial 

strategy as it did not provide a level of growth at Frome commensurate with its scale and the 

other smaller towns were allocated significantly more development.   

 

4.27 Given the need to address market signals and provide for sufficient housing we advocate that 

housing growth to meet new housing targets should be focused on Frome. Given the aims of 
CP1 and the fact that the housing targets that CP2 sets out are minimums, we do not consider 

that such an approach would be inconsistent with the existing Part 1 strategy. Therefore, in our 

view the consideration of strategic-scale growth in the town does not necessarily have to wait 

for a review of the plan and in fact should be earmarked within Part 2 now to start proactively 

planning for the new housing requirements.  
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5.0 ISSUES RELEVANT TO FROME  
 

Self-Containment  
 

5.1 One way of making Frome more self-contained is to attract more employers to the town. 
Increasing the supply of employment land available for development, and/or ideally providing 

such land in a serviced format, would be the best way to achieve this.  

 

5.2 Such a strategy might fail in locations where the demand for this type of land is weak. However, 

the market for commercial space in Frome is relatively robust with historic commercial areas such 

as the Marston Trading Estate showing low levels of vacancy. Furthermore, the recently 

committed new employment allocation at Commerce Park has also been successful and does not 

have significant land or floorspace vacancies.  
 

5.3 Cooper and Tanner, a local Commercial Agency in Mendip who have many years of experience 

of letting and selling commercial premises in the district, are acting on behalf of the landowners. 

We sought their advice in respect to commercial matters and they have identified a number of 

points in relation to demand for employment land in the district, and in particular Frome: 

 

x µDemand within Frome is higher than other competing town locations in the locality, such 
as Shepton Mallet;  

x Commerce Park in Frome is a good example of high quality premium employment land 
which has a convenient access point and good location, meaning that any unit that comes 
onto the market is sold quickly; and 

x Currently within Frome there is a lack of supply and strong demand for open storage 
yard/compounds, industrial accommodation for both starter units and large-scale units. 
There is also demand for good quality office accommodation in the area. In relation to 
the Selwood Garden Village proposals, land adjacent to the A361 or in proximity to the 
Marston Trading Estate would be suitable for employment land and improve the area for 
economic development.¶ 

 
5.4 In light of this strong employment demand, we consider that the allocation of additional 

employment land would be appropriate to ensure that Frome becomes more self-contained. As 

large-scale employment land growth would need accompanying infrastructure (the costs of 

delivering which may make employment land unviable on its own), it would be preferential to 

include an employment land allocation as part of a strategic-scale development at the town. In 

this way the land value associated with the housing can cross-subsidise the delivery of much 

needed employment land.  
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Accessibility  
 

5.5 Mendip as a district has its own challenges in relationship to accessibility. To a fairly large extent 

its population is reliant on nearby larger conurbations in respect to employment and other 

opportunities as the Part 1 Plan recognises at paragraph 2.3:  
 

µ:KLOVW�FRQWDLQLQJ�ILYH�WRZQV�RI�YDU\LQJ�FKDUDFWHULVWLFV��WKH�GLVWULFW�LV�LQIOXHQFHG�E\�FHQWUHV�WKDW�
lie outside its boundaries to a greater or lesser degree. To the south and west, Yeovil and Taunton 
draw trade and workers from the area to some degree, however Bristol and Bath to the north 
have a much greater degree of influence. They attract commuters to comparatively better paid 
jobs, shoppers for a wider choice of higher order goods and place pressures on local housing 
markets�¶ 

 
5.6 The road links to these conurbations are not of a particularly high quality given the comparative 

lack of motorways and dual carriageway roads. The A37 and A36 north-south linkages through 

the district in particular are characterised by slow, single lane sections which also travel through 

various bottlenecks created by having to travel through smaller towns and villages.  

 

5.7 Even in this context, Frome is relatively well located lying just 14 miles¶ travel distance from Bath. 

However, the main opportunity that Frome offers relates to the rail links it provides.  

 
5.8 Frome train station lies on a branch line that links into the London-Exeter mainline. It provides 

services to Bath, Bristol, London and Exeter. These are generally hourly at peak times and every 

two hours during the rest of the day.  

 

5.9 The main issXHV�WKDW�)URPH¶V�VWDWLRQ�DQG�WUDLQ�VHUYLFHV�IDFH�relate to the car park capacity of the 

station, capacity of the services themselves (i.e. number of carriages) and their timings. 

Improvements to services would include providing additional carriages and/or increased 

frequency. Delivering such improvements could be imminently possible through S106 funding 
arising from strategic-scale development. Piecemeal development on the other hand would not 

be able to achieve this as even if smaller contributions could be captured, there would be less 

certainty about when contributions would be secured and they would likely fall foul of the CIL 

Regulations pooling restrictions.   

 

Social Infrastructure  
 

5.10 The town of Frome has a vibrant community and provides a wide range of shops, services and 

entertainment, including:  
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x The diverse range of shops provided in the town centre 

x A Cinema  

x Theatre  

x Community Meeting Space in the Town Hall and the Hubnub Centre  

x Leisure Centre  

x Medical Practices 

x Community Hospital 

x Public Houses 

x Supermarkets 

x Museum 

x Library 

x Art Studios/Centre & Galleries 

x Market Place 

 
5.11 The town also provides a range of educational facilities, including a number of first schools, 

middle schools and Frome Community College, which delivers education up to the age of 18. 

 

5.12 The town therefore offers a good location for new development where options exist to either 

expand and improve existing social infrastructure, or provide the critical mass of new 

development that can provide new facilities that benefit both existing and future residents.  

 

Options for Growth  
 

5.13 In light of these issues we consider that Frome is an appropriate location for large scale strategic 

growth. In fact, in our view, given the recent development that has occurred in the other towns 

in Mendip, it offers the only credible location for much needed housing growth to meet the 

increased housing requirements we have identified earlier in this document.  

 

5.14 The potential location for such growth in and around the town then needs to be considered. 

 

5.15 The town exhibits a range of constraints that preclude large scale development being provided 
to its east (railway line and flood plain), north (protected landscapes, road capacity and land 

ownership issues) and west (steep escarpment). This is illustrated in plan form as figure 2 below.  
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Figure 2: Plan of the Constraints that affect Frome  

 

5.16 This means that the only logical option to accommodate a strategic-scale scheme lies to the 

south of the town. This is acknowledged in the Part 1 Plan which identified land south of the 

Town µDW�WKH�0RXQW¶�DV�D�IXWXUH�JURZWK�DUHD�� 
 

The Need for Comprehensive Development  
 

5.17 Our analysis of the Part 1 baseline evidence suggests that this general identification of an area 

for growth was not underpinned by a robust justification in terms of highways impact and 

infrastructure delivery. Whilst we support growth south of the town the area broadly identified 

in Part 1 has many constraints that require a more comprehensive approach to its development; 

for example, new road infrastructure is required, rather than just a simple upgrade of the existing 

road network.  

 

5.18 Whilst we do not disagree with the Part 2 allocation in principle, allocating each site in isolation, 
rather than treating the land as part of a wider comprehensive development may preclude a 

more holistic approach coming forward in this area. If these sites come forward as part of a 
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broader masterplan, this issue would be avoided and they would contribute appropriately to 

wider infrastructure improvements.  
 

5.19 At paragraph 10.1.13 of the draft Part 2 Plan the council acknowledge that development at South 

Frome requires a more comprehensive approach and sets out that it will be considered as part 

of the plan review. We agree with this approach and strongly advocate that all new development 

south of the town needs to be treated in this way, but suggest that this comes forward now as 
part of the Part 2 Plan as discussed in the preceding sections of this statement, rather than as 

part of a Local Plan Review.   
 

5.20 If such an approach is taken we do not consider that it would delay the development of these 

smaller isolated sites. We have gained agreement with the majority of land owners in this area 

to work collaboratively and given the right policy context there is nothing to suggest this cannot 

apply to the emerging allocations as well. 
 

5.21 ,I�D�FRPSUHKHQVLYH�DSSURDFK�LVQ¶W�DGRSWHG�QRZ�ZH�KDYH�VLJQLILFDQW�FRQFHUQV�WKDW�SURJUHVVLQJ�

the Part 2 allocations as they are, as a short-term fix for five-year housing supply purposes, will 

undermine the ability to create a much more effectively planned strategic-scale development that 

can address the tRZQ¶V�GHYHORSPHQW needs for many years to come.   
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6.0 OUR PROPOSED APPROACH - SELWOOD GARDEN VILLAGE  
 

6.1 As we have set out the available evidence indicates that a significant boost to the housing supply 

is needed in Mendip. This will require the identification of land to accommodate an additional 

2,000 new homes.  
 

6.2 As we have established the most logical and sustainable location for this growth will be Frome. 

In the past development in the town has come forward on the basis of either brownfield 

redevelopment opportunities within its existing urban boundaries or as smaller sites that adjoin 

its urban edge.  

 

6.3 In some places this has been successful but in other locations the incremental approach to 

developing on a field-by-field basis has led to poorly planned development that has not 
contributed significantly towards infrastructure improvements in the town. For example, recent 

developments on The Mount have not even delivered significant footpath or widening 

improvements along the B3092.  

 

6.4 Therefore, we conclude that to accommodate the scale of housing that is required, land outside 

RI�WKH�WRZQ¶V�H[LVWLQJ�ERXQGDULHV�QHHGV�WR�EH� LGHQWLILHG��$V�ZH�KDYH�RXWOLQHG� LQ�WKH�SUHYLRXV�

section of these representations the only logical location that can accommodate the growth 

required lies to the south of the town. Helpfully the A361 provides a logical and defensible future 
edge in this location.  

 

The Proposals  
 

6.5 Our proposals for a Garden Village are set out in the Masterplan and Development Vision and 

Prospectus Document prepared by NVB architects at appendices F & G. It is proposed to 

comprehensively develop 161 hectares of land south of the existing urban area of Frome to 

provide:  
 

x Circa 1,800-2,200 homes at 30-35 dwellings per hectare;  

x Circa 23 hectares of commercial land including serviced estate land similar to 

Commerce Park, employment hub space (shared office space and higher quality office 
units integrated into residential as parts of the site and as part of mixed-use areas), 

and other types of employment units that require larger land parcels adjacent to the 

A361;  

x New schools ± we are currently in discussions with existing schools to determine the 

exact requirement;  
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x A new Local Centre that will accommodate small scale convenience shopping, an office 

µKXE¶��FRPPXQLW\�PHHWLQJ�VSDFH�DQG�RWKHU�XVHV�DV�FRQVLGHUHG�QHFHVVDU\��L�H� A-Class 

Uses such as accountants, estate agent, gym and restaurant/takeaway, etc.);  

x Large areas of Green Infrastructure supporting new habitats, extensive parkland areas 

and new playing pitches;  

x Attenuation areas to accommodate surface water runoff from the development as well 

as to alleviate current flooding issues in the town; and  

x New roads including a new roundabout junction off the A361 (Ski Jump Hill) and 

internal road network that will provide a new link between South Frome and the A361 

to avoid the Blatchbridge area. Existing lanes will be downgraded to provide access 
only and pedestrian/cycle links. The new road network has been designed to provide a 

QHZ�EXV�ORRS�VHUYLFH�IURP�6DLQVEXU\¶V��WKURXJK�WKH�GHYHORSPHQW�DQG�WKHQ�EDFN�LQWR�

South Frome along The Mount.  

 

6.6 The rationale behind the development and the masterplan illustrating its form and extent is set 

out in the Development Vision and Prospectus prepared by NVB architects. This is set out as 

appendix G to these representations.  

 
6.7 Providing a well-designed and comprehensively planned development such as this offers a range 

of benefits that we will go on to describe. One of the key attractions is that a new sense of place 

and community will be developed, but also of importance is the ability for a masterplan to be 

FRQQHFWHG�WR�D�ODQGRZQHU¶V�DJUHHPHQW�WKDW�FDQ�HTXDOLVH�WKH�FRVWV�RI�LQIUDVWUXFWXUH�SURYLVLRQ�DQG�

provide a stream of more significant funds that can provide new infrastructure as well as address 

existing constraints in the town.  

 

6.8 Currently there is an agreement in place between the landowners of approximately 75% of the 
proposed strategic site and this includes a commitment to delivering a comprehensive 

development on an equalised basis.  

 

Phasing  
 

6.9 At the current time one of the key parts of the strategic development will be to create a more 

efficient link from South Frome to the A361. In doing this a new bus loop will be created between 

WKH�6DLQVEXU\¶V�VWRUH (where Town bus services currently stop), and The Mount.  

 
6.10 Furthermore, having considered the constraints and opportunities of the site, the optimal location 

for a new local centre and education provision would lie in close proximity to a new junction to 

the A361 which will serve the land.  
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6.11 This means that the first phase of the proposed strategic development would logically start in 

and around the new local centre to the west of Blatchbridge Road (B3092). Once new road 

infrastructure is in place in connection with these early phases, development to the east of the 

B3092 could then commence. It is considered that land currently proposed for mixed use and 
residential development, south of the Marston Trading Estate and The Mount respectively, could 

also come forward quickly as long as they plan for and deliver suitable infrastructure to allow the 

comprehensive development of the wider strategic site. 
 

6.12 Currently the emerging masterplan allows for circa 1,000-1,170 dwellings to be provided to the 

west of the B3092 which can be delivered as part of the initial phases of development. A further 

900-1,000 dwellings could be provided to the east of the B3092 as part of later phases. The 

overall numbers of homes will depend on the densities adopted as part of any emerging detailed 

design and will be discussed with the public and council as part of further consultation that will 

occur in the coming months.  

 
6.13 In relation to more specific timings for the delivery of the strategic development we have 

reviewed how the site could be phased and infrastructure put in place and consider that the first 

phase of development could start delivering housing within three years of allocation, based on 

receiving planning permission within 1 year of the allocation being ratified.  

 

6.14 We would anticipate the following trajectory for the whole site:  

Phase 
Net 

Residential 
(ha) 

Anticipate
d Housing 
Yield (at 

maximum 
35 dph) 

Commercial 
(ha) 

Community 
Space (ha) 

Public 
Open 
Space 
(ha) 

Other Uses 
Comments 

and 
Timeframe

s 

1a 9.89 346 5.63 1.46 17.42 
Community 
Hub (1.6 

ha) 

These sub 
phases 
could 

commence 
independent
ly as long as 
comprehensi
vely planned 
(Years 2-5 

from 
allocation) 

1b 2.17 76 6.72 0 4.11  

1c 6.75 236  0.35 4.26  

2 9.15 320 0.64  11.85  Years 5-7 

3a 12.39 434  3.47 9.14  Years 8-11 

3b   6.41  5.59  Years 8-11 

4 13.77 482   11.23  Years 11-14 

5 8.4 294   8.1  Years 14-16 
Table 13: Phasing Trajectory of Selwood Garden Village  
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6.15 An extract of the phasing plan which has been prepared by NVB architects is shown below. The 

original drawing can be found in appendix G.  

 
Figure 3: Extract of the proposed Phasing Plan for Selwood Garden Village 

 

Garden Village Principles  
 

6.16 The proposed development has been designed to be both a self-sufficient community in terms 
of everyday needs, but one which can also harness and support the existing facilities within 

Frome Town. In such a way we consider that it constitutes a Garden Village proposal.  

 

6.17 Initially, Government support was directed at new town and cities of over 10,000 dwellings. 

+RZHYHU��LQ�0DUFK�������D�'&/*�3DSHU�HQWLWOHG�µ/RFDOO\-Led Garden Villages, Towns and CLWLHV¶�

extended this support to areas that wanted to create garden communities on a smaller scale. 

The prospectus identified that schemes of between 1,500 ± 10,000 dwellings might be eligible 

for central government funding in the form of priority access to: 
 

x Starter Homes Fund: there is an opportunity to access funding for more starter homes 

from a £2.3 billion fund, if the additional starter homes are built out by 2020. 

x Affordable Housing: new proposals will also have an opportunity to access funding to 

deliver shared ownership, rent to buy and supported housing by 2020/21. 

x Help to Buy: Equity Loan will be available until March 2021, offering an equity loan of 

up to 20% of the purchase price, and enabling people to buy a new-build home with a 
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deposit as low as 5%. This would provide the opportunity for people unable to save for 

a large deposit, but able to make regular mortgage payments, to realise their dreams 

of owning their own home. 

 

6.18 The initial call for expressions of interest closed on the 31st July 2016 with the first ever Garden 
Villages given Government backing on the 2nd January 2017.  

 

6.19 On the 5th December 2017, as part of the unveiling of the Planning Delivery Fund it was 

announced by the Housing and Planning Minister that further funding will be released to support 

the delivery of the 14 Garden Settlements that are currently identified. This demonstrates the 

commitment at a national level to the delivery of Garden Settlements, as they have the ability to 

deliver large amounts of housing supply as well as other significant infrastructure benefits. It is 

anticipated that new Garden Villages will be assessed for funding sometime later in 2018. Our 
latest update from the MHCLG is that a further FDOO�IRU�µH[SUHVVLRQV�RI�LQWHUHVW¶�IRU�QHZ�*DUGHQ�

Settlement proposals will be made in the Spring 2018. 

 

6.20 We would like to work with Mendip District Council to ensure that an application for funding is 

made for the benefit of achieving a high quality and inclusive community at South Frome, and 

also to help the council in accessing priority funding for affordable housing delivery.  
 

Delivery  
 

6.21 Our clients control approximately 75% of the defined Garden Village area. Other parts of the site 

are under the control of developers and are being actively promoted for development. 

Landowners that do not want to be involved centre around the hamlet of Blatchbridge and they 

have been removed from the wider proposals and appropriate buffer zones to this land have 

been provided.  
 

6.22 Our clients are committed to the project and its early delivery and we believe the other 

landowners of the remaining 25% are of the same mind. Therefore, if the land were to be 

allocated planning applications would be submitted in a timely fashion and there is no issue over 

the early delivery of the first phases of the proposed development.  

 

6.23 In light of this we consider the site could assist the council in contributing towards its five-year 

housing land supply.  
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Consultation  
 

6.24 Discussions with the Town Council had previously highlighted a dissatisfaction with the way that 

piecemeal development has been coming forward in the town, with little or no supporting 

LQIUDVWUXFWXUH� WKDW� KDV� ZLGHU� EHQHILWV� EH\RQG� WKH� LQGLYLGXDO� GHYHORSPHQWV�� 19%� $UFKLWHFWV¶�
LQYROYHPHQW� ZLWK� WKH� FKDULWDEOH� ERG\� NQRZQ� DV� µ)DLU� +RXVLQJ� IRU� )URPH¶� DOVR� LGHQWLILHG� WKH�

growing need for affordable housing in the town and a desire to work proactively to achieve this.  

 

6.25 A briefing paper was prepared to aide preliminary discussions with various stakeholders. Meetings 

with a range of stakeholders were then held over November 2017 ± January 2018 including the 

Town, District and Community Councillors for Frome and Mendip. Most of the councillors 

representing Frome and Selwood residents attended these meetings and the feedback received 

was overwhelmingly positive, with the overriding message being that well-planned development, 
even at a large scale, was encouraged in preference to more piecemeal sites coming forward. 

Concerns were also raised about the emerging site allocations set out in Part 2 and their potential 

to undermine a more comprehensive strategic-scale development south of the town.  

 

6.26 Given that the majority of the site put forward is located within Selwood Parish, and not Frome 

Town, discussions were held with the parish councillors and ward member for Selwood. Again, 

the proposals were broadly well received with attendees understanding the pressing need for 

housing and the benefits of planning for this in a comprehensive way. Issues have been identified 
in respect of the management of community facilities and parkland that will serve Frome but fall 

within Selwood and discussions are ongoing in respect to how this could be resolved.  

 

6.27 Meetings have also been held with those involved in education and health care in the town as 

well as those interested in addressing the problems associated with the housing crisis. 

 

6.28 More extensive and detailed consultation is planned in the Spring to obtain the views of the wider 

community and clearly identify the priorities that residents have for infrastructure investment. 
 

Technical Assessment  
 

Highways  
 

6.29 7KH�PDVWHUSODQ� SURSRVDOV� KDYH� EHHQ� VXSSRUWHG� E\� DVVHVVPHQW� ZRUN� XQGHUWDNHQ� E\� 9HFWRV¶�

highways engineers and their representations are set out as appendix B to this document.  
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6.30 Their initial conclusions are that a strategic-scale development in the location proposed has the 

potential to be highly sustainable in transport terms if the right investment is made to maximise 

WKH�VLWH¶V�DELOLW\�WR�XWLOLVH�H[LVWLQJ�DQG�QHZ�EXV�URXWHV�DQG�)URPH�WUDLQ�VWDWLRQ��%\ planning the 

development comprehensively, it will be able to efficiently and effectively provide a greater level 

of infrastructure and service which will benefit the wider community, compared to if the housing 
was provided in smaller parcels. 

 

6.31 Vectos have prepared strategic level advice to guide the formulation of the masterplan. This 

confirmed that the best and most efficient way of providing road infrastructure to new 

development south of Frome would be to create a new network of roads, whilst also downgrading 

WKH� H[LVWLQJ� ODQH�QHWZRUN� WKDW� H[LVWV� LQ� WKH� DUHD� WR� µDFFHVV� RQO\¶� DQG�JUHHQ� ODQHV�ZKLFK�ZLOO�

accommodate cyclists and pedestrians.  

 
6.32 The benefit of such an approach in highways terms can be summarised as follows:  

 

x The existing narrow lanes already provide an excellent potential network of 

cycle/footways and preserving them in situ also has landscape and biodiversity 

benefits;  

x Providing a new road network that links back to the A361 Frome bypass will make trips 

out of the area more efficient and take pressure off bottlenecks in the town. This will 
benefit both new and existing residents;  

x New commercial areas can be located on this new road network but in close proximity 

to the A361 to make them visible and highly accessible to the wider region. This will 
remove HGVs from the town centre and make such land more commercially attractive.  

 

6.33 A number of issues and opportunities in the town have been identified which larger scale 

development could seek to address, whereas piecemeal development would not be able to. These 

include:  

 

x Public transport services have seen a recent decline in the town because of reduced 

subsidies and viability ± New loop services through the development will increase 

patronage of the wider bus network which will assist in safeguarding and improving 

those services in to the future;  

x Frome train service is a valuable asset and needs enhancement ± currently the service 

frequency and its capacity could be improved to enhance the attractiveness of this form 

of public transport for existing and future residents. Increased patronage will provide 

a viability case for improving the frequency and size of trains serving Frome and 

discussions with the railway companies have commenced in respect to how large scale 
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strategic development could contribute financially towards the improvement of existing 

services;  

x There are a number of existing bottlenecks in the town ± comprehensive development 

would contribute towards wider infrastructure requirements in the town that will 

alleviate these problems;  

x Sustainable Travel Patterns ± in 2001 18% of Frome residents walked to work; this is 

significantly higher than the national average of 12%, whilst 3% cycled to work. A total 

of 21% of all Frome residents travelled actively using sustainable modes of travel to 

work, significantly above the national average and greater than many larger towns. 

This means that providing sustainable transport links such as enhanced cycle routes 

alongside convenience measures such as cycle clubs, walking, buses and other travel 
plan incentives is likely to reap benefits in a settlement where modal shift patterns are 

already favourable.  

 

6.34 9HFWRV¶�RYHUDOO�VXPPDU\�LV�WKDW�WKH�WUDQVSRUW�SURYLVLRQV�WKDW�FRXOG�EH�GHOLYHUHG�E\�VWUDWHJLF-scale 

and compressively planned proposal would deliver a sustainable and well-connected 

development, meeting the needs of future residents as well as benefitting Frome as a whole. 

The scale of improvements would only be achieved through comprehensive planning and 

development and the opportunity for this step change in provision would be missed by smaller 

piecemeal schemes.  
 

Landscape  
 

6.35 A separate Strategic Landscape and Visual Appraisal supports the masterplan produced and this 

is provided at appendix C.  

 

6.36 The site is not subject to any national or regional landscape designations and its character is 

fairly typical of a broad swathe of countryside that surrounds Frome and lies within wider parts 
of Mendip.  

 

6.37 Views of the site are generally from longer distance viewpoints and are seen in the context of 

the existing urban edge of Frome, which includes the large-scale retail and commercial buildings 

that lie within the Marston Trading Estate. 

 

6.38 The identification of key landscape features has led to the preparation of a green infrastructure 

plan, which has in turn informed the development of the masterplan for the site. This generally 
protects green lanes, key hedgerows and the small number of tree copses that exist within the 

site.  
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6.39 Trees that exist within the site are yet to be fully assessed by an arboriculturalist and this will be 

undertaken as part of more detailed design work that will shortly commence. However, most of 

the existing trees that lie within the site, and which would be affected by development, lie within 

the green corridors that have been identified and retained within the emerging masterplan. Any 
small losses of trees within the site will be more than compensated for by significant new planting 

that will be provided as part of the public open space areas. Where possible, the loss of category 

A and B trees will be avoided except where absolutely necessary.  

 

6.40 In conclusion the SLVA sets out that, subject to the establishment of the green infrastructure 

network that the masterplan adopted along with other mitigation measures, the site can 

accommodate the scale of development proposed without causing significant adverse impacts 

on the wider landscape.  
 

Drainage and Flood Risk  
 

6.41 Vectos have also assessed this technical issue and their representations are provided at appendix 

D.  

 

6.42 The River Frome flows through the site and the valley bottom generally falls within Flood Zone 

3 as defined by the Environment Agency flood maps for planning. The river also causes flooding 
problems downstream of the site in Frome itself.  

 

6.43 The proposed masterplan avoids providing vulnerable development in Flood Zones 2 and 3 and 

instead provides for amenity parkland areas on this part of the site which will link into the wider 

public footpath network. Attenuation features will also be provided within this area and detailed 

design solutions for managing surface water flooding will seek to alleviate flooding issues that 

affect the town by providing water storage volumes in excess of those required to serve the 

development.  
 

Ecology  
 

6.44 An initial phase 1 ecology survey has been undertaken and a note on this matter forms appendix 

E to this document. Generally, the site consists of improved and semi-improved agricultural land 

which is of limited ecological interest. Of value within the context of the site is the hedgerow 

network, although many are species-poor. In addition, a small length of stream/ditch is 

designated as a local wildlife site (Vinney Lane) in recognition of its notable invertebrate interest. 
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The River Frome also traverses the site and this provides an important corridor for a range of 

wildlife.  

 

6.45 Large areas of habitat would be retained alongside the river and would integrate with a series of 

green corridors and retained hedgerows. These areas would provide a range of new habitats, 
including species-rich grassland which is currently absent within the site. Providing areas of more 

valuable habitats would help achieve an enhancement in overall biodiversity terms and this will 

be included as part of any emerging masterplan proposals. 

 

6.46 In terms of protected species, the most notable constraint will relate to bats with populations of 

Greater Horseshoe bats known in the local area. A series of bat activity surveys will be undertaken 

to identify any important habitat features within the site. Some of the hedgerows also provide 

suitable habitat for Hazel Dormice and specific surveys would be undertaken to inform any 
necessary mitigation. A small pond is also located within the site and this would be surveyed for 

the presence of Great Crested Newts. Suitable mitigation will be provided for any species found 

to be present within the site.  

 

6.47 The masterplan will evolve as further site-specific survey work is undertaken throughout 2018. 

However, at the current time the appointed ecologist has visited the site, obtained biodiversity 

records for the area and reviewed the emerging masterplan, and has confirmed that in their view 

the development would not give rise to significant adverse effects if appropriate mitigation 
measures are adopted.  

 
Heritage  

 
6.48 A desk-based heritage assessment has been completed along with a detailed site visit by heritage 

specialists Armour Heritage ± this can be found as appendix H to these representations.  

 

6.49 This assessment has identified that:  
 

x A generally low to moderate potential was assessed with regard to buried archaeology 

at the Site. Given the scale of the proposed development, further consultation with 

6RPHUVHW�&RXQW\�&RXQFLO¶V archaeologist is recommended with regard to requirements 
for any further archaeological investigation or assessment; and 

x Of 12 designated heritage assets that have been identified within the study no harm to 

7 has been identified. An assessment of Less Than Substantial Harm has been 
concluded in respect of the remaining heritage assets, comprising: Marston House, Nos. 
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8 & 9 Little Keyford Lane, Keyford House (and associated designated heritage assets), 

11 & 11a Little Keyford Lane and the setting of Marston House Registered Park. 

 

6.50 The masterplan responds to heritage influences in the following ways:  

 
x Existing lanes, including Keyford Lane, SURWHFWHG�DV�D�QDUURZ�µJUHHQ-ODQHV¶�WKHUHIRUH�

avoiding impact on the gates of the nearby listed house (Keyford House); 

x The Green space surrounding Keyford House is protected and enhanced, with a buffer 

of at least 20m provided around the property; 

x New roadway connection to bypass will allow us to downgrade the route through 

Blatchbridge ±thereby improving the setting of the Cross Keys pub; and 

x $�VXEVWDQWLDO�JUHHQ�EXIIHU�LV�SURSRVHG�DORQJ�WKH�VLWH¶V�VRXWKZHVWHUQ�HGJH�WR provide 

landscape screening of the proposed development from Marston House and registered 

parkland located further to the south. 

 

6.51 As the proposals progress further heritage work including a geophysical survey will be 

undertaken to assess whether the site could potentially have archaeological interest and 

targeted trenching wok will further investigate this if required.  
 

6.52 Therefore, we consider that heritage matters have been carefully taken into account when 

formulating the masterplan and the further programmed work will ensure that no significant 

adverse impacts on heritage assets will occur as a result of the proposed development. 

 

Conclusion  
 

6.53 As described the emerging plans for Selwood Garden Village offer the council with a golden 
opportunity to address their increased housing requirement in a highly sustainable and well 

thought-out way.  

 

6.54 The initial technical work that has been undertaken has shown that comprehensive, rather than 

piecemeal, development has significant advantages that will ensure that wider infrastructure 

improvements are delivered, that not only benefit future residents but also the existing 

community of Frome.  

 

6.55 We therefore propose that the Part 2 Plan grasps this opportunity and seeks to allocate Selwood 
Garden Village for development in the emerging plan. This should be comprehensively 

developed in conjunction with the land that has already been identified in the pre-submission 

version of the emerging plan.  
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7.0 PROPOSED AMENDMENTS TO THE POLICY APPROACH  
 

7.1 As we have set out the council needs to plan to accommodate at least 2,000 new dwellings over 

and above the existing commitments set out in the Part 1 and 2 Plans. Our recent discussions 

with the council seem to identify that they will be pragmatically planning for these increased 
requirements and the only point of contention is whether this is dealt with now within the Part 2 

Plan, or whether it has to be left for a wider review of the plan.  
 

7.2 +RZHYHU�� WKH� &RXQFLO¶V� UHVSRQVH� WR� WKH� µ3ODQQLQJ� IRU� WKH� ULJKW� KRPHV� LQ� WKH� ULJKW� SODFHV��

consultation proposals¶ (September 2017) suggests that they currently do not fully agree with 

the emerging figures and that they should not apply until 2020. Furthermore, the council criticise 

the new methodology for being too simplistic.   
 

7.3 8QIRUWXQDWHO\��ZH�GR�QRW�DJUHH�ZLWK�WKH�FRXQFLO¶V�UHVSRQVH�WR�WKis consultation. The emerging 

methodology goes a long way to demystifying the process of agreeing housing requirements and 

takes away the complexity that baffles local communities and often the councils and developers 

themselves. What is proposed is a straightforward and consistent approach to dealing with 

household growth while taking into account market signals, the simplest and most 
straightforward of which are house prices and house price inflation. We therefore consider that 

it is highly likely that the methodology will be adopted in a form similar to that presented 

currently.  
 

7.4 The Part 2 Plan offers an opportunity to plan for this eventuality and gives the council two years 

to create a robust strategy which will ensure that when revised housing requirements have to be 

taken into account when calculating five-year housing land supply in 2020, the council can 

demonstrate a deliverable supply.  
 

7.5 However, the 2020 date should not be confused with the relevant housing requirements on which 

the emerging Part 2 Plan should rely. The increased household projections, market signals data 

that the MHCLG consultation documents set out, and the other factors we have identified in 

relation to housing affordability and economic indicators are strong material considerations that 

must be planned for now. To avoid this issue will cause the council significant problems in the 
future when it has to react in a much shorter timeframe to these revised targets.  

 

7.6 It is our opinion that the increased housing requirements can, and should, be dealt with now, 

otherwise the emerging Part 2 allocations in Frome may prejudice the comprehensive planning 

of the area south of the town and the council will be left open to predatory applications from 
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2020 onwards with no plan to identify how the additional land will be allocated and 

comprehensively planned and delivered. Not dealing with the issue now has many risks.  
 

7.7 Therefore, we urge the council to allocate land south of Frome for development as a Garden 

Village, the extent of which is defined in Appendix A to these representations. This will provide 
certainty about future land delivery in this sustainable settlement and allow more detailed public 

consultation and a Garden Village bid to MHCLG to be made within the next 6 months.  

 

7.8 An alternative approach might be to identify this general area as a reserve site to facilitate further 

testing. However, this is not our recommended course of action given the available evidence in 

respect to housing requirements and it would not give certainty to the local community regarding 

what the development might deliver.  

 
7.9 Finally, if the council insist that Part 2 needs to be progressed without tackling this issue we 

would suggest that specific allocations of land at Frome are removed from the process until such 

a time that the overall housing, employment land and other land uses are holistically and 

comprehensively master planned, which can then come forward as a strategic-scale allocation to 

meet future housing need. This would not be a sound course of action but would at least prevent 

piecemeal development prejudicing a more comprehensive and well thought-out development 

coming forward as part of the plan review.  
 

7.10 We look forward to discussing this matter further with the council and providing any further 

technical information that will assist in the assessment of the Selwood Garden Village proposal 

as part of the plan making process.  
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8.0 CONCLUSION  
 

8.1 Mendip District Council have pragmatically accepted that they need to plan for a significant uplift 

in housing numbers to deal with increased household projections and market signals data in the 

form of the emerging MHCLG standardisation of housing requirement assessment.  
 

8.2 The altered baseline data in respect to housing suggests that over the remaining part of the plan 

period 2006-29 a minimum of 2,000 additional dwellings need to be planned for.  

 

8.3 Frome is the largest urban area in Mendip and is provided with a range of existing infrastructure 

facilities such as a train station, bus route, schools, medical facilities and a vibrant retail core. In 

light of these existing facilities and the ability for new residents to maximise the use of public 

transport it is logical that the majority of the additional large-scale development that is required 
should be directed to the town.  

 

8.4 Such an approach will allow for development to be comprehensively planned in a way that 

maximises the new infrastructure to be required and delivered. For example, a new strategic-

scale proposal at the town will enable the ability to provide land and capital to fund new schools 

as required, sports facilities, new bus routes, wider road improvements and most importantly 

improvements to the rail services that serve the town.  

 
8.5 Frome itself exhibits a range of constraints that preclude large scale development being provided 

to its east (railway line and flood plain), north (protected landscapes, road capacity and land 

ownership) and west (steep escarpment). This means that the only logical option to 

accommodate a strategic-scale scheme lies to the south of the town. The proposals put forward 

as part of these representations seek to do just that.  

 

8.6 The proposed Selwood Garden Village will deliver circa 1,800-2,200 dwellings and up to 23 

hectares of employment land. This level of development can also provide significant new 
infrastructure in the form of new roads, large scale parkland and other public open space, schools 

and a local centre to provide for everyday shopping needs. Additionally, the quantum of 

development will be able to look at wider issues in the town and seek to address them ± for 

example off-site road improvements in the town, a potential park and ride, rail service 

improvements, new car/cycle club schemes and other mitigation measures can be examined and 

provided for where appropriate. Continued piecemeal development in the town would not be 

able to do this.  
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8.7 The Garden Village incorporates existing pieces of land that are envisaged to come forward in 

the Part 2 Plan, which lie adjacent to the existing urban edge of Frome. We have no objection in 

principle to these sites coming forward but consider that their allocation in Part 2, in advance of 

the comprehensive assessment of planning of this area, will be prejudicial to achieving sufficient 

and well-planned infrastructure and will represent a missed opportunity for the council and the 
town of Frome.  

 

8.8 We urge the council to deal with the uplifted housing requirements now, as part of the Part 2 

Plan, or the Part 2 should be rolled into such a review and the Selwood Garden Village proposal 

allocated for development. We will also continue to work with the council to ensure that the 

benefits associated with such a proposal can be fully realised.  
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