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Monkton Heathfield Garden Community: Draft Concept Plan and Design Guide 

West Monkton Parish Council Comments 

Final Version 

 

West Monkton Parish Council welcomes this consultation and the opportunity to put 

forward its comments in relation to the proposals. 

The Parish Council, jointly with Arts Taunton, commissioned Create Streets who are well 

recognised experts in ‘placemaking’ to review the Draft Concept Plan and Design Guide as 

part of this consultation. The Parish Council endorses the Create Streets report which can be 

used to better fulfil the requirements of a garden town initiative.  It is hoped that Somerset 

West and Taunton Council will view the report as a source of information that can help the 

Council develop guidelines to ensure that MH2 is an exemplar development that provides 

for the better health and wellbeing of residents. 

The Parish Council would welcome a follow up discussion regarding the Create Streets 

report and the comments in this consultation response if it was considered to be beneficial. 

 

Objectives for West Monkton 

The following objectives are those agreed by West Monkton Parish Council, these objectives 

should be secured through the design and delivery of MH2: 

• The enlarged Monkton Heathfield to be a single, thriving integrated community, one 

which is not bisected by arterial roads. The road network / usage should be designed 

to enable one community. 

• To this end, our aim is for all through traffic to use the Eastern and Western relief 

roads – not the roads through Monkton Heathfield nor those through the 

surrounding villages. 

• The transport and delivery requirement of farms and local businesses which are the 

employment lifeblood of the community must be enabled. 

• To deliver measures which address the Climate and Ecological Declarations of 

Emergency made by SCC, SWTC, Cheddon Fitzpaine and West Monkton Parish 

Councils and reduce the impact of climate change. 

• To deliver the MH2 as a garden neighbourhood based around green spaces with a 

strong sense of placemaking, and high-quality distinctive design reflecting local 

traditions whilst embracing innovative architectural ideas. 
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A Statement from Cllr Stuart Haskins, Chair of West Monkton Parish Council 

Having been a Councillor of West Monkton Parish for 10 years and the Chairman for the last 

3 years I have seen MH1 progress from the planning stages to the near completion of the 

build. 

During that time, as a Parish Council we have endured numerous frustrations and 

considerable stress as the development was changed, plans were amended, key deliverables 

and trigger points were not met, and important dates were missed. 

The failure to ensure the development progressed and delivered basic amenities to the new 

residents is a lesson learnt and one that must not be repeated on this development, for 

example the provision of public transport from first occupation, recreation spaces or shops. 

The new residents of this development should not have to wait for years to have the basic 

qualities of life at the expense of developer financial games and pressure. 

The approving bodies must ensure that suitable clauses, trigger points and controls are 

correctly put in place and not compromised or sold away to deliver other unplanned 

requirements. 

This development must exercise ‘a get it right first time’ culture so that the Garden Town 

Vision is truly delivered. 

 

Points of clarification / discrepancy in the consultation documents: 

It is assumed that the absence of the road between Bawler Road and Pippin Road on the SS1 

map, SOME 190507 FWP.01 P3 under the legend of ‘existing local roads’ is an error.  If it is 

part of the Design Guidance, then WMPC strongly object to its removal, as it would seriously 

exacerbate the existing congested traffic flows. The road is shown in its entirety on the 

Concept Plan SOME 190507 CP 03 P2. 

It is also noted in the same plan that the existing road between the Cricket Club Roundabout 

and Langaller Roundabout is not included as an ‘existing local road’. The Parish Council 

requests that this existing road is illustrated on this plan more clearly.   

Finally, it is noted that the existing bus gate on Bridgwater Road does not appear on the 

concept plan. The Parish Council requests that this is reinstated. 

 

Comments 

Extent of Development 

• Noted that some of the areas on the Concept Plan fall outside the red line of the site 

– an explanation of how this could affect deliverability is needed e.g. existing A38 

dual carriageway between Monkton Elm and Walford Cross, existing ERR between 

Langaller roundabout and Cricket Club roundabout, parts of the land designated as 

green necklace.   
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• Will the areas of the green necklace outside the red line be part of the Public Open 

Space, or remain in private ownership? The red line which follows the M5 corridor 

should continue all the way along the motorway boundary with the exclusion of the 

‘Penfold’ field to enable maintenance / improvement of existing tracks as part of 

these proposals. 

• Will the proposed road improvements to the Dual Carriageway A38 and the traffic 

calming of the road between Langaller roundabout and Cricket Club roundabout be 

made a condition of the development?  

• Apart from the brief reference of the impact of the utilities easement corridor along 

the A38 limiting access by northern housing to the downgraded A38, ref page 22 of 

the Design Guidance, are there any further constraints due to the gas main. Could 

clarification on the location of the gas main be provided? In addition, can 

confirmation of how it is going to be diverted and when be provided? 

• Please could a realistic effort be made to accommodate self-builders? 

Staging and Review of Development 

• An implementation plan and triggers are important, as certain details of 

infrastructure need to be in place before very many houses are built e.g. school, 

District Centre facilities e.g. health centre.   

• The Parish Council would like to see a detailed staging plan for the development to 

show how access into the development will be achieved throughout construction of 

MH2.  This will enable the Parish Council to understand the impact on the 

community throughout the construction of MH2, although it must be noted that the 

Parish Council would prefer that the construction of ERR2 is completed as part of 

phase 1. The Parish Council would like to be consulted on the staging plan prior to its 

approval and to be kept informed of amendments to the staging plan, especially in 

light of the duration of the build. 

• Due to non-delivery of the retail units in MH1, the Parish Council seeks the inclusion 

of the construction of the District Centre in phase 1 of the construction. 

• To demonstrate the ‘enhancement of biodiversity of the development area’ (ref 

Ecology section in Design Guidance and Environment Bill currently going through 

Parliament), the Defra Biodiversity Metric (calculation tool) or the Somerset Habitat 

Evaluation Procedure should be applied at regular intervals and the results published 

i.e. the development of the site as it progresses is to be accountable using data 

based information. 

Trigger Points 

• The Parish Council considers that the delivery of the District Centre, School and ERR2 

are the priorities for the local community. As mentioned above a detailed staging 

plan should be developed confirming when these key priorities will be delivered. In 

addition, trigger points should be agreed for their delivery. The Parish Council would 

like to be consulted on the trigger points, including any re-negotiation of them.  
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Once the trigger points are agreed they must be enforceable and preferably 

guaranteed by a Bond. 

Access 

• The detailed staging plan referred to above should include the access arrangements 

for construction traffic and vehicles carrying aggregate onto site. It is suggested that 

a temporary access point could be provided from the existing A38 if ERR2 is not built 

in its entirety at the beginning of the development. 

• The detailed staging plan referred to above should include how access for residents 

in MH2 will be provided by a car, bicycle and by foot. In particular, how a safe route 

to school will be maintained for those living in MH2 accessing the schools in MH1 

and how MH1 residents will be able to access the new school to be located in MH2 if 

the ERR2 isn’t complete and the road between the Cricket Club Roundabout and 

Langaller Roundabout continues to be used by the existing volume of traffic once the 

District Centre, housing and school are occupied in MH2. 

• During construction all use of Heras fencing must include adequate safety signage on 

these panels warning people of the dangers of a building site with the hazards this 

creates. 

Highways 

• West Monkton Parish Council agrees that the A38 dual carriageway between 

Walford Cross and Monkton Elm road should be downgraded to accommodate the 

rapid transit bus route, but also to allow access for local traffic, ref page 22 of the 

Design Guidance. Single carriageway access for local traffic is essential. 

• While integrating MH1 and MH2 is supported, the road link between the two 

roundabouts at Langaller should be kept open and heavily traffic calmed with 

adequate pedestrian crossing points in order to create a tree lined Boulevard with a 

cycleway and footpath along side.     This will enable easier movement by foot and 

bicycle between MH1 and MH2 and will continue to enable large farm vehicles and 

lorries accessing businesses and farms in Monkton Heathfield off of the A3259. This 

will in turn remove the need for large vehicles needing to navigate the roads through 

the District Centre.  

• In addition, to ensure that visually aspects of MH1 and MH2 become one village the 

Parish Council requests that the design guide, where possible, removes the acoustic 

fencing along the top of the existing earth embankment and looks into opening up 

and possibly lowering the earth banking in two additional places between Cricket 

Club roundabout and Langaller roundabout to facilitate one community. 

• The Parish Council considers that the most appropriate location for a bus gate is near 

to Walford Cross. The Parish Council does however note that a Bus Gate cannot be 

constructed at Walford Cross until ERR2 is constructed and open. In the interim, 

agreed traffic calming measures should be constructed on the A3259 now and when 

the Western Relief Road is open, following traffic surveys if traffic volumes aren’t 

reduced on the A3259 a temporary bus gate could be constructed on the A3259 at a 
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location to be agreed. When the ERR2 is open, a permanent bus gate can be added 

at Walford Cross thereby diverting traffic away from the centre of Monkton 

Heathfield (A3259) and along the ERR and WRR. When the permanent bus gate is 

constructed at Walford Cross the temporary bus gate can be removed from the 

A3259 as there will then be no need for a bus gate on the A3259 as traffic will have 

already been diverted away from the village at Walford Cross.  

• To enable better traffic flows in the interim, the Parish Council requests that lanes 

are clearly demarked on the ERR as it joins the canal roundabout as far back to the 

Hardys Road Roundabout. 

Tree Planting 

• Tree size needs to be specified and would suggest at the least 8/10 standard is 

required (i.e. girth of trunk one metre from ground is 8-10cms) which would be 2.5 

to 3metrs tall.   

• All trees that are planted should be triple staked to at least six feet in height to both 

deter vandals and promote strong tree growth. 

• Would strongly urge that a maintenance schedule is required immediately on 

planting to include ground preparation, watering, mulching, staking, protecting trunk 

at ground level against animals and strimmers. Duration of the settling in 

maintenance period to be at least 18 months to ensure trees become established.  

Quote from Persimmon, (paraphrased) ‘once planted, no watering is needed’ and 

waste of trees is shameful. 

• Overall tree management and maintenance schemes should be set up to be as 

chemical free as possible, with reduced frequency of grass cutting. (See management 

document for County Park). 

• Planting of edible fruit trees should be continued as part of the ‘Orchard Trail’ 

initiated in MH1.  

• Community Orchard with bench seating would be supported, as per page 30 Design 

Guidance. Where wooden slats are used on benches these should be constructed of 

hardwood not softwood 

• Trees planted within the built environment should always complement the 

architecture, historic environment and the local landscape. The colour of the 

backdrop should also be taken into consideration, for example, a birch will not be 

shown to its best advantage against a light background. 

• Space needs to be allowed for trees to reach their full mature height and spread 

without threatening building structures, causing other structural damage or causing 

obstruction or nuisance. 

• British grown trees should be purchased to reduce the risk of importing diseases and 

remove the need to quarantine the stock prior to planting. Trees and shrub planting 

should be plastic free i.e. no plastic tree guards and supports.  Bio-degradable plastic 

is not acceptable, because the degrade time is too long. Tree stakes should be of FSC 

certified wood. The management plan for trees mentioned above is essential. All 



Page 6 of 11 
 

home and business owners should be positively encouraged to join in and follow the 

tree management plan. Enforcement should be in place in the event of breaches. 

Other aspects of Public Open Space  

• Provision of allotments sufficient to support the MH2 population and if possible the 

MH1 population as no allotments were provided as part of that development, with 

access by car, bicycle, and foot, with water supply and electricity supply for lighting 

and security.  The Parish Council consistently has a long waiting list for allotments in 

the Parish and would welcome provision of more, in proportion to the POS areas of 

MH2, as per page 30 of the Design Guidance. (WM Parish has 11 garden allotments, 

CSM Parish has many more due to a recent gift of land). The Parish Council would 

request that at least 30 allotments are provided. 

• The area does not need yet another football pitch, but support would be given for 

open access tennis courts (ref Cheddon Road/Hope Corner Lane), bowls -perhaps as 

part of the area around the District Centre.  

• It is suggested that a MUGA should be located adjacent to the retained woodland 

area in order to increase the natural surveillance of the woodland. Additionally, a 

Scout and Guide hut should be located adjacent to the retained woodland so that 

uniformed youth groups can assist in the general care of the area. 

• West Monkton Parish Council agrees that opportunities for dual use should be 

maximised and the school should be constructed to allow separate secure access for 

use of facilities by local residents. This will facilitate use of sports pitches out of 

hours. Needs attention in construction – aim was for this to happen at WM Primary 

School, but construction removed option for secure separate access. As described on 

page 22 of the Design Guidance. 

• The area between the motorway and the proposed ERR could accommodate a skate 

park, with half pipes.  These parks are acknowledged to be incredibly noisy and 

therefore bad neighbours to houses; but provision for older youth is seriously lacking 

in MH1 (MUGA still not completed), so addressing this need is essential in MH2. 

• The Parish Council would like to use the Walford Stream to create a lake within the 

flood area in the green necklace. West Monkton Parish Council welcomes the 

opportunities being taken to protect, link and enhance green spaces, water and 

woodland for both people and wildlife. WMPC would encourage support in the 

landscaping for Somerset Pollinator Action Plan, whilst access to a variety of habitats 

is proven to have important benefits for health and wellbeing of people. Planting 

schemes sensitive to these requirements will also help to moderate temperatures, 

reduce air pollution (especially reducing particulates PM 2.5), and provide 

sanctuaries and movement corridors for wildlife also under stress from climate 

change.  

• The Parish Council would like consideration to be given to the reduction of the size 

of the green wedge between ERR2 and the motorway. The location of the green 

wedge, across ERR2 is less accessible for users and unless lighting is provided it may 

not be an attractive area to visit. There is a very clear link between health and 
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wellbeing and open spaces – the Parish Council would wish to see more green spaces 

throughout the development. The open spaces would not need to reduce the 

housing density instead three storey housing, if designed and located correctly, is 

acceptable and the line of ERR2 could be moved further to the east and closer to the 

motorway thereby moving some of the green space from the green wedge so that it 

can be provided throughout the development instead. 

Footpaths and Cycle paths 

• Only one pedestrian crossing is shown on the concept plan.  More are required for 

the ERR, three on demand crossings should be provided to encourage use of the 

green space between the ERR and the motorway. 

• Footpath and cycle ways through woodland and tree planted areas need to have low 

level, motion triggered LED lighting to provide safe routes for pedestrians and 

cyclists no matter what time of day. ‘Trim trails’ to be installed on some of the paths.  

All paths to be wheelchair accessible. 

Bus Services 

• All bus stops to be built with a serviced shelter to allow electronic timetable 

information to be displayed.  

• Travel Plan needs to be strongly enforced and delivered.  

• Bus company or private contractor needed to provide city shopper style of service, 

every 10 minutes, running for a long day (early morning, late at night). 

• Bus and Ride Centre buildings – suggestion for green roof, pergolas, other features 

represent a genuine attempt to impress – as per some of the P+R areas outside Bath. 

Green roof suggestion could be reflected by roof gardens and green walls proposed 

for nodal / focal points. 

• Consideration should also be given to the development of minibus and ride areas for 

pedestrians / cyclists (with undercover bicycle storage) throughout the 

development, rather than one Bus and Ride Building to the north of the 

development. This would enable rapid bus transit throughout the development. 

Street Furniture 

• All seats to have a litter bin in close proximity to them. As above, where wooden 

slats are used on benches these should be constructed of hardwood not softwood. 

• A sufficient number of dog bins should be installed throughout the development. 

• The provision of some mailboxes should be included in the development. 

Parking 

• On street parking areas to be grasscrete, so that the impression of grassy verges is 

maintained rather than parking areas ending as compacted bare earth (see Church 

Hill West Monkton where the green verge has virtually disappeared in the past 5 or 

so years). 
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• In high density housing areas, the concept plan and design guide should include the 

requirement to park car at ground level under the housing provision, this will 

improve the street scene and avoids roads being congested with parked cars. 

Streets in the Development 

• The Parish Council would like the Design Guide to include design templates for all 

street types with detailed interpretations of what street scene is required.  It is 

hoped that this will avoid the watering down of the design of streets when a 

Planning Application is made. 

• Review hierarchy of streets and move away from industry standard ‘Manual for 

Streets’ dimensions to realistically allow for on street parking, both sides of road, 

delivery vehicles, pedestrians, cyclists, emergency vehicles, visibility splay and 

turning circles.  

• All streets to be laid out to include dedicated cycle paths and footpaths. West 

Monkton Parish Council recommends that secure, high quality and easy to use cycle 

parking is provided at public places in the new development. 

• Ideas for street names please to submit to SWTC (if they still have the street naming 

section).  Need names of old families (most have been used – person has to be 

deceased), and old field names. Contact is 

S.Donkor@somersetwestandtaunton.gov.uk  

Accommodation for the Elderly 

• West Monkton Parish Council would support the opportunity to deliver specialist 

accommodation for the elderly in the proximity of the District Centre; but that 

provision must not be allowed to replace the 10% provision of bungalows, 

throughout the site. Bungalows should be encouraged on the sites to the north side 

of the A3259 to allow uninterrupted views of/from the Quantocks. 

District Centre 

• The features of the District Centre should be such that it becomes a destination, not 

just functional, to enable the growth of the community in MH2.   

• A sufficient number of retail units should be included in the District Centre for both 

the MH1 and MH2 development as no retail units have been delivered as planned in 

MH1. 

• Therefore, it is suggested that there should be a medical centre including pharmacy, 

doctors, community nurses, dentist, optician, and hospital outreach.  

• Community building is supported possibly with a Community Library. 

• An open area in the District Centre is support for regular markets. 

• A clock tower as a centre piece is also supported. 

• Consideration could be given to a Hire establishment for bicycles in the District 

Centre to support Garden Town status. 

• The retail offering must be supported by building units that are fit for purpose, i.e. all 

the retail units with apartments above must be built with correct venting and other 

mailto:S.Donkor@somersetwestandtaunton.gov.uk
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building requirements so that they can be used for shops, cafes, take-aways, dry 

cleaners, hairdressers.  

• West Monkton Parish Council agrees that there should be an open area (with 

covered provision as well) for seating and chatting, maybe overlooking the bowling 

green, ref page 18 of the Design Guidance. 

• The Parish Council would expect to have sight of the Marketing Strategy for the 

District Centre and have contact information for the agents at the commencement 

of the development of the site i.e. simultaneously with the start of the first parcel of 

houses. This would also need to be in place for the employment sites. This very 

strong approach is necessary because of the complete failure of the developers to 

deliver the Local Centre which the Parish Council was led to expect would be in place 

with the primary school, as a critical element of place making for MH1. Any change 

of use application of the allocated employment land at Walford Cross must be 

justified by full explanation of the marketing strategy used and analysis of the need 

for the change of use. 

Employment sites 

• The concept plan includes Employment Sites, MH1 also included employment sites 

which in 9 years to date, with the exception of one building which was delivered by 

the site owners, no employment units have been built and half of the designated 

employment land area has been re-designated for housing. The local centre in MH1 

has also not been developed. The Parish Council is consequently concerned about 

any future delivery of employment sites and would ask that there is a delivery 

schedule and plans integrated with the house schedule, that such a schedule is 

enforceable and preferably guaranteed by a Bond. 

• The Parish Council would like the Concept Plan and Design Guide to include more 

employment opportunities, for example small office / workshop type buildings, 

within the development rather than all of the employment site being located to the 

north of the development. This would enable delivery of employment opportunities 

during the housing build rather than employment sites being identified but not 

delivered until the end of the build.  

• Employment Land reserve.  For the avoidance of doubt, it might be wise to publish 

the use categories, as well as a description ‘Buildings will provide employment in the 

form of office space, storage and industrial usage’. So please confirm this means B1, 

B2 and B8 – or is anything else envisaged? 

Energy 

• West Monkton Parish Council supports District energy centres throughout site – 

heating, lighting.  What will be the likely impact of the Local Electricity Bill going 

through Parliament at the moment? The use of air and ground source heating 

systems should be explored. 

• If Walford Stream was dammed to make a lake, then could the fall generate a small 

hydro-electricity scheme?). 
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• Biomass could be considered.   

• The location of the Energy Centre would need to be closer to the employment site so 

that excess energy could be used by employment site.  (Ref Keele University campus 

heating for further ideas, also hydrogen options). 

Water / Flooding 

• SUDs must be consented by LLFA use of Building Regulations part G i.e. grey water 

for toilets, dual flush, water butts in all gardens. 

• The SUDs for the entire MH2 site needs to be available with an explanation of how 

the proposed swales, rain gardens and attenuation ponds interlink, with proper 

drainage strategy and plans. The development management process should give 

regard to the design, ownership and maintenance of proposed SUDs schemes, which 

can be adopted by Water Companies if they comply with the new Design and 

Construction Guidance for surface water sewers. 

• The Parish Council would expect habitat appropriate planting to take place, 

particularly in swales and rain gardens, in accordance with Somerset Pollinator 

Policy. The Parish Council would expect all houses to be fitted with rainwater butts. 

Building Design 

• Buildings to conform the BfL standards (Building for Life). If BfL is used, responses to 

twelve questions should be made available to the Parish Council before final 

authorisation is given. 

• Building heights and nodal/focal points.  Noted that the denser area around the 

District Centre may reach 4 storeys (see Design Guidance pp18 and 19 for clear 

explanation). The PC strongly request that ‘iconic buildings’ should show innovative 

and/or interesting architectural style, so they are truly iconic:  

• Roof gardens and green walls would add interesting features to apartment blocks 

that would also enhance the environment for residents and local flora and fauna. 

(Ref development of four multi-storey apartment blocks in Amsterdam with green 

aerial walk walkways and cycle paths to reach ground floor, apartments surround a 

central green garden space). 

• West Monkton Parish Council notes that it is often the case that Concept Plans 

produced by Developers include chimneys. Could some of the buildings in the MH2 

development be built with functioning chimneys – or even false chimneys? – ref 

estate in Wellington. 

• Noted that proposed housing along ERR will front the ERR with attractive verges, 

tree planting and other acoustic measures: will the outward facing houses affect the 

place making within the settlement? Who will conduct the assessment of the impact 

of the road on air quality and vibration? Will the results be published for the Parish 

Councils? 

• The inclusion of bee bricks, bird bricks, sparrow terraces, in the buildings in MH2 

should be encouraged, to minimize disturbance to birds used to nesting in eaves and 

trees. PV panels on roofs of dwellings not just employment buildings. 
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• There is an expectation that sufficient storage will be provided to accommodate new 

recycling initiatives being undertaken by SWP, also in line with Neighbourhood Plan 

Policy H3 Refuse Bin Storage. 

• The expectation is that buildings will conform to new legislation in terms of extra 

insultation and suitable external materials to increase energy efficiency of buildings 

getting as close to net emission rate of zero as possible within viability argument. 

• Electric charging points are required in all dwellings as well as in the public realm. 

• Materials used are to be compliant with the declaration of Climate and Ecological 

Emergency (SCC, SWTC, WMPC and CFPC). Layout and orientation to maximise solar 

gain. Apartments should be built with balconies or Juliet balconies as a matter of 

course, and blocks orientated to allow outdoor seating and community gardens for 

apartment dwellers. 

• The proposed buildings should have net emission rates of zero or be certified 

‘passivhaus’ buildings. 

• The expectation would be the delivery of fibre to the premises (FTP) to enable 

broadband connectivity in MH2. 

• The installation of external lighting on all buildings including domestic and business 

premises should only be of warm white LED (or current equivalent recognised 

standard). For example, where lighting is needed but the area is sensitive for bats, 

red lamps may also be used (Warwickshire, The Netherlands). The light levels from 

the lighting must not cause disturbance to or prevent the use of habitants or resting 

places used by bats and other wildlife species. 

Gardens / Soil Management 

• Sustainable soil management practices (conforming with DEFRA guidelines, Good 

Agricultural and Environmental Conditions (GAEC) to be applied to the site to avoid 

compaction and contamination of topsoil where materials are stored.  

• Safe storage of topsoil should be regarded as an important part of the Landscape 

and Environment Management Plan.   

• Topsoil should be used back on gardens, allotments, and other public open spaces 

instead of using gardens as a burial ground for builders rubbish and sub-soil.  

• It was suggested the proposed route of the ERR through the site could be developed 

at an early stage as a ‘haul road’ and storage of materials could be limited to this 

area.  

• Biodegradable mesh should be used for the ‘roll-out’ turf used for lawns, to avoid 

plastic contamination, which is a serious pollutant in gardens in MH1. 

 


