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Planning Application Comments
Langaller Park / Monkton Heathfield Development Phase 2 (MH2)
October 2025
14/21/0047 - Application for outline planning permission with all matters reserved,
except for access, comprising up to 1,450 dwellings, up to 4.91 hectares of land for
strategic employment uses, up to 8 hectares of land for a through school, mixed use
district centre including mobility hub, community facilities, green infrastructure, drainage
works, and associated works, on land at Walford Cross, Monkton Heathfield.

Introduction, context, and considerations

The Parish Council has prepared these comments in relation to updated plans, reports and proposals
submitted in respect of the above application in September 2025.

These comments follow those previously submitted by the Parish Councilin respect of the MH2 proposals in
January 2022, April 2023, March 2024 and August 2024.

Position of the Parish Council

The Parish Council would like to reiterate the concerns it has previously expressed in these comments.

It is recognised that this development will happen with or without the input and measured support of the Parish
Council.

The Parish Council continues to strongly object to the revised highway elements of the proposal and is
disappointed with other elements of the amended proposals, although the Parish Council is pleased to note
that a number of its comments and suggestions have been reflected in the new submission.

Highways
The Parish Council continues to strongly object to the complete removal of a relief road / ERR2.

The Parish Council believes strongly that with the removal of the ERR2 and allowing the A38 traffic to continue
on its existing route in between the existing MH1 and proposed MH2 developments will have the following
impact on the local area:

e Pedestrians, cyclists, and school children will not be able to safely navigate the A38 to get to / from the
facilities that are proposed in MH2, including a Through School and a District Centre.

e The continuous flow of traffic on the A38 (between 10,000 and 15,000 vehicle movements per day) will
segregate the new community moving into the MH2 development from the wider community.

e There will be a significant increase in traffic movements on Monkton Heathfield Road, and potential rat
running through Goosenford / Cheddon Fitzpaine / West Monkton village impacting on the safety of
pedestrians and cyclists. Compounding issues by adding to traffic from the Lyngford developmentin
Cheddon Road.



The Parish Council has at every opportunity, voiced its concerns about the highways proposals to the
Developer, Planning Officer from April 2023 to date. The Parish Council has met with Somerset Council
Highways Officers, the Executive Member for Highways at Somerset Council, the local MP and corresponded
with National Highways about the proposals to no avail.

In April 2023, the Parish Council responded to the proposals, suggesting an alternative road layout, illustrated
below in a sketch which was submitted to the Planning Officer, the Developer and Somerset Council Highways
in June 2023.

The Parish Council considers that this alternative road layout would improve pedestrian and cyclist safety
through the provision of a pedestrian underpass and would also provide a drop off zone for the school. Traffic
will be discouraged from using the Monkton Heathfield Road but instead continue on the A38 / ERR where a
n more direct route is provided.
= —r—— - : This alternative would not
4( ,'_‘ — e ez o e require any additional road
=il T L building and therefore there
would be no increase in cost to
the Developer. The road could
be built prior to the build of
| houses and provide access for
' construction traffic and access
to all phases of the
development.

Despite the many
“a representations made by the
! Parish Council it is
disappointing that the
submitted proposals continue
to only provide for modification
of the A38 rather than a relief road or alternative road layout as suggested by the Parish Council.

In respect of the highway proposals that have been submitted the Parish Council has made the following
comments and suggested amendments:

e The speed limit on Monkton Heathfield Road from Blundells Lane to the junction with the A38 should be
reduced to 20mph to reflect the speed limit already in place through Monkton Heathfield and to deter
drivers from driving through Monkton Heathfield.

e The Parish Council suggested and is pleased to see it has been included in the proposals, the
controlled junction at Monkton Elm. This proposed improvement at the A38 junction with Monkton
Heathfield Road. The traffic lights should be triggered / timed to ensure that they hold traffic and deter
road users from turning right at the junction and using Monkton Heathfield Road and Dosters Lane. The
timing of the traffic lights should only allow a short window of time for cars to turn right. The PC has
suggested that these junction improvements should be undertaken and be operational before
construction work commences or in the very least before any houses are occupied in the Langaller Park
Development.

e Allroad improvements proposed between the A38 / Monkton Heathfield Road junction and Langaller
Roundabout should form part of phase 1 of the development to ensure the safe crossing of children to
the new school and pedestrian / cycle movements to the District Centre.

e Cycle path and footpath connections towards Creech St Michael along Langaller Lane should be
included on at least one if not both sides of the road to enable school children from Creech St Michael
to walk / cycle to school safely.



e Sufficient access roads to areas of the development must be provided to enable sufficient emergency
access. The illustrative masterplan indicates that at least one area of the development only has one
road in / out. More than one access road should be included if the number of homes proposed exceeds
the threshold.

e The proposals should be expanded to include improvements to the ERR between the Hardys Road
Roundabout and the Canal Roundabout so that two lanes of traffic approach the Canal roundabout,
one lane turning left to proceed to Bathpool/ on the A38 and the other to turn right to proceed on the
WRR / A3259. This will enable the better flow of traffic and greater use of the ERR / WRR. The Parish
Council understands from a meeting with Somerset Council Highways that there is currently sufficient
road width to enable this improvement to be made at minimal cost.

e The proposals should incorporate a facility for vehicles turning both right into the private road leading to
Walford Lodge from the A38 (which is currently indicated in the plans) but also turning right out of the
private drive across the A38. There are more than 45 cars using the private drive in addition to delivery
vehicles.

e The proposals should be expanded to include the closure or partial / one way closure of Boome Lane at
Adsborough Hill to prevent rat running through West Monkton village.

e Detailed proposals should be provided for improvements to Monkton Heathfield Road.

Monkton Heathfield Road

As part of the MH1 Development a bus gate was proposed (and a contribution made by the Developer to
Somerset Council as the Highway Authority for its delivery). In addition, a requirement of the MH1 Development
was for traffic calming measures to be introduced on Monkton Heathfield Road. Proposals were developed and
consulted upon but have not been delivered.

Somerset Council as the Highways Authority has also received a sum of money for a puffin crossing point in
connection with the Hartnells Development, detailed in the S106 agreement but not delivered.

At present, no improvements have been made to Monkton Heathfield Road to mitigate the impact of MH1, as
obligated in the planning approval. The Parish Council regularly places a Speed Indicator Device (SID) on
Monkton Heathfield Road and in addition to collecting speed data, it also collects vehicle movement data. The
SID has recorded the following vehicle movements:

Date Average vehicle movements per day
December 2023 - January 2024 4500
April 2024 6718
August 2024 6137

The SID results confirm a significant and increasing level of vehicle movements on Monkton Heathfield Road
which is now a B class road with a 20mph speed limit and a weight restriction.

The developers Highway proposals for Langaller Park (MH2) have suggested that the bus gate is not required.
This has been supported by SC Highways and now won’t be delivered. The ERR2 which was to provide a relief
road around the MH2 development is now no longer proposed and will also not be delivered. There will be an
access point to the phase of the MH2 development opposite the garden centre from Monkton Heathfield Road
but no traffic calming improvements are detailed, just a sustainable transport contribution.

The Parish Council requests that a comprehensive scheme of traffic calming improvements should be
submitted for Monkton Heathfield Road with this proposal. It must incorporate all the MH1 required traffic
calming measures and:

e Acrossing point/ build out at Yallands Hill on Monkton Heathfield Road, for which the Parish Council
has commissioned a Feasibility Study and Road Safety Audit.

e Gateway/ build outs at Mead Way and near Dosters Lane (in addition to Yallands Hill)
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e Restrictions on Bawler Road
e Crossing points
o Improved pavements for pedestrians and cyclists

These improvements will deter traffic from using Monkton Heathfield Road, keep speeds at 20mph and improve
the safety of pedestrians and cyclists. The proposed improvements to the Monkton Elm A38 junction with
Monkton Heathfield Road don’t go far enough to achieve this. The contributions received by Somerset Council
for the puffin crossing relating to the Hartnells Farm Development and the MH1 bus gate should be committed
towards these improvements, along with a sum for the MH1 traffic calming measures from the Developers and
the Monkton Heathfield Sustainable Transport Contribution for this development.

These improvements should be agreed and implemented prior to the occupation of any property in MH2.

School Provision

The original proposals for the development incorporated 7.7 hectares of land for a through school. The
updated development proposals still allocate the land for education but now the Education Authority have
stated that only a primary school is required. The remainder of the land is currently subject to ongoing
discussions between all parties. The Parish Council has always and will continue to argue that there is a need
for both schools and as the development progresses this need will grow with the occupation of houses.

Community Infrastructure Levy (CIL)

The Parish Council is committed to using the CIL that it receives to deliver required and additional needed
infrastructure in the development and to ensure that the addition of this development to our community can be
mitigated and also add to the facilities and opportunities of the entire Parish. The Parish Council understands
that Somerset Council will not be committing any of its 75% to infrastructure in this development or the
surrounding area.

Affordable Housing

Normally in order to be policy compliant, 25% of a development should be affordable and social housing.
However, due to a viability argument put forward by the developer it is likely that this figure will be reduced to
5% for this development. It should be noted that if Somerset Council committed the CIL it receives for this
development to the needed infrastructure in the development and the surrounding local area, the proportion of
affordable housing could be increased to provide more affordable housing for which there is an evidenced
need.

Pedestrian / Cycle Improvements

The Parish Council supports the proposed off-site improvements to pedestrian and cycle lanes along
Bridgwater Road, from Brittons Ash to Bathpool and will continue to request that to same is provided to
connect Creech St Michael.

District Centre

Following the failure to deliver retail units in the MH1development, it is vital to this development and the wider
community that the District Centre is completed, and units start to be occupied by the time phase one is
completed. Trigger points and financial bonds should be included in legal agreements of the development to
ensure Developer compliance.

The Parish Council has also expressed the following concerns in relation to the District Centre:

e Sufficient parking / vehicular access to the school must be provided. A drop off point for car and school
buses is vital. If there is not sufficient provision, parents / carers will park vehicles in neighbouring
residential streets or in the car parks of nearby local businesses.
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e Sufficient parking needs to be provided in the District Centre for the proposed community use of
pitches / hall/ facilities outside of school hours.

o A sufficient footprint for the Community Hall needs to be provided for external storage alongside the
main community hall building.

Phasing

The Parish Council believes that the following amendments are needed to the proposed phasing of the
development:

e Access to the southern allotment site and Young Persons Hub near Langaller and M5 should be
delivered as part of phase one or at the very least have a metaled surface access provided.

e The employment land should be made available from the start of the development to ensure availability
by the time houses are occupied.

e Allroad improvements proposed between the A38 / Monkton Heathfield Road junction and Langaller
Roundabout should form part of phase one of the development to ensure the safe crossing of children
to the new school and pedestrian / cycle movements to the District Centre.

e More generally, following the experiences from MH1 and the non-delivery of retail units and sports
pitches, the Parish Council feels strongly that trigger points should be agreed for delivery of all
obligations. The Parish Council would like to be consulted on the trigger points, including any re-
negotiation of them. Once the trigger points are agreed they must be enforceable and financial

penalties / bonds should be included in S106 agreement. This step will avoid a repeat of experiences in
MH1.

Allotments

The proposed allotment sites, both of which will be delivered in phase one, should be fenced off and the
existing water supply should be maintained at all time and electric supply provided as early as possible. The
southern allotment site should be provided with access as outlined in ‘phasing’ above.

Topsoil

As the existing use of the land is agricultural, a condition should be included whereby the top four inches of soil
is removed and stored on site for use in each garden. This will enable each garden to have at least 200mm of
topsoil which will enable growing of vegetables in support of declared climate emergency objectives.
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