
South Somerset’s Chard allocation and the Market Town growth locations 
workshop discussion paper, 5th July - Direction of Growth for Ilminster 

 
Three directions of growth were sustainably appraised to identify a preferred direction 
of growth for the suggested 340 new dwellings to be delivered in Ilminster over the 
Plan Period.  These directions were: 
 
1. Option 1 - South East  
2. Option 2 - South West 
3. Option 3 - North 
 
The Preferred Direction of growth, following the sustainability appraisal, identified in 
the Core Strategy is Option 2, the South West. 
 
This paper addresses the key issues raised in response to the direction of growth. 
 
Issues:  
 Option 1 - South East 
• Object to Option 1 (Shudrick Lane) - further development would increase traffic 

on a very narrow lane, which cannot be improved along the Western end 
because of the width.  Would also exit onto a very substandard bend/junction at 
Shudrick Lane/Ditton Street.  This road is completely unsuitable for further 
development envisaged.  

• Object to Option 1 (Shudrick Lane) - would require a large, expensive, unsightly 
roundabout junction off foot of Kingstone Hill, would generate additional vehicular 
movements on an already busy road, would increase substantially the traffic 
along Shudrick Lane, Ditton Street and Canal Way.   

• Narrowish strip of land has Pretwood Hill as its backdrop, not large enough for 
major development, also presumes a huge outlay to develop a road system. 

• Option 1 comprises high-grade agricultural land. 
• Shudrick Lane (Option 1) is full of wildlife - deers, foxes, badgers and slow 

worms. 
• Shudrick Valley (Option 1) is one of outstanding beauty and further incursion of 

building into the countryside here would detract from its appearance. 
Development would destroy the vista effect of the valley leading to the Pretwood 
Copse, Baker's Copse and the adjoining wildlife/geology local area. 

• In the Ilminster Town Plan 1983 the land in Option 1 was designated under Policy 
C1 as a Special Landscape Area.  This should be kept as an amenity for the local 
community to enjoy. 

• If Option 1 is developed it should be low density, in line with the previous 
development brief for the area (pre-Tesco development). 

• Option 1 is close to shops.  
• Option 1 acceptable for 50 dwellings only.   
 
Option 2 - South West (Preferred Option) 
• Support Option 2 (preferred Option) - the land has easy and less costly vehicular 

and pedestrian access and is in close proximity to the proposed doctors surgery. 
• Object to the Preferred direction of growth, it will further unbalance the town.  

Option 1 (from Shudrick Lane) is more sustainable.  
• Preferred option is totally wrong will loose playing fields.   
• The preferred option (2) continues the trend for incorporating Donyatt into 

"Greater Ilminster".  If this were developed would like assurance that there would 
be no link for vehicles between the new development and the existing track and 
poorly maintained lanes leading into Lower Donyatt village.  



• Town Council feels that their vision for Ilminster has been ignored.  Option 2 
(preferred option) for housing development on land running up to the fringes of 
Herne Hill is totally opposed and at variance with the TC Vision.  TC has long 
favoured development along Shudrick Lane which will make the much needed 
Eastern Relief Road more feasible.  Additionally, the TC wish to see a Sports 
Centre developed on Brittens Field, in order to achieve this the land to the west 
for both pitches and recreational space would be frustrated by housing 
development in this area.   

• Why put all the housing in one block, the roads to the east and north are not 
adequate for the volume of traffic.  Why put more houses when other houses 
have been difficult to sell.  

• Object to Option 2 because 1) Town Council do not wish to see developed 2) 
farming land that leads up Herne Hill 3) Herne Hill owned by Town Council and 
used for local recreational purposes 4) link between town and country should be 
maintained 5) Flood zone.  

• Object to Option 2 because 1) Donyatt Village and Ilminster Town Council are 
opposed, they wish to retain the agricultural use of the land 2) Cold Harbour 
Farm is an important resource, there is a need for families to begin careers in 
agriculture - County farms represent an opportunity 3) Land is fertile and its loss 
would have an impact on future food security and UK's ability to produce food 4) 
SA does not take any of these points into account 5) Cold Harbour Farm is not 
linked via roads to Ilminster, object to any road improvements to Park Lane and 
Church Lane as it would lead to dangerous rat runs to Chard, affecting Donyatt 
6)Former railway cutting which forms northern border to Cold Harbour is a Local 
Nature Reserve, development could threaten natural history. 

• Area south of Canal Way appears to be the best of the three areas.  Land west of 
the current development is designated for light industrial use.  As there is housing 
in this location anyway more logical. 

 
Option 3 - North 
• Option 3 acceptable 50 dwellings (off Winterhay Lane).  
• Access to the town via New Road is a nightmare now.  House occupiers have no 

option but to park either side of the road as it climbs to "The Heights" in the 
Beacon area.  It is often impossible for two cars to pass now, and terrain would 
need major road works.    

• Option 3 is too large and would have visual impact implications. 
 
Comments Relating to All Options 
• The options should not be built upon as they constitute good farming land and 

make Ilminster a tourist attraction. 
 
 
Response: 
 
When the direction of growth was previously considered through the Sustainability 
Appraisal for the draft Core Strategy, the ability of Option 2 to deliver all of the 340 
dwellings required, influenced the selection of Option 2, the preferred option, over 
Option 1 (the SHLAA identified 92 dwellings as being the maximum yield), as in 
sustainability terms, choosing between the options was a finely balanced choice.  
The logic for this was based on the assumption that one comprehensive 
development may be able to ‘afford’ to deliver better community infrastructure than 
two schemes, and given the Town Council’s desire to obtain much needed 
community infrastructure, this was considered to be a very influential factor. 
 



Since the Sustainability Appraisal was undertaken, the Council has tasked 
consultants to explore the options for and against moving to a Community 
Infrastructure Levy (CIL) to deliver infrastructure.  The Council has yet to make the 
decision as to whether South Somerset will follow this approach to obtaining 
developer contributions, but if it does, the argument for one comprehensive 
residential development to deliver infrastructure, as opposed to a number of smaller 
schemes, combined delivering the 340 dwellings, is weakened.   
 
Additionally, the Town Council has through their response to the Draft Core Strategy 
consultation, expressed their disapproval of Option 2 (the preferred option), theirs is 
a significant objection, for they act as representatives of the Ilminster community.  
 

Ilminster Town Council Response (Rep No: 1202657): 
Ilminster Town Council are of the opinion that their Strategic Vision for 
Ilminster, which was developed following consultation with the Ilminster 
community, has not been considered fully enough in drafting the Core 
Strategy direction of growth. 

 
Ilminster Town Council feel that the choice of Option2 for proposed housing 
development on land running up to the fringes of Herne Hill is at complete 
variance with the recommendations of the Town Council, and they are totally 
opposed to the preferred direction of growth.  

 
The Town Council has long favoured expansion along Shudrick Lane (Option 
1), which they view as offering the added advantage of making an eastern 
relief road more feasible.  

 
Road from Shudrick Lane to Knott Oak 
The Town Council are seeking a relief road to the east, effectively an 
extension of Shudrick Lane down the valley to Knott Oak.  This road 
combined with the southern distributor road (Canal Way) would create a loop  
 

In terms of other responses, there were 7 objections and 1 support for Option 1 (not 
including the Town Council), 6 objections (not including the Town Council) and 2 
support for Option 2 and 2 objections to Option 3.  It is clear from the level of 
responses, there is no overwhelming support for any of the options from respondents 
other than the Town Council. 
 
The Town Council has been working for number of years on a Strategic Vision for 
Ilminster, given the consultation responses, the finely balanced outcomes of the 
Sustainability Appraisal and the potential introduction of CIL, the decision was made 
to further explore the suggested development options set out in the Ilminster Vision.  
The vision puts forward three options for residential development, one of which was 
considered in the Sustainability Appraisal, land at Option 1 (Shudrick Lane) and 
Winterhay Lane and West Crescent are also put forward.  It is considered that the 
level of development that could be delivered at Winterhay Lane (125 dwellings 
approximately at 50 dph) and West Crescent (21 dwellings approximately at 40 dph) 
would be better considered through the Development Management process as 
neither deliver a significant enough level of development, although it must be noted 
that West Crescent is outside the Development Area and therefore would need to be 
justified as development here would be strictly controlled.  The Shudrick Lane option 
however, is reconsidered below in the context of the other directions of growth put 
forward through the Core Strategy. 
 
 



 
Option 1 – South East 
The overall Sustainability Appraisal findings for this option favoured neutral or 
positive outcomes, the site is in close proximity to essential services and 
infrastructure, although further from the employment land allocation than either of the 
other options.  The inability of the site to deliver all of the 340 dwellings, and 
therefore the requirement for two sites weighted negatively against the option. 
 
This Option has been given further consideration on the basis that the decision to 
favour Option 2 (preferred option) over Option 1 was a finely balanced decision in 
sustainability terms and in light of the overwhelming Town Council’s support for this 
Option.    
 
Issues raised as objections to this option cover the following topics 1) highways, 2) 
landscape impact, and 3) ecological impact.  
 
Highways  
The principle of accessing the development off of Shudrick Lane/Ditton Street and 
Long Orchard Hill and creating an eastern ‘relief road’, is being actively explored with 
the County highways department.  They have initially raised concerns regarding the 
potential increased traffic, which will be emerging onto Townsend, and the increased 
traffic, which will then either travel southwards on what is a ‘relatively poor standard 
road’ or head north and emerge at the existing Bay Hill junction which is also ‘sub 
standard’.  With regards the Shudrick Lane/Ditton Street junction, they have indicated 
that they are likely to require more information in terms of the potential traffic 
generation before any comments can be made on the suitability of the junction to 
cater for the additional traffic.   The County Council are identifying the additional work 
(including timescale and costs involved) that may be required to establish whether 
this option is acceptable in highways terms. 
 
The Town Council’s aspiration for an Eastern Relief Road have been explored with 
Somerset County Council who have confirmed that there would be no public funding 
for a road in this location, the road would need to be funded through developer 
contributions.  The estimated cost of the road would be in the order of £2.1m, and a 
rough viability assessment has been undertaken in-house to ascertain if a 
development of approximately 300 dwellings would ‘stack up’.  Given the lack of 
valuation expertise in-house, the valuation is being considered further by Tym/Baker 
Associates as part of their IDP work for the Core Strategy. 
 
Landscape Capacity  
There have been concerns raised regarding the impact of development on the 
landscape of Ilminster in this location.  The Ilminster Peripheral Landscape Study 
(November 2007) illustrates that the land to the east of Shudrick Lane has the 
capacity to be developed to varying degrees in a manner which would respect 
landscape sensitivities, because of the close proximity to existing urban form which 
makes the land in terms of landscape sensitivity low.  The landscape appraisal 
identifies an area within which development could occur and defines areas beyond 
which development would not be appropriate because of the landscape value.  The 
Landscape concerns raised in the responses are not considered strong enough to 
counter the position stated in the Landscape Appraisal. 
 
Discussions with the Landscape Officer have identified that if land outside of the 
SHLAA is considered, the site could be developed at an average of 40 dwellings per 
hectare, comprising higher densities and lower densities where the landscape 
dictates so.  In the interest of sustainable use of the land, developing only 50 dwelling 



here would be unsustainable and would require another site/s for the additional 
growth Ilminster is required to take to the end of the Plan period. 
 
The saved policies and proposals of the South Somerset Local Plan (2006) 
supersede the Ilminster Town Plan.  The land designated as a Local Wildlife/Geology 
Site would be afforded the relevant protection under saved Policy EC6 of the South 
Somerset Local Plan. 
 
There is a small amount of Grade 2 Agricultural Land around Cross Farm House and 
Heron Way/Eames Orchard, this is not a significant amount of land, the majority of 
the area is ungraded, and the area, which comprises the Grade 2 land, may not 
necessarily be developed. 
 
Ecology 
The European Protected Species in South Somerset (2009) identifies that some 
parts of the option are within the foraging areas for Pipisrelle Bats and discussions 
with the District Council Ecologist has highlighted that there are badgers in the area, 
the principle of development on this site is however accepted and it is considered 
that development can take place with mitigation measures in place.   
 
In principle it is felt that residential development in the region of 300 dwellings may 
be acceptable in this location subject to viability and satisfactory highways 
arrangements.   
 
Option 2 – South West 
The overall Sustainability Appraisal findings for this option favoured positive 
outcomes, but the Town Council are opposed to the site as they feel that this part of 
Ilminster has had sufficient residential growth and further development would be 
harmful to the town, impact upon Herne Hill and jeopardise the Town Council’s 
aspirations for recreational development in this location. 
 
Issues raised as objections to this option cover the following topics 1) highways, 2) 
landscape impact, 3) ecological impact, 4) flooding and 5) recreational value of the 
land.  
 
Highways 
The Strategic Housing Land Availability Assessment (SHLAA) considered land in this 
location, highways commented that access could be achieved and development 
accommodated in the wider network subject to improvement to A303 junction and to 
improvements to Station Road access from the A303. 
 
We are awaiting Somerset County Council highways department’s view in relation to 
the potential for residential development in this location, and the road improvements 
to Church Lane and Park Lane, adjoining Cold Harbour Farm to Ilminster. 
 
Landscape Capacity 
The Landscape Appraisal for Ilminster states that the land between Canal Way and 
Herne Hill (Option 2) is relatively flat and has few constraints.  The appraisal does not 
view further residential development in this location as unbalancing the development 
of Ilminster, rather it states that the adjacent large-scale residential areas combined 
with the lack of constraints make this location appropriate for further residential 
development.   
 
The development of Herne Hill is not envisaged.  
  



Given the scale of development it is not considered that encroachment on Donyatt 
would be an issue, particularly given that the Landscape Appraisal highlights the lane 
between Ilminster and Donyatt (Herne Hill and Mitchell’s Hill, extending south 
towards Dunpole Farm and Downs Farm) as having a low capacity to accommodate 
built form as they are highly sensitive and provide a visual buffer between Ilminster 
and Donyatt.   
 
The land is currently ungraded in respects of agricultural land.  Somerset County 
Council’s County Farms department have stated that whilst the farm’s (Cold Harbour 
Farm) viability would be affected by loss of land, the County Council’s current policy 
regarding the whole County Farm Estate is no longer focused on providing farming 
opportunities. Under this policy a large part of the Estate is to be sold but those farms 
being ‘retained’ (which includes Cold Harbour Farm) are now held specifically for 
their future development potential. However in this particular case, depending on 
timescales, if the land is taken for development it may be possible to provide some 
replacement land to compensate for that lost and thereby retain the farm’s current 
viability.  Therefore they do not object in principle to this potential direction of growth 
for residential development. 
  
Ecology 
The European Protected Species in South Somerset (2009) identifies that some 
parts of the option are within the foraging areas for Pipisrelle Bats and discussions 
with the District Council Ecologist has highlighted that there are badgers in the area.  
In theory given that the area is mainly agricultural, it is unlikely to throw up anything 
out of the ordinary.  In principle, development on this site is accepted and it is 
considered that development can take place with mitigation measures in place.   
 
The land around the dismantled railway line is identified in the South Somerset Local 
Plan, as being a Local Wildlife/Geology Site would be afforded the relevant protection 
under saved Policy EC6 of the South Somerset Local Plan, if the site were developed 
in that direction. 
 
Flooding  
The option is outside areas at risk of flooding. 
 
Recreational Value of Land 
The recreational use of land in this location is considered in the Landscape 
Appraisal, which suggests that if residential development were to occur in this 
location, it could include open space in the form of a recreational field below Herne 
Hill adjoining the current recreational area, within which the Town’s future sports 
needs could be accommodated.  The concerns over residential development 
jeopardising the recreational aspirations of the Town Council are not considered to 
be justified. 
 
Option 3 – North 
The Landscape Appraisal confirms that Option 3 comprises land with a low capacity 
to accommodate built development, and Highways comments in relation to the 
SHLAA confirm that access could be achieved and development accommodated in 
the wider network subject to improvement to A303 junction and to improvements to 
Station Road access from the A303. 
 
The option to develop at Winterhay Lane has also been put forward by the Town 
Council and it is considered that this can be dealt with through the Development 
Management process. 
 



Conclusions: 
Given the finely balanced nature of the Sustainability Appraisal in respects of Options 
1 and 2, the potential changes that may be introduced by CIL, the response of the 
Town Council and the revised site size, it is considered that the preferred direction of 
growth for Ilminster be revised from Option 2 - South West to Option 1 - South East.  
This revision is on the basis that the highways and viability issues raised above are 
resolved. 
 
Recommendations: 
• Subject to confirmation of viability and acceptability in highways terms revise the 

preferred direction of growth to be Draft Core Strategy Option 1 – South East.    
 
• Include a ‘Direction of Growth’ policy in the Core Strategy, which indicates that in 

Ilminster the direction of strategic growth will be to the South East as shown on 
the following map. 
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