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City of Wells Neighbourhood Plan 
 

Introduction 
 
Wells is a place of contrasts. Officially 
recognised as England’s smallest city, it 
is a bustling market town with twice 
weekly street markets. Located on the 
southern slopes of the Mendips, it looks 
towards the flat lands of the Somerset 
Levels.  
 
It has a rich history and a unique 
heritage of high quality buildings 
(including its Cathedral, Bishop’s 
Palace and Vicars’ Close) that have 
been protected as a conservation area 
since 1970. Its Mendip setting and 
access to open countryside (especially through Palace Fields) make a significant contribution to its 
sense of place. Its past is not only a powerful draw for tourists, but also for people who want to live 
or work here now.   
 
According to the 2011 Census, Wells has a higher 
proportion of people aged 65+ than the Mendip, 
Somerset and national averages. This has caused 
concerns about an ageing city and the need to retain 
and attract young people in order to keep it vibrant.    
 
World-renowned for its historic buildings, Cathedral 
choir and specialist music school, Wells has a very 
active community life and a thriving cultural scene. 
This includes a literary festival; a food festival 
celebrating local produce; a contemporary art 

exhibition that attracts artists from all over the world; a 
music festival based at St Cuthbert’s Church; a 
children’s festival; an amateur theatre; and a film 
centre, as well as sports and leisure facilities.  
 
Historically the local economy developed on the back of agriculture and industry, but its present 
and future growth is centred on the retail and visitor economies.  It has the most diverse local 

economy of any of the Mendip towns with more jobs spread over a wider range of business 
sectors.  
 
The economic benefits of tourism continue to grow in importance, providing employment 
opportunities in the large number of hotels, B&Bs, restaurants and cafes in the City and the 
heritage destinations and events.  Data at District Council level indicates that the tourist spend for 
Mendip as a whole is £161m (Source: Mendip Local Plan 2006-2029) and that 3,570 jobs are 
directly related to tourism.  
 
There is a high level of in-commuting (3,001), due in part to a limited supply of housing, and out-
commuting (2,182) due to the proximity of Bath, Bristol and other centres of employment. In broad 
terms it is professionals who commute out to better paid jobs in Bath and Bristol and lower skilled 
workers who commute in.

Wells Demographic 

 2001 
Census 

2011 
Census 

Population 10,440 10,536 

No. of 
households 

4,800 4,912 

Average 
household size 

2.2 2.1 

Ethnicity: 
White 
population 

98.7% 97.6% 

Ethnicity: 
Black and 
Minority Ethnic 
population 

1.3% 2.4% 
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According to the 2011 Census, 4,939 people  
are in employment and the main industry 
sectors they work in are: 
 
The number of new jobs is predicted to grow 
by 1,500-1,950 by 2029 (Source: Mendip 
Local Plan 2006-2029). The increasing 
development of business services coupled 
with less centralised working and more 
remote working will provide more high value 
jobs, reduce out-commuting and enable the 
local workforce to compete for local housing.  
 
The population is forecast to grow from 
10,536 to 12,718 by 2029 and an additional 
1,450 new homes will be provided to 
accommodate a greater share of the local 
workforce (Source: Mendip Local Plan 2006-
2029). There is an urgent requirement 
therefore to plan for appropriately sized and 
affordable housing units to ensure this 
increase is in keeping with the area and has a 
high standard of energy efficiency. 
Infrastructure and services (roads, schools 
and medical facilities etc) need to be planned 
and developed in step with the projected 
increase in population.   
 

Wells is already fortunate in having some 
superb green spaces close to the City centre, 
including the Recreation Ground and Palace 
Fields, but these need to be protected and 
enhanced for the future. The increase in 
population will require more provision to be 
made for green spaces for leisure and better equipped play areas. In addition, better links to the 
surrounding countryside will have to be developed, including wildlife corridors. 
 

For Wells to retain the character of its compact commercial heart, it needs a mix of independent 
traders offering local produce and retaining the City’s unique local identity, as well as attracting 
national chains to add to the diversity of the City’s retail offer. As much as is possible, the balance 
of retail, food and commercial outlets needs to be maintained. 
 
The City needs a sustainable transport strategy that enables it to become more pedestrian and 
cycle-friendly, with better car park provision and management, focusing on developing better local 
transport and less reliance on cars. 
 
This Plan aims to build on the heritage, character and strengths of the City to ensure its continuing 
vitality and viability into the future. The work of the current and past councils, and its predecessors, 
in promoting the development of Wells is acknowledged but is something which can be built on.  

                     

Most important employment sectors in Wells 

Wholesale / retail 17.3% 

Education 12.9% 

Health 12.4% 

Manufacturing 8.7% 

Construction 8.4% 

Accommodation/food services 6.3% 

Professional, technical and 

scientific services 

5.9% 

Other 5.3% 

Public Administration & Defence 5.1% 

Transport & Storage 4.0% 

Information & Communication 4.0% 

Administrative and support 

services activities 

3.5% 

Financial and insurance services  2.6% 

Real estate activities 1.4% 

Other sectors  2.2% 
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Vision for 2029 
 

1. Wells will continue to be an attractive place to live, work and visit; sufficiently compact to retain 
its distinctive identity whilst accommodating the growth necessary to ensure its economic 
viability. 

2. Wells will have accommodated its additional residents in housing that not only matches their 
material and economic needs but which also contributes to the distinctive nature of its 
surroundings and incorporates high standards of design, energy efficiency and sustainability.  

3. The increase in population will sustain and develop the service and employment base in Wells, 
providing the necessary economic growth and reducing the need for in-commuting. 

4. The additional population will have good access to health and education facilities. 
5. The City centre will be thriving and vibrant, providing a range of retail and other services and 

facilities.  
6. The character of the City’s heritage and its landscape setting will be protected and enhanced. 
7. The people of Wells will have good access to open spaces, play equipment and recreation 

facilities. 
8. The visitor economy will have developed sustainably to be a strong sector, with employment 

opportunities and attracting sufficient investment to sustain the visitor attractions. 
   

Aim 
 

To provide a consensus framework for the future development of Wells, balancing the preservation 
of the distinctive character of its heritage with the needs of a growing, dynamic City.  

 

Strategic Objectives 
Heritage  

To ensure that the character of Wells and its heritage assets are protected and enhanced. 

Housing 

To ensure the provision of sustainable housing for a diverse community. 

Moving Around 

To ensure the provision of effective links into, out of and around the City which also encourage the 

use of sustainable alternatives to motor vehicles.  

Retail  

To maintain the vitality and viability of the retail economy by protecting the unique character of the 

City centre and encouraging independent traders.  

Tourism  

To support the visitor economy with a wide range of visitor accommodation, appropriate visitor 

information facilities, stronger links between major visitor attractions and other partners, and 

support for a wide range of cultural events and festivals. 

Natural Environment 

To maintain and enhance the green spaces in and around Wells in terms of recreation areas, play 

spaces and wild-life habitats, and to protect unique views into and from the City.  
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Heritage 

Context  

The purpose of the policies in this part of the Plan is to 

ensure that the character of Wells and its heritage 

assets is respected and enhanced.  This Plan uses 

English Heritage’s definition of heritage assets as any 

“building, monument, site, place, area or landscape 

identified as having a degree of significance meriting 

consideration in planning decisions, because of its 

heritage interest. Heritage asset includes designated 

heritage assets and assets identified by the local 

planning authority including local listings.” 

Much of the core of Wells is covered by the Wells 

Conservation Area.  This is focussed on the medieval 

core comprising the Cathedral, Bishop’s Palace and 

Vicars’ Close but extends well beyond these landmark 

buildings to cover most of the centre of Wells.  The 

Conservation Area Appraisal (October 2011) identified 

several issues relevant to this section of the 

Neighbourhood Plan.  The Appraisal refers to the Article 

4 Directions* that restrict the scope of permitted 

development within the Conservation Area.  The 

monitoring of compliance with these Directions is a recommended action in the Appraisal.  Whilst 

power to take enforcement action lies with Mendip District Council, a responsibility also lies with 

owners of listed buildings and heritage assets to care for them. Of the 3000 listed buildings in 

Mendip, Wells has 25 Grade 1, 36 Grade 2* and 275 Grade 2 listed buildings – the highest 

concentration in the District.  Two historic parks or gardens registered at Grade 2* lie within the 

City boundary: Milton Lodge and the Bishop’s Palace and former deer park, now known as Palace 

Fields.  A ruined portion of the Bishop’s Palace and the wells are also a Scheduled Monument, as 

is the Bishop’s Barn.  Fortunately, none of the listed buildings in Wells feature in Mendip’s Heritage 

at Risk Register.  

Working with Mendip District Council, Wells Civic Society has drawn up a Local List1 of buildings of 

merit not yet nationally recognised which is set out at Appendix A.  The Society awaits formal 

recognition by Mendip of this list.  

This Plan also endorses the Mendip Shopfront Design Guidance published in 2013 which aims to 

support and guide the care and protection of the City’s heritage.  

 
                                                            
1
 List of Heritage Assets of Local Historic or Architectural Importance; DCLG Localism Act 2011 
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Objectives 

To protect and enhance the heritage assets of Wells. 
 
The Plan supports Development Policy 3 of the Mendip Local Plan which seeks to ensure that 
proposals affecting heritage assets or their setting demonstrate an understanding of its 
significance.  A noteworthy example of how this can be achieved, without recourse to pastiche, is 
the Cathedral School Concert Hall (under construction) which will, when constructed, provide a 
contrast with the neighbouring Georgian building – Cedars Hall. 
 

Heritage Policy 1 

The significance of designated heritage assets including nationally protected listed 

buildings and their settings, archaeological sites and conservation areas and their settings, 

as well as undesignated heritage assets (including locally listed buildings) will be 

recognised and given the requisite level of protection. 

 

Heritage Policy 2 

Development proposals which conserve and enhance a heritage asset will be supported 

where this is clearly and convincingly demonstrated by way of an assessment of the asset 

and its setting. 
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Housing 

Context  

The Mendip Local Plan acknowledges that Wells is a settlement of exceptional merit.  The Plan 

also recognises that as a consequence, housing is expensive and also that the numbers of jobs in 

Wells exceeds the number of Wells people who can fill them.   This results in more people 

travelling in to Wells to work than travel out.  To deal with this imbalance and, in particular, to 

accommodate a greater share of the local workforce, the Mendip Local Plan has proposed 1450 

additional homes in Wells over the Plan period.  Although much of this housing will be sited 

immediately west of the Wells City boundary, the effects of the housing will be felt by the City.  It 

was clear from the consultation process that the people of Wells have no desire to add to this influx 

of additional residents.  Indeed, they are more concerned to ensure that the infrastructure can cope 

with the demands put upon it.  Accordingly, the Neighbourhood Plan proposes no additional 

housing allocations. 

Projections indicate that the population of Wells is ageing. In the 10 years to 2016 the number of 

residents under the age of 15 years will have fallen by 9%, and by 2031 this decline will have 

accelerated to a reduction of 15.9%. At the other end of the age range the number over the age of 

65 years is projected to increase by 8%. And by 2031 this will have increased by 33.7%, far more 

than is the case in the rest of Mendip or nationally. (Source: 2010 ONS). These figures have 

important implications for the future vitality and viability of Wells as a place to live and work, and 

places significant demands on the future provision of housing, schools and health services within 

the City. 

Wells needs more young people and families to maintain its age balance, but the shortage of 

affordable houses means that young people and young families struggle to afford property in the 

City.   According to the Mendip Housing Register, there is a need for more smaller units for the 

elderly, to enable them to downsize and free up larger family sized accommodation. 

If there is to be large-scale residential development in Wells then residents wish to see priority 

given to the use of previously developed land (brownfield sites) before building on green field land. 

(Source: Public participation surveys 2014). 

 

Objectives (Policies 1 – 6) 

The housing objectives of this Plan seek to improve the sustainability of Wells as a demo-

graphically diverse and balanced community. It therefore targets: 

 greater priority for smaller units, including starter and smaller homes for purchase, smaller units 

for the elderly to facilitate downsizing, and affordable housing for rent or shared ownership; 

 lower priority for large units; some achieved through inclusion to ensure viability of allocated 

sites and deliver a minimum percentage of affordable units. 
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Housing Policy 1  

Applications for development of schemes with a minimum size of six dwellings shall 

provide evidence of full consultation with the local community and City Council. 

 

Housing Policy 2 Housing mix and type  

Support will be given to proposals for residential development which provide an 

appropriate mix of dwelling types and sizes.  Assessment will be based on not only the 

current Strategic Housing Market Assessment and Housing Needs Assessment but also 

such local evidence as may be available at the time. This policy conforms with and 

supports Development Policy 14 of the Mendip Local Plan. 

 

Housing Policy 3 Affordable Housing 

Support will be given to proposals for housing which consider local housing need and 
provide at least 40% Affordable homes, including an agreed proportion for shared 
ownership. This requirement provides more relatively affordable open-market houses and 
meets Mendip Local Plan requirements for affordable housing within new developments set 

out in Development Policy 11 of the Mendip Local Plan. 
 

    

Housing Policy 4 Unit size 

Priority should be given to the inclusion of smaller units of 1 and 2 bedrooms on each new 
development.  
This policy directs that new development should favour smaller dwellings, in a reflection of 
an identified need for small units for single households, for both young and old.  It is in 
compliance with and supports Development Policy 14 of the Mendip Local Plan. 
 

 

Housing Policy 5 Retirement housing  

A minimum of 10% of new homes (per development of a minimum size of 10 units) shall be 
built to meet Lifetime Home Standards.   Lifetime Homes offer particular benefits to older 
people, disabled people and anyone with a physical impairment whether they live in the 
property or want to visit relatives and friends.  The Standards incorporate 16 criteria. 
This accords with Mendip Local Plan policy and provides accommodation to meet the 

changing needs of the occupants. 
 

 
 
 

Housing Policy 6 Phasing of development 

Priority shall be given to the development of previously developed land (brownfield sites) 
before greenfield land is built upon. 
This accords with the wishes of local residents and conforms to national and local planning 
policies on sustainable development. 
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Objective 7  

The advent of large housing estates on the western side of Wells will be an opportunity to provide 

housing which is not only attractive in terms of architecture and urban design but also functions 

well for its residents, users and visitors.  (This is an opportunity which, to date, has been missed by 

large scale developers in Wells.)  Development Policy 7 of the Mendip Local Plan supports these 

aims and refers to “Building for Life 12” as a means of directing developers to reach for and 

attain the relevant standards.  “BfL12” sets out 12 questions which reflect a vision of what new 

housing developments should be: attractive, functional and sustainable.  They form a means of 

structuring discussion between local communities, the local planning authority and the developer.  

The Plan proposes that housing schemes should be benchmarked against “BfL12”. 

Housing Policy 7 

Planning applications for residential development shall include a BfL12 assessment and 

proposals will be required to score 12 out of 12 “greens”2. 

Objective 8 

 During the Plan period it is expected that natural resources will become less abundant.  Given 

that, it is vital that new dwellings constructed in the Plan period are constructed so as to be 

sustainable for the long term.  At national level, the Government has set a target for all residential 

buildings to be zero-carbon by 2016.  This equates with Level 5 of the Code for Sustainable 

Homes.  This Code is sponsored by the Government and is intended as a single national standard 

to be linked with the Energy Performance Certificates which have been mandatory on residential 

property transactions since 2007.  Developers will be required to prepare to achieve the 

Government’s 2016 target by incorporating compliance with Level 5 of the Code in all future 

construction.  

Housing Policy 8 

Planning applications for residential development shall include a Code for Sustainable 

Homes assessment and proposals will be required to comply with Level 5. 

Objective 9 

The ability to work from home for small scale or growing businesses is likely to become more 

important due to economic constraints over the Plan period.  In terms of reducing traffic 

movements, this way of working has sustainable benefits.  The availability of up to date and 

effective communication links is a key factor in the success of such businesses and also of great 

benefit to residents.  This policy is aimed at ensuring that the requisite connectivity is introduced to 

all new housing during construction and has the ability to be upgraded. 

Housing Policy 9 

All residential development shall provide for suitable ducting (for superfast broadband or 

such other communication medium as may be current) to enable more than one service 

provider to provide a fibre connection to individual properties from connection chambers 

located on the public highway, or some alternative connection point available to different 

service providers. 

                                                            
2
 Of a ‘traffic light’ red-amber-green scoring system. 
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Moving Around 

Context 

The consultation exercise showed considerable support for better links on foot and by cycle within 

the Plan area and beyond.  The need for better links is of increasing importance due to the 

development of housing on the west side of Wells.  Much of this new housing will border Wells but 

will be sited in the Parish of St Cuthbert Out. The fact that Wells is a compact and relatively level 

settlement should encourage travel on foot and by cycle.  However, at 2%, the level of cycling in 

Wells is low compared to other Somerset towns.  The barriers to cycling at present are primarily 

“the busy road network which surrounds the City, the constrained and busy arterial routes and the 

impermeability of the City centre to cyclists”.  This was the conclusion reached by the document 

“Mendip Market Town: Wells” produced jointly by Somerset County Council and Sustrans in 

August 2012.  This document proposes minimal improvements to the existing network for  

 the City Centre 

 Tor Hill and South Horrington route 

 Dulcote route 

 Keward route and  

 Haybridge route 

which would have a significant effect.  

The scope of this document is developed from an earlier report “City of Wells Cycle Network” 

produced by Sustrans and local groups in March 2007.  The report was regarded as a work in 

progress document, designed to inform and guide future development in the City as it changed and 

developed.  The objectives of the network were to link residential areas with significant destinations 

including schools, health centres, shops, City Centre and work places.  It also refers to the former 

railway line from Coxley to Wells as a logical traffic free route to Jocelyn Drive and the cycle/walk 

network.  This line is identified in the Mendip Local Plan as a 'Safeguarded Corridor for Sustainable 

Transport'.   

Provision of additional cycle racks within the City centre would be a further encouragement to 

cyclists. 

        

Objectives 1 & 2 

The aim of these policies is to ease the free-flow of people gaining access to the centre of Wells in 

a manner which is not only speedy and convenient but also sustainable.  Where this cannot be 

achieved through the use of policies applied to relevant planning applications, it is proposed that 

the City Council initiate projects and work with appropriate agencies.   
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Policy 1 is aimed at ensuring that new housing development provides footpath and cycle routes 

which link with existing routes.  It also seeks to ensure that Mendip obtains contributions under 

Section 106 of the Town & Country Planning Act 1990 and also under the Community 

Infrastructure Levy (CIL) to fund the improvement work identified in the two documents referred to. 

The purpose of Policy 2 is to improve the existing pedestrian and cycle networks.   

Moving Around Policy 1 

Proposals for residential development shall incorporate pedestrian and cycle access to and 

around the City centre from such developments. 

 

Moving Around Policy 2 

Proposals for residential development shall contribute to the cost of improving the city’s 

existing pedestrian and cycle network. 

Objective 3 

A significant number of those consulted identified a measure of prioritisation for pedestrians in the 

High Street as an important means of making shopping a more pleasant and safe experience - and 

hence supporting the local economy.  This view was contradicted by a number of retailers who 

expressed the view that the ability of car drivers to have close access to shops would benefit all 

concerned.   However, the potential benefits for retailers and shoppers alike are such that 

pedestrianisation of the High Street between 1000 and 1600 on market days is a project worth 

pursuing.  Such a project could benefit not only retailers and shoppers but also provide an 

opportunity for the popular market to be expanded. This could also give opportunities to those 

waiting for a market stall allocation. 

  

Moving Around Project A 

The City Council will work with other agencies to explore limited restriction of vehicular 

access to the High Street on market days. 

Objectives 4 & 5 

The lack of adequate long term car parking in Wells has not only been acknowledged by Mendip3 

but also was a common response during the consultation process.  Nearly 2000 commuters drive 

in to Wells every working day. Reluctant to pay for car parking, many commuters resort to on-street 

                                                            
3
  Parking Strategy Report 2009; Wells Conservation Area Appraisal 2011; Mendip Local Plan Core Policy 10 
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car parking which causes environmental and amenity problems – such as wasted energy by those 

driving around in a search of a space and the unattractive aspect of cars fronting the Bishop’s Barn 

and along Silver Street, an attractive route to the Moat.  In 2009, Mendip’s Parking Strategy Report 

accepted that the worst parking problem was in Wells.  They referred to evidence that the then 

demand for parking at peak periods could not be met and the situation would worsen with time.  

The Report concluded that as providing for visitors is such an element of the economic vitality and 

viability of Wells, the demand for additional parking needed to be addressed.  Two years later, 

Mendip’s Conservation Area Appraisal acknowledged this problem and recommended that Mendip 

should work with the County Council to ensure that there is adequate car parking provision in the 

City centre and that new traffic management schemes should be produced if required.  The Mendip 

Local Plan acknowledges the need for “provision of additional car parking to serve the needs of 

visitor and users of the City centre”.  Traffic management schemes would comprise not only re-

consideration of the charging tariffs but also clearer signage and draw on the work done by the 

Civic Society in 2012 and presented to the City Council.  

             

Moving Around Project B 

The City Council will work with Mendip District Council and Somerset County Council to 

improve parking signage within Wells. 

 

Moving Around Project C 

The City Council will work with Mendip District Council and Somerset County Council to 

provide parking management that responds to user needs. 

Objective 6  

Mendip removed the “park and walk” allocation on land between Morrisons supermarket and 

Palace Farm which had been included in the previous Local Plan.  The Church Commissioners are 

considering relocation of Palace Farm and pursuit of the housing allocation set out in Mendip’s 

Housing Land Availability Assessment.  The Plan would encourage a “park and walk” allocation as 

part of planning gain negotiated in connection with any consent for housing that might be 

forthcoming on this site.  It is appreciated that notwithstanding issues related to a “park & walk” 

allocation, housing in this sensitive location adjacent to the Conservation Area and close to the 

Bishop’s Palace and Palace Fields is of serious concern.  The Plan seeks to prevent damage to 

the quality of the Conservation Area and views across Palace Fields with policy Natural 

Environment Policies 1 & 5. 
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Moving Around Project D 

The City Council will work with Mendip District Council and Somerset County Council and 

relevant landowners to obtain a “park & walk” site to serve the needs of visitors and 

tourists. 

Objective 7  

The introduction of additional housing during the Plan period on the western side of Wells will 

increase traffic flows on roads into Wells.  To avoid reliance on the car and hence increased traffic 

flows on road into Wells and pressure on car parks, adequate bus services are essential.  In its 

Future Transport Plan, the County Council has committed to maintaining essential bus services 

and those linking housing on the edge of Wells with its centre are considered to be such.  

Furthermore, the visitor economy is, to an extent, dependent on those coming to Bristol or Bath or 

Castle Cary by public transport, then being able to continue their journey via an adequate bus 

service to Wells.  Such bus services are essential in terms of promotion of the visitor economy 

which underpins the vitality of Wells.   

The FTP Implementation Plan 2013-2017 embraces the concept of “localism” as a positive process 

and as having “the potential to allow communities to take on local services such as Community 

Transport” and secure funding through the CIL process.  The Plan aims to promote engagement 

with the County Council to maintain essential bus services to and from and also within and around 

Wells by whatever means. 

Moving Around Project E 

The City Council will work with Mendip District Council and Somerset County Council and 

relevant service providers to improve the provision of bus services to, from and within the 

City. 
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Retail 
 

Context  
 

Wells currently has a vibrant retail economy with a range of retail outlets in primary and secondary 
streets as well as a twice weekly market held in the Market Place. However rents and business 
rates are reportedly high and many retailers are subject to seasonal fluctuations in trade. 
 
There is a combination of independent traders and national chain stores and both high and low 
value shops, and the markets offer a range of local produce. This attracts residents and visitors 
and serves the varied demographic and socio-economic mix of the City and its hinterland. 

EVIDENCE: Mendip Town Centre Study 2010 

 
Due to the nature of the historic built environment there are constraints on the size and layout of 
retail premises as well as specification concerning the shop fronts (Mendip Shopfront Design 
Guidance 2013). Whilst this helps to maintain the character of the City centre and its unique sense 
of place, these constraints on size and layout of retail premises can inhibit development.  
 
Evidence from traders supports the need for more long stay parking, better signage (see Moving 
Around projects 4 & 5) and better management of the pedestrian flow from the visitor destinations 
(the Cathedral and Bishop’s Palace in particular) to the High Street and secondary retail areas. 
 
There is evidence4, which demonstrates the increase in turnover and footfall in retail centres which 
have introduced restricted vehicular access. Traders in Wells agree that trade increases on market 
days (Wednesdays and Saturdays) when footfall is higher. 
 
Surveys of traffic signage (2012) and traders opinions (2013) carried out by the Wells Civic Society 
support the need for greater pedestrian priority and better signage for drivers and pedestrians.  
 
As far as can be achieved within the planning framework, the sustainability of the retail centre will 
be supported and enhanced to maintain its viability, vitality and character. 
 
The British Council of Shopping Centres ( BCSC) stated recently:  “Retail Matters! Employing 3 million 

people and contributing 20% of GDP, it really does.” 

Many aspects of retail development are dealt with in national (National Planning Policy Framework 
NPPF) and district (Mendip Local Plan) policy documents and these set out control of ‘uses’ and 
‘frontages’. 

          
  
Objective 1  
 
To maintain the unique character of the historic City centre, which accommodates smaller retail 
units which in turn are attractive to independent traders.  
 

                                                            
4
 references will be added to the bibliography 
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Retail Policy 1  

 
Support will be given to development that would enhance and complement the City’s 
historic core; for example redevelopment of the land around Prince’s Road and / or Market 

Street. 

 
Objective 2 
 
To support independent retailing in the City Centre (including the twice weekly markets) to enable 
people to source local produce and services, maintain the local identity of the City Centre and 
encourage the visitor economy. 
 
 

Retail Policy 2 
 
Support proposals which would maintain a mix and balance of retail uses, food 
establishments and commercial outlets in the City Centre, to retain the vitality and vibrancy 
of the City Centre. 
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Tourism  
 

Context 
 

The unique history of Wells and its largely intact historic built environment and surrounding natural 
environment makes it a very attractive destination for regional, national and international visitors.  
 
This generates employment and income related not only to the destinations themselves but also 
through parking, retail and accommodation.  
 
The proximity of the City to other visitor attractions – Glastonbury Abbey, Clarks Village in Street, 
Bath, Bristol, Wookey Hole, Cheddar Caves & Gorge and the Somerset Levels - offers a varied 
package of venues and activities to travellers and holiday makers, as well as regional visitors, of all 
ages and interests.  
 
Coach parties are also a vital part of the visitor economy, but there is currently no coordinated 
management of this or other group or independent tourism activities. 
 

EVIDENCE Mendip Town Centre Study 2010 
Objective 1 
 
Seek to attract a wide variety of visitors by supporting the provision of a wider range of 
accommodation. 

The accommodation options in the City are medium/high value due in part to the nature of the 
historic inns and hotels. Development constraints and limitations have not, to date, encouraged 
expansion of the range of accommodation, for example a budget hotel, or parking for caravans or 
motor homes.  
 

Tourism Policy 1 
Support applications which meet a wider range of visitor accommodation needs within the 
City. 

 

 

 
 
Objective 2 
 
Provide new and expanded visitor facilities which meet the needs of the visitor economy. 

The needs of visitors are not currently well catered for. The visitor centre has very limited 
resources and is dependent on volunteers for staffing. A professionally managed, well resourced, 
hub – physical and/or virtual – available at times to suit the needs of visitors and which offers the 
necessary services (accommodation /events information and booking, maps etc) would enhance 
the visitor experience, encouraging a longer stay, return visits and positive feedback.  
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Tourism Policy 2 
 
To facilitate the provision and location of visitor information facilities and services which 
support the local visitor economy together with appropriate IT facilities (eg: website/social 
media).  
Support would be given to applications for the establishment of facilities which met the 
objectives whilst also being in keeping with the character of the City and meeting planning 
requirements. 

 
Objective 3 
 

Promote and encourage links between the major visitor attractions within the City. 
The historic interest of the City does not lie with any one attraction and by working together the 
synergy between the various places and organisations could benefit both the visitor and the local 
economy. Joint ticketing and promotion, as well as a co-operative approach to events, could 
encourage visitors to increase their stay and their ‘spend’, and overall their experience would be 
enhanced. This could also have economic advantages to those involved. 
 

Tourism Project A 
 
Work with the relevant bodies to promote and encourage links between the major visitor 
attractions within the City. 
 
 

Objective 4 
 

Promote and encourage cultural events and festivals within the City. 
The City already has a number of successful annual and occasional events which are well 
supported. There is scope for building on this success to broaden the type of events to include 
participants of all ages and interests, and to promote these more widely, ensuring that the 
appropriate infrastructure is also in place (parking, accommodation etc) to guarantee success in 
terms of visitor numbers, economics and community participation. 
 

Tourism Project   B 
 
Work with others to promote and encourage local events and festivals. 
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Natural Environment  

Context 

It was evident from the consultation process that local people attach great importance to the open 

areas within the built environment of Wells.  Added to that, it was considered that views of key 

buildings in Wells, mainly the Cathedral, should be given special protection.  A list of the open 

areas of local significance identified in the previous Mendip Local Plan under policies Q2 and SN12 

is set out at Appendix B.  Mendip District Council has made a commitment to review this list by 

producing a Green Infrastructure Strategy, in consultation with the local community and 

landowners.  The Strategy proposes to identify around 4.5 hectares of new open space to be 

secured from new development and other initiatives.  It will also identify priorities for expenditure of 

development contributions towards improvement of the quality of public open spaces.  The City 

Council expects to be actively involved in the production of this Strategy and to be able to instigate 

a full consultation with local residents and users of such spaces. 

However, until this takes place, this Plan proposes protection of open spaces from inappropriate 

development on or around them.   

The Heritage Plan for Oxford identifies “view cones” which, put simply, are zones which are 

subjected to special planning control to prevent damage to significant views.  There are three 

views which the Plan proposes as view cones for Wells.  These are from 

 Tor Furlong at the western edge of the Play Area looking west across the Cathedral School 

Playing Fields towards the east end of the Cathedral 

 the eastern end of the footpath leading across Palace Fields looking west across Palace 

Fields towards the Cathedral 

 Constitution Hill (B3139) Bristol Road east of its junction with the footpath leading towards 

Torhill Quarry looking south across Palace Fields and towards the Cathedral. 

 

  Objective 1 

To protect views of, and the environment surrounding, the heritage buildings of Wells. 

Ref: Landscape Assessment of the Fringes of the Towns in the Mendip District – August 1996 

Natural Environment Policy 1 

Support will not be given to proposals for development on any of the listed open spaces of 

local significance or which adversely affect their setting or are within the identified view 

cones.   
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Objective 2 

Outdoor play and leisure facilities are vital to health and wellbeing and the City’s green spaces are 

currently under scrutiny.   

‘Back Out to Play in Mendip’ 2007 states that “Overall provision of open space in Wells is low.”5 

The Plan would aim to protect and enhance existing green, leisure space and is supportive of the 

Mendip Local Plan which “proposes a Green Infrastructure Strategy to identify around 4.5 hectares 

of new open space to be secured from new development and other initiatives.  The Strategy will 

also identify priorities for expenditure of development contributions towards improvement of the 

quality of public open spaces.” 

Natural Environment Policy 2 

Preserve and enhance open spaces including well equipped and safe play-spaces within 

existing developments and provide the same for future developments. 

           

                    
                                                            
5 Back Out To Play in Mendip – The Mendip Play Strategy 2007 – 2017 
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Natural Environment Policy 3 

Ensure that new developments incorporate satisfactory green spaces for leisure and the 

protection of wildlife habitats. 

Objective 3 

To protect Palace Fields for its landscape, ecological, recreational and historic value. 

Natural Environment Policy 4 

Support will not be given for development that detracts from the landscape, archaeological, 

ecological or historic value of Palace Fields. 

Ref: Landscape Assessment of the Fringes of the Towns in the Mendip District – August 1996 

Objective 4 
  

To develop the green infrastructure network, providing wildlife corridors and retaining existing 

hedgerows and grass borders, thus enhancing the linkages of the City to the surrounding 

countryside. 

Natural Environment Project A  

The City Council will facilitate wide public consultation with Mendip District Council in the 

production of the Green Infrastructure Network and its implementation. 
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Appendix B 

City of Wells Neighourhood Plan - reference Natural Environment Policies 

List of SN12 & Q2 sites 

SN12 Protection of formal and informal recreational space.  

No. Location 

1 West of WLC 

2 West of WLC 

3 Rugby Club pitches 

4 Lethbridge Road 

5 Styles Court  

6 East of Coronation Road 

7 N of C Rd 

8 N of Balch Road 

9 E of Balch Road 

10 Nightingale Close 

11 S of Central School 

12 N of Blue School 

13 Playing fields to S of Blue School 

14 Land to N of Lovers' Walk 

15 Land around St J & T School 

16 Recreation Ground adjoining Bishop's Barn 

17 Athletics Ground 

18 Cathedral School Playing Fields 

19 Stoberry School Playing Fields 

20 Land to N of Tor Furlong 

21 Land to S of Tor Furlong 

22 Land between Drake Road & Hawkers Lane 

23 Land to E of Churchill Road 

  Q2 Protection of Open Spaces and Open Areas of Visual Significance. 

1 Linked with  1 above 

2 End of disused railway line leadin up to Portway - in cutting 

3 Wells Cemetery 

4 Keward House 

5 Between Glastonbury Rd & Dairy Estate 

6 S of Glastonbury Rd & opposite Fletcher House 

7 St Cuthbert's Churchyard 

8 Cathedral Green 

9 Bishop's Palace Entrance 

10 Land to N of Blue School 

11 Cedars - The Liberty 

12 Tor Street - N of Black Dog 

13 Allotments W of Tor Street 

14 land E of Tor Street 

15 Linked with 18 above 

16 Disused Cemetery S of Creighton Close 

 


