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Land Adjoining Odd Down, Bath, Known as Sulis Down (Allocation B3A)
BPT Public Consultation Response – 24th February 2022
BPT continues to welcome the opportunity to comment on proposals for the Sulis Down site ahead of the submission of a formal planning application. We continue to press for the need to consider a sensitive balance across the site of an appropriate scale and density of development, against the protection and enhancement of the green, semi-rural character of the area and a significant viewpoint within the landscape setting of the World Heritage Site. 

However, we continue to have serious concerns regarding the absence of a site-wide masterplan across all proposed phases of development. The continued piecemeal approach to the build-out of the plateau and the urban design approach will undermine how successfully this scheme integrates with its setting, and creates a quality place to live. We remain opposed to the principal of a continued, rolling expansion of the site with undetermined future phases, and we maintain that a comprehensive masterplan would set a definitive boundary for finite development. No plausible reason has been given for not preparing and submitting an overall masterplan.
In addition, we have the following concerns regarding the proposed phases of development on this site: 
· Development Density & Site Parameters: The proposed development of ‘up to’ 300 homes, combined with the 171 homes to be delivered by Phase 1, would result in a proposed total of 471 dwellings across the site. BPT previously expressed deep concerns regarding the proposed development of 600 dwellings across Phases 1-4 of the Sulis Down site in response to a public consultation in 2015. We further objected to proposals for 450 dwellings across the entire development in response to a public consultation in 2016. 
· The policy allocation for the site specifies a residential figure of around 300 dwellings; whilst this is not a definitive cap on housing numbers in this area, it is clearly an approximate housing number which would be coherent with placemaking principles and mitigatory landscaping and ecological measures. A 57% increase on the housing number prescribed by the Local Plan is an excessive and unjustified increase, particularly in the absence of a site-wide masterplan (which include Sulis Manor) and our concerns in response to placemaking principles.  Therefore, we maintain that this scale and density of development would be unacceptable and contrary to the Placemaking Principles in Policy B3A.

· The current consultation is overly vague in its proposed scale by indicating a Phase 3-4 delivery of ‘up to’ 300 dwellings; this leaves open the possibility of more speculative development to maximise site capacity and associated profit without consideration of local demand or site-wide placemaking principles.
· The provision of 40% affordable housing is positive and is required to meet housing demand in and around Bath. 40% affordable housing needs to be retained through to delivery, proportional to any changes to proposed housing numbers. A reduction in total housing numbers will NOT be considered adequate justification for an under-provision of affordable housing. It is critical that a mechanism for genuinely affordable housing is established within the planning process.  We have seen that ‘help to buy’ homes are marketed at £545,000 at Holburne Park; this is not “affordable” in any meaningful sense of the word. 
· Derrymans Field is now included within the proposed site boundary (as part of Phase 1). However, Derrymans is NOT included within the site allocation boundary within Policy B3A and remains within the Green Belt. Any complementary use of Derrymans must be considered in relation to its particular landscape designation and associated additional protections. Proposals for the use of this land as allotments should be subject to LVIA and landscape impact mitigation, to support the assessment of harm to the character and openness of the Green Belt.  
· Access Arrangements: The principal focus of vehicular access to and from the site is onto Combe Hay Lane in accordance with Policy B3A, to minimise the suburbanisation of the Southstoke Lane approach into the conservation area. We have continuing and real concerns about the proposed intensification of the use of this access onto what remains a narrow and distinctly rural lane. There needs to be further consideration of the impact of introducing up to an estimated 408 new vehicles to the site (based on 1.36 cars per dwelling as per Phase 1) and how potential ‘bottlenecking’ onto Combe Hay Lane, and consequently onto the Odd Down Roundabout and A367, can be successfully averted. It remains imperative that issues of increasing traffic are appropriately mitigated to ensure the scheme connects well with its context and pre-existing infrastructure. For example, safe pedestrian access to the Park & Ride and nearby bus stops and improved bus services would encourage a reduction in private car usage. The interconnectivity between Phase 1 and Phases 3 & 4 is poor, and restricted to the northern vehicle access. There is a missed opportunity for the improved integration of later phases of development, although new connections would need to be sensitive to the setting of Sulis Manor, and the surrounding TPO. 

· Urban Design: In our response to the 2016 public consultation, we originally accepted Ben Pentreath’s plans for a ‘soft’ and traditional Arts & Crafts aesthetic and the use of a green and spacious ‘garden suburb’ approach to the public realm. We therefore maintain that this approach is acceptable and would be in keeping with Phase 1 of development. The use of spacious environment in accordance with ‘garden city’ ideals would be coherent with the semi-rural character of the area. However, greater consideration needs to be given to the transition between the more tightly-grained development to the north and open countryside to the south. 
· It is clear that the suitability of this design approach remains highly dependent on further detail (proposed parameter plans and materials specifically, as well as amenity and housing mix) and we think that these should come forward as part of the pre-application consultation process to ensure an appropriate height, roof-scape, massing, materials, and finish. It remains our view that development should be no taller than 2 storeys anywhere across the site, including in close proximity to the South Stoke conservation area as per Phase 4. 
· We discourage the use of Cotswold stone on building elevations and recommend a material more in-keeping with the cohesive appearance of the Bath World Heritage Site. 
· Sustainability: At this stage, we encourage the incorporation of microrenewables and energy efficiency measures into the design and build out of the proposed dwellings, allowing these to be seamlessly incorporated into the built design of the site. Considering the close proximity to the Park & Ride, there could be an additional opportunity for car free development and a reduced dependence on private car travel and/or improved public transport access. 

· Sulis Down Business Village: The consultation includes plans to ‘enhance Sulis Down Business Village’ but no further details are provided. We continue to emphasise that the Business Village site is located within the Green Belt and is therefore subject to protections as per the NPPF and Local Plan. Any works on this site are expected to be proportionate to the existing scale of development and preserve the openness of the Green Belt. New buildings, by definition, constitute inappropriate development. 
· We still have some concerns regarding the proposed interconnectivity of the development site with the Business Village. The creation of pedestrian and cycling links would facilitate easy access to the Business Village, HOWEVER there are concerns that, as a result, the Business Village and development site may read as a single, much larger built up area. Connections would therefore need to be carefully considered in relation to retaining a green buffer between the sites; pedestrian/cycle routes would not be considered a precedent for further vehicle access or increased development. 
· Heritage Assets: Improved access to, and interpretation of the Scheduled Wansdyke is positive, as long as this is supplemented with an appropriate management plan. However, Sulis Manor, recognised as a Non-Designated Heritage Asset (NDHA), remains vacant and earmarked for later development ‘by others’. We are VERY concerned that the Manor has effectively been excluded from the masterplan and is intended to be developed separately, despite being ‘sandwiched’ within the Sulis Down development site and included within the site allocation boundary. One of the placemaking principles in Policy B3A highlights that development should “Incorporate Sulis Manor and garden into development sensitively, retaining the framework of trees, and considering the conversion/retention of the Manor House and/or a low density development.” We would therefore like to see the Manor positively incorporated into the development with associated heritage enhancements to its material condition and setting, to be more clearly detailed as part of pre-application consultation and forthcoming applications. The proposed impact of measures such as the northern through road have not been sufficiently assessed in relation to the ornamental garden setting of the Manor and its tree belt, which would have a significant visual impact on the building and its setting. Further details need to be provided to show how this harm would be appropriately minimised, eg. through landscaping works. 
· Ecology and Biodiversity Impact: The consultation claims that the development will result in ‘biodiversity net gain across the site’. It is far from clear how this bold assertion would be achieved; considering the significant extent of land that would be given over for built development/hard landscaping, it seems highly unlikely that biodiversity net gain could be achieved without being overly dependent on off-site net gains. From the indicative plan, there seems to be an emphasis on biodiversity mitigation measures on Derrymans Field and the agricultural fields to the east, as well as proposed measures such as a new bat barn to be delivered on the site of the Sulis Down Business Village. We are increasingly concerned about increasing pressures on surrounding Green Belt land for the long-term offset of development impact, and we think that appropriate ecological/biodiversity enhancements should be delivered on-site. 
· This overdependence on off-site net gains is further indicative of the site’s lack of capacity for an additional 300 dwellings, and the resulting proposed overdevelopment of the site. We have concerns that the resulting pressure on surrounding Green Belt land would be harmful to its undeveloped openness. 
· Furthermore, we are opposed to the use of land outside the development boundary to provide additional amenity space and allotments (Derrymans Field) – Policy B3A states that the development should include “multifunctional green space (formal, natural and allotments); well integrated Sustainable Urban Drainage Systems and habitat… within the site”. This land remains within the Green Belt and therefore continues to be subject to restrictions on built structures in association with amenity use (sheds, polytunnels, etc.). Further ‘build up’ of this site with resulting harm to the openness of the Green Belt must be avoided. 
· Landscape: There is a need for development proposals to be supported by a comprehensive set of verified views/LVIA to mitigate harm to the setting of the World Heritage Site and AONB early in the consultation process. Further consideration is also required for significant local views, such as in and out of the South Stoke conservation area to the east, with appropriate set-back and mitigation built into the scheme as early as possible. 

· We are supportive of the proposed “replanting and enhancement of the southern protected tree belt.” However, with reference to Phase 1 of the site (currently in delivery) we maintain ongoing concerns regarding the health and appearance of the southern tree belt. This tree belt represents a significant wildlife corridor whilst also mitigating the prominence of new development in wider landscape views to the south. It appears that a notable proportion of these trees have been infected with ash dieback and have consequently been removed. 
· Under application 17/02588/EFUL, the Landscape and Ecological Mitigation Strategy & Management Plan proposed “the southern trees belts will be retained and brought into a long-term management plan to maintain the important bat flyway (commuting route) and enhance overall ecological interest. New planting will use native trees and shrubs to provide food for insects, birds and bats.” 

· This current consultation makes reference to ‘retain existing green infrastructure along southern boundary to shield development from wider views’, but does not mention replanting works to address the significant gaps created by the extensive felling works. We therefore strongly recommend that the ongoing ecological management of the Phase 1 site is further detailed and incorporated within the plans for Phases 3 &4 to ensure a holistic approach to the landscape management of the site. 

We are willing to engage and consult with the developers at any stage of the process to support the development of homes, whilst ensuring that the proposed amenity and environment are well integrated with its surroundings and in accordance with the B&NES Adopted Core Strategy and Placemaking Plan.
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