


Planning the delivery of sufficient new homes for forecast demographic changes fails to
explore why the demographic changes have arisen. Mostly the forecast dip from 30 to 50
years old is a consequence of doing too little too late to stop perfectly good family homes
being converted into student housing. There is a lot of profit in allowing what started as an
ordinary 3-bedroom house being converted into 6, 7 or 8 bedrooms for students, so buy-to-let
landlords will always outbid families, and this has the knock-on consequence that there are
now far fewer school aged children than there used to be. When they inherit their parent's
house, these are the lost residents of the future, who will not be living in Bath and who will be
faced with their children being commuted to school because the local facilities are at capacity.
Rather than planning to retain the status quo, the policy ought to be to make Bath once again
family friendly, and this requires a deliberate policy of building houses rather than flats in
Bath, and ensuring that they are owner occupied rather than let out. However, housing targets
are currently aimed at “housing units”, and this makes the house and garden model look
uneconomic.

Meanwhile, those who already own a house are likely to stay in them as long as they can
because very few such residents would consider moving from a house into a flat. They would
rather move downstairs entirely and remain in the house they own, wasting the rooms above.
They might be persuaded to move from an over-sized house into a bungalow, freeing up their
old house for a family, but most developers consider bungalows to be a waste of land because
they don't look at the bigger picture. It should be the council's role to pursue the bigger
picture, and part of that bigger picture should be ensuring that any such freed house is never
converted into an HMO. Despite the Article 4 Direction requiring new HMOs to have
planning permission, there is no evidence that the planners or the DMC have been instructed to
refuse all such applications. Nor has the mooted 10% limit been formally introduced.

Ensuring access to sufficient health facilities is another undeliverable aim. Much of the St
Martin's Hospital site has ceased to be a hospital, and the Mineral Water Hospital is closing.
Neither of these reductions in health facilities is compatible with minimising transport journeys
or supporting a population growth from an already overstretched Royal United Hospital. The
Government haven't helped by changing the costing model, which appears to have had the
knock-on effect of a reduced number of GPs now struggling to service greater numbers of
patients. Whilst it is accepted that local authorities have little influence over Government
policy, it is pointless to have a forward plan that pretends that such constraints don't exist.

The conclusion is that “putting residents first in everything we do” is not obvious from the
outcomes seen so far nor the drafted Local Plan. Our straw poll suggests that permanent
residents feel a long way down the priorities with Universities and Visitors strongly favoured.

Spatial Strategy Options

There is a recently stated Government policy that Green Belt land should not be used to meet
the targets for housing, so the Options section should not be worded to suggest that if
necessary exceptional circumstances could be identified. It should also be borne in mind that
the World Heritage Site has a mostly green boundary view and a skyline walk, and the World
Heritage Site Management Plan expects these to be preserved. Loss of World Heritage would
be catastrophic in visitor numbers (and the money they spend), so this is an important
consideration which makes the Focussed Approach look risky.

The Dispersed Approach would be attractive if places of employment were created alongside
the housing, but this would be a radical change from the current expectation that new
employment opportunities should be adjacent to public transport infrastructure. It is worth a
short study to establish whether businesses would be interested in rural locations which allow
much more local parking and probably lower business rates. At present there is insufficient
information to judge how viable such an approach would be.



This leaves the Hierarchical Approach as the only known option. However, the recent policy
of allowing almost every development site in Bath that became available to be used for PBSAs
has decimated the amount of land now available for non-student housing. The only hope of
meeting the housing targets now being examined is to inform the universities that no new oft-
campus student accommodation will be permitted until there is certainty that the housing
targets which form the council's priority can be achieved. It also needs to be made clear that
on-campus provision has to accommodate the student for the entire duration of the course, not
just cover the first year as it does at present.

Universities' growth

The assumption in the consultation that the universities plan will inform the Local Plan
Preferred Options is the wrong way round. The Local Plan should control the aspirations of
the universities. As stated above, the universities have had their accommodation aims given
priority over the housing targets in Bath for too long, and now it is doubtful whether the
housing targets can be met even if no additional student bedroom is permitted from now on.
Mid-term, the student population is approximately a quarter of the population of Bath and this
is already excessive for a small city. But hidden in these numbers is the impact of growth on
the bedspace requirements. In any given year the number of students leaving and releasing a
bedspace will be those who started their course three years earlier. With a 3.5% per annum
forecast increase, this means that 11.5% more beds are required each year rather than the 3.5%
predicted. Such levels of growth are not sustainable.

The other institution not mentioned is the City Of Bath College. Although not a university, it
does have students who are not normally resident in Bath, and they also need student rooms.
Some of the existing student accommodation is going to be occupied by City Of Bath College
students. This isn't likely to be a large number but the Local Plan ought to acknowledge that
they exist.

As far as the future provision of student accommodation is concerned, the Oxford approach
looks mandatory if there is to be any hope of meeting housing targets. Student accommodation
doesn't require virgin (or Green Belt) land. There are a number of car parks on campus and
rather than being open to the sky, they could have student accommodation built above them.
There is a capability of providing sufficient accommodation on campus, and the only way to
ensure that the opportunity is taken up is to stop approving PBSA developments within the city.
Option 3 and Option 5 are the only viable future for Bath.

This would have the additional benefit that the permanent residents would finally have an
indication that they are being put first (or at least a bit higher up the pecking order). One of the
complaints is that the council looks at the number of HMO as an indication of the penetration
of university students in an area, when the residents of those areas feel the impact of the total
numbers of local students, not just the buildings in which they live. There are financial
considerations t0o”.

2 The Government's “Formula Grant” calculation provided compensation to Local Authorities for the
loss of Council Tax income because Council Tax is not collected from properties housing students.
The formula originated at the time when councils had a full Government Grant to bridge the gap
between financial needs and local income, mainly the income from Council tax. At that time, the
compensation for student housing provided from the Government covered the entire loss of Council
Tax because of student occupation. In recent years the Local Authorities were allowed to retain
Business Rates which had previously been collected by central government, and as a result the
much lower Revenue Support Grant is being gradually phased out. However, Business Rates are
not collected on student-occupied properties which are also exempt from Council Tax, and this
means that eventually no compensation or income will be collected from student accommodation, a
substantial loss of council spending power which will get more and more significant the more
student accommodation B&NES allows.









2.The intention would be to get older couples, widows and widowers to
downgrade or sell their larger houses in the surrounding areas and purchase
a new property within the community.

3.The advantage of this is that it would limit the number of cars accessing the
A4 which | know is a concern for any development.

4.1t would also make available existing properties in the area for younger
professional people and families. | would very much like to sit around the
table, my office or yours. To discuss further should you wish it.

Albert Bradley
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Part 2: 4
Which question in the Issues & Options document are you commenting on? et

Questions relating to the options and paragraphs have been numbered in the document for you
to refer to in your response.

2.2 Please make your comments as succinct as possible.
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Please expand this box or attach o separate sheet if you require more space.

2.3 Are there any other comments you wish to make on the issues and options?

Please expand this box or attach a separate sheet if you require mare space.

See our website for more information and to make your comments on-line:

www.hathnes.gov.uk/localplan

Please note that names and comments will be published









William Gaskell AMinstP

Housing Needs in House Search for William Gaskell with Asperger’s Diagnosis
Essential requirements:

e Quiet away from traffic and flight path

e South facing windows for sunshine in the morning

e Triple glazing and proper A rated insulation

e Hedge and fence around property to block pollution

| want a detached 2-bedroom property, 2 bathroom, 2 storey with attic and basement, study,
dinning room, living room and kitchen with utility room, garage and small lawn all around
property. Looking for something on a 10x10m plot with house on 8x8 m plan.

Things | need:

e Shower and a bath

e Air conditioning system with air filtration
e Tennis or squash court

e Swimming pool

e Vegetable garden

e Conservatory

e Solar panels

e  UPS (uninterrupted power supply) device and battery backup
e 22 foot high ceilings

e Detailed plastered finish ceiling

e Fireplace

e Security/blackout shutters

e Roof balcony

e Wood panelling and finished interior walls

e  Sky light
e 1 ghpsinternet connection
e Patio

e Kitchen and bathroom extractor fan

e Walk-in wardrobe

e Boot room/drying room

e Good mobile phone network reception
o Bike shed

e Pleasant view

e Sound proofing

e Tiled floor and new carpet in bedrooms
e Good lighting

o Copper pipes plumbing with water storage tank and water filter and purifier
e Sliding doors downstairs (no slamming)
e Extra-wide staircase




Saltford Parish Council response to B&NES Local
Plan Issues & Options Consultation - January 2018

Green Belt Protection

01 The importance of Green Belt Land from planning (central Government & B&NES
policy) and local sustainability perspectives means no Green Belt land should be lost
apart from in very exceptional circumstances. It is essential that within the plan are
clear policies and actions that BaNES will take to actively defend Green Belt land for
current and future generations.

Transport and Housing

02 Road traffic capacity on the A4 through Saltford is exceeded at peak times during
the day and in addition to the negative economic and social impacts the resulting air
pollution in parts of Saltford has led to the necessity for Saltford to have an Air
Quality Management Area.

03 It is therefore essential that appropriate and necessary transport infrastructure
changes are made to reduce vehicles use on the A4 before any additional housing
is planned for the area that would in effect place more vehicles on the A4 through
Saltford or on other pinch points on the A4 route between Bristol and Bath.

04 A clear phased programme for traffic management must be shown in the plan.

Impact on Traffic numbers on A4 due to proposed new M4 Junction and
A36/A46 link road

05 The proposed new M4 junction would be between the M4/M32 junction and the
M4/A46 Bath/Stroud junction (J18) would attract more traffic and would make it a
very accessible route for joining and leaving the motorway network for people
travelling from the west of Bath as it would cut out the need to travel through Bath. It
follows therefore that a new junction would almost certainly raise existing traffic flows
through Saltford and Keynsham for which we have serious concerns.

06 If plans for an A36/A46 link road were to go ahead that should divert heavy traffic
directly to the motorway rather than through Bath and Saltford. We therefore support
proposals for such a link road. It is essential therefore to show clear in the local plan
that the impact of this proposed new junction has been fully considered and
accounted for in respect of its impact on the A4.

Alternative transport options
07 The plan relies too heavily on road infrastructure for solutions. It does not take

fully into account the existing transport assets throughout the region of disused rail
corridors. Those corridors could be utilised for the shared and beneficial use of the



whole of the Community, i.e. combining cycle/walking routes with LRT and thereby
service and benefit more of the wider community.

08 In particular it does not appear to have assessed fully the potential benefits for re-
opening of the GWR station existing at Saltford or placing a LRT system on the
(former LMS) Bath - Bristol SUSTRANS cycle route.

09 We are seriously concerned that growth in vehicles associated with the additional
housing proposed for the North of Keynsham will worsen the road noise and air
pollution on the A4 through Saltford and Keynsham, particularly for example, the
existing Air Quality Management Areas in Saltford and Keynsham.

Does not make provision of specific new sites for education, in particular
secondary schools

10 Because of the importance that schools play in the choices that people make in
where they want to live it is essential that as part of the Local Plan locations are
shown where new school will be sited. It is important that these schools are placed
close to population growth areas to limit the travel distances between homes and
schools. Furthermore the siting of any new Secondary School (including Sixth Form)
is an important factor as the large land footprint of the school and its facilities means
that specific planning needs to ensure that sufficient land is earmarked for that
purpose within any new housing development plans.

The Plan must make provision for local affordable housing across the County
particularly in the Somer Valley

11 The Strategic Housing sites proposed in the West of England Joint Spatial Plan
and its connection to B&NES Local Plan proposes no new larger scale housing
developments for other parts of B&NES apart from that on the West side of B&NES.
This rationale needs to be fully justified in respect of meeting the needs for additional
affordable and social housing reasonably close to residents living in other parts of
B&NES; of particular concern is the Somer Valley.

12 The Plans requiring people to move to the West of the Council where affordable
housing will be built as part of the plan will force those needing affordable Housing
away from the supportive structure of their family and relatives. No account in
housing estimates appears to have been taken of the UK’s decision to leave the
European Union (BREXIT) and its effect on housing demand from reduced inward
migration.

13 Over reliance on a 'predict and provide' approach when no measures are
proposed to affect predictions is a cause for concern.

Does not account for the preservation of the loss to housing of valuable
agricultural land and natural habitat (that supports agricultural land) in rural
areas

14 Loss of agricultural land, and equally importantly the surrounding undeveloped
land that provides the supporting eco system (biodiversity) to enable arable farming



to succeed, should not be lost to housing development against a background of
climate change and unsustainable and unmanaged population growth (at a national
and international level). Due to increasing concerns for the nation’s food security,
any new development should have compensatory habitat but no such areas have
been identified.

The Local Plan must show the importance of the protection of the surrounding
Green Belt Land and environment location for the importance of recreational
leisure and sports assets, particularly in respect of public health.

15 Saltford is important both in B&NES and regionally for its leisure, recreational and
sports facilities. The siting of these facilities in Saltford is due to a major part
because Saltford is surrounded by the Green Belt Land providing its setting and
environment. This has proved important for their success and the benefits that these
amenities and healthy life opportunities they bring to the population of B&NES.

16 These facilities include: Saltford Golf Club; Horse stabling and riding; National
cycle routes; Bath to Bristol cycle path (also used by pedestrians); Saltford Lawn
Tennis Club; Saltford Hall; Saltford Sports Club; Bristol Avon Sailing Club; Avon
County Rowing Clubs; North Avon Canoe Club; Avon river leisure boating; Bristol
Empire Dragon Boat Club angling; Scouting and Guiding; Saltford Walking routes
etc.

Does need take into account the high importance of residential building
extension in meeting housing need

17 For housing delivery statistics we recommend that account must be taken in
respect of the 1,000s of square metres of habitable space which is brought forward
by house extensions in the region on a continual basis as evidenced by successful
planning applications. This extra space is provided without any additional land being
taken.

18 These extensions produce a supply of bigger homes for large and growing
families. This space is for the major part also quickly brought forward, building works
often starting within weeks of approval.

19 Over time these larger houses can be invaluable to meet the needs of those
families where mixed generations might want to live together. The additional rooms
created can also be a future resource to help provide lodging for the growing number
of university students in the region thus also providing an income for house owners.

20 Alternatively they and existing larger homes can provide householders with the
ability to convert their property into a number of homes, for example after children
have left home and/or when there is just a single house owner remaining in a large
house. These homes could be converted to provide additional affordable housing to
the housing market. A strategy to implement a scheme or schemes to encourage
and assist such conversions should be considered in respect of meeting affordable
housing need.



Must show proactive policies to prevent the loss of local amenities and jobs

21 In Saltford amenities and employment have recently been lost or threatened with
closure. These include local Post Office, flower shop, B&NES library branch, Local
Public House closed and loss of a take-away food premises.

Protection of archaeological sites and the importance of the rural villages
close to Bath

22 Salford’s closeness to Bath and its historically important river crossing point on
the Avon means that it has an archaeological importance for the area. Many
archaeological find have been found in the Green Belt land that washes over and
surrounds the village revealing Saltford’s significant archaeological heritage.

Does not account for the nuisance of airplanes overflying rural parts of B&NES
travelling inward towards Bristol airport

23 This issue concerns airplanes that converge on the south side of Saltford where
the higher elevation of this side of Saltford makes this a particular problem. The
Local Plan should recognise the need to address this issue; the current plans for
Bristol Airport expansion, for example, will only increase the number of planes flying
over Saltford in the summer including many periods of the day when they fly over
every 5 minutes and also many flights pass over after midnight.

Saltford Parish Council
2 January 2018















I-LB. SITE AVAILABILITY

] . ‘ Further details including details of further
Question Answer ___ studies undertaken / mitigation proposed

Are there any legal/ownership
constraints on the site that might .
prohibit or delay development of @ /Nol

the site {e.g. ransom Aiememen*
| strip/covenants)? N )
| Must land off-site be acquired to . vas/No/
develop the site? Urieromn”
| Are there any current uses Yoe/No/ ;
which need to be relocated? Walenewn*

Is the site owned by a developer | Y#€Mo/
or is the owner willing to sell? . Unknown*

| a. When do you estimate the first housing completion could realistically occur (if applicable)?

|
i. Within the next 5 years I ii. 6to10years I iii. 11 to 20 years [ 1

| b. What do you estimate the rate of delivery to be? - |
NB Year 1 is the first year of delivery: Noi— /' AN

Year 1 2 3 4 5 6 7 8 9 10 1120

!

Numper of |
units Enter Enter Enter Enter Enter Enter Enter Enter Enter Enter Enter |
completed Units Units Units Units Units Units Units Units Units Units  Units |
in year ' ]

| c. Do you have any information to support when the site will come forward and its ]
phasing? Please consider suitability, achievability and constraints.

*Please choose/delete where applicable
5
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