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INTRODUCTION

This hearing statement has been prepared by Boyer on behalf of Taylor Wimpey UK Ltd in
response to the Inspector’'s questions under Matter 4.

Taylor Wimpey supports the identification of land at Minsmere Road as an emerging LPPU
allocation under Policy KE3D (East of Keynsham Former Safeguarded Land) for the
development of around 70 homes and associated infrastructure.

The land at Minsmere Road was promoted for residential development during the
preparation of the adopted B&NES 2014 Core Strategy and the 2017 PlaceMaking Plan, and
again in 2018, as part of the new Local Plan Consultation. At that time, the Core Strategy
Inspector (Simon Emerson) recommended the removal of the land from the Green Belt, to be
safeguarded for future residential development.

We support the allocation of the land as a sustainable location for residential development;
and over the plan period, the site will play a significant role in delivering the district’s housing
requirement. Taylor Wimpey shares this conclusion and are keen to work with the Council,
statutory organisations and infrastructure providers to deliver the site.

It should also be noted that Taylor Wimpey have prepared and submitted an Outline
Planning Application (Ref. 21/05471/OUT) for the land at Minsmere Road in December
2021, in line with the draft allocation. Consequently, the allocation at Minsmere Road is
capable of being delivered within the LPPU plan period and before 2029.
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2.7

MATTER 4: AREA POLICIES AND
ALLOCATIONS

Policy KE3d: East of Keynsham Safeguarded Land

Q.63 Is criterion 1 which states that development proposals will deliver residential
development of around 70 dwellings in the plan period justified?

Taylor Wimpey considers that draft Policy KE3d is based on an appropriate strategy
considering the reasonable alternatives; it is based on proportionate evidence; and is
therefore justified and sound in accordance with paragraph 35 of the NPPF.

We say this because:

i.  The Council has given consideration to reasonable alternatives as demonstrated
within the supporting evidence base of the LPPU.
ii. The evidence base is proportionate given its context to support a partial update to
the Local Plan; and
ii.  The delivery of 70 dwellings is based on an appropriate strategy given the nature
of the partial update to the Local Plan

Each of the above points are addressed in turn below.

i. The Council has given consideration to reasonable alternatives, as
demonstrated within the supporting evidence base of the LPPU

Taylor Wimpey consider that the Council has taken the necessary steps to consider
reasonable alternatives in accordance with paragraph 35 of the NPPF and the SEA
Regulations.

We note the Council’s response to the Inspector’s Initial Questions (EXAM 1A and EXAM
1B) and agree that the Council has taken the correct approach in preparation of the LPPU
evidence base to identify the sites for allocation within the LPPU and reasonable alternatives
were considered and rejected.

We consider that the reasonable alternative sites identified by the HELAA to be robust, given
that the HELAA identifies sites from various sources including a SHLAA (published 2013),
call for sites exercises during the plan making process, representations through the former
Joint Spatial Plan, representations to Local Plan consultations and Council land surplus to
requirements. Therefore, sites included for allocation in the LPPU have been considered
against numerous other sites across the district.

While the land at Minsmere Road has been safeguarded for future development within the
Core Strategy; it was also assessed under the HELAA (August 2021), under site reference
K26a.
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We consider that the Council’'s approach to the assessment of reasonable alternatives to be
robust based on the limited scope of the LPPU review. As a partial review of the Plan, it is
necessary to follow the Core Strategy’s Spatial Priorities and locational sequential approach
(as described in CD-SD025). By its nature, meeting only a limited level of housing supply
shortfall has resulted in the prioritisation of brownfield sites and a focus on the most
sustainable settlements of Bath and Keynsham, which both have excellent levels of services
and facilities and are easily accessible by train to Bristol. Minsmere Road (Policy KE3d)
meets all the locational sustainability criteria.

The draft Sustainability Appraisal (SA) Report includes the allocation of land at Minsmere
Road and has given consideration to the likely effects, a summary is given in Table 11 in
section 7 of the report with full details set out in Appendix D.

The SA acknowledges that there would be no change in the spatial strategy identified in the
district wide Spatial Strategy, however, the sites included for allocation within the LPPU,
including KE3d, would meet identified shortfall and would provide affordable housing. It
would therefore have a major positive effect on the Sustainability Objective 2 in meeting the
identified needs for sufficient, high-quality housing, including affording housing. In addition,
the site-specific mitigation requirements which are included within emerging Policy KE3d
would ensure the development would fulfil several other Sustainability Objectives.

As the Council has confirmed in EXAM 1A, Table 10 and Appendix C of the Draft SA Report
details the alternative sites identified and considered to inform the Options (Reg. 18)
document. Specifically in respect of Keynsham, it was concluded to progress with a wider
area into the proposed strategy under Option 2 which led to further assessment work
especially relating to highways to inform new policy allocations KE3c and KE3d (land at
Minsmere Road). The alternative, Option 1, would have been to progress with the delivery of
300 dwellings at Keynsham which would not significantly boost the supply of housing into the
next plan period.

Additional sites were reviewed following the Options Consultation and other sites that had
previously been promoted through the HELAA process were not addressed in the SA as they
were not considered to be reasonable alternatives. Detail of the sites which were not
considered to be reasonable alternatives and reasons why are provided by the Council at
Appendix 10 of EXAM 1B. Furthermore, additional sites promoted by landowners/developers
through the Reg. 19 consultation (August-October 2021) and reasons for those not being
considered reasonable are set out in the Draft SA Report Updated Appendix H Consultation
comments and Council responses (December 2021).

It is therefore evident that B&NES has untaken the necessary steps and considered
reasonable alternatives as set out above within the relevant evidence base documents of the
LPPU.
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ii. The evidence base is proportionate given its context to support a partial
update to the Local Plan

We consider that the Council’s approach to the preparation of the LPPU evidence base to be
proportionate. Paragraph 35 of the NPPF confirms an appropriate strategy should be based
on proportionate evidence.

“b) Justified - an appropriate strategy, taking into account the reasonable alternatives,
and based on proportionate evidence.”

In addition, national guidance relating to plan-making states ‘Reviews should be
proportionate to the issues in hand,’ as outlined in paragraph 62 reference ID 61-062-
20190315.

As set out by the Council, the LPPU scope is limited in terms of allocating additional housing
sites, because of the need to identify only a relatively modest shortfall in housing land supply
until 2029. Consequently, the evidence base is required to be “proportionate to the issue in
hand.”

The Council has provided a clear explanation as part of EXAM 1A and EXAM 1B to
demonstrate a robust and proportionate assessment of reasonable alternatives has been
undertaken.

iii. The delivery of 70 dwellings is based on an appropriate strategy as part of
the partial update to the Local Plan

As set out above, the Council has undertaken a robust assessment of reasonable
alternatives based on a proportionate evidence base. Therefore, the delivery of 70 homes is
based on an appropriate strategy as part of the LLPU because:

i. The LPPU has a limited scope to address, amongst other things, housing land supply
until the end of the plan period in 2029.

ii.  As a partial review of the Plan, it is necessary to follow the Core Strategy spatial
priorities and locational sequential approach (as described in CD-SD025);

iii. In following the Core Strategy’s locational sequence approach, with only a modest
number of new homes for the LPPU to allocate, allocations are proposed on previously
developed land and in the two most sustainable settlements of Bath and Keynsham;

iv. The allocation of the land at Minsmere Road (Policy KE3d) meets the Core Strategy’s
location sequence approach; and

V. It has not, therefore, been necessary to further assess other sites, which are not
considered to be reasonable alternatives, given their conflict with the Core Strategy’s
locational sequence approach.

On this basis, Policy KE3d to deliver around 70 homes at Minsmere Road, Keynsham is
justified in accordance with paragraph 35 of the NPPF.
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Q. 64 What is the evidence that 70 dwellings would be delivered by 20297

Taylor Wimpey UK Ltd considers that draft Policy KE3d to develop 70 homes in the plan
period is deliverable by 2029 and therefore sound in accordance with paragraph 35 of the
NPPF.

We say this because Taylor Wimpey have prepared and submitted an outline planning
application to B&NES for the land at draft allocation KE3d, demonstrating it is immediately
available for development; and

Taylor Wimpey is committed to delivering the site and envisage a start on site and
completion of the development before 2029.

Each of the above points are addressed in turn below:

i Taylor Wimpey have prepared and submitted an outline planning
application to B&NES for the land at draft allocation KE3d

Taylor Wimpey submitted an Outline Planning Application (Ref. 21/05471/OUT) for 70
homes in December 2021 with a clear intention of delivering much needed housing within
the current plan period.

The application has been prepared in liaison with LPA officers and has since been amended
to address consultee comments, ensuring that all technical constraints can be adequately
mitigated. We expect the case officer to make a recommendation to the B&NES Planning
Committee this Summer.

Should Outline Planning Permission be granted in 2022, Taylor Wimpey intends to submit a
Reserved Matters application in April 2023, allowing for Reserved Matters approval in
Autumn 2023.

Taylor Wimpey would then look to appoint contractors and start construction on site in the
Autumn/Winter 2023, with the intention to have completed development by the end of 2026.

ii. Taylor Wimpey is committed to delivering the site and have programmed a
start on site and completion of the development before 2029

In light of the above, we confirm Taylor Wimpey’s intentions, including anticipated start and
build our rates below:

e Start on site: Autumn/Winter 2023

e Complete on site: Winter 2026

o Built out rates: 18 months (subject to market conditions) at approximately 50 units
per annum.

However, if for any unforeseen circumstances arise and there are delays, Taylor Wimpey
would still seek to have delivered the allocation within the 5-year period and at the latest
before the end of 2029 to ensure there is deliverable supply of housing in BANES.



2.30

2.31

2.32

2.33

2.34

2.35

2.36

Q. 65 What is the evidence that any significant impacts from the development on the
transport network (in terms of capacity and congestion), or on highway safety, can be
cost effectively mitigated to an acceptable degree as per NPPF paragraph 110?

Taylor Wimpey considers that all significant impacts of draft Policy KE3d on the transport
network and on highway safety can be cost effectively mitigated in line with paragraph 110 of
the NPPF. On this basis Policy KE3d is deliverable and effective and therefore sound in
accordance with paragraph 35 of the NPPF.

We say this because:
i. Safe and appropriate access arrangements can be delivered into the site;

ii. There are no significant impacts anticipated from the development on the transport
network

iii. Safe and appropriate access arrangements can be delivered into the site

The Transport Assessment (and Travel Plan) (TA) submitted in support of the Outline
Planning Application (Ref. 21/05471/OUT) demonstrates safe and appropriate access
arrangement to the site via a new priority T-junction arrangement within Minsmere Road.
Taylor Wimpey has the right to construct an access link road into the site.

The proposed access provides a 5.5m width access into the site and a 2-metre-wide footway
located on either side of the carriageway. The proposed access road widens marginally
through bends to allow for the movement of vehicular traffic. The required visibility splays
have been provided in accordance with Manual for Streets guidance.

The access road also incorporates two vehicular crossovers on the southern side of the
proposed access road, providing access into the existing parking area located at Colne
Green. The proposals will not result in the loss of any car parking provision. Given the
proximity to the junction with Minsmere Road, the low vehicle speeds, the low level of trips
generated by the parking area and the consideration that nearly all movements will be exiting
the car parking area towards Minsmere Road, the proposed arrangements are appropriate.

The site access and internal road layouts will be designed to reflect the requirements of the
Manual for Streets and meet the requirements of the local highway authority. Vehicle swept
path analysis has been undertaken for refuse vehicles accessing and egressing the site in a
forward gearing making allowance for a medium sized car which is also demonstrates the
submitted access is appropriate.

There is extensive footway provision throughout the development. In addition to the 2m
footways alongside the main access into the site, pedestrians will be able to access the site
via existing footpaths, Public Right of Way (PRoW) and permissive footpaths which connect
the site to Minsmere Road and Witham Road.
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The proposal facilitates a pedestrian and cycle link to the northern boundary of the site to
future proof a link to the housing development to the north. This in turn provides a pedestrian
and cycle link to the A4 Bath Road and additional bus and public transport services. The
proposed development will be designed to facilitate the movement of pedestrians and create
a permeable environment for non-motorised users in accordance with Manual for Streets
guidance.

The submitted TA demonstrates that safe and appropriate access arrangements can be
delivered to the site and will be subject to the local highways approval process.

iv. There are no significant impacts anticipated from the development on the
transport network

The TA demonstrates that the additional traffic generated by the proposal is not forecast to
have a severe impact on the operation and safety of the local highway network in
accordance with Paragraph 111 of the NPPF.

Percentage impact assessments at the Wellsway / Hurn Lane priority T-Junction, Chandag
Road / Bath Road mini-roundabout, Bath Hill / Bath Road / Wellsway roundabout and Bath
Road / Keynsham Bypass roundabout demonstrate that the proposed development will not
have a material impact. The number of additional vehicles passing through the assessed
junctions are low and unlikely to be discernible. Therefore, there are no significant impacts
anticipated from the development on the transport network in terms of capacity and
congestion or highways safety.

It is important to note the Outline Planning Permission (Ref. 20/02673/OUT) on neighbouring
land (which was also safeguarded for future residential development by the Core Strategy
and forms emerging LPPU Policy KE3c) was resolved to be approved by the BANES
Planning Committee on 4th May 2022. A copy of the Planning Officers Committee Report is
provided at Appendix 1 for reference.

In the preparation of the LPPU (and Policy KE3d) the Council have produced CD-TRN002
‘Transport Technical Note: Keynsham’, which provides a Sustainable Transport Strategy
(STS) for the Safeguarded Land at Keynsham. The STS identifies six sustainable transport
measures which are required to enable safeguarded land to come forward. The six
measures include:

Bus stop improvements on the A4,

Town Centre bus service improvements;

LCWIP Improvements between Saltford and Keynsham;

Pedestrian and cycle connection to Bristol Bath Railway Path;

Active Travel connection through Memorial Park to the Rail Station; and
Liveable Neighbourhood measures in the Chandag Estate.

o gk N2



2.43 By virtue of the recent Planning Officer Committee report (see Appendix 1) for nearby
planning application (Ref. 20/02673/0OUT), the Council acknowledge that the above 6
measures are being met through the grant of planning permission at site KE3c and through
negotiation of the current planning application at Minsmere Road (Site KE3d). It is agreed
with LPA officers that no additional specific traffic capacity mitigation is sought (other than
the above six STS measures) which adequately mitigate the transport impacts of for both the
Safeguarded Land sites, KE3c and KE3d.

2.44 The current Outline Planning Application demonstrates that appropriate opportunities to
promote sustainable transport modes have been considered, given the sites location at the
settlement edge of Keynsham and its inter-connectivity to residential development to the
north. This is reflected in the submitted Transport Assessment which also demonstrates that
safe and suitable access is being achieved for all users to the site.

2.45 In considering the transport measures outlined in the Keynsham STS (CD-TRN002) which
are reflected within emerging Policy KE3d and proposed to be delivered as part of the
current Outline application, it is considered that transport impacts can be mitigated to an
acceptable degree as per paragraph 110 of the NPPF.

Q.66 What effects would the transport mitigation package have on the viability and the
deliverability of the proposed allocation?

2.46 Taylor Wimpey have already made an allowance for the measures within the viability
appraisals prior to the submission of the Outline planning application. Therefore, on the basis
that the costs are proportionate and in keeping with the scale of development, the effects of
the transport mitigation package will not affect the viability or deliverability of the proposed
allocation as they have already been accounted for within the preliminary stages of due
diligence prior to the application submission.
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REPORT OF THE HEAD OF PLANNING ON APPLICATIONS FOR DEVELOPMENT

Item No:
Application No:

Site Location:
Somerset

01
20/02673/0UT
Land Parcel 0005 Bath Road Keynsham Bath And North East

N

Ward: Keynsham East Parish: Keynsham Town Council LB Grade: N/A

Ward Members:
Application Type:
Proposal:

Constraints:

Applicant:

Expiry Date:
Case Officer:

Councillor Hal McFie Councillor Andy Wait
Outline Application

Residential and related development comprising approximately 213
dwellings, replacement sports pitch to facilitate expanded primary
school, means of access thereto, associated open space,
landscaping, access roads, footways/cycleways and infrastructure
works.

Saltford Airfield 3km buffer, Agric Land Class 1,2,3a, Agric Land
Class 3b,4,5, Policy CP8 Green Belt, Policy CP9 Affordable Housing
Zones, Housing Development Boundary, Policy KEB3 Safeguarded
Land East Keynsh, Policy LCR5 Safeguarded existg sport & R, Policy
LR6A Local Green Spaces, LLFA - Flood Risk Management, MOD
Safeguarded Areas, Policy NE2A Landscapes and the green set,
Policy NE3 Local Nature Reserve, All Public Rights of Way Records,
SSSI - Impact Risk Zones, Policy ST8 Safeguarded Airport &
Aerodro,

Mactaggart And Mickel Homes Ltd
6th May 2022
Chris Griggs-Trevarthen

To view the case click on the link here.



http://www.bathnes.gov.uk/webforms/planning/details.html?refval=20/02673/OUT#details_Section

REPORT
-+REASONS FOR REPORTING TO COMMITTEE

Keynsham Town Council and Saltford Town Council have both objected to the application
contrary to the officer recommendation. In accordance with the scheme of delegation, the
application has been referred to the chair/vice chair of Planning Committee. They have
decided that the application should be determined by committee and have made the
following comments:

Chair, CllIr. Sue Craig

"I have reviewed this application and note the objections from both Saltford Parish and
Keynsham Town Councils, the local ward councillor and many other third parties. Given
the controversial nature of this proposal, | recommend that it is debated in full at Planning
Committee."

Vice Chair, CllIr. Sally Davis

"I have looked at this application, noting it is an outline application which has clearly
attracted many objections from both statutory and third parties as well as a Ward
Councillor planning committee request. It is clearly controversial therefore | recommend
the application be determined by the planning committee.”

DESCRIPTION

The application site comprises approximately 10.26 hectares of greenfield land at the
eastern extent of Keynsham just south of the A4 Bath Road. The site consists of four
improved grassland field compartments bound by hedgerows and woodland edges which
generally sloped down to the south, away from the A4. A small watercourse bisects the
site between the upper and lower fields.

The Hygge Park development, including a newly constructed primary schools, lies
immediately to the west of the site. Manor Road Community Woodland lies to the south-
west of the site. A public right of way (BA27/27) runs East-West across the lower field and
a number of other informal paths are visible across the site.

The majority of the site is designated as safeguarded land under Placemaking Plan (PMP)
policy KE3B - Safeguarded Land East Keynsham. However, the southernmost field falls
outside of the safeguarded land designation and lies within the Bristol and Bath Green
Belt.

The application seeks outline planning permission for residential and related development
comprising approximately 213 dwellings, replacement sports pitch to facilitate expanded
primary school, means of access thereto, associated open space, landscaping, access
roads, footways/cycleways and infrastructure works.

All matters are reserved except for access.
The application is a resubmission of a previous outline application which was refused in

2018. An appeal against that decision was submitted to the Planning Inspectorate but was
then subsequently withdrawn.



PLANNING HISTORY

A previous application on this site was refused planning permission in 2018. Details
below.

Application reference 18/01509/0OUT

Residential and related development comprising approximately 200 dwellings,
replacement Sports Pitch to facilitate expanded Primary School, means of access thereto,
associated open space, landscaping, access roads, footways/cycleways and infrastructure
works.

REFUSED 28th December 2018

APPEAL WITHDRAWN

The land immediately to the west of this site was granted planning permission for 250
dwellings in 2017) and is now being built out. This development is known as Hygge Park
(Policy allocation KE3a) and details of the permission are below.

Application reference 16/00850/OUT (Hygge Park)

Residential and related development comprising approximately 250 dwellings, new
Primary School with associated outdoor playing facilities, means of access thereto,
associated open space, landscaping, access roads, footways/cycleways and infrastructure
works (Revised Plans)

PERMITTED 4th October 2017

The Council is also currently considering an application on safeguarded land to the south-
west of the application on land off Minsmere Road (Emerging policy allocation KE3d).
Details below.

21/05471/0UT

Outline planning application for 70 homes (Use Class C3); new vehicular and pedestrian
access on to Minsmere Road, public open space; tree

PENDING CONSIDERATION

ENVIRONMENTAL IMPACT ASSESSMENT

The Council issued a screening opinion (14/05418/SCREEN) for a wider development
consisting of 500 dwellings across both the current site and the Hygge Park site to the
west in 2015. It concluded that the wider proposals does not represent EIA development.

Given the length of time that has elapsed, it has been necessary to update the screening
opinion in accordance with the Environmental Impact Assessment Regulations 2017. The
latest screening opinion concludes that the proposals do not represent EIA development.

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
HIGHWAYS: No objection



There is a need to secure the package of measures proposed in the Sustainable
Transport Strategy (STS) for Keynsham. Highways consider that the measures proposed
in the STS, and subsequent incorporation into the emerging LPPU, are fair and
reasonable in relation to the scale of the total Safeguarded Land development, particularly
as no traffic capacity mitigation is sought. Highways recognise that the Withies Park
application does not constitute the full allocation, and therefore contributions need to be
proportionate to its scale.

Furthermore, the delivery mechanism also needs to ensure:

- Individual measures are fully funded and do not rely on unidentified funding sources to
be delivered.

- The responsible party must have a reasonable prospect of being able to deliver the
measure

Highways therefore require all aspects of the measures, with the exception of those for
which a contribution is proposed, to be directly delivered by the applicant. For the
avoidance of doubt, this includes:

Measure 1 - Bus Stop improvements on the A4

Measure 3 - Local cycling and walking infrastructure (LWCIP) improvements between
Saltford and Keynsham

Measure 4 - Connection to Bristol Bath Railway Path

Measures 5 - Active Travel connection through Memorial Park to the Rail Station

It appears that there is an appropriate delivery strategy for the necessary Sustainable
Transport Measures and if the above items that remain to be agreed are determined and
agreed with both parties

It is recognised that it would not be reasonable to impose a planning obligation or
condition which makes the commencement of the Withies Park development beholden to
either the metrobus project or the commencement of the other Safeguarded Land parcel.
Highways therefore reluctantly accept that there may be a short period of time where
development has commenced, but the full package of measures is not in place. This
acceptance is on the basis that there is a reasonable prospect of the remainder of the
measures being in place in the short term as those projects can both be considered as
"committed.” This in no way prejudices Highways overarching position that the full
package of measures is required to make development acceptable.

The access discussed to date is now acceptable in principle but needs to be finalised in
terms of the merge lane.

ECOLOGY: No objection, subject to conditions

PARKS AND OPEN SPACES: No objection, subject to contributions

PLANNING POLICY: Scope for revision - January 2021

We are of the view that very substantial weight should still be attributed to the conflict of
the proposal with the current Development Plan and National Policy in terms of early

release of the safeguarded land, and we note that there are still significant transport
concerns outlined by the objection by the Highways Officer.



However, in light of the Cabinet Report and Regulation 18 Local Plan options document,
we now advise that if the transport concerns in particular can be overcome (taking into
account the requirements of NPPF para 109) that there could be a case for early release
and that the benefits of proposed housing could outweigh any harm identified.

EDUCATION: No objection, subject to obligations
URBAN DESIGN: Objection - September 2020

It is premature to review the design in detail in relation to access for this outline application
due to the objection in principle.

The scheme is contrary to policy

Missing information to inform design/location of access points

Layout is structured around green infrastructure well

Energy efficient homes at passivhaus standard is positive

Integration of routes and boundaries with adjacent development appears well
conS|dered and cohesive particularly on the western boundary.

6. There is significant potential in the proposals presented for this to be a
development of exceptionally high design quality.

arwnE

ARBORICULTURE: No objection, subject to conditions

DRAINAGE AND FLOOD RISK: No objection, subject to conditions
ARCHAEOLOGY: No objection

ENVIRONMENTAL MONITORING: No objection, subject to condition
ENVIRONMENTAL PROTECTION: No objection, subject to conditions
LANDSCAPE: No objection

HOUSING: No objection, subject to obligations

AVON AND SOMERSET POLICE: No objection

AVON FIRE AND RESCUE: No objection, subject to obligations
NATURAL ENGLAND: No objection, subject to conditions

SPORT ENGLAND: Support, subject to conditions

THE FOOTBALL FOUNDATION: Object on behalf of The FA & Somerset FA object and
require more information to review fully.

SALTFORD ENVIRONMENT GROUP: Objection

Saltford Environment Group ("SEG") object to the application for the following reasons:



The purpose of safeguarded land has been to consider it for development (i) after the
other developments identified in the Core Strategy have been completed, not before, and
thus when infrastructure is already in place and found to be coping with existing and new
demands placed on it, and (ii) if a genuine demand for additional new housing remains
after the other Core Strategy developments have been completed.

SEG believe it is too early to determine how demand for new housing or travel patterns
will change after COVID-19. These changes may include (a) the Government's relaxation
of planning rules to encourage the conversion of office and retail buildings in city centres
to housing thus reducing the pressure on green field sites whilst rejuvenating city centres
that have lost retail outlets; and (b) increased or reduced use of public transport or private
vehicles including for additional local journeys by those working from home. SEG consider
that their concerns expressed in 2018 therefore continue to apply.

They consider that the proposals will undermine the local plan and the plan-led system
and highlight that developers do not have a strategic policy making role other than to say
where they can build houses when invited to do so. They suggest that it is not appropriate
for developers to attempt to decide where or when houses should be built by applying
pressure through lobbying, constant challenging and other means to the plan making
process or when making planning applications that fall outside the plans, requirements,
limitations or restrictions of a local plan - even if the local plan is going through a revision
or update.

SEG also requests that any new development between Keynsham and Saltford must be
preceded, not followed, by new transport infrastructure to prevent further congestion and
gridlock at peak periods as economic activity recovers.

SEG believe that to allow this to proceed before other developments that were, allowed in
the B&NES Core Strategy on Keynsham's Green Belt would put undue and additional
pressure on transport infrastructure and public services. Those services and infrastructure
already struggle or fail to cope with the existing housing density before the proposed Core
Strategy developments have been built and supporting infrastructure for those
developments put in place beforehand.

They consider it is thus far too premature to even consider giving outline planning
permission to this application and to permit this would make a mockery of the purpose for
safeguarding land in the Core Strategy for longer term development needs when those
needs have not yet been assessed and the effects caused by existing plans for
development of the Green Belt have not been experienced, assessed and remedied
where found to be negative.

SEG considers that development of Green Belt land is contrary to the principle of
sustainable development. They highlight a deficit of natural or semi-natural land in B&NES
compared to farmland and suggest that it would be irresponsible to not protect
natural/semi-natural land that underpins the economy of the B&NES and wider West of
England area and our future food security in a changing climate made more critical by
unmanaged population growth.



KEYNSHAM TOWN COUNCIL: Objection

1. The application site is safeguarded land and is not allocated for development at the
current time. The development of the site has not been proposed for development
following a review of the Local Plan. There are no material considerations that would
indicate that permission should be granted at this time. The proposed development is
therefore contrary to Development Plan polices, including Core Strategy Policies DW1,
KE1 and KE3b. The development is also contrary to paragraph 139 of the National
Planning Policy Framework which confirms that planning permission for permanent
development of safeguarded land should only be granted following a Local Plan Review.

2. The existing road network in the vicinity of the site has insufficient capacity to
accommodate the increase in traffic likely to be generated by the proposed development.
Additional pressure would be put on the transport infrastructure and public services which
are already strained. In future scenarios, there would be significant delays at several
locations, and it is likely that queues would block back across adjacent junctions. The
proposed development would contribute towards these problems. The proposed
development would result in a severe residual cumulative impact on the road network. The
development is therefore considered to be contrary to policy ST7 of the Bath and North
East Somerset Placemaking Plan, and contrary to paragraph 109 of the National Planning
Policy Framework.

3. Keynsham Town Council has concerns in respect of provision of utilities including
drainage, flooding and sewage disposal and are of the opinion that this site combined with
the adjacent recently developed site are not providing sufficient facilities/amenities to
support what is theoretically a village, in respect of the combined number of housing.
Encroachment on the high-pressure gas main between Keynsham and Saltford is also
highlighted as an issue of concern.

4. The ecological impact on this site would be significant with loss of habitats and the
connectivity of habitats. This would be wholly against the ecological commitments made
by the Local Authority in July 2020, when the Council declared an Ecological Emergency
and would also be contrary to Policy D6 of the Bath and North East Somerset Council
Placemaking Plan 2017.

5. Public footpath BA27/27 crosses the proposed application site. Sections of the footpath
have already been diverted to facilitate the development of the Hygge Park to the west of
the application site. An application should be made to divert public footpath BA327/27 and
the applicant should be aware of the risk associated with trying to divert BA27.27 onto an
estate road. Any cycle track proposed for inclusion in the application must be separate
from public footpath, as required in the Local Transport Note 1/20 July 2020, recently
published by the Department for Transport. A condition should be applied preventing
works from commencing on site until after a diversion order has been confirmed.

Government planning policy (NPPF 2018, para 15) makes it clear that the planning
system is to "be genuinely plan-led" and those local plans are created to meet local needs
identified by local authorities as 'strategic policy-making authorities, on behalf of the local
communities they represent. Hence,



() It is not appropriate for developers to attempt to decide when or where houses should
be built by applying pressure through lobbying, constant challenging and other means to
the plan making process or when planning applications that fall outside the plans,
requirements, limitations or restrictions of a local plan - even if the local plan is going
through a revision or update, and

(i) Developers do not have a strategic policy making role other than to say where they can
build houses when invited to do so Keynsham Town Council request that Bath and North
East Somerset Council strongly resist this unwelcome attempt to undermine the Local
plans.

SALTFORD PARISH COUNCIL: Objection

Saltford Parish Council consider that the objections they made in relation to the previous
application on this site (18/01059/0OUT) still apply. They consider that the existing road
network in the vicinity of the site has insufficient capacity to accommodate the increase in
traffic likely to be generated by the proposed development. They continue to take the view
that the existing road infrastructure will struggle to cope with other new housing already
planned for East Keynsham and that the local road network will be even more seriously
congested by this proposal should it be allowed to proceed.

They consider it premature to forecast how demand for new housing or travel patterns will
change after Covid-19 and how Government Planning Policy will respond. Only if a
genuine need (not demand) for additional new housing remains after the other Core
Strategy developments have been completed and the after-effects of Covid-19 more fully
understood, should any consideration for development of this site be considered.

They state that this is Green Belt land 'safeguarded to meet longer terms development
needs' and should only be considered for development after other developments in the
Core Strategy have been completed, not before. It should only come forward after
infrastructure including transport, education provision and other local services is already in
place and found to be coping with existing and new demands placed on it.

They agree with the comments of the Saltford Environment Group and Keynsham Town
Council which are that the planning system is to "be genuinely plan-led" and should meet
local needs identified by local authorities. They consider it is not appropriate for
developers to attempt to decide where or when houses should be built by applying
pressure through lobbying, constant challenging and other means to the plan making
process or when making planning applications that fall outside the plans, requirements,
limitations or restrictions of a local plan - even if the local plan is going through a revision
or update. They state that developers do not have a strategic policy making role other
than to say where they

can build houses when invited to do so.

Saltford PC also suggest that development of the site would be out of step with the
Council's declaration of an Ecological Emergency. They indicate that protection of local
green spaces and wildlife habitats will become increasingly important for the quality of life
in local communities with more home-working during and after COVID-19.



COUNCILLOR ANDY WAIT: Objection

Cllr. Wait is totally opposed to this speculative application. It is breaking the current local
plan agreement, building extra housing without compensating with further green
infrastructure or significantly increasing any travel network. In fact, it removes the current
planned for green playing field in order to build the extra spaces in the Two Rivers School.

This development does not improve the current travel infrastructure significantly and is an
attempt to build on safeguarded before any improvement in the road infrastructure is in
place. This is precisely what the Planning Inspector for the current local plan stated before
any further housing can be built in the area. It is overdevelopment given the reasons
stated above. It is against the council's climate and ecological emergency and is by no
means carbon neutral.

THIRD PARTIES/NEIGHBOURS: A total of 587 OBJECTIONS have been received from
third parties. The main issues raised were:

The vast majority of concerns related to the impact of the proposals upon the A4 Bath
Road and the increase in traffic which would arise from the development. Comments
indicated that the local road network was already at capacity, citing regular queues and
delays, and suggested that any further increase in vehicle trips as a result of the
development would have a detrimental impact upon congestion, travel times, air quality,
noise, highways safety and residential amenity. Several suggested that in allowing the
expansion of the primary school, would have an even greater impact upon the local
network.

Many were concerned about the impacts upon air quality, suggesting that the proposals
would worsen an already bad situation by increasing traffic and congestion. It was
suggested that the air pollution was already high and in breach of national limits (some
suggested EU limits). It was suggested that the proposals would harm the existing Air
Quality Management Areas (AQMAS) in Keynsham and Saltford.

There was concern that a new access onto the A4 Bath Road would create new highways
safety risk. The introduction of a signalled junction was considered to result in additional
dangers and delay for highways users. There was also concern that the proposed access
would impact upon existing private driveways accessed off the A4

Many comments were sceptical of the proposals reliance upon encouraging modal shift to
more green and active travel options. It was suggested that highways data was not
accurate to the covid-19 and associated lockdowns changing behaviour. There was
concern that people will be less willing to use public transport as a result of the pandemic.
It was also suggested that additional traffic on the A4 will reduce the reliability of bus
services along this route, which the comments suggest are not even adequate to meet
current demand, counter to the objectives of encouraging sustainable travel. Several
considered that the proposals would be highly car dependent.

Several were critical of the applicant's transport assessment and road safety audit.



There were concerns about the cumulative impact of this proposal with Hygge Park and
other development in the surrounding area, particularly in respect of highways, air quality
and impacts upon infrastructure.

It was suggested that the increase traffic and air pollution would make for a poor
environment for children who are walking or cycling to Wellsway School.

Comments suggested that the infrastructure of Keynsham and Saltford could not
accommodate the additional housing, e.g. insufficient GPs, dentists, school places,
shops/services, parking, utilities, etc. There was also concern about the impact upon
school catchment areas and how other peoples may be pushed further out.

Many of the comments suggested that the land is not allocated for development but is
merely 'safeguarded' and therefore should not be reviewed until the end of the plan period
in 2029 or at the next review. These comments suggest that the bringing the land forward
now is premature and it should not come forward until there has been an opportunity to
assess the impact of other committed developments in the area. Several stated that it
would undermine the local plan and confidence in the 'plan-led’ system.

There were also concerns that the proposals were piecemeal, did not take account of
wider strategic issues and should have been part of a wider comprehensive masterplan.

Many were concerned about the loss of green belt land (officer note: only part of the site is
within the Green Belt) and the potential merging of the settlements of Keynsham and
Saltford. Other referred to this land as a green lung between Keynsham and Saltford and
objected to the loss of greenfield land that was helping to maintain their separation. Others
were concerned that the proposed football pitches, allotments and gardens would not offer
the same benefits as the existing Green Belt land.

There were objections to the loss of agricultural land which it as suggested is required for
food security and concerns over soil health. It was also suggested that crops and
grassland absorb carbon emissions and therefore the loss of this agricultural would be
contrary to the climate emergency declaration. It was suggested that the proposals would
not be carbon neutral.

Several comments questioned the need for more housing and suggested that there was
no need to build on greenfield sites. Others suggested that brownfield sites should be
developed first. Some comments queried if there was need for playing fields given the
existence of school playing fields nearby.

There were queries about the enforceability of the affordable housing offer and concerns
about the delivery of the community uses and green infrastructure in the southern part of
the site.

Several were concerned that the proposals would increase use of the Manor Road
community Woodland to the detriment of the environment. Some felt that the proposals
represented an encroachment into recreational countryside and woodland that is vital for
exercise and physical/mental wellbeing and health. This aspect was considered to have
taken on more importance since the start of the pandemic and lockdowns.



Many comments were concerned about the loss of habitats and species from the site
listing sightings of bats, deer, skylarks, chaffinches and other animals. It was suggested
that the proposals were not compatible with the ecological emergency declaration.

A few comments suggested that the existing surface water drains cannot cope with
flooding and that the proposals would worsen this situation. Similar concerns about foul
sewerage were raised. Others suggested that the proposals will adversely affect the water
table.

Some were concerned that there would be a loss of views, including views to Kelston
Roundhill.

There were concerns that the proposals would result in increases in anti-social behaviour
and public nuisance and that police coverage was already stretched.

Others were concerns about the impacts of construction traffic on existing residents in
terms of noise, disturbance, dust and pollution as well as highways safety.

Many noted that the previous application on this site had been refused and considered
that the current application should be refused for similar reasons.

Some described the proposals as overdevelopment

Some comments queried whether adequate consultation on the proposals had taken
place.

Comments suggested that new houses should be given adequate insulation, heat
exchangers and seek to reduce carbon emissions.

One comment was concerned about the removal of birch trees along which have recently
been planted along the A4 Bath Road at the site frontage.

A total of 2 SUPPORT comments were received. The main issues raised were:

It was suggested that Keynsham needs more housing, and that this development would
be great for the area.

It was also suggested that ever increasing house prices are partly down to lack of new
housing developments. It was also indicated that this had been a routine failure of local
and national government and was increasing hardship for those in the unjust and
overpriced rental economy.

There was an appeal to ignore the "not in my back yard" culture and support young people
in hardship by supporting this application.

POLICIES/LEGISLATION

The Development Plan for Bath and North East Somerset comprises:
o] Bath & North East Somerset Core Strategy (July 2014)

o] Bath & North East Somerset Placemaking Plan (July 2017)



o] West of England Joint Waste Core Strategy (2011)

o] Bath & North East Somerset saved Local Plan policies (2007) not replaced by the
Core Strategy or the Placemaking Plan:

o] Policy GDS.1 Site allocations and development requirements (policy framework)

o] Policy GDS.1/K2: South West Keynsham (site)

o] Policy GDS.1/NR2: Radstock Railway Land (site)

o] Policy GDS.1/V3: Paulton Printing Factory (site)

o] Policy GDS.1/V8: Former Radford Retail System's Site, Chew Stoke (site)

CORE STRATEGY

The Core Strategy for Bath and North East Somerset was formally adopted by the Councll
on 10th July 2014. The following policies of the Core Strategy are relevant to the
determination of this application:

SD1 Presumption in favour of sustainable development
DW1 District Wide Spatial Strategy

KE1 Keynsham Spatial Strategy

KE3b Safeguarded Land at East Keynsham
CP2 Sustainable Construction

CP5 Flood Risk Management

CP6 Environmental Quality

CP7 Green Infrastructure

CP8 Green Belt

CP9 Affordable housing

CP10 Housing Mix

CP13 Infrastructure Provision

PLACEMAKING PLAN

The Placemaking Plan for Bath and North East Somerset was formally adopted by the
Council on 13th July 2017. The following policies of the Placemaking Plan are relevant to
the determination of this application:

SU1l Sustainable Drainage

SCR1 On-site renewable energy requirement
SCR5 Water Efficiency

D1 Urban Design Principles

D2  Local Character & Distinctiveness

D3  Urban Fabric

D4  Streets and spaces

D5  Building Design

D6  Amenity

D8  Lighting

D10 Public Realm

NE1 Development and Green Infrastructure
NE2 Conserving and enhancing the landscape and landscape character
NE2A Landscape Setting of Settlements
NE3 Sites, species and habitats

NE4 Ecosystem services

NE6 Trees and woodland conservation



GB1 Visual amenities of the Green Belt
PCS1 Pollution and nuisances

PCS2 Noise and vibration

PCS3 Air Quality

PSC5 Contamination

PCS6 Unstable land

PCS7A Foul sewage infrastructure
LCR2 New or replacement facilities
LCR3A Primary School Capacity

LCR6 New and replacement sports and recreational facilities
LCR9 Increasing the provision of local food growing

H7  Housing Accessibility

RE4 Essential dwellings for rural workers

ST1 Promoting sustainable travel

ST2A Recreational Routes

ST3 Transport Infrastructure

ST7 Transport requirements for managing development

NATIONAL POLICY AND GUIDANCE

The National Planning Policy Framework ("NPPF") and National Planning Practice
Guidance ("NPPF") are significant material considerations.

EMERGING POLICY

The Council is currently in the process of reviewing the Development Plan as part of the
Local Plan Partial Update ("LPPU"). The draft LPPU underwent public consultation
(Regulation 19) and is on target for submission for public examination in Winter 2021. The
following policies from the draft LPPU are considered relevant to the current application:

KE1 Keynsham Spatial Strategy

KE3c East of Keynsham - Former Safeguarded Land
SCR6 Sustainable Construction Policy for New Build Residential
SCR9 Electric vehicles charging infrastructure

NE3 Sites, Habitats and Species

NE3a Biodiversity Net Gain

H7  Housing Accessibility

ST1 Promoting sustainable travel and health streets
ST2a Active Travel Routes

ST3 Transport Infrastructure

ST7 Transport requirements for managing development

Policies from the LPPU are not part of the development plan but are material
considerations that can be given weight in accordance with paragraph 48 of the NPPF.

SUPPLEMENTARY PLANNING DOCUMENTS AND OTHER GUIDANCE

Planning Obligations SPD 2019
Sustainable Construction Checklist SPD



LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

OFFICER ASSESSMENT
The main issues to consider are:

. Principle of development

. Transport and highways

. Ecology

. Design and parameters

. Landscape

. Education

. Parks and Open Space

. Green Belt

. Archaeology

10. Affordable Housing

11. Drainage and Flood Risk
12. Trees and woodland

13. Residential amenity

14. Sustainable Construction
15. Contaminated Land

16. Air Quality

17. Public Rights of Way

18. Compliance with emerging policy
19. Agricultural Land

20. Other matters

21. Planning Balance and Conclusion

OCO~NOUIDE WNPE

1. PRINCIPLE OF DEVELOPMENT
Development Plan

The Development Plan in Bath and North East Somerset primarily comprises the Core
Strategy (CS) and the Placemaking Plan (PMP), both of which cover a plan period from
2011 to 2029. Together these documents form the Local Plan for B&NES. The Council is
required to review the Local Plan every five years.

Core Strategy (CS) policy KE1 allows for residential development at Keynsham if it is
within the Housing Development Boundary or it forms an element of Policies K2, KE2,
KE2a, KE2b, KE3a and KE4. The application site is outside of the HDB and does not
form part of the aforementioned policies.



Approximately two thirds of the site is designated as ‘'safeguarded land' under
Placemaking Plan (PMP) policy KE3b. This policy states that planning permission for
development of the safeguarded land will be granted only when it is proposed for
development following a review of the Local Plan.

The Council is undertaking the Local Plan Partial Update (LPPU) in order to provide
greater certainty about the delivery of the Core Strategy objectives including replenishing
housing supply in order to ensure the Core Strategy housing requirement can be met. This
is currently in draft and was subject to public consultation during the summer/autumn 2021
(regulation 19) and has been submitted in December 2021 for public examination
(regulation 21). The draft LPPU seeks to allocate the currently safeguarded land for
residential development of around 210 dwellings, subject to the implementation of a
number of sustainable transport mitigation measures (policy KE3c). However, the draft
plan has only recently been submitted for examination and there are unresolved
objections in relation to this policy allocation.

The application proposals for the development of the safeguarded land are therefore
contrary to policies KE1 and KE3b of the Placemaking Plan.

The proposed development is also contrary to paragraph 143 of the National Planning
Policy Framework which confirms that planning permission for permanent development of
safeguarded land should only be granted following a Local Plan Review.

Section 70(2) of the Town and Country Planning Act 1990 provides that, in dealing with
proposals for planning permission, regard must be had to the provisions of the
development plan, so far as material to the application, and to any other material
considerations. Section 38(6) of the Planning and Compulsory Purchase Act 2004
provides that if regard is to be had to the development plan for any determination then that
determination must be made in accordance with the plan unless material considerations
indicate otherwise.

It is therefore necessary to consider whether there are any material considerations which
indicate that permission should be granted despite the clear conflict with the development
plan.

Housing Supply and delivery
The first matter to consider is the Council's housing delivery and supply position.

The adopted Core Strategy has a requirement of around 13,000 homes over the plan
period which equates to 722 homes per year. Overall, 8,150 homes have been completed
between 2011 and 2021. In order to meet the Core Strategy requirement, around 4,850
dwellings (excluding PBSA) need to be built during the remaining eight years of the plan
period to 2029.

The Housing Delivery Test was introduced when the NPPF was revised in 2018. The test
compares a council's past three years of housing delivery against its three-year
requirement. The results of the test are published by the government annually. As the



Council has significantly exceeded its housing requirement for the past three years the
Council is confident the test will be passed this year.

As set out above, the Housing Delivery Test only relates to the previous three years
delivery. Therefore, once delivery drops below the annual requirement across a three-year
period the housing delivery test will be failed. This can have significant implications for the
Council's ability to control the location of new development in line with its spatial strategy
as it may result in the trigger of the '‘presumption in favour of sustainable development' as
expressed in paragraph 11 of the NPPF.

The Council's latest housing trajectory shows that in the future delivery is predicted to
begin to drop below the required annual figures. The reduction in annual delivery will
result in failure of the housing delivery test during the plan period.

In addition to the Housing Delivery Test, the NPPF (paragraph 75) also requires the
Council to identify and update annually a supply of specific deliverable sites sufficient to
provide a minimum of five years' worth of housing against their housing requirement set
out in adopted strategic policies, or against their local housing need (established through a
standardised methodology) where the strategic policies are more than five years old i.e. a
five-year housing land supply. The supply of specific deliverable sites should in addition
include a buffer of 5% to ensure choice and competition in the market for land.

As the Core Strategy (which established the strategic policy setting the housing
requirement) is now more than five years old and, as set out in the NPPF, the five-year
housing land supply requirement is calculated against 'local housing need' using the
standard method.

Using the standard method, the Council's latest housing trajectory indicates that the
Council can currently demonstrate a 5-year land supply.

However, unlike when calculating the five-year land supply against the Core Strategy
housing requirement, the standard method does not allow the Council to take account of
any surplus in supply from previous years. Therefore, despite the standard method
housing requirement in 2021 being slightly lower than that of the adopted Core Strategy,
the Council in the near future, is unlikely to be able to demonstrate a five year housing
land supply as future delivery slows despite having already delivered more than the
required homes.

As with the housing delivery test, an inability to demonstrate a five year housing land
supply would result in the 'presumption in favour of sustainable development' in the NPPF
being triggered and could jeopardise the Council's ability to control the location of new
developments.

In addition to the housing delivery test and the five year housing land supply, it is
necessary to consider the progress and prospects for supply/delivery against the overall
Core Strategy target.

The Council's published 2020 housing delivery trajectory showed there was sufficient
supply to meet the Core Strategy requirement. However, in reviewing supply shown in the
2020 trajectory some sites were identified where housing delivery during the plan period



cannot be relied upon to the extent envisaged at that time. Adjusting the anticipated
supply from these sites and taking a realistic view on delivery of the remaining sites, plus
an allowance for small windfall sites, the latest published estimated current supply in the
2021 housing delivery trajectory is around 4,671 dwellings from 2021 up to 2029. This
results in a shortfall of almost 200 dwellings against the Core Strategy requirement (as
shown in the latest 2021 based delivery trajectory). This is of a similar magnitude (albeit
slightly lower) to the shortfall identified at the time of the Placemaking Plan Examination.

The adjusted supply and shortfall arises towards the end of the plan period and does not
affect the current five-year land supply position.

This shortfall in overall supply, allied to the future Housing Delivery Test and five-year land
supply issues outlined above require corrective action to avoid the Council becoming
vulnerable to s78 planning appeals and potentially losing control over the location of new
developments. They are also material considerations which weigh in favour of the
application.

Sustainable location

The purpose of the land forming part of this application site being safeguarded in 2014
was to ensure that there was land available to meet future housing development needs.

Paragraph 135 of the Core Strategy (CS) Inspector's report confirms that the safeguarded
land is land removed from the Green Belt, but not allocated for development, and
safeguarded to meet future development needs. It also confirms that in any future
assessment of the most appropriate locations for development, the absence of Green Belt
protection would weigh very considerably in the overall balance of considerations and that
safeguarding is particularly significant for influencing the future pattern of development in
the area between Bath and Bristol as nearly all other undeveloped land is within the Green
Belt.

In allocating the Hygge Park site (KE3a), immediately to the west of the application site,
the CS Inspector considered it to be a highly sustainable site stating:

"The proposed allocation is well located to make journeys by walking, cycling and bus
particularly attractive. A superstore, schools and employment are within a short walk of the
site. A new primary school is included in the allocation. Keynsham town centre would be a
short cycle or bus ride away. There are high frequency bus services along the A4 to the
centres of Bath and Bristol and bus stops would be only a short walk for future residents.
Accordingly, there is considerable scope to achieve significant modal shift away from the
car in this location in accordance with a core planning principle in the Framework."

He went on to state that the safeguarded land (which forms part of the application site)
has similar characteristics to the allocated land and that it would share many of the same
sustainability credentials.

The CS Inspector also considered that when passing along the A4 corridor, the
safeguarded land would be partly behind frontage development and that the remaining
area of land within the Green Belt between Keynsham and Saltford would still be sufficient



to achieve the separate identify of these settlements (paragraph 195). The perceived
effect on narrowing the gap between Keynsham and Saltford would be limited.

It is therefore considered that the application site is a highly sustainable site that would not
unduly close the gap between Keynsham and Saltford.

Whilst contrary to KE1 (Keynsham Spatial Strategy), the use of this site for housing would
be broadly consistent with the overarching spatial strategy for the district (DW1) which
seeks to focus new housing in Bath, Keynsham and the Somer Valley further adding to its
sustainability credentials.

Safeguarded land

It is also important to note that the CS inspector considered that there were exceptional
circumstances that justified removing this land from the Green Belt and safeguarding it for
future housing development.

However, the reason it was not directly allocated for housing at the time (instead of being
safeguarded) was twofold. Firstly, at the time the land was not required to meet the Core
Strategy housing requirements and, secondly, there were outstanding concerns about the
impact of additional development upon the highway network around Keynsham.

As discussed in the sections above, the position in relation to the housing requirement has
now shifted such that the release of this land for development would greatly assist the
Council in meeting this requirement and is proposed in the LPPU as an important
component of addressing the supply shortfall. Additionally, further modelling has now
been undertaken and sustainable transport measures prepared to alleviate the traffic
congestion problems on the Keynsham network (see Transport and Highways section).
This is consistent with the approach of the CS Inspector when safeguarding the land:

"202. There are undoubted problems of traffic congestion at Keynsham as a result of peak
hour through traffic on the A4 and more local traffic using roads in and around the town
centre. The Council's traffic modelling (CD12/18) indicates that there is potential for the
network to lock-up with planned development, but the modelling took no account of future
changes which should make alternatives to car journeys more attractive for residents of
Keynsham and those coming to work in the town."

Prematurity

Many comments have been received which suggest that the site should not be developed
until the LPPU has been adopted and that the current application is therefore premature.
Paragraph 50 of the NPPF indicates how the issue of prematurity should be dealt with:

"Para 50.

Refusal of planning permission on grounds of prematurity will seldom be justified where a
draft plan has yet to be submitted for examination; or - in the case of a neighbourhood
plan - before the end of the local planning authority publicity period on the draft plan.
Where planning permission is refused on grounds of prematurity, the local planning



authority will need to indicate clearly how granting permission for the development
concerned would prejudice the outcome of the plan-making process."

It is relevant in the consideration of this application, that part of the site proposed for
development is also proposed to be allocated for around 200 dwellings in the LPPU. The
application therefore has a large degree of consistency with the emerging update to the
local plan. Whilst the current application site is larger than the proposed allocation (KE3c),
the submitted parameter plans indicate that built development will be restricted to the
areas of the site which fall within the emerging allocation with uses outside of the
allocation being restricted to Green Belt compatible uses that maintain openness, e.g.
playing fields, allotments, green infrastructure, etc.

In light of this consistency with the emerging LPPU, it is considered that the proposed
development would not prejudice the plan-making process and should therefore not be
refused on the grounds of prematurity.

Conclusions on principle of development

The proposals are contrary to the current development plan policies KE1 and KE3b and
contrary to paragraph 143 of the NPPF in relation to safeguarded land.

Whilst limited weight can be given to the emerging allocation policy (KE3c) in the LPPU,
there are several significant material considerations including the following:

1. The current housing trajectory indicates the following:

a. There will likely be a failure of the housing delivery test during the plan period

b. There will likely be an inability to demonstrate a five year housing land supply during
the plan period

c. A shortfall of around 200 dwellings against the Core Strategy requirement by the end
of the plan period*

The grant of planning permission for approximately 213 dwellings on this site would make
a significant contribution towards replenishing the housing supply, meeting the housing
delivery test and maintaining a five year land supply for the rest of the plan period thereby
allowing the Council to retain control of the location of new development in line with its
spatial strategy.

*For the avoidance of doubt, the Council can currently demonstrate a five-year land supply
and has passed the housing delivery test. The presumption in favour of sustainable
development in paragraph 11 of the NPPF is therefore not engaged.

2. The site is proposed to be allocated as it is highly sustainable, would not unduly close
the gap between Saltford and Keynsham and would be broadly consistent with the overall
district wide spatial strategy.

3. The absence of Green Belt protection weighs very considerably in the overall balance
of considerations for the assessment of the most appropriate locations for development,
particularly given in the area between Bath and Bristol nearly all undeveloped land is
within the Green Belt.



4. Sustainable Transport Measures have now been prepared which will alleviate the
impact upon the Keynsham network and therefore address part of the reason that the land
was not allocated by the CS Inspector.

5. The site is proposed to be allocated for around 200 dwellings within the emerging
LPPU, although this can only be given limited weight due to the stage of the plan review
and the outstanding objections.

In light of the above matters, it is considered that these material considerations outweigh
the conflicts with policies KE1 and KE3b and justify a departure from the currently adopted
development plan in this instance (subject to the other matters discussed in this report).

2. TRANSPORT AND HIGHWAYS
Access

Access is not a reserved matter and detailed proposals have been provided for a
signalised junction onto the A4 to provide access to the site. Considerable discussion,
assessment and revision of the proposed junction has been undertaken in conjunction
with the Highways Officer, but they have most recently concluded that the proposed
junction is acceptable in principle. There are a number of areas of outstanding concerns
regarding traffic signal phasing, a maintenance bay and the westbound junction exit
merge lane.

However, it is noted that the proposed signal-controlled junction would be the subject of a
Stage 2 RSA upon completion of the detailed design, which will include highway signage
and carriageway markings. The requirement for a Stage 2, Stage 3 and Stage 4 Road
Safety Audit will be secured through a condition attached to any planning permission
granted. Matters can be further dealt with at the s278 technical approval stage.

The trips generated by the development have been forecast on the basis of those
previously agreed for Hygge Park and have been accepted by the Highways Officer.
Whilst the application is in outline, the forecast in trips as been based upon an indicative
housing mix of 117 houses and 96 flats. Any future revision to this mix may result in an
increase in trips which has not been taken account of in the current modelling. However, it
is acknowledged that a reserved matters application which sought to alter this mix would
need to be supported by new modelling and an updated transport assessment.

Bristol to Bath Strategic Corridor

Highways have also considered the potential for the access proposal to conflict with or
potentially prejudice the Bristol to Bath Strategic Corridor (BBSC). A foundation stone of
addressing the Climate Emergency within the West of England (WoE) is the creation of a
Mass Transit network. The forerunner to this along the A4 corridor is the introduction of a
bus-based mass transit system.



This project is committed through the adopted JLTP4 and is a nhamed scheme, Bristol to
Bath Strategic Corridor (BBSC) being actively progressed in partnership with the West of
England Combined Authority (WECA) and Bristol City Council. Public engagement was
undertaken between July and September 2021 to gather the views of the public on the
current challenges and issues affecting travel along the A4 corridor between Bristol and
Bath.

Significant funding through the Transforming Cities Fund and the City Region Sustainable
Transport Settlement has been allocated or earmarked for this project. A DfT Strategic
Outline Case (SOC) is in the process of being finalised for submission to the WECA Joint
Committee for approval (January 2022) to DfT Outline Business Case (OBC).

At this SOC stage of development there are options being developed and considered for
interventions along the A4 to prioritise public transport and create LTN1/20 compliant
cycling provision. It is important that any access proposal responds well to this
transformational project. During the OBC stage which is due to be undertaken in 2022
public and stakeholder engagement will be undertaken that will help inform option
assessment and development of a preferred option.

Whilst detailed design work for this section of the corridor has not yet taken place, initial
work has been undertaken to identify the potential land requirements near the location of
the site access.

To ensure that the proposals do not prejudice the BBSC, the applicant has confirmed it is
willing to safeguard land along the northern edge of the site that could potentially be
required for any future Metro Bus proposals. This has been shown in the submitted
parameter plans and can be secured by a condition of any permission granted to ensure
that the development would not prejudice the BBSC.

Sustainable Transport Measures

The PMP, and associated transport evidence base, is very clear on Keynsham. The PMP
allocated the maximum acceptable level of housing which could come forward in
Keynsham without further highways mitigation. The Transport Evidence Explanatory Note
for the Placemaking Plan, (CH2M, April 2016) demonstrated that the network would be
saturated following the level of development proposed. The Safeguarded Land was
removed from the Green Belt in a proactive move to enable much needed housing to
come forward at some point during the plan period, subject to the delivery of appropriate
mitigation, but it was explicitly not allocated at that time.

It should be noted that, at that time, the mitigation envisaged was a link road between the
A4175 and A4, which represents a major piece of highways infrastructure. That originally
envisaged infrastructure was subject to an Options Assessment Report and was publicly
consulted on as part of the B&NES Strategic Transport Studies in November 2018 titled
‘A4 Bristol to East Keynsham Corridor Study'

The transport assessment submitted with the application seeks to consider the
development in isolation against the baseline of a fully delivered PMP effectively to "re-
set" the baseline, and seeks to justify that there is a threshold of development which could



be delivered without mitigation that could be described as not having a "severe" impact.
This is contrary to the position of the made Development Plan, which is that no more
development can come forward without mitigation.

The Local Highway Authority do not agree with the applicant's transport assessment. Its
position is consistent with the made PMP, and the emerging LPPU - i.e. the saturated
highways network requires mitigation to enable further development to come forward.

Since the A4 Bristol to East Keynsham Corridor Study consultation in 2018 B&NES has
declared a Climate Emergency, and thus the specific approach to what that mitigation is
has changed. Rather than delivering highway capacity, the emerging LPPU seeks
measures to enable mode shift from existing trips and for development which comes
forward to be low carbon. The mitigation measures within the LPPU will deliver
"headroom™” on the existing congested network through mode shift. Thus, the effect of
reducing background traffic levels in itself is direct mitigation for proposed development,
regardless of the level of development trips which utilise the exact measures.

The emerging LPPU needs to be read as a whole. In addition to the site-specific policies,
the emerging LPPU refreshes the transport policies (ST1-8) to meet the needs of the
Climate Emergency. These policies, and indeed the policies within the 2017 PMP, support
the site-specific approach taken to the Safeguarded Land.

ST1 fundamentally supports the approach to significantly enhance opportunities for
sustainable travel, and requires, at point 4, that "mitigation for traffic impacts maximises
opportunities to achieve mode shift towards sustainable transport modes before proposing
traffic capacity enhancements.”

Policy ST7 requires that "users of the development benefit from genuine choice in their
mode of travel through opportunities to travel by sustainable modes," and that "provision is
made for any improvements to the transport system required to render the development
proposal acceptable. Improvement requirements will maximise opportunities to travel by
sustainable modes."

Further support for this approach can be found in the NPPF which states:

- 104. Transport issues should be considered from the earliest stages of plan-making and
development proposals, so that: c) opportunities to promote walking, cycling and public
transport use are identified and pursued;

- 106. Planning policies should: d) provide for attractive and well-designed walking and
cycling networks with supporting facilities such as secure cycle parking (drawing on Local
Cycling and Walking Infrastructure Plans);

- 110. In assessing sites that may be allocated for development in plans, or specific
applications for development, it should be ensured that: a) appropriate opportunities to
promote sustainable transport modes can be - or have been - taken up, given the type of
development and its location; b) safe and suitable access to the site can be achieved for
all users;

It is therefore clear that National and Local (existing and emerging) Planning Policy
requires measures to enhance sustainable modes, both from a traffic impact and a



provision of opportunities for sustainable travel perspective. Thus there is a strong
justification for the mitigation based upon sustainable transport measures (as proposed
within the LPPU site specific policy), regardless of the modelled traffic impact against the
baseline.

Turning to the measures themselves, the LPPU has been informed by the Sustainable
Transport Strategy (STS) produced in relation to the Safeguarded Land and potential
additional future housing growth. Due to the simultaneous drafting of these documents,
the LPPU policy refers to earlier draft measures in a previous version of the STS. For the
avoidance of doubt, it is B&NES Council's intention to update the LPPU Policy to reflect
the content of the published STS.

The STS sets out 6 sustainable transport measures which are required to enable all of the
safeguarded land to come forward for development. They are needed to provide
sustainable transport opportunities to users of the new development, and, importantly, to
enable mode shift from existing car trips to create headroom on the network through trip
banking. The 6 measures are:

Bus stop improvements on the A4

Town Centre bus service improvements

LCWIP Improvements between Saltford and Keynsham
Pedestrian and cycle connection to Bristol Bath Railway Path
Active Travel connection through Memorial Park to the Rail Station
Liveable Neighbourhood measures in the Chandag Estate
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Whilst the position of the Local Highways Authority is that this full package of measures is
required to make any development across the two safeguarded sites acceptable (KE3c
and KE3d), they accept that there is a requirement for any planning obligations to meet
the tests of the CIL regulations in that they need to be a) necessary to make the
development acceptable in planning terms, b) directly related to the development and c)
fairly and reasonably related in scale and kind to the development.

It is considered that the measures proposed in the STS are fair and reasonable in relation
to the scale of development across both Safeguarded Land sites (KE3c and KE3d),
particularly as no specific traffic capacity mitigation is sought. However, it is recognised
that the current application does not constitute the quantum of development envisaged
across both safeguarded land sites (KE3c and KE3d), and therefore any
obligations/contributions need to be proportionate to its scale.

Furthermore, the delivery mechanism also needs to ensure:

a. Individual measures are fully funded and do not rely on unidentified funding
sources to be delivered.

b. The responsible party must have a reasonable prospect of being able to deliver the
measure

Taking account of the relative quantum of development proposed by each of the
safeguarded sites (KE3c around 200 dwellings and KE3d around 70 dwellings) and the
requirement for measures to be fully funded and deliverable, Highways have accepted
that a proportionate approach to providing the STS measures can be taken.



It is therefore accepted that measures 1, 3, 4 and 5 can be provided by the current
application, with the residual measures to be provided by the developers of the KE3d site.
The applicant has agreed to delivery (measures 1, 3 and 4) or full funding (measure 5)
these measures, and this will be secured by way of a s106 agreement.

It is recognised that it would not be reasonable to impose a planning obligation or
condition which makes the commencement of the Withies Park development beholden to
either the metrobus project or the commencement of the other Safeguarded Land parcel.
Highways therefore reluctantly accept that there may be a short period of time where
development has commenced, but the full package of measures is not in place. This
acceptance is on

the basis that there is a reasonable prospect of the remainder of the measures being in
place in the short term there is currently a planning application pending consideration in
respect of the other safeguarded land site (ref: 21/05471/0OUT).

The combined measures proposed by this application represent a significant investment in
sustainable transport infrastructure in and around Keynsham and would represent several
millions of pounds of investment. Whilst there is a desire by Highways (and expressed in
the emerging LPPU allocation policy) that all measures are in place prior to occupation of
any dwellings, given the scale and cost of these measures (and in some cases the
reliance on the assembly of third-party land) it is considered unreasonable to prevent any
level of occupation of development before they are completed. It is therefore proposed
that the measures are delivered at the earliest possible opportunity taking account of
cashflow, viability and the impacts generated by the development. Precise triggers for
delivery of the measures will be negotiated as part of the s106 agreement.

3. ECOLOGY

A detailed ecological appraisal has been submitted with the application alongside various
updated surveys and ecological information requested by the Council's Ecologist. A
shadow HRA assessment has also been submitted.

The site spans 7.97ha of farmland made up of four improved grassland field
compartments bound by hedgerows and woodland edges of varying ecological value. The
highest value habitats within the site consist of hedgerows, woodland, mature trees, and
water courses.

Whilst the majority of the scheme is in outline (except the access proposals) it is proposed
that the majority of the hedgerows and trees on the site can be retained, alongside the
small watercourse which dissects the site. Landscaping is a reserved matter, but an
indicative calculation for Biodiversity Net Gain has been submitted and indicates that the
scheme offers the potential to achieve a net gain of 37.43% above the existing baseline.
The detail of this can be determined at reserved matters stage, but there is no objection
from the Council's Ecologist on this matter and it meets the current requirements for
compensation and enhancement under policy NE3 of the Placemaking Plan.

The application has identified the potential removal of one tree (T1) which was found to
support bat roosts for common pipistrelle and noctule bat species. Removal of this tree
would require a European Protected Species (EPS) licence. Details of the bat survey



findings and proposed mitigation and compensation measures described in Section 7 of
the submitted "Bats and Trees" report are accepted as far as they go but further survey
was required at the time of the report, and it is not clear whether this further survey has
yet been undertaken. There is a risk that further survey would reveal a roost of greater
ecological significance - it is not clear at present whether the proposed mitigation and
compensation measures would necessarily address this. Whilst further information is
required, the Council's Ecologist is satisfied that this matter can be dealt with at reserved
matters stage and that the "three tests" of the Habitat Regulations can be undertaken at
that stage as the layout and design are not yet finalised and the outline consent is not
giving approval for a scheme that will necessarily require the tree's removal.

One international statutory designated site was located 9.3km south east of the site
boundary, the Bath and Bradford-on-Avon Bats SAC. Natural England have raised
concerns that hedgerows through the site may provide functionally linked habitat (giving
access to the river to the north) for bats from the SAC. The proposals therefore have
potential to impact upon the SAC, particularly in respect of potential light spill, and a
Habitat Regulations Assessment is required.

Light spill modelling provided does not combine effects of external and internal lighting,
but the HRA includes a proposal for modelling to be carried out for specific locations within
the site if at reserved matters stage there are considered to be risks of combined light spill
having more significant impact on sensitive habitats than currently predicted. This
approach is accepted.

Light spill modelling on the vertical plane is also not provided at this stage. Predicted lux
levels onto the vertical plane at heights above ground level can provide a more accurate
picture of likely impacts on bats (which do not fly at ground level) and on sensitive features
at heights above ground level where the habitat of value is also above ground and exists
also on the vertical plane - for example a hedgerow or the woodland edge (compared with
eg. grasslands or water surfaces, which are at ground level on a horizontal plane).
Therefore consideration is needed as to whether there is sufficient light spill modelling
data available at this stage to sufficiently assess potential impacts of lighting on sensitive
features based on light spill modelling on the horizontal plane at ground level, alone.

The application is at outline stage. Incorporation of measures to retain and protect existing
bat flight lines and provide new habitat have been committed to. Locations where light spill
level thresholds are exceeded have been identified using the lux level modelling on the
horizontal plane at ground level, and these locations correspond to where the access
roads pass through sensitive habitats. There is limited scope for other locations to be
affected by similar conflicts due to the distances of streets / street lighting and residential
units from the more sensitive areas. Final levels of predicted light spill on the vertical and
horizontal planes can be further influenced by detailed design and final layout at the
reserved matters stage, and scope remains for light spill levels to be further reduced by
additional mitigation measures (for example shields, dimming, use of hop-overs (a
measure also suggested within the submitted reports)), details of which can be secured by
condition.

The Council's Ecologist considers that the above measures are capable of overcoming
any future light spill issues at reserved matters stage, should they arise when additional
light spill modelling is provided on both the horizontal and vertical planes in accordance



with current best practice guidelines and standards, which shall be secured by condition.
Adherence to ILP Guidance Note 08/18 "Bats and atrtificial lighting in the UK" will be
sought.

The submitted shadow HRA and Appropriate Assessment conclude that, subject to
mitigation, there will be no adverse effect on the integrity of the Bath & Bradford on Avon
Bats SAC as a result of this development. The Council's Ecologist and Natural England
accept that the mitigation measures (hedgerow retention, new planting, sensitive lighting
design) to ensure suitable dark connective habitat corridors for SAC bats are maintained
across the site and that these measures can be secured by condition. They are therefore
confident that the proposals, subject to conditions, would not have an adverse impact
upon the integrity of the SAC.

It is therefore considered that there is no ecological objection to these proposals.

4. DESIGN AND PARAMETERS

The application is in outline with matters of appearance, landscaping, layout and scale
reserved. The masterplan provided is illustrative only, but the Council's Urban Designer
has indicated that the layout shown is structured around green infrastructure well and that
the incorporation of the natural environment as integral to the space design is very
welcome. The masterplan also shows the incorporation of multifunctional green and blue
space for new and existing communities and mix of uses which is positive. Conceptual
ideas presented for building around nature are strong and result in an indicative plan
layout for the 213 homes that looks like it might work well. However, the scale of buildings
and spaces in relation to each other and surrounding development must be tested in
sections and elevations at reserved matters stage.

Integration of routes and boundaries with adjacent development appears well considered
and cohesive particularly on the western boundary. The development is retaining a treed
area facing the A4, which overtly conceals this development. Further details at reserved
matters stage including street views/sections/elevations of this will be required to assess
how this works with the surrounding context.

The Urban Designer concludes that there is significant potential in the proposals
presented for this to be a development of exceptionally high design quality. This is
however reliant on the strong conceptual ideas manifesting themselves in the detalil
design. This can be reviewed in detail at the reserved matters stage.

Some of the positive elements of the proposals referred to by the Urban Design have
been secured through the proposed parameter plans which establish the extent of the
developable area and includes areas which are reserved for green/blue infrastructure. A
condition is proposed to require any reserved matters application to be in accordance with
the submitted parameter plans.

5. LANDSCAPE



The site is relatively flat lying between +20 to +50 AOD. The Cotswold AONB rises up
over +200 AOD, 2.5km to the west. Longer distance views from the higher ground of the
Cotswold AONB show the site adjacent to Keynsham, and in the context of higher ground
behind, and the city of Bristol. The landscape gap between Keynsham and Saltford is
formed by the existing pattern of fields with associated vegetation, the backdrop of Manor
Road Community Woodland, and ribbon development and vegetation along the A4.

The site has been safeguarded for potential development and is proposed to be allocated
for around 200 dwellings. Therefore is no in principle landscape or visual objection to the
application.

The application is in outline with matters of appearance, landscaping, layout and scale
reserved. The illustrative masterplan is indicative only and therefore subject to change at
reserved matters stage. The submitted parameter plans show the extent of the potential
developable area within the site and include a reasonable amount of space for green/blue
infrastructure. It is considered that the parameters shown give sufficient assurance that a
reserved matters application can be prepared which will be acceptable in landscape and
visual impact terms.

The landscape officer has indicated that there is no landscape or visual objection to the
proposed access arrangement.

6. EDUCATION

An indicative dwelling mix has been provided for the proposed development. Based upon
this mix, a development of 213 dwellings is calculated to generate the following children:

Early Years age 0-1 = 3.555 children
Early Years age 2 = 3.111 children
Early Years age 3-4 = 13.332 children

Primary - 35.670 children

Secondary - 17.850 children

Sixth Form - 5.010 children

Young people age 13-19 - 17.550 children

There is currently projected to be sufficient capacity available in Keynsham for the Early
Years age children calculated to be generated by this development.

In terms of primary school places, there are currently 270 Reception places available in
total in the Keynsham and Saltford Planning Area. The new Two Rivers C of E Primary
school on the Hygge Park development site opened in 2020 initially with a PAN of 30,
meaning there will then be a total of 300 Reception places available. Once the new two
form entry school building is complete, the PAN will be 60 in 2022 and onwards, meaning
there will be a total of 330 Reception places available.

Year Reception projection:
2020 = 301
2021 = 280



2022 = 298

2023 = 297

Plus 30 more pupils per year group from the remaining dwellings to be completed and fully
occupied in the existing approved housing developments at Somerdale, Bilbie Green,
Hygge Park, Bloor Homes @ Keynsham and Charlton Place.

Therefore Year Reception in:

2020 = 301 + 30 = 331 pupils

2021 =280 + 30 = 310 pupils

2022 = 298 + 30 = 328 pupils

2023 =297 + 30 = 327 pupils

This proposed development is calculated to generate 5.09 pupils per year group (35.67
divided by 7 year groups).

Therefore, if applied to 2023, this would give 327 + 5.09 = 332.09 pupils = 2.09 places
short per year group.

Therefore, additional places will need to be created in the Keynsham and Saltford
Planning Area in order to accommodate all of the primary age pupils calculated to be
generated by this proposed development.

A contribution towards the school places is therefore required and has been calculated as
£713,400. This has been agreed with the applicant and can be secured via a s106
agreement. The contribution amount will need to be linked to a formula in the s106 in case
the housing mix changes as a result of the reserved matters applications.

As this is only an Outline application, once the Reserved Matters is submitted, if the
number of pupils generated has increased (due to a different dwelling mix), the S106 must
be drafted in such a way that the contribution can be increased accordingly.

The Two Rivers C of E Primary school building has been constructed as a two form entry
school, contained entirely on land within the Hygge Park development site. In the longer
term, in order to be fully appointed and completed, the school will require a sports
pitch/playing field. The land for these sports pitch/playing field is identified as part of the
application site in the emerging allocation policy KE3c. This identifies the north-west
corner of the site as being required to provide a sports pitch to facilitate the expanded
primary school. The applicant has agreed that this land can be transferred at nil cost to the
Council to facilitate the expansion of the school.

The provision of this land at nil cost to the Council is a significant benefit of the scheme
and can be secured as part of a s106 agreement. It will be necessary to ensure that the
land is transferred level, drained, free from spoil, etc. and entirely suitable for functioning
as a sports pitch. This can also be incorporated into the s106 agreement.

In terms of Secondary school provision, there are projected to be nil spare secondary
school places available in the Wellsway Planning Area. However, it is anticipated that the
secondary age children generated by this development can be accommodated, via the
displacement of future children living outside of the Wellsway catchment area and there is
no objection from the Education department in relation to this.



Additional provision required to accommodate Young People generated by the
development can be provided from the Community Infrastructure Levy (CIL).

7. PARKS AND OPEN SPACE

Policy LCR6 requires that where new development generates a need for additional
recreational open space and facilities which cannot be met on-site or by existing provision,
the developer will be required to either provide for, or to contribute to the provision of
accessible sport and recreational open space and/or facilities to meet the need arising
from the new development in accordance with the standards set out in the Green Space
Strategy, and Planning Obligations SPD or successor documents.

The lllustrative Masterplan proposes 4.26ha of Public open space (POS) excluding land
for the school playing field (see Education section above). Within the overall POS
provision there is a need for some specific greenspace typologies that are both proposed
and/or necessary due to a deficit of greenspace typologies in the area to meet demand
from new residents. These include the following:

Allotments 1,470sgm

Local Equipped Area for Play (LEAP)
Community Football Pitch

10m Nature reserved woodland buffer
Community orchard
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There is space within the application site to provide these greenspaces and these
minimum requirements can be secured as part of the s106 agreement with the detailed
proposals to be determined as part of any reserved matters application. The use and type
of the remainder of the public open space to be utilised as green infrastructure and
biodiversity net gain can also be considered via a reserved matters application.

The illustrative masterplan indicates a potential community hub building on the land to the
south of the emerging allocation. However, the applicant has confirmed that the
community hub building is indicative only and the application does not seek permission for
a new building in this area. This community hub building is therefore illustrative only and
does not represent a new community facility to be provided. It therefore cannot be given
any weight in the planning balance.

Sports England have requests that the playing pitch to be provided for the primary school
expansion and the proposed community football pitch be provided in the same location to
minimise operation, management and maintenance output. However, these two pitches
are serving quite different functions and are intended to be operated and managed
separately. One of the playing fields will be owned and managed by the primary school to
meet their needs whereas the community football pitch will be to serve the wider
community. The operation and management of the community pitch will be controlled by
condition.

Sports England have also requested that the pitches be accompanied by a changing
pavilion, catering facilities, toilets and officials' accommodation. Whilst this might be
desirable in the longer term, there is no policy requirement for this to be provided as part



of the community football pitch and the introduction of these facilities is not part of the
current planning application. Such facilities would therefore require a separate planning
application and be able to demonstrate that they are appropriate in a Green Belt location.

8. GREEN BELT

Whilst the majority of the site is part of the safeguarded land which was removed from the
Green Belt by the CS Inspector, the southern portion of the site remains within the Bristol
to Bath Green Belt.

New development in the Green Belt is considered inappropriate unless it complies with
one of the exceptions set out in paragraphs 149 or 150 of the NPPF.

The illustrative masterplan and parameter plans show that built development will be
limited to the area of the safeguarded land and that there will be no new buildings in the
Green Belt. They indicate that the Green Belt land will be used for open uses only such as
proposed playing fields, allotments and an orchard. These proposed uses would fall under
exception e) of paragraph 150 which allows for materials changes of use of the land (such
as change of use for outdoor sport or recreation) provided that it would preserve the
openness of the Green Belt and not conflict with its purposes.

Whilst the detail of these uses has not yet been determined due to this being an outline
application, the nature of these proposed uses as playing fields, allotments and orchards
means that they will be capable of preserving the openness of the Green Belt and not
conflicting with its purposes. A detailed assessment would have to be undertaken at
reserved matters stage to avoid an abundance of paraphernalia or other structures that
could potentially impact upon openness. However, in light of the above the proposed
outdoor sport and recreation uses can be considered appropriate development in the
Green Belt

Subject to these matters being secured by suitable conditions (restricting the developable
area to the safeguarded land), there is no objection to the proposals on Green Belt
grounds.

9. AFFORDABLE HOUSING

Policy CP9 requires all residential developments of more than 10 dwellings to provide on-
site affordable housing. The site falls within the lower value sub-market area where there
is a target of 30% affordable housing provision in accordance with policy CP9.

The applicant has confirmed that the proposals will provide 30% affordable housing at the
Council's preferred tenure of 75% Social Rent and 25% Intermediate (shared ownership).
This represents a total of approximately new 64 affordable homes to be delivered by the
development.

This will be secured through a s106 agreement alongside other relevant matters at this
stage. Given the nature of this outline application, limited further details are available
including the precise affordable housing mix and how they will be located throughout the



scheme. An affordable housing statement will be required at reserved matters stage
which will be required to robustly address all the affordable housing requirements
contained within the Planning Obligations SPD.

10. ARCHAEOLOGY

The submitted Heritage Assessment by Cotswold Archaeology concludes that there is low
potential for significant archaeology on the site, but it does note that there are important
hedgerows on the site. The Heritage Assessment has included all the source material
required and has assessed the archaeological potential based on this material. The
Council's appointed Archaeologists agree with these conclusions and therefore there is no
reason to object to this application on archaeological grounds.

11. DRAINAGE AND FLOOD RISK

The site falls within flood zone 1 and is therefore at a low risk of flooding. A flood risk
assessment and drainage strategy have been submitted with the application and the
Drainage and Flood Risk team consider this acceptable. The application proposals SuDS
drainage system based on existing watercourses which will reduce off-site flood risks and
green and blue roofs that will also reduce runoff rates. However, further detail will be
required at reserved matters stage and this can be secured by condition.

12. TREES AND WOODLAND

An Arboricultural Assessment has been submitted with this application and reviewed by
the Council's Arboriculturalist. They broadly agree with the conclusions of the submitted
assessment that the design and layout has been constraint led; that tree losses have been
minimised to those required to facilitate the new development; and that as currently set
out in the lllustrative Masterplan the proposals would deliver a high amount of new tree
planting which would be a positive gain for arboricultural over and above that which
currently exists on the site.

The Council's Arboriculturalist therefore has no in principle arboricultural objection to the
proposed site access subject to appropriate conditions.

The proposals will involve the removal of young birch trees which have recently been
planted along the A4 Bath Road at the site frontage in order to achieve the site access
and segregated cycleway along the A4. However, there is sufficient space within the
application site for compensatory planting or equivalent or greater value.

The site is adjacent to the Manor Road Local Nature Reserve which is a locally important
woodland. The woodland has come under increased recreational pressure as a result of
new housing developments in the vicinity. The submission proposes a new entrance point
to Manor Road Local Nature Reserve and a 'Woodland Walk'

Financial contributions were sought from the Hygge Park development (ref:
18/01509/0UT) to partly fund improvements to the Nature reserve to accommodate a



larger population and to protect nature. These improvements can include works to
construct the new entrance and woodland walk. The estimated cost for this development
to make a proportionate contribution towards these improvements is £150,000. This has
been agreed with the applicant and can be secured by a s106 agreement.

13. RESIDENTIAL AMENITY

The development is near a main road transport system and the development itself will
generate increased transport noise. The Environmental Protection Officer has therefore
proposed a condition to reflect these concerns requiring the completed development to
demonstrate it achieves sound attenuation against external noise.

The development proposes two sports pitches; a playing field in the north west corner of
the site which is to facilitate the expansion of the Two Rivers CofE Primary School and a
community football pitch on land to the south. The applicant has confirmed that neither
pitch is proposed to be illuminated addressing concerns raised by the Environmental
Health Officer and the Council's Ecologist.

Given the scale of development, it is likely to have a significant impact on the local
amenity during the construction phase and therefore a Construction Management Plan
condition is proposed to ensure that existing residents are not unduly impacted.

14. SUSTAINABLE CONSTRUCTION

Policy CP2 of the Core Strategy requires sustainable design and construction to be
integral to all new developments. Policy SCR1 requires major developments to provide
sufficient renewable energy generation to reduce carbon emissions from anticipated
energy use in the building by at least 10%.

As an outline application with all matters (except access) reserved the design of the
proposals is insufficiently advanced to request full details of sustainable construction
measures.

However, elements of the illustrative masterplan indicate how a scheme could
appropriately incorporate sustainable construction into the design at reserved matters
stage. The illustrative masterplan has been broadly arranged with development blocks laid
east-west to maximise potential for solar gain that will be enable a fabric first approach to
the buildings which can then be addressed at reserved matters application stage. It is also
suggested that photovoltaic (PV) panels could be integrated in the roof plane with the
opportunity for many roofs to be orientated south for maximum use of solar panels.

The proposal is therefore considered to demonstrate compliance with policies CP2 and
SCR1 at this stage. Further information will need to be secured by condition.

15. CONTAMINATED LAND



The site has no obvious history of contaminative uses. However, due to the sensitive
nature of the development (i.e. residential) and significant scale of the development, the
Contaminated Land Officer has recommended conditions requiring an investigation and
risk assessment, a remediation strategy (if required) and a verification report (if required).

16. AIR QUALITY

The Environmental Monitoring Officer has reviewed the application. They have advised
that details should be provided to ensure that the proposed development does not a
detrimental effect on nearby properties and that no part of the development is subject to
air pollution concentrations above the Government's Objectives. Traffic from the
development should not have a negative effect of the nearby Air Quality Management
Areas in Saltford and Keynsham.

They have recommended that full details of an air quality assessment including any
proposed mitigation measures are secured by condition prior to the commencement of
development.

17. PUBLIC RIGHTS OF WAY

Public footpath BA27/27 crosses the proposed application site. The Public Rights of Way
(PROW) Team have raised concerns that the proposed route indicated on the illustrative
masterplan does not follow the definitive line of the PROW and that the applicant would
need to apply for a diversion. However, this application is currently in outline and the
masterplan is illustrative only, this route has not yet been determined and would need to
be agreed as part of any reserved matters application.

The Public Rights of Way Team have also requested that the route across the site be
upgraded to accommodate the increased footfall. As this falls within the application site,
this upgrade can be agreed as part of the landscaping reserved matters to be delivered by
the developer and does not require a s106 agreement.

18. COMPLIANCE WITH EMERGING POLICY

The application essentially seeks permission for the development of this site prior to the
adoption of the LPPU. Whilst the LPPU has limited weight, it is a relevant material
consideration in the determination of this application, and it is necessary to consider how
the proposals perform against the development requirements set out in the emerging
allocation policies.

Comments are set out against the development requirements of the allocation policy KE3
from the submission version of the LPPU:

Policy KE3C East of Keynsham - Former Safeguarded Land

1. Deliver residential development (Class C3) of around 210 dwellings in the plan period,
in the areas as shown on the concept diagram.



The application proposes development of approximately 213 dwellings and is therefore
consistent with this requirement.

2. Complement the housing style, character and density of the adjacent Hygge Park
development - incorporating an element of traditional materials including natural lias
limestone. Building heights will generally be limited to 2/2.5 storeys, ensuring that
development does not interrupt the skyline views from the Cotswolds AONB.

This is an outline application so these requirements will not be assessed until reserved
matters stage. However, the indicative masterplan and parameter plans gives some
confidence that this requirement can be met.

3. Provide a positive relationship with all publicly accessible routes and face outwards
towards the open countryside, adopt a perimeter block layout, with a clear distinction
between the fronts and backs of properties.

As above, these requirements can be addressed at reserved matters stage.

4. Provide an appropriate access from the A4 Bath Road maximising public transport
priority to improve journey times. This is to include pedestrian and cycle crossing facilities
over the A4 Bath Road to link the site with facilities and active travel routes on the north
side. This needs to include appropriate consideration of the interaction with other junctions
on the A4 Bath Road, including Pixash Lane and the employment land to the north. There
must be no possible through-route for general traffic between existing residential areas
south of Wellsway School and the A4.

There is no highways objection to the access proposals which are considered to be
suitable and provide pedestrian and cycle crossing facilities to the north side. There are no
proposal or opportunity for a through-route for general traffic to the residential areas to the
south.

5. Demonstrate that they support metrobus and Mass Transit plans as they emerge, in
order to maximise integration between housing development and metrobus and Mass
Transit placing strong emphasis on quality, direct routes through and from the site to the
A4,

The proposals do not prejudice metrobus or the BBSC by safeguarding sufficient land to
ensure that when a detailed design is prepared for these measures that it can be
accommodated (see Transport and Highways section).

6. Prioritise pedestrians and cyclists over private vehicles, and provide an attractive, low-
speed environment throughout. The development should integrate well with the
surrounding residential areas and provide a comprehensive network of pedestrian and
cycle routes, including enabling the creation of a public footpath between KE3C and KE3D
K26 A and K26 C, connecting at Manor Road Community Woodland. These routes should
utilise existing green corridors where practicable and provide LTN1/20 standard
pedestrian and cycle routes which enhance and allow appropriate space for green
infrastructure and landscape infrastructure provision.



These requirements can largely be addressed at reserved matters stage. However, the
illustrative masterplan indicates that it will be possible for the scheme to these
requirements.

7. Public space and footpaths should incorporate species-rich verges and grassland
habitat and design should be integrated with green infrastructure and landscape design of
the site.

As above, this matter can be dealt with at reserved matters stage.

8. Be accompanied by a Travel Plan and Transport Assessment, which assesses in detalil
the mitigation requirements of an individual site. Prior to first occupation mitigation
proposals for the site must deliver, but not be limited to, the following:

a. Improved frequency of public transport services along the A4,

b. Enhanced local town centre bus services connecting the development site with the town
more widely and providing an opportunity to interchange with metrobus and Mass Transit
Services;

c. LCWIP route improvements to LTN1/20 standards within Keynsham, specifically
between the development location, Wellsway School, and Keynsham Town Centre. This
must include segregated pedestrian and cycle provision on the south side of the A4
between Grange Road and Broadmead Roundabout, and onward comparable provision
along Bath Road to the Town Centre; and

d. New active travel connection between the A4 and the Bristol Bath Railway Path via
Clay Bridge, World's End Lane.

As discussed within the Transport and Highways, the proposals will provide improvements
to bus stops on the A4, LCWIP route improvements between Saltford and Keynsham, a
new pedestrian/cycleway connection between the A4 and the Bristol Bath Railway Path
and a contribution towards an active travel connection through Memorial Park to the Rail
Station. These measures have been identified from the Sustainable Transport Strategy for
Keynsham and have been agreed as appropriate and proportional to the proposed
development. Whilst the measures do not include improvements to the frequency of the
public transport service along the A4 or enhanced local town centre bus services, these
are matters which can be delivered by the other parcel of safeguarded land to ensure that
there is a fair distribution of the infrastructure requirements required to support both sites
(see Transport and Highways section for more detail)

9. Deliver biodiversity net gain of at least 10% in accordance with Policy NE3a.
Opportunities to deliver 10% biodiversity net gain within the site curtilage should be fully
explored and tested before any off-site measures are proposed. The substantive retention
of internal and boundary hedgerows, with 10-15m habitat buffers is expected. Protective
buffers of at least 25m are expected around the LNR woodland.

Although only in outline, the biodiversity net gain calculations provided indicate that the
proposals have the potential to provide a 37.43% gain above the existing baseline with on-
site mitigation. The extent of protective buffers is a matter that can be determined at the
reserved matters stage.



10. Provide a minimum of one nest or roost site per residential unit, in the form of
integrated bird and bat boxes within new buildings, and/or as standalone features within
the public realm, such as bat walls and swift towers. Additional features such as log piles,
insect hotels, bee bricks, hedgehog connectivity measures and green and brown roofs /
walls are also required. All new garden boundaries should be permeable for hedgehogs.
This requirement can be incorporated at reserved matters stage.

11. Retain and enhance internal hedgerows including hedgerow specimen trees, enabling
the subdivision of the site into a number of development areas and providing a strong
landscape and green infrastructure framework. Sufficient setback of development should
allow for growth of trees, ecological functioning of habitat corridors and buffering of the
Local Nature Reserve. Lightspill in the retained hedgerow network and habitat buffers
should be avoided. (The following minimum buffers will be required: 10m from base of
hedgerow; 15m from base of hedgerow with ditch; 25m to buffer the woodland LNR).

Much of this detail can only be assessed fully at reserved matters stage. However, the
submitted ecological information alongside the parameter plans gives confidence that a
scheme can be designed that complies with these requirements.

12. Fully incorporate Nature-based SuDS solution as part of the green infrastructure
strategy to provide betterment to the existing surface water flood issues and habitat gains.

The application proposes a SuDS drainage system based on existing watercourses which
will reduce off-site flood risks. Green and blue roofs that will also reduce runoff rates.
However, further detail is required and this can be assessed at reserved matters stage.

13. Incorporate green infrastructure, including on-site provision of well integrated formal
and natural green space and play provision, and on or off-site provision of allotments.

The proposals include space for public open space including formal and natural green
space and play provision as well as the provision of allotments and a community orchard.
These can be secured as part of the s106 agreement. The parameter plans also indicate
areas of the site which are reserved for green/blue infrastructure to ensure that there is
sufficient spaces for these elements. Further detail can be agreed at the reserved matters
stage.

14. Provide a replacement sports pitch in the north-west corner of KE3C to facilitate the
expanded primary school located within the Hygge Park development.

The applicant proposes to transfer the land required for a sports pitch to facilitate the
expansion of the Two Rivers C of E primary school as part of the s106 at nil/negligible
cost to the Council.

15. Optimise the solar energy potential of development by careful design and orientation.
This will need to be assessed at reserved matters stage, but the illustrative masterplan
and summary of energy strategy submitted indicate that this requirement is likely to be
met.

16. Implement downstream sewer upsizing works and pumping station upgrade.



This will need to be assessed as part of the drainage strategy at reserved matters stage.

Emerging policy KE3C conclusions

Whilst much of the detail is still to be determined at reserved matters stage, the proposals
broadly comply with the emerging requirements of policy KE3C in the LPPU. The only
slight deviation is in relation to the provision of sustainable transport mitigation measures
whereby a significant package of mitigation works has been agreed with the applicant in
line with more up to date evidence taken from the Sustainable Transport Strategy for
Keynsham and agreed with Highways.

Furthermore, whilst the application site is larger than the proposed allocation and
incorporates Green Belt land to the south, the parameter plans clearly indicate that built
development will be restricted to land within the allocation. Those uses proposed on the
Green Belt land, e.g. playing fields, allotments, etc, are limited to appropriate uses which
are unlikely to have a negative impact upon openness.

It is therefore considered that a grant of planning permission for these proposals would be
consistent with the emerging allocation policy and would not prejudice the LPPU or result
in any missed opportunities that may have occurred if a decision was delayed until after
the adoption of the LPPU.

19. AGRICULTURAL LAND

A number of comments have raised concerns about the loss of agricultural land. Policy
RES of the Placemaking Plan states that development which would result in the loss of the
best and most versatile agricultural land particularly Grade 1 and 2 will not be permitted
unless significant sustainability benefits are demonstrated to outweigh any loss. Where it
can be demonstrated that there is an overriding need for a proposal which will result in the
loss of

agricultural land, development should be steered towards the use of lower quality
agricultural land in preference to higher quality agricultural land.

The Council's GIS mapping indicates that the land is primarily grade 3 and therefore does
not represent the best or most versatile agricultural land. It is also considered that the
need for the proposal (see Principle of development section) outweighs the loss of this
agricultural land. It is therefore considered that there is no conflict with policy RE5 of the
Placemaking Plan.

20. OTHER MATTERS
S106 agreement

Any grant of planning permission would need to be subject to a s106 agreement to secure
the following obligations and contributions:



1. Fire Hydrant contribution
a. 8 x £1,500 (£12,000)

2. Targeted recruitment and training obligations
a. 36 Work Placements

b. 5 Apprenticeship Starts

C. 4 New jobs advertised through DWP

d. £17,600 contribution
3. 30% affordable Housing

a. 75% social rent, 25% Intermediate (Shared ownership)
4. Public Open Space provision

a. Allotments 1,470sgm

b. Local Equipped Area for Play (LEAP)

C. Community Football Pitch

d. 10m Nature reserve woodland buffer

e. Community orchard
5. Manor Road Local Nature Reserve Improvement contribution

a. £150,000
6. Education contribution primary school places

a. £713,400 (linked to formula in case housing mix is altered)
7. School Playing Field

a. Preparation of land and transfer to Council at nil/nominal cost
8. Highways access works

a. Delivery of access proposals

b. Requirement for S278 agreement
9. Sustainable Transport Measures

a. Bus stop improvements on the A4

b. LCWIP improvements between Saltford and Keynsham

C. Connection to Bristol and Bath Railway Path

d. Active Travel Connection to Rail Station through Memorial Park contribution
£120,000

10. Provision of community cycle shed
11. Travel Plan + Monitoring
a. £4,775
12. Landscape and Ecological Management Plan
13. Car Club Membership obligation
a. First resident of each unit to have 1 year of membership
b. Provision of car club spaces within the development
14. S106 monitoring fee
a. £400 per obligation

The applicant has agreed to the above heads of terms and a s106 agreement would need
to be prepared to secure the above matters before any permission is issued.

Community Infrastructure Levy
The development would be liable for CIL at £100 per square metre of residential

development. The exact liable cannot be calculated at this stage due to the outline nature
of the application. The precise liability will be calculated at reserved matters stage.



Public Sector Equality Duty

The Public Sector Equality Duty requires public authorities to have regard to section 149
of the Equality Act 2010. The proposals do not raise any particularly significant issues in
respect of equalities duty, but a couple of points are noted.

Elderly, disabled and otherwise vulnerable residents in the local area are likely to be
reliant on public transport. The proposals include improvements to local bus stops on the
A4 and will make public transport more accessible.

Some comments were received which were concerned that the proposals would reduce
access to the countryside and that this is particularly important for those with
physical/mental health issues. A similar matter was considered by the CS Inspector who
noted that public access is only permitted as of right along the footpath which crosses the
centre of the land, even if greater use appears to have been tolerated by the landowner.
The loss of this opportunity for informal recreation close to Keynsham is a disadvantage to
be weighed in the balance, but local residents would still have easy access to the Manor
Road Community Woodland which provides an attractive mix of woods and open meadow
for informal recreation.

21. PLANNING BALANCE AND CONCLUSION

The proposed development would be contrary to policies KE1 and KE3b of the current
development plan. There is therefore a strong presumption against the grant of planning
permission unless material considerations indicate otherwise.

There are several significant material considerations which weigh in favour of the
application including:

1. Contribution that the proposals would make towards replenishing current housing
supply

2. The site's highly sustainable location which is broadly consistent with the district wide
spatial strategy

3. The absence of Green Belt protection compared to nearly all other undeveloped land in
this locality

4. The provision of sustainable transport measures which are broadly in line with the
Sustainable Transport Strategy for Keynsham and which would create the headroom to
avoid a severe impact upon the highway network

5. The proposed allocation of the site within the LPPU and the broad consistency of the
proposals with the emerging development requirements

6. The provision of 30% affordable housing (up to 64 homes) with the Council's preferred
tenure mix

7. Provision of a playing field to enable the expansion of the Two Rivers C of E Primary
School at nil/negligible cost to the Council

8. A significant package of s106 obligations and contributions which, although directly
related to the addressing the impacts of the development, will have knock on benefits to
the wider community

9. Potential for biodiversity net gain of up to 37%

10. Broad compliance with all other relevant policies within the current development plan



Furthermore, it is considered that granting permission for this development would not
prejudice the emerging plan or the plan making process and that the benefits derived from
the development would be no greater if permission were to be delayed until after the
adoption of the LPPU.

In light of the above, it is your officer's view that material considerations exist to justify a
departure from the development plan and to grant planning permission for this
development, subject to conditions and a legal agreement.

The application is therefore recommended for approval and has been advertised as a
departure in accordance with the Development Management Procedure Order 2015.

RECOMMENDATION
Delegate to PERMIT

CONDITIONS

0 1.) Authorise the Head of Legal and Democratic Services to enter into a Section 106
Agreement to negotiate and secure:

1. Fire Hydrant contribution
a. 8 x £1,500 (£12,000)
2. Targeted recruitment and training obligations
a. 36 Work Placements
b. 5 Apprenticeship Starts
c. 4 New jobs advertised through DWP
d. £17,600 contribution
3. 30% affordable Housing
a. 75% social rent, 25% Intermediate (Shared ownership)
4. Public Open Space provision
a. Allotments 1,470sgm
b. Local Equipped Area for Play (LEAP)
c. Community Football Pitch
d. 10m Nature reserve woodland buffer
e. Community orchard
5. Manor Road Local Nature Reserve Improvement contribution
a. £150,000
6. Education contribution primary school places
a. £713,400 (linked to formula in case housing mix is altered)
7. School Playing Field
a. Preparation of land and transfer to Council at nil/nominal cost
8. Highways access works
a. Delivery of access proposals
b. Requirement for S278 agreement
9. Sustainable Transport Measures
a. Bus stop improvements on the A4
b. LCWIP improvements between Saltford and Keynsham
c. Connection to Bristol and Bath Railway Path



d. Active Travel Connection to Rail Station through Memorial Park contribution
£120,000
10.  Provision of community cycle shed
11. Travel Plan + Monitoring
a. £4,775
12. Landscape and Ecological Management Plan
13. Car Club Membership obligation
a. First resident of each unit to have 1 year of membership
b. Provision of car club spaces within the development
14. S106 monitoring fee
a. £400 per obligation

2.) Subject to the prior completion of the above agreement, authorise the Head of
Planning to PERMIT subject to the following conditions (or such conditions as may be
appropriate):

1 Outline Time Limit (Compliance)

The development hereby approved shall be begun either before the expiration of three
years from the date of this permission, or before the expiration of two years from the date
of approval of the last of the reserved matters to be approved whichever is the latest.

Reason: As required by Section 92 of the Town and Country Planning Act (as amended),
and to avoid the accumulation of unimplemented planning permissions.

2 Reserved Matters Time Limit (Compliance)
Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.

Reason: As required by Section 92 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permissions.

3 Reserved Matters (Pre-commencement)

Approval of the details of the layout, scale, appearance and landscaping of the site
(hereinafter called the reserved matters) shall be obtained from the Local Planning
Authority before any development is commenced.

Reason: This is an outline planning permission and these matters have been reserved for
the subsequent approval of the Local Planning Authority under the provisions of Section
92 of the Town and Country Planning Act 1990 (as amended) and Parts 1 and 3 of the
Development Management Procedure Order 2015.

4 Reserved matters - Parameter Plans (Compliance)

This outline planning permission relates solely to the description of development set out
above and in the Plans and Documents attached to this planning permission. All reserved
matters applications shall accord with the following approved parameter plans forming part
of the application except where specific listed conditions in this permission require
otherwise:

o] Parameter Plan 01 - NDA (Net Developable Area) 200206 P 02 01
0 Parameter Plan 02 - Green & Blue Infrastructure 200206 P 02 02



For the avoidance of doubt, Parameter Plan 01 does not preclude the incorporation of
green and blue infrastructure within the developable area.

Reason: To ensure that built development is restricted to non-Green Belt land in the
interests of preserving openness and to ensure that there is sufficient space for green/blue
infrastructure and public open space to ensure a high-quality development with sufficient
landscaping and good access to green space in accordance with policies GB1, NE1, NE2,
NE2A, NE3, NE6, D4, CP6 and CP8 of the Core Strategy and Placemaking Plan.

5 Reserved Matters - Landscape Design Proposals (Compliance)

Any application for the reserved matter of landscaping shall include full details of both
hard and soft landscape proposals and programme of implementation. These details shall
include, as appropriate:

1. Proposed finished levels or contours

2. Means of enclosure

3. Car parking layouts

4. Other vehicle and pedestrian access and circulation areas

5. Hard surfacing materials

6. Minor artefacts and structures (eg outdoor furniture, play equipment, refuse or other
storage units, signs, lighting)

7. Proposed and existing functional services above and below ground (eg drainage,
power, communication cables, pipelines, etc, indicating lines, manholes, supports etc)

8. Retained historic landscape features and proposals for restoration, where relevant

Soft landscape details shall include:

1. Planting plans

2. Written specifications (including cultivation and other operations associated with plant
and grass establishment)

3. Schedules of plants, noting species, planting sizes and proposed numbers / densities

Reason: To ensure the provision of amenity and a satisfactory quality of environment
afforded by appropriate landscape design, in accordance with policies D1, D2, D4 and
NE2 of the Bath and North East Somerset Placemaking Plan.

6 Reserved Matters - Drainage Strategy (Compliance)
Any application for reserved matters shall be accompanied by a detailed drainage strategy
which shall include, inter alia:

1. Electronic copy of the proposed surface water drainage network (in a .mdx format)
2. Plans detailing the extent of watercourse realignment and flow/size characteristics
of the proposed culverts

The surface water drainage network shall thereafter be installed prior to occupation of any
dwellings and in accordance with the details approved as part of the reserved matters.

Reason: To ensure that an appropriate method of surface water drainage is installed and
in the interests of flood risk management in accordance with Policy CP5 of the Bath and



North East Somerset Core Strategy and Policy SU1 of the Bath and North East Somerset
Placemaking Plan.

7 Reserved Matters - Existing and Proposed Levels (Compliance)
Any application for reserved matters shall be accompanied details of the existing and
proposed ground levels. These details shall include:

1. A topographical plan of the site including spot levels;
2. A proposed site plan/s including spot levels;
2. Site sections showing existing and proposed ground levels.

The development shall thereafter be undertaken in accordance with the approved details.

Reason: For the avoidance of doubt and to clarify the finished ground levels of the
development to accord with policies D1, D2 and NE2 of the Bath and North East Somerset
Placemaking Plan.

8 Tree Bat Roosts - Protection / Mitigation and Compensation Scheme (Pre-
commencement)

Prior to the approval of any reserved matters application or commencement of works to or
removal of the tree identified as T1 within the "Bats and Trees" report by FPCR dated May
2021, additional details regarding this tree including confirmation of species, ecological
status and value, and full details of either:

1. Proposals for retention and protection of the tree and tree roosts, or

2. Justification for tree removal, reasonings of the "three tests" of the Habitats
Regulations, and a bat mitigation and compensation scheme and method statement which
shall be in accordance with but not limited to the proposed mitigation strategy described in
Section of the approved Bats and Trees report (and which may, if more convenient,
comprise a European Protected Species licence application method statement), shall be
submitted to and approved in writing by the Local Planning Authority. Full details of
proposed positions, heights, models or design/dimensions, materials and fixings of the
proposed replacement roost features shall also be provided, and shown on a plan.
Proposed replacement bat tree roost features shall be designed to optimise the suitability
of roosting conditions, habitat connectivity, and likely roost take-up, and positioned as
close as possible to the existing roosts. Measures shall thereafter be adhered to,
implemented, retained and maintained in accordance with approved details.

Reason: To avoid harm to protected species (bats and their roosts) and to avoid a net loss
of

biodiversity, in accordance with National Planning Policy Framework and Placemaking
Plan Policy NE3. This is a pre-commencement condition because these details are
required before work commences that could potentially impact upon this tree and any bat
roosts it contains.

9 Ecological Mitigation Compensation and Enhancement Plan (Pre-
commencement)

Any application for reserved matters shall be accompanied by an Ecological Mitigation,
Compensation and Enhancement Plan (EMCEP). The Plan shall detail all habitats and
features required to deliver biodiversity net gain, which shall be achieved broadly in



accordance with the approved Biodiversity Net Gain Briefing Note (Rev B dated 8th Oct
21 FPCR) and illustrative masterplan (200206-L-02-02 Rev H dated 10th Nov 2021). The
EMCEP shall include the following:

1. Full details of proposed ecological mitigation compensation and enhancement
measures including habitat retention, creation and enhancement; methods, materials,
species compositions and seed mixes, soil requirements; ecological objectives for
habitats, species and features

2. Retention of all hedgerows as proposed for retention on the lllustrative Masterplan
200206-L-02-02 Rev H dated 10th Nov 21

3. Proposed additional features including bat and bird boxes

4. Proposed wildlife routes and hedgehog gaps in fencing to ensure permeability for
wildlife through and around the site including with in residential areas

5. Provision of the specified habitats and minimum habitat extents committed to in the

approved Ecological Appraisal (May 2020) and Biodiversity Net Gain Briefing Note (Rev
B)

6. Proposed specifications, numbers, positions / boundaries of all habitats and
features must be shown on a plan

All measures must be fully incorporated into the scheme and landscape proposals, and
shown on all relevant plans and drawings as applicable. All works and ecological
measures within EMCEP shall be implemented according to approved details, and all
ecological features and habitats shall be retained and maintained thereafter for the
purpose of providing benefit for wildlife.

Reason: To prevent ecological harm and to provide biodiversity net gain in accordance
with policies NE3, NE5 and D5e of the Bath and North East Somerset Placemaking Plan.
The above condition is required to be pre-commencement as it involves approval of
measures to ensure that biodiversity net gain is incorporated into the design of the
proposals at the reserved matters stage.

10 Construction Management Plan (Pre-commencement)

No development shall commence until a Construction Management Plan has been
submitted to and approved in writing by the Local Planning Authority. This shall include
details of the following:

1. Deliveries (including storage arrangements and timings);
2. Contractor parking;
3. Traffic management;
4. Working hours;

5. Site opening times;
6. Wheel wash facilities;

7. Site compound arrangements;

8. Measures for the control of dust, noise and site lighting

9. Temporary arrangements for householder refuse and recycling collection during
construction.

The construction of the development shall thereafter be undertaken in accordance with the
approved details.



Reason: To ensure that safe operation of the highway and in the interests of protecting
residential amenity in accordance with policies D6 and ST7 of the Bath and North East
Somerset Placemaking Plan. This is a pre-commencement condition because any initial
construction or demolition works could have a detrimental impact upon highways safety
and/or residential amenity.

11 Contaminated Land - Investigation and Risk Assessment (Pre-commencement)
No development shall commence, except for ground investigations and demolition,
required to undertake such investigations, until an investigation and risk assessment of
the nature and extent of contamination on site and its findings has been submitted to and
approved in writing by the Local Planning Authority. This assessment must be undertaken
by a competent person, and shall assess any contamination on the site, whether or not it
originates on the site. The assessment must be conducted in accordance with DEFRA
and the Environment Agency's 'Model Procedures for the Management of Land
Contamination, CLR 11' and shall include:

(i) a survey of the extent, scale and nature of contamination;
(i) an assessment of the potential risks to:

o0 human health,

o property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

o adjoining land,

o groundwaters and surface waters,

o ecological systems,

o archaeological sites and ancient monuments;

(iif) an appraisal of remedial options, and proposal of the preferred option(s).

Reason: In order to ensure that the land is suitable for the intended uses and to ensure
that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors and in accordance with policy PCS5 of the Bath
and North East Somerset Placemaking Plan and chapter 15 of the National Planning
Policy Framework. This is a pre-commencement condition because the initial works
comprising the development have the potential to uncover harmful contamination.

12 Contaminated Land - Remediation Scheme (Pre-commencement)

No development shall commence, except for ground investigations and demolition
required to undertake such investigations, until a detailed remediation scheme to bring the
site to a condition suitable for the intended use by removing unacceptable risks to human
health, buildings and other property and the natural and historical environment, has been
submitted to and approved in writing by the Local Planning Authority, unless the findings
of the approved investigation and risk assessment has confirmed that a remediation
scheme is not required. The scheme shall include:

(i) all works to be undertaken;
(i) proposed remediation objectives and remediation criteria;
(iii) timetable of works and site management procedures; and,



(iv) where required, a monitoring and maintenance scheme to monitor the long-term
effectiveness of the proposed remediation and a timetable for the submission of reports
that demonstrate the effectiveness of the monitoring and maintenance carried out.

The remediation scheme shall ensure that the site will not qualify as contaminated land
under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of
the land after remediation.

The approved remediation scheme shall be carried out prior to the commencement of
development, other than that required to carry out remediation, or in accordance with the
approved timetable of works.

Reason: In order to ensure that the land is suitable for the intended uses and to ensure
that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors and in accordance with policy PCS5 of the Bath
and North East Somerset Placemaking Plan and chapter 15 of the National Planning
Policy Framework. This is a pre-commencement condition because the initial works
comprising the development have the potential to uncover harmful contamination.

13 Contaminated Land - Verification Report (Pre-occupation)

No occupation shall commence until a verification report that demonstrates the
effectiveness of the remediation carried out has been submitted to and approved in writing
by the Local Planning Authority, unless the findings of the approved investigation and risk
assessment has confirmed that a remediation scheme is not required.

Reason: In order to ensure that the land is suitable for the intended uses and to ensure
that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors and in accordance with policy PCS5 of the Bath
and North East Somerset Placemaking Plan and chapter 15 of the National Planning
Policy Framework.

14 Contaminated Land - Unexpected Contamination (Compliance)

In the event that contamination which was not previously identified is found at any time
when carrying out the approved development, it must be reported in writing immediately to
the Local Planning Authority. Thereafter an investigation and risk assessment shall be
undertaken, and where remediation is necessary, a remediation scheme shall be
submitted to and approved in writing by the Local Planning Authority. Following
completion of measures identified in the approved remediation scheme, a verification
report (that demonstrates the effectiveness of the remediation carried out) must be
submitted to and approved in writing by the Local Planning Authority prior to occupation of
the development.

Reason: In order to ensure that the land is suitable for the intended uses and to ensure
that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors and in accordance with policy PCS5 of the Bath
and North East Somerset Placemaking Plan and chapter 15 of the National Planning
Policy Framework.



15 Construction Environmental Management Plan (Pre-commencement)

No development shall take place (including demolition, ground works, vegetation
clearance) until a Construction Environmental Management Plan for Biodiversity (CEMP:
Biodiversity) has been submitted to and approved in writing by the local planning authority.
The CEMP:Biodiversity shall include the following:

a) findings of update ecological and protected species surveys and assessments as
applicable, and proposals for further pre-commencement checks where required.

b) Practical measures (both physical measures and sensitive working practices) to include
the location/boundaries (to be shown on a plan), timing and methodologies of specified
works to avoid ecological harm and minimise ecological impacts during construction (may
be provided as a set of method statements) for habitats and wildlife including (as
applicable) badgers; birds; hedgehog and other mammals; reptiles

c) a plan showing boundaries of fenced exclusion zones for the protection of retained
habitats and features and ecologically sensitive zones and species, within which zones
there shall be no excavations; clearance of vegetation; storage of materials; waste
disposal; or vehicle or machine access; with details and specifications to also be provided
for proposed fencing, barriers and warning signs, as applicable

d) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person

e) The times and frequency of visits during construction when a professional ecologist
needs to be present on site to oversee works

f) Responsible persons and lines of communication

The approved CEMP shall be adhered to and implemented throughout the construction
period strictly in accordance with the approved details.

Reason: To avoid harm to existing and retained habitats and species during site
preparation and construction works in accordance with policy NE3 of the Placemaking
Plan. The above condition is required to be pre-commencement as it involves approval of
measures to ensure protection of wildlife that would be otherwise harmed during site
preparation and construction phases.

16 Landscape and Ecological Management Plan (Pre-occupation)
No occupation of the development hereby approved shall take place until full details of a
Landscape and Ecological Management Plan (LEMP) has been submitted to and
approved in writing by the local planning authority. These details shall be fully in
accordance with all previously approved ecological mitigation, compensation,
enhancement and biodiversity net gain requirements and shall include:

1. A list of long-term wildlife conservation and landscape design aims and objectives,
which, where applicable, shall be specific to named habitats, species and ecological
issues of importance. They shall include (but not be limited to): delivery and long term
maintenance of landscaping and habitats to achieve Biodiversity Net Gain in accordance
with the approved Biodiversity Net Gain Briefing Note (Rev B, 8th Oct 21, FPCR)



2. Creation of habitats to a specified condition and / or that achieve specified levels of
structural, botanical, and/or invertebrate diversity; provision of habitats suitable for
specified species (for example linnet and other bird species); habitats with suitable
conditions, connectivity and quality for use by bats as part of connected flight routes;

3. Proposed management prescriptions and operations; locations, timing, frequency,
durations; methods; equipment and personnel as required to meet the stated aims and
objectives

4. A plan showing the boundary or boundaries of land to which the LEMP applies. All
details, locations, boundaries of habitats and management areas shall also be shown on a
plan.

5. A list of activities and operations that shall not take place and shall not be permitted
within the LEMP Plan area (for example use of herbicides; waste disposal and disposal of
arisings; inappropriate maintenance methods; storage of materials; machine or vehicle
access)

6. Proposed habitats shall correspond to and meet the minimum standards set out in
the approved Ecological Mitigation, Compensation and Enhancement Plan

7. Proposed monitoring and reporting scheme, to include a 5 year rolling programme
for ongoing review and future remediation strategies

8. Proposed resourcing; funding sources and legal responsibility.

All required measures shall be incorporated into and compatible with the wider scheme
and shown to scale on all relevant plans and drawings including landscape design and
planting plans. All works within the scheme shall be carried out and the land managed and
maintained and utilised thereafter, in accordance with the approved details and timings.

Reason: To ensure the long term maintenance and management of landscape and
ecological features in the interests of providing net gain of biodiversity and mitigating the
landscape impacts of the development in accordance with policies NE2, NE2A and NE3 of
the Placemaking Plan.

17 Ecology Follow-up Report (Pre-occupation)

No occupation of the development hereby approved shall commence until a report
produced by a suitably experienced professional ecologist (based on post-construction on-
site inspection by the ecologist) confirming and demonstrating, using photographs,
adherence to and completion of the approved CEMP:Biodiversity and Ecological
Mitigation Compensation and Enhancement Plan for the relevant phase of the
development, in accordance with approved details, has been submitted to and approved
in writing by the Local Planning Authority.

Reason: To demonstrate compliance with the CEMP:Biodiversity and Ecological Mitigation
Compensation and Enhancement Plan, to prevent ecological harm and to provide
biodiversity gain in accordance with NPPF and policies NE3 NE5 and D5e of the Bath and
North East Somerset Placemaking Plan.

18 External Lighting (Bespoke Trigger)

No new external lighting shall be installed until full details of the proposed lighting design
have been submitted to and approved in writing by the Local Planning Authority. These
details shall be in accordance with but not limited to the approved Lighting Strategy v3
dated 6th October 2021 by DFL Ltd and shall include:



1. Lamp models and manufacturer's specifications, positions, numbers and heights,
with details also to be shown on a plan;

2. Predicted lux levels and light spill modelled on both the horizontal and vertical
planes using a maintenance factor of 1 (to correspond with day 1 of operation). This must
demonstrate that the proposal will not result in light spill above 0.5 lux from light spill onto
any retained or newly created horseshoe bat habitat. The lighting strategy must ensure
that all commuting corridors remain below 0.5 lux to enable horseshoe bats to continue to
move across the site.

3. Measures to limit use of lights when not required, to prevent upward light spill and
to prevent light spill onto nearby vegetation and adjacent land, and to avoid harm to bat
activity and other wildlife.

The lighting shall be installed maintained and operated thereafter in accordance with the
approved details.

Reason: To avoid harm to bats and wildlife in accordance with policies NE3 and D8 of the
Bath and North East Somerset Placemaking Plan.

19 Arboricultural Method Statement and Tree Protection Plan (Pre-commencement)
No development shall commence until a Detailed Arboricultural Method Statement with
Tree Protection Plan following the recommendations contained within BS 5837:2012 has
been submitted to and approved in writing by the Local Planning Authority. The
arboricultural method statement shall include details of the following:

1. A programme of works to include details of supervision and monitoring by an
Arboricultural Consultant and the provision of site visit records and certificates of
completion to the local planning authority;

2. Measures to control potentially harmful operations such as site preparation (including
demolition, clearance, earthworks and level changes), the storage, handling, mixing or
burning of materials on the site and the movement of people and machinery throughout
the site;

3. The location of any site office, temporary services and welfare facilities;

4. The location of any service runs or soakaway locations;

5. A scaled Tree Protection Plan showing the location of all retained trees and tree
protection measures.

No development or other operations shall thereafter take place except in accordance with
the approved details.

Reason: To ensure that trees to be retained are not adversely affected by the
development proposals in accordance with Policy NE6 of the Bath and North East
Somerset Placemaking Plan. This is a condition precedent because the works comprising
the development have the potential to harm retained trees. Therefore these details need
to be agreed before work commences.

20 Compliance with Arboricultural Method Statement (Compliance)

The approved development shall be carried out in accordance with the approved
Arboricultural Method Statement and Tree Protection Plan. A signed compliance
statement from the appointed Arboriculturalist shall be submitted and approved in writing
by the Local Planning Authority on completion of the works.



Reason: To ensure that trees to be retained are not adversely affected by the
development proposals in accordance with Policy NE6 of the Bath and North East
Somerset Placemaking Plan. To ensure that the approved method statement is complied
with for the duration of the development.

21 Acoustic Assessment (Pre-occupation)

On completion of the development but prior to any occupation of the approved
development, the applicant shall submit to and have approved in writing by the Local
Planning Authority, an assessment from a competent person to demonstrate that the
development has been constructed to provide sound attenuation against external noise.
The following levels shall be achieved: Maximum internal noise levels of 35dBLAeq,16hr
and 30dBLAeq,8hr for living rooms and bedrooms during the daytime and night time
respectively. For bedrooms at night individual noise events (measured with F time-
weighting) shall not (normally) exceed 45dBLAmMax.

Reason: To ensure that the occupiers of the development do not suffer from excessive
noise and to ensure sufficient sound attenuation is achieved in accordance with policy
PCS2 of the Placemaking Plan.

22 Air Quality (Pre-commencement)

No development shall commence until a detailed air quality assessment of the proposed
development has been submitted to and approved in writing by the Local Planning
Authority. Any required mitigation measures shall be installed/completed prior to the
occupation of any dwellings.

Reason: To protect the amenities of the occupants of the development and adjacent
residential properties in accordance with policy PCS3 of the Bath and North East
Somerset Placemaking Plan.

23 Sports Pitches (Pre-commencement)
No development shall commence until the following have been submitted to and approved
in writing by the Local Planning Authority:

a) A detailed assessment of ground conditions of the land proposed for the community
football pitch (the precise location of which to be determined through the reserved matters
applications) shall be undertaken (including drainage and topography) to identify
constraints which could affect playing field quality; and

b) Based on the results of the assessment to be carried out pursuant to (a) above of this
condition, a detailed scheme to ensure that the playing fields will be provided to an
acceptable quality (including appropriate drainage where necessary) shall be submitted to
and approved in writing by the Local Planning Authority after consultation with Sport
England.

The works shall be carried out in accordance with the approved scheme within a timescale
to be first approved in writing by the Local Planning Authority after consultation with Sport
England.



Reason: To ensure that site surveys are undertaken for new or replacement playing fields
and that any ground condition constraints can be and are mitigated to ensure provision of
an adequate quality playing field and to accord with policy LCR6 of the Placemaking Plan.
This is a condition precedent because it necessary to understand the condition of the
community football pitch site before work commences, including earthworks and drainage
which could material impact upon the playing field quality.

24 Community Football Pitch - Maintenance and Management (Bespoke Trigger)
The community football pitch shall not be brought into use untii a Management and
Maintenance Scheme for the facility including management responsibilities, a
maintenance schedule and a mechanism for review shall be submitted to and approved in
writing by the Local Planning Authority after consultation with Sport England. The
measures set out in the approved scheme shall be complied with in full, with effect from
commencement of use of the community football pitch.

Reason: To ensure that new facility is capable of being managed and maintained to
deliver a community football pitch which is fit for purpose, sustainable and to ensure
sufficient benefit of the development to sport (National Planning Policy Framework (NPPF)
para 97) and to accord with policy LCR6 of the Placemaking Plan.

25 Community Use Scheme (Bespoke Trigger)

The community football pitch shall not be brought into use until a community use scheme
has been submitted to and approved in writing by the Local Planning Authority (after
consultation with Sport England). The scheme shall apply to the community football pitch
and shall include details of pricing policy, hours of use, access by users/non-members,
management responsibilities, a mechanism for review and a programme for
implementation. The approved scheme shall be implemented upon the start of use of the
community football pitch or in accordance with the approved programme for
implementation and shall be complied with for the duration of the use of the development.

Reason: To secure well managed safe community access to the sports facility, to ensure
sufficient benefit to the development of sport and to accord with policy LCR6 of the
Placemaking Plan.

26 Sample Panel - Materials (Bespoke Trigger)

No construction of the external walls of the development shall commence until a sample
panel of all external walling and roofing materials to be used has been erected on site,
approved in writing by the Local Planning Authority, and kept on site for reference until the
development is completed. The development shall be undertaken in accordance with the
approved details.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and policy CP6 of the Bath and North East Somerset Core Strategy.

27 Implementation of Landscaping Scheme (Bespoke Trigger)

All hard and soft landscape works shall be carried out in accordance with the approved
details. The works shall be carried out prior to the occupation of any part of the
development or in accordance with the programme of implementation agreed in writing
with the Local Planning Authority.



Any trees or plants indicated on the approved scheme which, within a period of 10 years
from the date of the development being completed, die, are removed or become seriously
damaged or diseased shall be replaced during the current or first available planting
season with other trees or plants of species, size and number as originally approved
unless the Local Planning Authority gives its written consent to any variation. All hard and
soft landscape works shall be retained in accordance with the approved details for the
lifetime of the development.

Reason: To ensure that the landscape works are implemented and maintained to ensure
the continued provision of amenity and environmental quality in accordance with policies
D1, D2 and NE2 of the Bath and North East Somerset Placemaking Plan.

28 Dwelling Access (Compliance)

Each dwelling shall not be occupied until it is served by a properly bound and compacted
footpath and carriageway to at least base course level between the dwelling and the
existing adopted highway.

Reason: To ensure that the development is served by an adequate means of access in
accordance with policy ST7 of the Bath and North East Somerset Placemaking Plan.

29 Water Efficiency (Compliance)
The approved dwellings shall be constructed to meet the national optional Building
Regulations requirement for water efficiency of 110 litres per person per day.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the
Placemaking Plan.

30 Public Right of Way Diversion (Compliance)

If the definitive line of the public footpath BA27/27 is not maintained as part of the
reserved matters approvals, then no development shall commence until a diversion order
has been confirmed.

Reason: In order to ensure that an acceptable diversion route for public footpath BA27/27
is provided and in accordance with policy ST2A of the Placemaking Plan.

31 Road safety audit (Pre-commencement)

No development shall commence until the detailed design of the new access (drawing
number 0487-039) has been subject to an independent Stage 2 Road Safety Audit (RSA)
in accordance with the requirements of GG 119.

No occupation of the development shall commence until the completed access has been
subject to an independent Stage 3 RSA in accordance with the requirements of GG119.

Within 14 months of access being in operation it shall be subject to an independent Stage
4 RSA in accordance with the requirements of GG119.

Reason: In the interests of highways safety and in accordance with policy ST7 of the
Placemaking Plan.



32 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.
PLANS LIST:

100206 L 01 01 Site Location Plan

200206 P 02 01 Parameter Plan 01 - NDA (Net Developable Area)
200206 P 02 02 Parameter Plan 02 - Green & Blue Infrastructure
0487-039 Main Site Access

200206 L 02 02 H lllustrative Masterplan (illustrative only)

2 Permit/Consent Decision Making Statement

In determining this application the Local Planning Authority considers it has complied with
the aims of paragraph 38 of the National Planning Policy Framework.

3 Community Infrastructure Levy - General Note for all Development

You are advised that as of 6 April 2015, the Bath & North East Somerset Community
Infrastructure Levy (CIL) Charging Schedule came into effect. CIL may apply to new
developments granted by way of planning permission as well as by general consent
(permitted development) and may apply to change of use permissions and certain
extensions. Before commencing any development on site you should ensure you are
familiar with the CIL process. If the development approved by this permission is CIL liable
there are requirements to assume liability and notify the Council before any development
commences.

Do not commence development until you been notified in writing by the Council that you
have complied with CIL; failure to comply with the regulations can result in surcharges,
interest and additional payments being added and will result in the forfeiture of any
instalment payment periods and other reliefs which may have been granted.

Community Infrastructure Levy - Exemptions and Reliefs Claims

The CIL regulations are non-discretionary in respect of exemption claims. If you are
intending to claim a relief or exemption from CIL (such as a "self-build relief") it is
important that you understand and follow the correct procedure before commencing any
development on site. You must apply for any relief and have it approved in writing by the
Council then notify the Council of the intended start date before you start work on site.
Once development has commenced you will be unable to claim any reliefs retrospectively
and CIL will become payable in full along with any surcharges and mandatory interest
charges. If you commence development after making an exemption or relief claim but
before the claim is approved, the claim will be forfeited and cannot be reinstated.

Full details about the CIL Charge including, amount and process for payment will be sent
out in a CIL Liability Notice which you will receive shortly. Further details are available



here: www.bathnes.gov.uk/cil. If you have any queries about CIL please email
Cl@BATHNES.GOV.UK

4 Condition Categories
The heading of each condition gives an indication of the type of condition and what is
required by it. There are 4 broad categories:

Compliance - The condition specifies matters to which you must comply. These conditions
do not require the submission of additional details and do not need to be discharged.

Pre-commencement - The condition requires the submission and approval of further
information, drawings or details before any work begins on the approved development.
The condition will list any specific works which are exempted from this restriction, e.g.
ground investigations, remediation works, etc.

Pre-occupation - The condition requires the submission and approval of further
information, drawings or details before occupation of all or part of the approved
development.

Bespoke Trigger - The condition contains a bespoke trigger which requires the submission
and approval of further information, drawings or details before a specific action occurs.

Please note all conditions should be read fully as these headings are intended as a guide
only.

Where approval of further information is required you will need to submit an application to
Discharge Conditions and pay the relevant fee via the Planning Portal at
www.planningportal.co.uk or post to Planning Services, Lewis House, Manvers Street,
Bath, BA1 1JG.

5 Responding to Climate Change (Informative):

The council is committed to responding to climate change. You are advised to consider
sustainable construction when undertaking the approved development and consider using
measures aimed at minimising carbon emissions and impacts on climate change.

6 S106 Agreement
This permission is accompanied by an agreement under Section 106 of the Town and
Country Planning Act 1990.
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	1. INTRODUCTION
	1.1 This hearing statement has been prepared by Boyer on behalf of Taylor Wimpey UK Ltd in response to the Inspector’s questions under Matter 4.
	1.2 Taylor Wimpey supports the identification of land at Minsmere Road as an emerging LPPU allocation under Policy KE3D (East of Keynsham Former Safeguarded Land) for the development of around 70 homes and associated infrastructure.
	1.3 The land at Minsmere Road was promoted for residential development during the preparation of the adopted B&NES 2014 Core Strategy and the 2017 PlaceMaking Plan, and again in 2018, as part of the new Local Plan Consultation. At that time, the Core ...
	1.4 We support the allocation of the land as a sustainable location for residential development; and over the plan period, the site will play a significant role in delivering the district’s housing requirement. Taylor Wimpey shares this conclusion and...
	1.5 It should also be noted that Taylor Wimpey have prepared and submitted an Outline Planning Application (Ref. 21/05471/OUT) for the land at Minsmere Road in December 2021, in line with the draft allocation. Consequently, the allocation at Minsmere ...

	2. MATTER 4: AREA POLICIES AND ALLOCATIONS
	Policy KE3d: East of Keynsham Safeguarded Land
	Q.63 Is criterion 1 which states that development proposals will deliver residential development of around 70 dwellings in the plan period justified?
	2.1 Taylor Wimpey considers that draft Policy KE3d is based on an appropriate strategy considering the reasonable alternatives; it is based on proportionate evidence; and is therefore justified and sound in accordance with paragraph 35 of the NPPF.
	2.2 We say this because:
	i. The Council has given consideration to reasonable alternatives as demonstrated within the supporting evidence base of the LPPU.
	ii. The evidence base is proportionate given its context to support a partial update to the Local Plan; and
	iii. The delivery of 70 dwellings is based on an appropriate strategy given the nature of the partial update to the Local Plan

	2.3 Each of the above points are addressed in turn below.
	i. The Council has given consideration to reasonable alternatives, as demonstrated within the supporting evidence base of the LPPU

	2.4 Taylor Wimpey consider that the Council has taken the necessary steps to consider reasonable alternatives in accordance with paragraph 35 of the NPPF and the SEA Regulations.
	2.5 We note the Council’s response to the Inspector’s Initial Questions (EXAM 1A and EXAM 1B) and agree that the Council has taken the correct approach in preparation of the LPPU evidence base to identify the sites for allocation within the LPPU and r...
	2.6 We consider that the reasonable alternative sites identified by the HELAA to be robust, given that the HELAA identifies sites from various sources including a SHLAA (published 2013), call for sites exercises during the plan making process, represe...
	2.7 While the land at Minsmere Road has been safeguarded for future development within the Core Strategy; it was also assessed under the HELAA (August 2021), under site reference K26a.
	2.8 We consider that the Council’s approach to the assessment of reasonable alternatives to be robust based on the limited scope of the LPPU review. As a partial review of the Plan, it is necessary to follow the Core Strategy’s Spatial Priorities and ...
	2.9 The draft Sustainability Appraisal (SA) Report includes the allocation of land at Minsmere Road and has given consideration to the likely effects, a summary is given in Table 11 in section 7 of the report with full details set out in Appendix D.
	2.10 The SA acknowledges that there would be no change in the spatial strategy identified in the district wide Spatial Strategy, however, the sites included for allocation within the LPPU, including KE3d, would meet identified shortfall and would prov...
	2.11 As the Council has confirmed in EXAM 1A, Table 10 and Appendix C of the Draft SA Report details the alternative sites identified and considered to inform the Options (Reg. 18) document. Specifically in respect of Keynsham, it was concluded to pro...
	2.12 Additional sites were reviewed following the Options Consultation and other sites that had previously been promoted through the HELAA process were not addressed in the SA as they were not considered to be reasonable alternatives. Detail of the si...
	2.13 It is therefore evident that B&NES has untaken the necessary steps and considered reasonable alternatives as set out above within the relevant evidence base documents of the LPPU.
	ii. The evidence base is proportionate given its context to support a partial update to the Local Plan

	2.14 We consider that the Council’s approach to the preparation of the LPPU evidence base to be proportionate. Paragraph 35 of the NPPF confirms an appropriate strategy should be based on proportionate evidence.
	“b) Justified - an appropriate strategy, taking into account the reasonable alternatives, and based on proportionate evidence.”
	2.15 In addition, national guidance relating to plan-making states ‘Reviews should be proportionate to the issues in hand,’ as outlined in paragraph 62 reference ID 61-062-20190315.
	2.16 As set out by the Council, the LPPU scope is limited in terms of allocating additional housing sites, because of the need to identify only a relatively modest shortfall in housing land supply until 2029. Consequently, the evidence base is require...
	2.17 The Council has provided a clear explanation as part of EXAM 1A and EXAM 1B to demonstrate a robust and proportionate assessment of reasonable alternatives has been undertaken.
	iii. The delivery of 70 dwellings is based on an appropriate strategy as part of the partial update to the Local Plan

	2.18 As set out above, the Council has undertaken a robust assessment of reasonable alternatives based on a proportionate evidence base. Therefore, the delivery of 70 homes is based on an appropriate strategy as part of the LLPU because:
	i. The LPPU has a limited scope to address, amongst other things, housing land supply until the end of the plan period in 2029.
	ii. As a partial review of the Plan, it is necessary to follow the Core Strategy spatial priorities and locational sequential approach (as described in CD-SD025);
	iii. In following the Core Strategy’s locational sequence approach, with only a modest number of new homes for the LPPU to allocate, allocations are proposed on previously developed land and in the two most sustainable settlements of Bath and Keynsham;
	iv. The allocation of the land at Minsmere Road (Policy KE3d) meets the Core Strategy’s location sequence approach; and
	v. It has not, therefore, been necessary to further assess other sites, which are not considered to be reasonable alternatives, given their conflict with the Core Strategy’s locational sequence approach.

	2.19 On this basis, Policy KE3d to deliver around 70 homes at Minsmere Road, Keynsham is justified in accordance with paragraph 35 of the NPPF.

	Q. 64 What is the evidence that 70 dwellings would be delivered by 2029?
	2.20 Taylor Wimpey UK Ltd considers that draft Policy KE3d to develop 70 homes in the plan period is deliverable by 2029 and therefore sound in accordance with paragraph 35 of the NPPF.
	2.21 We say this because Taylor Wimpey have prepared and submitted an outline planning application to B&NES for the land at draft allocation KE3d, demonstrating it is immediately available for development; and
	2.22 Taylor Wimpey is committed to delivering the site and envisage a start on site and completion of the development before 2029.
	2.23 Each of the above points are addressed in turn below:
	i. Taylor Wimpey have prepared and submitted an outline planning application to B&NES for the land at draft allocation KE3d

	2.24 Taylor Wimpey submitted an Outline Planning Application (Ref. 21/05471/OUT) for 70 homes in December 2021 with a clear intention of delivering much needed housing within the current plan period.
	2.25 The application has been prepared in liaison with LPA officers and has since been amended to address consultee comments, ensuring that all technical constraints can be adequately mitigated. We expect the case officer to make a recommendation to t...
	2.26 Should Outline Planning Permission be granted in 2022, Taylor Wimpey intends to submit a Reserved Matters application in April 2023, allowing for Reserved Matters approval in Autumn 2023.
	2.27 Taylor Wimpey would then look to appoint contractors and start construction on site in the Autumn/Winter 2023, with the intention to have completed development by the end of 2026.
	ii.  Taylor Wimpey is committed to delivering the site and have programmed a start on site and completion of the development before 2029

	2.28 In light of the above, we confirm Taylor Wimpey’s intentions, including anticipated start and build our rates below:
	 Start on site: Autumn/Winter 2023
	 Complete on site: Winter 2026
	 Built out rates: 18 months (subject to market conditions) at approximately 50 units per annum.

	2.29 However, if for any unforeseen circumstances arise and there are delays, Taylor Wimpey would still seek to have delivered the allocation within the 5-year period and at the latest before the end of 2029 to ensure there is deliverable supply of ho...

	Q. 65 What is the evidence that any significant impacts from the development on the transport network (in terms of capacity and congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree as per NPPF paragraph 110?
	2.30 Taylor Wimpey considers that all significant impacts of draft Policy KE3d on the transport network and on highway safety can be cost effectively mitigated in line with paragraph 110 of the NPPF. On this basis Policy KE3d is deliverable and effect...
	2.31 We say this because:
	i. Safe and appropriate access arrangements can be delivered into the site;
	ii. There are no significant impacts anticipated from the development on the transport network
	iii. Safe and appropriate access arrangements can be delivered into the site

	2.32 The Transport Assessment (and Travel Plan) (TA) submitted in support of the Outline Planning Application (Ref. 21/05471/OUT) demonstrates safe and appropriate access arrangement to the site via a new priority T-junction arrangement within Minsmer...
	2.33 The proposed access provides a 5.5m width access into the site and a 2-metre-wide footway located on either side of the carriageway. The proposed access road widens marginally through bends to allow for the movement of vehicular traffic. The requ...
	2.34 The access road also incorporates two vehicular crossovers on the southern side of the proposed access road, providing access into the existing parking area located at Colne Green. The proposals will not result in the loss of any car parking prov...
	2.35 The site access and internal road layouts will be designed to reflect the requirements of the Manual for Streets and meet the requirements of the local highway authority. Vehicle swept path analysis has been undertaken for refuse vehicles accessi...
	2.36 There is extensive footway provision throughout the development. In addition to the 2m footways alongside the main access into the site, pedestrians will be able to access the site via existing footpaths, Public Right of Way (PRoW) and permissive...
	2.37 The proposal facilitates a pedestrian and cycle link to the northern boundary of the site to future proof a link to the housing development to the north. This in turn provides a pedestrian and cycle link to the A4 Bath Road and additional bus and...
	2.38 The submitted TA demonstrates that safe and appropriate access arrangements can be delivered to the site and will be subject to the local highways approval process.
	iv. There are no significant impacts anticipated from the development on the transport network

	2.39 The TA demonstrates that the additional traffic generated by the proposal is not forecast to have a severe impact on the operation and safety of the local highway network in accordance with Paragraph 111 of the NPPF.
	2.40 Percentage impact assessments at the Wellsway / Hurn Lane priority T-Junction, Chandag Road / Bath Road mini-roundabout, Bath Hill / Bath Road / Wellsway roundabout and Bath Road / Keynsham Bypass roundabout demonstrate that the proposed developm...
	2.41 It is important to note the Outline Planning Permission (Ref. 20/02673/OUT) on neighbouring land (which was also safeguarded for future residential development by the Core Strategy and forms emerging LPPU Policy KE3c) was resolved to be approved ...
	2.42 In the preparation of the LPPU (and Policy KE3d) the Council have produced CD-TRN002 ‘Transport Technical Note: Keynsham’, which provides a Sustainable Transport Strategy (STS) for the Safeguarded Land at Keynsham. The STS identifies six sustaina...
	1. Bus stop improvements on the A4;
	2. Town Centre bus service improvements;
	3. LCWIP Improvements between Saltford and Keynsham;
	4. Pedestrian and cycle connection to Bristol Bath Railway Path;
	5. Active Travel connection through Memorial Park to the Rail Station; and
	6. Liveable Neighbourhood measures in the Chandag Estate.

	2.37 The proposal facilitates a pedestrian and cycle link to the northern boundary of the site to future proof a link to the housing development to the north. This in turn provides a pedestrian and cycle link to the A4 Bath Road and additional bus and...
	2.38 The submitted TA demonstrates that safe and appropriate access arrangements can be delivered to the site and will be subject to the local highways approval process.
	iv. There are no significant impacts anticipated from the development on the transport network

	2.39 The TA demonstrates that the additional traffic generated by the proposal is not forecast to have a severe impact on the operation and safety of the local highway network in accordance with Paragraph 111 of the NPPF.
	2.40 Percentage impact assessments at the Wellsway / Hurn Lane priority T-Junction, Chandag Road / Bath Road mini-roundabout, Bath Hill / Bath Road / Wellsway roundabout and Bath Road / Keynsham Bypass roundabout demonstrate that the proposed developm...
	2.41 It is important to note the Outline Planning Permission (Ref. 20/02673/OUT) on neighbouring land (which was also safeguarded for future residential development by the Core Strategy and forms emerging LPPU Policy KE3c) was resolved to be approved ...
	2.42 In the preparation of the LPPU (and Policy KE3d) the Council have produced CD-TRN002 ‘Transport Technical Note: Keynsham’, which provides a Sustainable Transport Strategy (STS) for the Safeguarded Land at Keynsham. The STS identifies six sustaina...
	1. Bus stop improvements on the A4;
	2. Town Centre bus service improvements;
	3. LCWIP Improvements between Saltford and Keynsham;
	4. Pedestrian and cycle connection to Bristol Bath Railway Path;
	5. Active Travel connection through Memorial Park to the Rail Station; and
	6. Liveable Neighbourhood measures in the Chandag Estate.
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