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1.0 BACKGROUND 
 

1.1 This Hearing Statement is submitted on behalf of The Hignett Family Trust (HFT) in respect 
of Land adjoining Odd Down, Bath, known as Sulis Down. The land is identified in the 
B&NES District’s Core Strategy as a strategic Site allocation to meet part of the District’s 
housing need. The strategic Site is allocated for a residential development under Planning 
Policy B3a. 

 
1.2 The land at Odd Down is one of four strategic housing Sites removed from the Green Belt 

in the Core Strategy. In respect of the land at Odd Down, the Planning Inspector (PI) 
concluded in his report (paragraph 164) following the Examination of the Core Strategy, 
that if the Council’s placemaking principle (included in the proposed policy wording) were 
met:   

 
‘Overall, there would be a loss of Green Belt, localised harm to the AONB (nonetheless 
great weight should be attached to protecting this landscape); only slight harm to the 
Wansdyke SM, with a small benefit from planned positive management measures; and 
limited and localised harm to the setting of WHS (paragraph 164)’  

 
1.3 The PI noted at paragraph 164 that there were no acceptable alternative Sites within Bath 

which could replace the contribution to housing that the Odd Down Site could make. The 
PI confirmed that the Council’s decision to allocate the Site represented positive planning 
and was justified.  

 
1.4 The PI further concluded that there were exceptional circumstances to justify the removal 

of the land from the Green Belt, and for major development within the AONB (paragraph 
165 of the PI Report).  

 
‘I consider that there are exceptional circumstances to justify removing land from the 
Green Belt and for major development within the AONB. The need for housing and the 
benefits of additional housing in this location at Bath outweigh the harm that would arise, 
taking into account the great weight that must be given to protecting the AONB and 
heritage assets (paragraph 165)’.  

 
1.5 The PI at paragraph 163 stated that the text in the planning policy should make clear that, 

if all the placemaking principles could be met, the housing number (300) is not a cap on 
capacity. 
 
‘PP1 refers to development of around 300 dwellings. This capacity reflects the Council’s 
view that substantial parts of the allocated area are not suitable for built development and 
my assessment above largely endorses that approach. The text should make clear, 
however, that this figure is not a cap on capacity if all the place-making principles can be 
met (paragraph 163)’. 

 

 Planning Progress of the Site Allocation B3a – Land adjoining Odd Down, Bath 
 
1.6 Since the adoption of the Core Strategy and Placemaking Plan, a Comprehensive 

Masterplan of the strategic allocation (Appendix 1) was submitted to the Council in 2018. 
The Masterplan subdivides the allocation into 4 Phases: Phase 1 consists of land to the 
west of Sulis Manor, Phase 2 consists of Sulis Manor, and Phases 3 and 4, land to the east 
of Sulis Manor. In 2019 a detailed planning permission was granted for Phase 1 for 171 
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dwellings (Planning Ref: 17/02588/EFUL) with access off Combe Hay Lane. Phase 1 is 
currently being built out.   

1.7 A hybrid planning application was submitted to the Council in May 2022 for the residential 
Phases 3 and 4 and an extension to spine road approved for Phase 1. The application is 
under consideration by the Council. The application description is set out below: 

‘Hybrid planning application on land adjacent to Odd Down, Bath, known as Sulis Down, 
comprising: 

(i) Outline application for Phases 3 and 4 for up to 300 dwellings; landscaping;
drainage; open space; footpaths and emergency access; all matters reserved,
except access from Combe Hay Lane via the approved Phase 1 spine road (details
of internal roads and footpaths reserved);

(ii) Detailed application for the continuation of the spine road (from Phase 1), to and
through Sulis Manor and associated works comprising: the demolition of existing
dilapidated buildings and tree removal; drainage; landscaping; lighting; and
boundary treatment; to enable construction of the spine road; and;

(iii) Detailed application for landscaping; mitigation works; allotments; including
access; on the field known as Derrymans.’

1.8 The site allocation Policy B3a includes a series of placemaking principles that provide a set 
of robust expectations related to the development to be delivered through the policy. The 
hybrid planning application has demonstrated that Phases 3 and 4 and the proposed 
access arrangement can be delivered in accordance with the placemaking principles, both 
in terms of the specific impacts and cumulatively across the entire allocation. 

1.9 It is anticipated that Phases 1, 3 and 4 will deliver 471 dwellings across the allocation. At 
the time of writing there is no certainty of the timescale or number of dwellings for Phase 
2. The number of dwellings for Phase 2 could be ‘up to 50 dwellings’. Phase 2 will not be
delivered within the Plan period and have therefore not been considered in this Hearing
Statement.

1.10 The HFT submitted representation to both the Regulation 18 and 19 consultations of the 

2.0   

2.1 

Local Plan Partial Update (LPPU). This Hearing Statement should be read in conjunction 
with these submissions. The rest of this Hearing Statement addresses the specific matters 
relating to Matter 4: Area Policies and Allocations. 

MATTER 4: AREA POLICIES AND ALLOCATIONS 

Issue: Are the proposed policies and allocations justified, effective and consistent with national 
policy 
Policy KE3b: 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?
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?

The parcels of land east of Keynsham allocated in the LPPU include greenfield land on the 
edge of Keynsham that has been previously released from the Green Belt and safeguarded 
for development in the Core Strategy. These sites are in less sustainable locations 
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compared to land on the edge of Bath. Paragraph 49 of the Core Strategy emphasises Bath 
to be the primary focus for new development. 

 
2.2 With the new requirement in the NPPF (paragraph 11) to make effective use of land in 

order to mitigate climate change, the capacity of allocated sites in more sustainable urban 
locations should be assessed, first, before consideration is given to allocating Green Belt 
land.  

 
2.3 The HFT maintain, that in allocating land on the edge of Keynsham, the LPPU has not fully 

considered all reasonable alternatives where the additional housing need could be met. A 
reasonable alternative would include increasing the capacity of the strategic site B3a, Land 
adjoining Odd Down, Bath. In this regard, Polices KE3b and KE3d of the LPPU cannot be 
considered justified, rendering the LPPU unsound. 

 
2.4 Paragraph 143 of the NPPF state at bullet point (c) ‘where necessary, identify areas of 

safeguarded land between the urban area and the Green Belt, in order to meet longer-
term development needs stretching well beyond the plan period’. This national policy 
requirement does not absolve the Council’s responsibility to demonstrate the soundness 
of the plan, and the appropriateness of the strategy in the allocating of sites. 

 
2.5 As policy KE3b and KE3d now includes the allocation of safeguarded Green Belt land for 

housing, the HFT maintains its objection to PolicyDW1. HFT request that, in accordance 
with the NPPF, the capacity of existing strategic sites should be re-assessed in order to; 
make effective use of land in urban areas; to ensure that the most sustainable sites are 
developed; and to mitigate the Council’s Climate Change emergency. 

 
2.6 The Sulis Down (Planning Policy B3a Land adjoining Odd Down, Bath) is already delivering 

new homes for the District, with Phase 1 (171 dwellings) under construction. As mentioned 
in the introduction to this Statement, a planning application for Phases 3 and 4 has been 
submitted to the Council and is under consideration. The density of homes across the Site 
(average 40dph) to deliver 300 dwellings meets all the place making principles. It is 
anticipated, following a grant of planning permission, development will commence in 2023 
with the construction of the extension of the approved spine road for Phase1. 
 

2.7 In the consideration of identifying land to meet its housing need, the Council has failed to 
consider that the number of dwellings included in the policy wording, ‘around 300 
dwellings is not a cap on development (my emphasis) as long as all the placemaking 
principles are met’.  

2.8 The Council has already agreed, through the approval of Phase 1 (with a Site area of 
10.93ha) that 171 dwellings can be delivered, whilst meeting the Placemaking Principles 
in Policy B3a. Phases 3 and 4, (with a Site area of 17.75ha) has been demonstrated through 
a planning application to be able to deliver up to 300 dwellings, whilst meeting the 
Placemaking principles.  
 

2.9 It is appreciated that the planning application for Phase 3 and 4 is yet to be granted 
planning permission. Pre-application enquires with the Council indicated that Phases 3 and 
4 could accommodate up to 300 dwellings (subject to meeting the Placemaking Principles). 
On the evidence, it is clear that Strategic Site B3a can deliver well in excess of the ‘around 
300 dwellings’ included in the present policy wording. Strategic Site B3a is able to deliver 
around 471 dwellings. 
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2.10 The HFT maintain its position that Policy DW1 is not justified. To make the LPPU sound, 
HFT request the following amendment: (i) Planning Policy DW1 is amended to remove the 
additional sites, KE3b and KE3d safeguarded land; and (ii) Planning Policy B3a (1) is 
amended as follows: 

 
‘Residential led mixed-use development (to include 40% affordable housing) of around 450 
dwellings, in the plan period. The site should be developed at an average density of 35-
40dph. The figure of 450 dwellings is not a cap on development if all the placemaking 
principles can be met. 
 

2.11  The anticipated housing delivery of the Strategic Site B3a is set down below. 
 
Strategic Site B3a Land adjoining Odd Down, Bath 

 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 

Included in the 
Housing 
Trajectory 

45 57 44 25 50 50 29 

Anticipated 
delivery 
(landowner) 

 52  70  49  60  80  100  60 

 
 
2.12 On the basis that the strategic site at Odd Down (Planning Policy B3a) is able to deliver 471 

dwellings, it is not justified for the LPPU to allocate safeguarded Green Belt land at 
Keynsham to meet its housing shortfall need.  
 

2.13 To make the LPPU sound, planning policies DW1 and B3a should be amended as set out in 
paragraph 3.10 of this statement.  Planning Policies KE3b and KE3d should be deleted. 

 



Appendix 1 

Comprehensive Masterplan 



KEY

Pond

1

Edies Cottage

Allotment Gardens

Grove View

2

South Stoke

Filter Bed

View

Rowley Wood

Fish Pond

Spring

Spring

Swimming Pool

Flossies Cottage

West

South View

Hodshill

36

76

2

22

15

2

55

1

30

Playing Field

2
3

6

25

13

10
18

Surgery

26

11

25

8

11

16

21

2

72
7

2

14

1

South View Place

3

Trees

1

2

11

11

59
8

19

El Sub Sta

37

35

26

1

5

Playing Field

16

30

2

El Sub Sta

18

1

Play Area

The Lew Hill Memorial  Ground

12

l

Woodside

2

14

14

73

38

1 to 3

13

25
21

11

23

6

7

5

6

20

2

16
10

3

28

2

29
1

30
1

1

1

Grove Wood

Odd Down

East Lodge

98

12

24

27

26

71
3

4

71
9

69
7

28

4 t
o 1

4

51

19

1

17

28

9

27

19

44

7

9

289

8

Issues

Rose Cottages

4

North Lodge

Hermitage

41

84

14

45

59
6

65

El

Court

15
 to

 18

1

10

2

20

5

Games Court

18

El Sub Sta

12

1

13

23

81

9

Pavilion

Cottages

The

53

View

1

25

9

43 45

4

School

13

26

11a

15

11

7

6

83

32

14

4

2

10

1

23

29

35

10

41

7

34

House

72
3

Issues

90

14

71
1

60
6

Bristol

7

Sub Sta

7

33

12

Play Area

St Gregory's

9

25

1
3

2

1

87

3810

8

12

2

2

4

1

1

36

Park and Ride

Spout

Issues

Burnthouse

43

1

14

El Sub Sta

15

52

63

6

61
0

13

27

29

18

10

Roman Catholic College

15

5

17

40

1

4

13

6

29

2

47

lO

Play Area

1

Sulis Manor

283

St Fillans

26

Court

1a

Brewery

Upper

Brewery

Adventist Church

Trees

1

1

2

Courtmead

Maften House

El Sub Sta

School

1

C
om

be

Kanchanjunja

Barley

136

Trees

l4

20

l2

Sta

House

Harvington

13

2l

28

Buildings

Seventh Day

Russell

High-land

Slipway

Orchard Barn

3

Alderley

Hay House

Cottage

Cottages

St James's

3

2

2

5

H
all

Cottage

Pack

Cattle Grid

Trees

1

27

39

47

25

182

6
4

24

11

South Knoll

D
aw

n

Farmhouse

6

1

Cottages

2

1

4

Southstoke

Tregonhawke

Cottage

Shepherds

Old

Brake

Inn

Parsonage

59

El

60

Faith

Somersby

124

19

3

18

1

Pound Cottage

Cottage

Quoin Cottage

169

Rose

Stable

Vicarage

House

C
ottage

Grove

The Old

146

48

16

Croftlands

2

202

Christmas

Beech Cottage

3

Kapunda Castle

in

Priory Cottage

School

Parsonage

The

2

The Old

Issues

Sunny Side

The Gatehouse

161

House

61

Sub

72

13

Tottanstoc

Springfield Nurseries

1

Cottage

Sum
m

erdale

Chestnut

Snowdrop

Fair

Cottages

Pond

Rowley Wood

27

1

11

Tennis

l

19

11

House

19

Summus

Horse

Pack Horse

1

1

Priory

Cottages

Barn

The

4

H
igh

20

208a

17

2

29

Longhope

Hillside Cottage

Cottage

Springfield House

Brantwood

Mead

The Linleys

The Grange

3

South Stoke

Post Office

Church

Wood

Summo

Cottages

PH

Homeville

Russell Cottages

Manor Farm House

Ivy

132

Sinks

1:2500 @ A1
1:5000 @ A3

BP

SM

3 Lamp Office Court
Lambs Conduit Street
London WC1N 3NF   

T +44 (0) 20 7430 2424  
benpentreath.com

T I T L E :

All dimension to be checked on site. 
All designs © Ben Pentreath Ltd 2016. Not to be reproduced without permission

P R O J E C T: S U L I S  D O W N

31.03.2022

D R A W I N G  N O :

S C A L E :

D AT E :

R E V. N O :

D R A W N  B Y:

C H E C K E D  B Y:

A-110

C O M P R E H E N S I V E

M A S T E R P L A N

0 200 400m100

Ecological mitigation & 
replacement tree planting

Park and Ride

Phase 2
Sulis Manor

Main Entrance
New Road Junction-
Change of priority

Footpath and cycle link
to Park and Ride

Wansdyke Path

Land retained in
agricultural use

Land retained in
agricultural use

Land retained in
agricultural use

The Glasshouse
Playing Fields

Sainsbury's

St Martin's Garden
Primary School

Millennium
Viewpoint

Sulis Meadows

The Bath Studio
School

Pedestrian crossing 
to supermarket/

school

Vehicle Access
for Sulis Down

Business Village

Wansdyke Path

Existing Wansdyke Crossings

Sulis Down
Business

Village

Phase 3

Phase 1

Sulis Meadows

Bat Barn
Ecological Mitigation

Odd Down FC

Proposed footpath
and cycle link

upto Sulis Manor
Road

Retained in
current location

Retained hedgerow
west of new footpath

and cycle link

BA22/3

BA22/2

BA22/1

BA22/1

BA22/3

BA22/2

BA22/4

Proposed link between
Odd Down FC, Phase 1

and Park & Ride

Bat Barn
Ecological Mitigation

Potential future link
to Odd Down FC

Play Area 

Strategic Site Allocation Boundary

Wansdyke Scheduled Monument

Proposed Green Infrastructure, 
including tree planting

Retained vegetation and protection of 
dark skies

Buildings

Sulis Down Business Village

Management of fences and gates
to define boundary and to prevent 
unauthorised access

Proposed Focal Trees

Bat Barn - Ecological Mitigation

Pumping Station and Sub-station

Primary Vehicle Access

Pedestrian Links

Emergency Access Route

Sulis Down Business Village Access

Existing Public Rights of Way

Permissive and proposed Public Rights of
Way

Cycle Route

Monument Crossing

Allotments 

Phase 1 Soakaway

* Spine Road to Phases 2, 3 & 4 designed
in conjunction with Sulis Manor landowner.
Phase 2 residential layout to be brought
forward by Sulis Manor Landowner. 

Link to
Sulis Meadows

New link to PROW

Phase 4

Derrymans

A M E N D M E N TR E V. N O D AT E

31.03.22Updated to Phases 3 & 4 ProposalsC

C

N

*


	Hearing Statement Matter 4
	Appendix 1 Comprehensive Masterplan for HS
	Appendix 1 Comprehensive Masterplan 1
	Appendix 1 Comprehensive Masterplan


