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Draft South West RSS 
– Proposed Changes 

Comments Form 

 

Office Use Only 

Respondent No:  

Comment No:  

Date Received:  

Acknowledged:  
 

 
If you wi sh to comment on the Proposed Changes to the Draft South West Regional Spatial 
Strategy please:  

 
• Complete all relevant details in Section A – this need only be done once irrespective of how 

many parts of the RSS you wi sh to comment on 

 
• Complete a separate page 2 of the form for each part of  the RSS you wish to comment on. 

Ensure you insert your organi sation name (or surname if responding as an individual) on 
each page 2 and complete Sections B, C & D. You may make copies of this form.  

 
• Type or print clearly in black ink  
 

• Note that all comment forms will be made available for the public to read – they cannot be 
treated as confidential 

 

• E-mail or post (please do not send duplicates) the completed forms to be received by the 
Government Office for the South West  before 5.00pm on Friday 17

th
 October 2008.   

 
Please send all responses to: 

  
Regional Spatial Strategy Team   
Government Office for the South West   

2 Rivergate, Temple Quay 
Bri stol 
BS1 6EH 

E-Mail:         rssconsult@gosw.gsi.gov.uk 

 
Telephone: 0117 900 1705 
 
Fax:             0117 900 1914 

  Section A   
 

 
Comments submitted by: 

 

Agent (i f applicable): 

Organi sation Pri ston Pari sh  Council Organisation  

Surname  Surname  

Title/first name Clerk of The Council Title/first name  

Address Line 1 The Shippen Address Line 1  

Address Line 2 Pri ston Address Line 2  

Address Line 3 Bath Address Line 3  

Postcode BA2  Postcode  

E-Mail  E-Mail  

Tel. (day)  Tel. (day)  

Fax  Fax  

 

 
Signature……………………………………………………………….    Date…………………………….. 
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Comments from (organi sation, o r surname)…… Pri ston Parish Council 

 
Section B 
 

 
Support / Oppose / Comment (please specify) 

 

Comment 

 
RSS Reference  –  Policy o r Paragraph Number 
 

Various 

 
For comments on the Sustainability Apprai sal – 
Paragraph Number  
 

 

 
For comments on the Habitats Regulation Assessment 

Report – Paragraph Number  

 

 

Section C 

To help us process your response effectively please summarise why you support o r oppose the 
Proposed Change: 

This document sets out to give an overview of the response of the Parish community of  Priston  to 

the Reg ional Spat ia l Strategy for the South West (RSSSW) proposa ls to create an urban extension 

to Bath to fulfill housing and mixed use requ irements during the period to 2026. 

 

Currently the most recent  direct ive from the Secretary of  State (main  proposed changes to RSSSW, 

July 2008) aims to p lace 21 ,300 new homes with in the Bath and North East Somerset Council 

(BANES) area with 2000 of  those being placed with in an  urban extension provision, thus provid ing a  

cohesive p latform for further development beyond the current  period of  the Reg iona l Spatial 

Strategy. 

 

With focus concentrated upon the creat ion  and long term maintenance of new susta inab le 

strateg ies, the view of the Parish  is that the area of  search chosen presents considerable cha llenges 

in both economic and environmenta l terms. The loss of  Bath Green Belt is of part icu lar concern 

when the designat ion of Bath as a World Heritage site is specific to its placement  within a wider 

quality landscape. 

 

Synopsis/Conclusion of  Response 

• Clear deta iled  provision of funding for a ll necessary infrastructures must be agreed and in 

place before any development commences. 

• Period ic reviews of economic growth forecasts, wh ich affect the viability of  the development 

process of the RSSSW, should  be undertaken. Initia lly, with in the boundaries of BANES this 

shou ld take account of  the findings of it s commissioned Strategic Housing Survey, and 

thereafter to take account  of  changes to the economic situation . 
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Section C (Cont) 

 

• World Heritage status for the city imposes stringent conditions with regard to it s landscape 

sett ing . Th is setting must  be defined so as to include the city’s p lacement  within a wider 

quality landscape. Equally , it is essent ia l to environ the city with  a ‘buffer zone’ to protect the 

surrounding area from urban sprawl. The Green  belt , therefore, should  genera lly be 

respected and protected. 

• Agricultura l Land classified as either Grade 2 or Grade 3a shou ld not be released for 

development. For this reason and for the constra ints on sustainable infrastructure 

development, the area of search shou ld be extended to the west to the A4 at 

Twerton/Newbridge. 

• The need to provide to enhance transport corridor between Bristol and Southampton via  

the A4/A36  should not include a southern bypass/link road for Bath . 

• The Parish Community regards the retention of the R3  designat ion  for the village to be of 

paramount importance. 
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 Section D1 

 

 

If you wi sh to expand your response please use the space below.   

The Parish of Priston is situated 4 .5 miles southwest  of  the centre of Bath with land that falls to the 

south west edge of the BANES area of search  for urban  extension land . 

 

Planning for the parish is subject to Green Belt policy and the village of Priston is current ly 

designated as an R3  settlement  and is therefore ‘washed over’ with in the exist ing  development 

plan. It has no designated areas for infill or reserved land.  This effectively means that  of  the village 

commun it ies within  the area it  is considered to have the least in exist ing infrastructure ( roads, 

shops, schools, ut ilities, etc) and therefore under government p lann ing policy guidance cannot be 

considered as an appropriate place for any necessary expansion . 

 

Priston has escaped the gentrif icat ion which has beset many of the out lying v illages surround ing 

Bath . Its scale and location has allowed it to retain a strong sense of  commun ity respectfu l of the 

high va lue attached to the continued existence of  an act ive agricultural base which historically 

defined its existence. The community envisages its future being to remain as an  R3 settlement 

(Parish Survey 2008) 

The loca l vernacu lar is rubble stone construction of Oolite lime stone. (See Photo’s 

…..) 

During the course of the consultation on the Draft RSSSW and BANES core strategy 

launch document regarding housing need and urban extension requirements, there has been  no 

consultation , or stated object ive which wou ld suggest any change to During the course of the 

consultation  on  the RSSSW and BANES core strategy have the village being moved to ‘in set ’ status, 

a move wh ich would a llow for limited development or limited expansion. During pub lic meetings 

held  in  early February 2008 however, representative members of the Parish Council were told by 

Cllr Charles Gerrish (BANES) that  the parish could not be ru led out  of being ‘affected’ by any 

urban extension development by BANES.    

In light of no documented clarification of meaning for the aforement ioned statement  there has 

understandably been concern  within  the parish and hence a discussion began on how best to 

approach making a response to any proposal.   

 

BANES’ ob ligations under the recommendations of the RSSSW were in it ially to provide 15,000 

new homes within  this time span with  1500 to be situated with in an urban  extension . The 

Government appointed Panel set  up to examine the RSSSW strategy recommended this be 

increased to 18 ,800 new homes with a higher amount of job creat ion. 

ENV1   

The subsequent recent proposal by the Secretary of State to increase the sca le of  housing 

development in BANES by an even greater amount , to 21,300, with 2000 within the Bath urban 

extension places further pressure upon the Parish, and the quality of the Landscape Character of 

the area. 

It is the view of  the Parish that  release of green belt  on  the south west  urban fringe of Bath will 

resu lt in a signif icant loss of character within its rura l surround ings, and reduce the buffer zone 

between a  rura l parish  and the urban  sprawl of  the city. 

 



 - 5 - 

Section D1 (Cont) 

 

 
 

Development Policy H 

Whilst  accept ing the inevitability of need for some release of Green Belt to accommodate further 

expansion the Parish additiona lly feels strong ly that  a ll new development shou ld f irst be restricted 

to the use of ex isting Brownfield with in the City. Th is restrict ion is requested to ensure that 

development of ex ist ing sites is undertaken before land is taken  out of cult ivat ion, therefore 

avoiding urban sprawl whilst leaving tracts of city land derelict  through  cherry picking by 

developers.  (There is a concern that  any developer proposing to create housing in response to 

speed of  delivery will gain permission for Greenf ield  use without recourse to use of exist ing 

Brownfield because of the dictates of the Strategy for annual new home rates). 

 

There is also concern  that the contradict ions between  PPS3 clauses 36 and 70 will a llow the local 

authority to grant p lanning permission for Greenfield development  over Brownfield usage, the 

World Heritage Status of  the city being a  factor wh ich inevitably comp licates and slows up the 

determining of app licat ions within the city centre. The Parish feels that clause 36 shou ld prevail 

Despite pressures in meet ing development targets. 

PPS3  

Identifying suitable locations for housing development 

36. In support  of it s object ive of creat ing mixed and sustainable communities, the Government’s 

policy is to ensure that housing is developed in suitable locations which offer a  range of commun ity 

facilities and with good access to jobs, key services and infrastructure. This should  be ach ieved by 

making effective use of  land, exist ing  

Infrastructure and ava ilable public and private investment, and include considerat ion of  the  

opportunity for housing provision  on  surplus public sector land (including land owned by Centra l 

Government and its bodies or Local Authorit ies)  to create mixed use  

developments. The priority for development should be previously developed land, in  part icu lar 

vacant and derelict sites and buildings. 

 

PPS3 Housing 

Determining P lann ing App lications 

70 Where Loca l P lann ing Authorit ies have an up-to-date f ive year supp ly of deliverab le sites and 

applications come forward for sites that  are allocated in the overall land supp ly , but which are not 

yet in the up-to-date f ive year supply, Local Plann ing Authorities will need to consider whether 

granting permission would  undermine achievement of their policy objectives. 

 

Unlike many urban  fringe landscapes those with in the area of search to the south/south west of the 

city are of a high quality.  The green belt  landscape within the area is undulat ing with some very 

steep slopes which would render development comp licated and expensive, and in some p laces 

impossib le. Such constraints do not sit natura lly with  the not ion of sustainable access and 

development.  

The land to the west of the A367 at  Odd Down extending to Culverhay School at Rush Hill is one 

such examp le. (See ref  1 photograph  from the top of  Kilkenny Lane towards the west). 
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Section D1 (Cont) 

 

It is considered by members of the Parish  that the level of  development proposed and the 

support ing infrastructure required to enable new resident ial and commercial d istricts to be 

economically sustainab le wou ld not be achievable without an environmenta l compromise and 

substant ially increased urban access diff iculties for ex isting rura l residents and businesses. 

 

Currently the City boundary falls natura lly with in the topography of the landscape with the ridge 

between ad jacent  valleys forming the div ision  between urban and rura l environments.  The visua l 

impact  of these two contrast ing sett ings is c learly def ined with  landscape views being evident  at the 

point of  change. (See Photograph ic ref .2&3) 

This situat ion occurs right the way a long the city edge within the current area of search. Moving 

towards Eng lishcombe there is some undeveloped land on the urban fringe (west  of  Culverhay 

school and southeast  of Haycombe Cemetary) which would  allow for limited development, 

however beyond that  ridge the land levels fall steep ly into the valley wh ich houses Eng lishcombe 

village.  

Whilst  there are pockets of more level land south of the village access and transport  infrastructure 

into the city f rom this area is at it s most limited with only a small steep lane linking the village to 

Rush Hill. The Parish of  Priston extends to the Hamlet of Wilmington  and it is noted that 

development at Eng lishcombe would have a considerab le v isual impact upon th is commun ity  

(see photographic ref . 4) 

 

The Newton Brook Va lley and it s surrounds comprise a complex p lateau cut by small combes and 

valley landscapes. ( See Photographic ref . 5-14) 

Topography has a lways inh ibited construction. The hamlets of  Wilmington , and that of Ing lesbatch 

in neighbouring Eng lishcombe parish  sit h igh on their respective ridges above the valley rendering 

them h ighly susceptib le to the increased visual, noise and light  impact that  urban development 

wou ld generate. 

 

Priston Village lies part ly in  the folds of surrounding higher ground and therefore though  not  

directly affected through any visua l means would  potent ially suffer increased noise pollut ion. 

 

 

These issues are addit ionally signif icant in  ecological terms as there are numerous communit ies 

including the marker species, Yellow Hammer and Bats wh ich move between  the two parishes and 

will not  readily adapt to changes from agricu ltural to urban  environment. 

Of agricultural land within the area most is generally Grade 3 though there are pockets of Grade 2, 

notably around the ridge of Wilmington and to the west of Eng lishcombe. The Parish believes 

Grade2 and 3a agricultura l land should not be released for development whilst  the a lternative of 

Grade 4 land ex ists within  a widened area of search towards the A4 at Twerton/Newbridge. 
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Section D1 ( Cont) 

 

Development policy F: 

Planning and Delivery of Major Development 

Major developments, including urban extensions and regenerat ion, should be p lanned on a 

comprehensive and integrated basis to ensure that they contribute to the delivery of sustainable 

commun it ies and a high quality of life in providing for: 

• High standards of  design and access and the lowest levels of  energy and car use 

• Public t ransport, cu ltural, leisure, retain, hea lth care, educat ion and other services and 

facilities commensurate with the needs of the expected populat ion of the area and 

delivered in step with growth  of  that population 

• Sustainable transport links between urban extensions and city/town centres, with an 

emphasis on public transport , cycling and walking 

• Amenity space and green  infrastructure that meets commun ity needs and supports 

improved biod iversity; and 

• A range of housing types and tenures 

 

PLACEMENT OF NEW SETTLEMENT 

With respect to government  planning policy guidance there are severa l notab le sect ions/subsect ion 

defin it ions wh ich the parish v iew as crit ical. 

Transport infrastructure within the area of search for urban extension around the south  western  

fringe of  Bath is currently extremely limited and new provision  is v iewed as being potent ially 

detrimenta l to the Parish and wider loca l environment .  

There are two main routes into Bath  from this area, the A367 and the A39 ( into A4), (east and 

west f rom the village centre)  with A367 via Odd Down provid ing the most d irect access into the 

City . The levels of  traff ic entering and leaving the city during peak hours have sign ificantly increased 

over the last decade and whilst Park and Ride provision  is available at Odd Down (A367) and 

Newbridge (A4).  

Dense resident ial development lines the route from Odd Down into the centre of the city 

rendering further opportunity for road enhancement impossib le. This facility at  Odd Down 

represents the on ly tenab le public transport link from Priston Village into the City Centre, as the 

village bus service is very limited in nature. 

There is no ra il or alternat ive transport links between the City and these outlying  villages and 

towns, and no d isused cuttings, channels of  open land, or suitab le landscape topography to provide 

new cost effect ive or susta inab le transport.  

All informat ion  produced to date indicates that  the current  trunk and local road network is 

overloaded, and that unless there is a very drast ic reduction in road traffic demand this situation 

will on ly get worse. It  will also be exacerbated by the increased housing requirements as proposed 

in the draft RSSSW, and further exacerbated by the Secretary of State’s Proposed Changes to the 

draft RSSSW.  

As there are no transportation proposals out lined in the Proposed Changes and as there appears 

to be limited scope to provide alternatives in the form of enhanced ra il services or other pub lic 

transport initiat ives wh ich  are not  road dependent , the likelihood appears to be that the road 

network in  and around Bath will become grid locked for extensive periods of t ime. 
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Section D1 (Cont) 
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Any sign ificant improvements in terms of  new roads within BANES would  be extremely expensive 
and extremely intrusive in environmenta l terms. 
We therefore see it as essent ial that  any increase in  the requirements for add itional housing takes 

into account the following requirements: 

 

• To p lace developments where the maximisat ion of  the use of public t ransport  is most 

feasible and where the effects on the ex isting /improved system are min imised , in line with  

PPS1 Delivering Susta inab le Development 

27 (VII) Reduce the need to travel and encourage accessible public transport provisions to 

secure more sustainab le patterns of t ransport development. P lanning shou ld actively 

manage patterns of urban growth to make the fu llest use of  public transport and focus 

development in ex isting centres near to major public t ransport  interchanges. 

 

• To develop  appropriate plans for the improvement  of the existing main road network in 

order to minimise problems of t raff ic overload. These p lans should not include a Southern 

Bypass to Bath [A4 to A36 Link] and should not lead to sign ificant increases in traffic on 

minor rura l roads wh ich are neither designed, constructed or maintained to permit them. 

 

• To develop  plans to improve Pub lic Transport and restrain demand for Private Transport . 

 

TRANSPORT CORRIDOR INFRASTRUCTURE 

 

RSSSW Secretary of State’s Proposed changes 

5.1.4 

“..making best use of exist ing networks, targeting new infrastructure to unlock pinch points…  

these transport  outcomes will be ach ieved through the development of  a corridor management  

approach and through  the implementation of  policies for freight and the Primary Route Network, 

ports and a irports 

5.1.15 

“The corridor between Bristol/Bath and South Hampshire includes the A4/A36 and the Cardiff  to 

Southampton Link. As with other reg ionally important corridors this route plays an important role 

in support ing the economic and housing growth of the SSCT’s along it s route wh ich include Bristol, 

Bath , Trowbridge, Salisbury and Southampton.” 

 

For the parish of Priston there is a lready concern about the increased diff iculty of access for rural 

commun it ies to th is side of the city, (as aforementioned).  

Statements linking the creation of transport corridor networks to the urban extension serve to 

increase th is concern. .  The potentia l for major road infrastructure carving up the landscape 

between the Parish and Bath to accommodate what cou ld then be deemed economica lly 

susta inable development, and to provide an enhanced transport corridor between Bristol and 

Southampton via the A4/A36 , is considered a very real threat to the commun ity. 

Due to the topography of the land, characterised by pockets of small steep sided valleys wh ich 

render development proh ibitive, opening out  onto rolling hills and good quality arable land, the 

concern is that the Newton Brook va lley would be viewed as one of the only suitable ‘cuttings’ 
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Section D1 (Cont) 

to create a bypass/link road for Bath  and an  access/movement  corridor for any urban extension.  

It is widely considered that  this wou ld  be very damaging environmenta lly and serve to increase 

rather than decrease the access difficu lt ies for outly ing  commun ities such as th is parish. 

 
INFRASTRUCTURE AND SUSTAINBILITY 

 

Remova l of Development  Policy D 

The remova l of the detailed provision of fund ing for delivering new or improved infrastructure is a 

most  retrograde step  in relation to sustainab le development . The parish is of  the opin ion that such 

provision must  be reinstated. 

 

Development Policy G 

The increase in  Housing Numbers contained in the Secretary of State’s Proposed Changes to the 

draft RSSSW will a lso further exacerbate the perceived problems in relat ion to provision of 

infrastructure beyond that of t ransport. 

Aga in it would  appear necessary to ensure that  future development takes p lace in  areas where the 

provision of such infrastructure is most feasib le in terms of cost and susta inab ility , and that 

susta inable power, water and sewerage provision are g ive a high  priority to reduce the 

environmenta l impact  with in an a lready sensit ive area.  

 

RE 1 & RE 5 

The renewable electric ity targets f rom a range of onshore renewab le technologies which are being 

insisted upon as documented with in the proposed changes, with their very large step  up between 

2010 – 2020, will requ ire enormous investment.  

These proposa ls for susta inability are wholehearted ly supported a lthough  the current  economic 

will make their rea lisat ion  cha lleng ing . 
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Section D2  

If you are suggesting changes to the draft RSS please supply revi sed wording of policies or 
supporting text as you wi sh to see them:    

 

 

 

 

                                            

 

Please ensure that you have w ritten your name at the top of the page. Completed forms 
should be received in the Government Office for the South West by 5.00pm on Friday 17

th
 

October. Late responses will not be accepted. 


