

Page | 2


Combe Hay Parish Council
https://combehaypc-gov.uk

To: Planning Policy Team
BANES Local Plan
Development Management  
Bath & North East Somerset Council
From:  Combe hay Parish Council  
Clerk@combehay-pcgov.uk

Date: XX October 2026
Regulation 19: Bath and North East Somerset Draft Local Plan 2025–2043

Combe Hay Parish Council (CHPC) – Representation on Soundness

Introduction
Combe Hay Parish Council recognises the need for BaNES to plan for the identified housing needs. However, CHPC is  concerned that the existing infrastructure capacity will not be able to support the proposed scale of housing development across the area. Significant number of houses will put unacceptable pressure on local roads, education and healthcare facilities as well as water and wastewater infrastructure. 

The cumulative effects of developments within B&NES, together with permitted, committed and proposed developments in neighbouring Somerset, must be properly assessed. Combe Hay is located within rural and farming surrounding. The proposed developments will dramatically change the character of the local area and the communities. These pressures must be examined through robust evidence and the production of a  comprehensive Infrastructure Plan. 

The following concerns regarding the soundness and effectiveness of the Draft Local Plan have been identified by CHPC:

1.  Transport Topic Paper- Highway Capacity and Public Transport

1.1 CONGESTION ON A367 
Combe Hay is connected to Bath primarily via the A367, where the area’s employment, education and other essential services are located. Car travel remains the only accessible and convenient option in rural Combe Hay and neighbouring Wellow as there are no bus services available. The A367 is also a principal commuting route for residents of the wider Somer Valley area, including Timsbury, Peasedown St John, Radstock and surrounding communities. 

The A367 and its approach to the Odd Down junction are already subject to significant congestion during peak hours. Queues can extend south along the A367, on occasions through Dunkerton and towards Peasedown St John. The plan implicitly recognises this by showing that the rat route through Combe Hay to Midford will further suffer increased delays. This will inevitably lead to difficult travel conditions as increased traffic meets with the farming vehicles that use this narrow single lane route. 
The Parish Council is concerned that no traffic modelling was developed for Bath despite numerous references to the impact that new development in the Somer Valley will have on the A367. The Transport Topic Paper ‘Congestion’ Section 4.4 (page 31) states that - ‘Somer Valley represents the area of the highest levels of congestion at present and will be the focus of planned growth in the Local Plan. No model was developed for the city of Bath because it was not expected to be an area for future growth.’ 

The A367 is also highlighted in Transport Topic Paper ‘Impacts of the Local Plan with no mitigation’ Section 5.7 (page 66)  - ‘However, there are parts of B&NES that will experience significant delays under the Reference Case, which the Local Plan growth will further exacerbate, the main impacts of which are set out below. 
· Bath: increases in delay on routes into the city on the A367 towards Odd Down resulting from increased traffic from the Somer Valley.’

The Local Plan with no mitigation is forecast to increase traffic delays across the area. Why then has no traffic assessment been carried out ?

Traffic  assessment using a microsimulation model such as VISSIM must be undertaken for this section of the A367 and the surrounding roads and junctions.

A definition of what needs to be included in a Comprehensive Masterlan, and when it needs to be produced and agree is required to make the plan sound.  (The term ‘a Comprehensive Plan’ is used in relation to South-West Whitchurch Village (3.129), Timsbury Road (5.59), East Timsbury (5.70), West of Clutton (5.86) and West Bishop Sutton (5.121))

1.2 SULIS DOWN DEVELOPMENT 

CHPC supports B&NES decision not to increase the housing allocation of 129 dwellings in the Sulis Down development site. If any representation is received from a third party to increase this number, we would like to participate in any hearing session to consider this.

CHPC strongly supports the Spatial Priorities for the Local Plan as set out in paragraph 1.19 including the protections afforded to the Cotswold’s National Landscape: Respect, conserve and enhance our heritage assets and landscape settings, in particular the World Heritage Sites of Bath and National Landscapes.’ This requirement is critical for Combe Hay having regard to  the ongoing proposals to extend the Sulis Down development on the South Stoke plateau which is bordering Combe Hay and the proposal to create an employment opportunity on land to the Southwest of Odd Down Park and Ride.

1.3 LAND TO SOUTHWEST OF ODD DOWN PARK&RIDE 

Policy  2.14 proposes developing employment floorspace the size of which is to be determined by an ecological assessment given that the site is an SNCI , is within the Green belt and part of it is within the Cotswold’s National Landscape.

In addition to concerns to the level of traffic generated and the lack of any modelling of the additional traffic there are also concerns as to :
1. Negative visual impact on the Cotswold’s National landscape given that this is development on the skyline.  Any development must be well set back and screened.
2. Negative impact of lighting on the site.

CHPC is pleased to see that the suggestion of access to the site from Combe Hay Lane has been rejected. Given narrow nature of Combe Hay Lane it would have been misguided to create further rat running down this lane.

1.4.  ODD DOWN PARK&RIDE

The Draft Local Plan places too much reliance on Odd Down Park & Ride facilities as a solution to the anticipated increase in traffic. The Park & Ride may provide a useful alternative for some journeys, but it cannot be assumed to provide a practical or affordable solution for all residents, particularly families who must pay for multiple passenger tickets. 


1.5 TRAVEL CHOICES
As mentioned in the Local Plan Transport Paper, there here  high levels of car dependency in many of the rural areas and villages. Bus services in the rural areas are generally more limited with low frequencies and limited destinations. A lower population over a large geographical area presents a challenge to providing commercially viable bus services to all areas of the district and recent cuts to funding bus services have particularly impacted rural areas.

There is also reference to the need to reduce car travel in order to reduce pollution but no acknowledgment that increased use of electric cars will reduce pollution and that schemes to encourage their use should be part of the strategy.

Active travel from small villages is difficult with narrow lanes and steep hills making walking/cycling potentially dangerous options. Discriminatory policies against people who live in small villages with limited or no bus services are particularly unfair. 

Section 4.3 Local Plan Transport Topic Paper states  ‘It will be important to support local living by maintaining and enhancing access to local facilities, such as shops and schools. This can reduce the need to travel longer distances to meet daily needs, particularly in rural areas, and encourage more trips to be made locally by sustainable modes. Improved bus connections should be explored. However, longer travel times and dispersed travel patterns in rural areas can limit their attractiveness compared with the private car, meaning that complementary demand management measures may also be required to achieve significant mode shift’. It is not clear what measures are proposed for small villages.

The Parish Council considers that the Local Plan must be supported by a robust, evidence-based transport assessment that accounts for all rural housing developments, including allocated, permitted, committed and proposed schemes across BaNES, Somer Valley and beyond. 


2. Infrastructure and Delivery

CHPC is concerned about the provision of infrastructure for education, healthcare and sewage and wastewater treatment needs as well as employment opportunities. There are various references to a Comprehensive Masterplan being prepared in respect of major developments. This terms needs to be defined by reference to what needs to be included in it and when it needs to be produced. 

2.1 EDUCATION
Local families travel from villages to Bath schools for secondary education using A367 during peak hours. The existing local early-years, primary and secondary education schools are already at their capacity.
There are waiting lists already for local residents. The Parish Council is concerned that the cumulative impact of significant proposed housing allocations will place additional pressure. 

The Local Plan must plan provision of education infrastructure in parallel with housing growth. New homes must not be occupied in significant numbers before the necessary school places and supporting facilities are available without compromising the quality of education. Additional school capacity must be identified, new sites and facilities allocated and funding arrangements made clear.


2.2 HEALTHCARE  
The Draft Local Plan does not adequately demonstrate how healthcare services will accommodate the additional population arising from the proposed housing growth.

Additional residents will increase demand for GP practices, primary care and community health services. For example, Combe Down surgery in Combe Hay Lane is currently at its full capacity and is not accepting new patients. Where will new residents go ? 

Additional healthcare capacity requirements must be identified to keep pace with housing growth.  Adequate arrangements must be implemented to avoid unacceptable delays in the provision of health services for existing and new residents before the scale and phasing of development is confirmed.

2.3 EMPLOYMENT 
The employment opportunities within local area is limited. Families travel to Bath, Bristol and London for employment. The lack of adequate transport infrastructure and viable alternatives already has a negative effect on the local road network.

The proposed housing growth must be it is accompanied by appropriate employment opportunities.

2.4 SEWERAGE AND WASTEWATRE TREATMENT INFRASTRUCTURE 
CHPC is particularly concerned that the Draft Local Plan does not adequately demonstrate how existing sewerage and wastewater treatment infrastructure will accommodate the proposed scale of housing development.

The Parish Council understands that existing wastewater treatment capacity is already severely constrained and no new infrastructure is planned. Increasing capacity may require substantial investment, engineering works and coordination with the relevant water and sewerage undertaker.

The Local Plan require adequate utilities infrastructure, but these provisions do not, in themselves, demonstrate how the necessary wastewater infrastructure will be delivered. 

The Plan should also establish appropriate phasing where necessary to ensure that additional housing does not proceed ahead of the availability of sufficient wastewater treatment and sewerage capacity.

3. Policy HE2 and the Somersetshire Coal Canal

CHPC, a member of the Somersetshire Coal Canal Communities Alliance of six parish councils, supports the Council’s decision to drop diversion and restoration safeguarding and to retain Policy HE2 as  a protective policy only. That decision should be maintained.

Restoration to water has now been dropped even by its promoter. The Somersetshire Coal Canal Society’s revised constitution, cited in its comment on application 26/02989/FUL, omits restoration to a waterway, limits restoration to structures ‘with the cooperation and agreement of landowners’, and relies on HE2 as it stands. The Society did not object to that cemetery extension on  the line of the canal, which the Council approved on 19th October 2026. In its delegated report, the Council gave weight to ‘the significant public and community benefits of the proposals outweigh the negligible harm to the historic asset’. The report makes no reference to restoration or diversion.

Landowners do not consent. Much of the route has been buried for more than 125 years: the railway was largely built along it (Combe Hay Conservation Area Appraisal), and in places through it the line is now occupied by homes, gardens organic vineyards, schools, playing fields and nature reserves. Re-watering would  require major engineering through the Cotswolds National Landscape and the Green Belt, destroying long-established habitats and disrupting communities and property.

Modification sought: HE2 should make clear that:
· The policy protects the canal’s surviving remains and historic route as shown on the Policies Map, and does not safeguard land for restoration to water or for diversion;
· Many surviving remains lie on private land, and their maintenance or repair can proceed only with the agreement of the landowners concerned; and 
· In applying HE2, any harm is weighed against public benefits including pressing community need, as the Council did in approving application 26/02989/FUL.
This would ensure the Plan is justified, effective and consistent with National Policy. CHPC wishes to participate in the examination if reinstatement of safeguarding is sought.

For the Local Plan to be sound, CHPC requests the following:

4. Implications for Soundness

Combe Hay Parish Council recognises the importance of meeting identified housing needs. However, housing targets must be supported by credible evidence that the necessary infrastructure can be delivered to accommodate the resulting population and travel demand.

The Parish Council considers that the Draft Local Plan has not yet adequately demonstrated how the cumulative effects of the proposed housing growth will be addressed in relation to highway capacity, public transport, education, healthcare and wastewater infrastructure.

In particular, the assessment of transport impacts must account for all relevant development within B&NES and neighbouring Somerset, while the Infrastructure Delivery Plan must identify the infrastructure required, its cost, funding, delivery responsibilities and implementation timescales.

The Parish Council therefore requests that B&NES:
1. Undertakes and publishes robust cumulative infrastructure and transport assessments for the City of Bath and in particular for the A367 corridor and the routes from there into the city centre and round to the University. This assessment is critical . The existence of congestion now along these routes and the potential for even worse congestion is acknowledged in the draft plan . The assessment should use a micro simulation model such as VISSIM and must  take into  account all  existing pressures and all relevant committed, permitted and proposed development. Without this the local plan cannot be considered sound.

2. Demonstrates that the proposed housing allocations can be supported by sufficient highway capacity, effective and affordable public transport, adequate school places, accessible healthcare and appropriate wastewater infrastructure. 

3. Revises the Infrastructure Delivery Plan to identify the specific infrastructure requirements, costs, funding arrangements, delivery responsibilities and timescales necessary to support the proposed housing growth.

4. Defines what is required by a Comprehensive Masterplan so that  appropriate phasing and infrastructure delivery requirements are established at an early enough stage to ensure that development does not proceed ahead of the essential infrastructure needed to support it 

5. Reconsiders the scale, distribution and phasing of housing allocations where the evidence does not demonstrate that the necessary infrastructure is deliverable.

6. Changes Policy HE2 as mentioned above 



Combe Hay Parish Council considers that the Draft Local Plan should not be found sound unless B&NES can demonstrate that its strategy is justified by proportionate evidence, effective in terms of infrastructure delivery and consistent with the objective of sustainable development. The Parish Council requests that the identified deficiencies are addressed before the Plan is submitted for examination.


























