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Preface
i.

The Draft Regional Spatial Strategy for the South West (June 2006) covers the period 2006
to 2026 and is intended to replace the existing Regional Planning Guidance for the South
West. Throughout this Report ‘the draft RSS’ has been used to refer to The Draft Regional
Spatial Strategy and ‘the RSS’ to refer to the final Regional Spatial Strategy and its
successors. Regional Planning Guidance for the South West to 2016 (RPG10) was
published in September 2001. Following the commencement of the Planning and
Compulsory Purchase Act 2004 Regional Planning Guidance (RPG) became RSS in each
region outside of London and now forms part of the statutory Development Plan.

The Examination in Public Process
ii.

The draft RSS was placed on deposit from 6 June 2006 to 30 August 2006. As a result,
responses were received from individuals, organisations, interest groups and local
authorities generating approximately 1,982 separate responses and a total of 14,786
representations.

iii.

We were appointed by the Secretary of State1, to conduct an Examination in Public (EiP) of
selected issues arising out of the draft RSS. Based on the objections and representations
received, nine matters for examination were selected by the Panel in consultation with the
South West Regional Assembly (SWRA) and the Government Office for the South West
(GOSW). We selected the participants to be invited to appear at the EiP also in consultation
with the SWRA and the GOSW. In total, 184 individuals or organisations were initially
invited and all but a few accepted. Subsequent invitations were extended to additional
participants, resulting in 191 organisations and individuals participating in the EiP.

iv.

Our report is in three sections: we refer to Section 1 as the Main Report, which comprises
the ‘Executive Summary’, a number of ‘Thematic Chapters’ one of which contains a series
of ‘Sub-Regional Sections’ together with a ‘Glossary”; we regard Section 2 as comprising
Appendices A, B and C ‘Housing Market Areas’, ‘Housing Market Area Figures’,
‘Recommended RSS Policy Changes’ and finally we include in Section 3 Appendices D, E
and F ‘Timetable, Matters and Participants’, ‘Examination Library Documents’ and
‘Changing Context’. All participants were given the opportunity to submit statements prior
to the commencement of the EiP and these were circulated before the EiP opened.
Statements prepared by the South West Regional Assembly were likewise circulated.
Written statements put in by those who were invited but unable to attend, as well as those
who were not invited, have also been taken into account. A library was available both
before and during the EiP where copies of core documents, participants’ documents and
other EiP documents were available for inspection.

v.

The independent EiP web site www.southwesteip.co.uk, was regularly updated to provide
information on the progress of the EiP. This contained summaries of the representations
received organised by policy number, and copies of the participants’ written statements.
The documents library contained many of the documents in electronic format for viewing
over the Internet.

1

Ruth Kelly MP; Secretary of State for Communities and Local Government.
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vi.

Preliminary meetings took place at the Thistle Hotel, Exeter on 16 January 2007 and 6
March 2007. The purpose of these meetings was to explain the nature of the proceedings
and to allow an opportunity for the Panel to address any questions on how the EiP would be
run. The EiP was held over a period of ten weeks, during the period 17 April to 6 July
2007.

vii.

We spent a number of days prior to the EiP touring the Region, including visiting locations
relevant to the matters being examined. Further visits took place during the EiP.

viii.

The sessions at the EiP were recorded on to CD; copies can be made available, on request,
from the Regional Strategies, Housing and Planning Directorate, Government Office for the
South West, 2, Rivergate, Temple Quay, Bristol, BS1 6EH.
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Structure and Content of the Report
xii.

The Regional Spatial Strategy for the South West (RPG10), together with its subsequent
Annual Monitoring Reports (AMRs), provided an important policy context for the draft
RSS, and has formed the background for the Panel’s Report.

xiii.

The chapters in our Report address the issues considered at the EiP and generally follow the
List of Matters selected. The Report considers the strategic matters of the draft RSS with
chapters on: a sustainable future; the context; the spatial strategy; sub-regional strategies;
transport/regional transport strategy; housing; the environment and resource management;
the economy and employment; implementation and monitoring. A glossary of abbreviations
is also included at the end to assist the reader.

xiv.

Our approach to each chapter involves setting out the issues which have arisen from the EiP.

ii
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We have not sought to provide a full account of all the proceedings during the EiP, or to
summarise all the representations and participants’ statements. Our Report is based upon
the main arguments considered at the EiP and concentrates on setting out the reasoning
behind our conclusions and recommendations. In Appendix A ‘Housing Market Areas’ we
include four appendices on (i) the draft RSS and DCLG Household Projections, (ii)
comparison of the draft RSS, 2003 DCLG Household and Panel Modifications, (iii) the
Housing Market Area (HMA) Strategic Assessments and finally (iv) Employment
Projections by Housing Market Areas. In Appendix B ‘Housing Market Areas Figures’ we
present the Housing Market Area Figures and the Panel Modifications.
xv.

We offer the following comments on the three different types of recommendations for
changing the draft RSS that are contained in our Report. We also draw attention to the fact
that as a result of our recommendations there may be a further need to modify or delete
policies and/or text throughout the Strategy as necessary.
Modifications to Policies and New Policies
•

Modifications to policies and new policies are contained in our recommendations. A list
of the modifications to the policy wording are included in this Report.

Modifications to the Supporting Text, Diagrams, Maps and Figures
•

We use the term ‘supporting text’ to describe text that is in the draft RSS but is not
policy. Any modifications we specifically propose to the supporting text, maps and
figures are normally also contained in our recommendations. In some cases
modifications to the diagrams will be precipitated by our recommended modifications to
policies.

Further Work or Studies
•

Whilst these are strictly outside the scope of the Panel’s remit, the Panel hopes that these
will assist the future planning of the South West Region.

xvi.

To assist in reading our Report we have included in Appendix C ‘Recommended RSS Policy
Changes’ seven appendices on (i) an index to the Panel’s Recommendations and
Modifications, (ii) a list of the Panel Recommendations, (iii) a list of the Panel
Modifications to policies and new policies, (iv) the new studies, (v) Panel Modifications to
Table 4.1, (vi) Panel Modifications to Table 4.2 and lastly (vii) a schedule of carbon
reduction requirements. Appendix D Timetable, Matters and Participants, Appendix E
‘Examination Library Documents’ and Appendix F ‘Changing Context‘, the latter acting as
a guide to the changing context as the draft RSS was developed and the dates of selected
publications, complete the set of Appendices to our Report.

xvii.

A few changes to some of the policies and text in the draft RSS were suggested at the EiP,
and we have taken them into account. However, these suggested changes do not formally
replace the draft RSS policies and text. Where necessary our recommendations cover both
the draft RSS policies and the suggested changes. Where we have not commented directly
on the suggested changes, the Government Office for the South West, will need to consider
these residual suggested changes.

iii
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xviii. One of the important aims behind many of our recommendations is to ensure that the RSS
gives clear – and where appropriate prescriptive – guidance to Local Planning Authorities
for the preparation of their Local Development Documents. This, it seems to us, fulfils its
proper purpose of ensuring the RSS is clear for the interpretation of the Regional Spatial
Strategy at the local level.
xix.

We recommend modifications to the wording of policies including selective consequential
changes to the supporting text and the diagrammatic maps where this will improve the draft
RSS. We have not attempted to follow through the changes to the overall policy numbering.
We have also identified areas of future work and these recommendations are included in
italics. The recommendations appear throughout our Report and are a response to matters
under discussion at that point, but they should be read as applying to the draft RSS as a
whole.

Changing Circumstances
xx.

The material submitted to us and the discussions at the EiP have made us aware that the
preparation of the draft RSS for the South West has had to accommodate a changing
context. An appreciation of this changing context is set out in Appendix F which presents a
wide range of unfolding events and responses which have occurred over the last seven years
in the form of a timeline.

xxi.

The draft RSS anticipated changing government policy on Climate Change, which
culminated in the publication of the Consultation Draft of PPS1 Planning and Climate
Change (Supplement to PPS1). The Regional Assembly also anticipated the requirement
for a Strategic Sustainability Assessment by commissioning Land Use Consultants,
Collingwood Environmental Planning, and Levett-Therivel Sustainability Consultants in
February 2004 in advance of the consultation paper on this matter in September 2004 and
the final guidance document in November 2005.

xxii.

Planning Policy Statements were published on Planning for Sustainable Waste Management
(PPS10) in July 2005 during the preparation of the draft RSS, and Development and Flood
Risk (PPS25) in December 2006 before the start of the EiP. The matters raised by these
documents were discussed at the EiP.

xxiii. Circular 01/06 (ODPM), Planning for Gypsy and Traveller Caravan Sites was published on
2 February 2006, but this document came too late to be fully reflected in the draft RSS. The
Panel is re-assured that this matter is to be the subject of a separate EiP, which will allow a
consolidated RSS to be produced by the Secretary of State.
xxiv. On March 9 2006 the Office of the Deputy Prime Minister drew the attention of all planning
authorities (including Regional Planning Bodies) to the requirement to undertake a Habitats
Regulations Assessment of Development Plans. As the draft RSS was being finalised at that
point in time Land Use Consultants were appointed to prepare such a Regulation
Assessment of the draft RSS and a final report was submitted in February 2007.
Subsequently Land Use Consultants prepared a Supplementary Report on behalf of the
Home Builders Federation and Development Interests to assess the implications of
alternative housing scenarios. The Panel is content that a proper assessment has been made
and that all the issues arising have been fully discussed at the EiP. This matter is further
considered in Chapters 1 and 4 of this Report.
iv
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xxv.

The Government published the 2003-based household projections in March 2006. The
projections were the first to fully take into account the 2001 Census data. Paragraph 33 of
PPS3 requires the Regional Planning Bodies and Local Planning Authorities to take into
account the Government’s latest published household projections in preparing their plans.
Given the timing of these projections it was not possible for them to be reflected in the draft
RSS, but in June 2006 the Secretary of State requested that the Regional Assembly examine
the implications of the revised projections and present proposals to the EiP on how the
region should respond. A briefing paper was prepared for a regional stakeholders’
workshop to discuss the implications of the projections. The briefing paper set out four
scenarios based on a range of distributions of a net increase of 5000 dwellings per annum.
Land Use Consultants were commissioned to produce a Strategic Sustainability Assessment
of the scenarios. The 4(4) authorities2 were consulted on the implications and the outcome
was reported to the Regional Spatial Planning and Transport Group on February 8th 2007.
The responses to the consultations focussed on the implications of the four scenarios. While
it is accepted that the DCLG projections were in the public domain, the attention of the
stakeholders, 4(4) authorities or the Assembly Members was not directed to the actual
district or housing market implications of the revised projections. As a result the Strategic
Sustainability Assessment linked to the new projections did not deal with the real
geographical differences between the scenarios and the projections. While the Panel is
disappointed that this “benchmarking” was not carried out, it is confident that the EiP
process was able to deal with the issues arising.

Soundness of the Plan
xxvi. The draft RSS has been considered in relation to the criteria listed in paragraph 2.49 of
PPS11, but the EiP was structured around the substantive issues raised by the plan itself.
The comments below must be set in the context of the recommendations set out later in this
Report. We offer the following comments on how the draft RSS meets the criteria.
i) whether it is a spatial plan, including in particular, does it properly take into account
related policy initiatives and programmes relevant to meeting regional economic,
environmental and social needs, where these directly impact on the development and use of
land, and does it contain policies which sufficiently link with those related policy initiatives
and programmes to deliver the desired spatial change;
In general terms this test is met. In particular we note the efforts to link the draft RSS to the
vision and the “key challenges” of “Just Connect!” (the Integrated Regional Strategy for the
South West 2004-2026).
ii) whether it meets the objectives for a RSS, as set out in paragraph 1.7 of this PPS;
This test will be met if the draft RSS is changed in accordance with our recommendations.
We particularly welcome the use of housing market areas in the consideration of housing
matters.
iii) whether it is consistent with national planning policy and if not whether the case has
been adequately made for departing from national policy;
2

Planning Authorities as Listed in Section 4(4) of the Planning and Compulsory Purchase Act 2004.
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The draft RSS is broadly consistent with national policy and some of our recommendations
will ensure greater consistency e.g. housing and renewables.
iv) whether it is consistent with other relevant regional strategies for the region, including
the regional housing, economic and cultural strategies, and with RSSs for neighbouring
regions where cross boundary issues are relevant. Any major inconsistencies will need to be
justified;
We find the draft RSS to be broadly consistent with other regional strategies, but some of
our recommendations address the need to achieve a greater alignment with the Regional
Economic Strategy. The draft RSS is also consistent with neighbouring RSSs, but we are
concerned that the draft RSS for the South East, by not making adequate housing provision
to meet the economic needs of the region, could result in unnecessary development pressure
in the adjoining parts of the South West such as south east Dorset and the Cotswolds.
v) whether the policies in it are consistent with one another;
Our recommendations should deal with the inconsistencies between the development
requirements of the region and the need to protect internationally designated environmental
areas. Some of the other inconsistencies with the climate change policies can only be
satisfactorily resolved through changes to national policies such as on traffic demand
management and air transport growth.
vi) whether it is founded on a robust and credible evidence base;
We have identified deficiencies in the evidence base, but we are of the opinion that the draft
RSS retains sufficient credibility to provide reasonable guidance for the development plan
process until the next Review.
vii) whether community involvement and partnership working have been satisfactory,
including whether the RPB has taken proper account of the views expressed;
The RPB’s efforts in relation to these matters are set out in the “Pre-Submission
Consultation Statement” and there was little criticism from stakeholders and the general
public. We are satisfied that this test has been met.
viii) whether it is realistic, including about the availability of resources, and is able to be
implemented without compromising its objectives;
We had some difficulty in establishing the likely scale of available resources over such an
extended timeframe. This was particularly true in relation to infrastructure investment such
as transport. We are also aware that much of the transportation investment could have
revenue consequences and it was not possible to evaluate the availability of such resources.
Given the Government’s commitment to achieving higher levels of growth, we have
assumed that the means will be found for the critical elements of the proposals. To that
extent we are of the opinion that the draft RSS meets this criterion.
ix) whether it is robust and able to deal with changing circumstances;

vi
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On the basis of our recommendations we consider that this test is generally met.
x) whether it has been subject to a satisfactory SA and whether alternative options were
correctly ruled out taking account of the SA findings;
As noted earlier the Regional Assembly anticipated the guidance on the preparation of a
Strategic Sustainability Assessment. In appointing the team of consultants preparing
guidance on this matter for the Government, the Regional Assembly was in our opinion
seeking to ensure the preparation of a satisfactory SA. We deal with aspects of the SA
consideration of options later in this report, but we consider this criterion is generally met.
xi) whether in all other respects it has been prepared following the proper procedures, as
set out in the Act, Regulations, this PPS and related guidance;
We understand that proper procedures have been carried out.
xii) whether it has clear mechanisms for monitoring and implementation.
Monitoring is in place and is compliant with national guidance. Further improvements are
committed in terms of data collection and to integrate the monitoring process with the
monitoring of other regional strategies. The implementation plan should provide a useful
mechanism to deal with implementation issues.
xxvii. In preparing a draft revision of a Regional Spatial Strategy (RSS), the Regional Planning
Body (RPB) is required by statute to have regard to certain matters covering regional and
other strategic planning guidance issued by the Secretary of State and to current national
policy3. We have examined the conformity of the draft RSS policies and proposals with
Planning Policy Statement 11: Regional Spatial Strategies (PPS11) and with relevant
Government policy generally.
xxviii. The RPB has also to ensure that the RSS is sound when submitted for examination4. We
have thoroughly tested the draft RSS through the Examination in Public process - with the
active assistance of participants - and are satisfied that when our recommendations are taken
into account the RSS will be sound as a result.

3
4

Planning and Compulsory Purchase Act, 2004, s.5(3).
Planning Policy Statement 11: Regional Spatial Strategies, (PPS11), ODPM, Sept 2004, p 22, para.2.49.
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Overview and Summary

Chapter 0: Overview and Summary
Introduction
0.1

This Chapter provides a broad overview and an executive summary of strategic matters.
The broad overview offers some comments on more general aspects of the draft RSS, which
were drawn to our attention during our consideration of the submitted material and at the
EiP. The executive summary of strategic matters sets out our conclusions and
recommendations.

Broad Overview
0.2

Some of these more general aspects relate to the format and presentation of the draft RSS
and tend to interact, but they are dealt with under the following headings:
•
•
•
•

0.3

Chapter Sequence;
Policy Presentation;
Alternative Geographies; and
Hierarchies

We are aware that some of the representations on these issues may be a response to the fact
that the draft RSS follows a different format to that of the RPG10, but we offer our views on
these matters in order to assist the Secretary of State at the proposed changes stage.
Chapter Sequence

0.4

We believe that most of the differences between the structure of the RPG10 and the draft
RSS can be explained by the need to better reflect the changing national context for
Sustainability and Climate Change issues and the need to incorporate a more significant
geographical element to provide better guidance for local planning in the absence of
Structure Plans.

0.5

Most of the debate centred on the relationship of the thematic chapters relating to housing,
transport and economic development to Chapter 4, which deals with sub-regional guidance.
The main thrust of the representations was that the thematic chapters should precede and
provide the context for the sub-regional chapters. In our view Chapter 2 provides the
justification for the main economic and housing context for the draft RSS and this
diminishes the need for any re-arrangement. Furthermore we note that the housing matters
considered in Chapter 6, while important, have no sub-regional dimensions.

0.6

Chapter 2 provides an economic context for the sub-regional strategies and the draft RSS
provides guidance for the sub-regional elements in terms of job projections. We accept that
there was much debate on the merits of this guidance and we deal with this issue more
specifically later in this report. In our view these deficiencies might have been overcome by
the provision in Chapter 2 of an interpretation of the economic forecasts to the Housing
Market level and some broad guidance on the land implications. We do not have the
evidence base to take this suggestion any further.

0.7

Paragraph 2 of PPS11 highlights the need to prepare a Regional Transport Strategy (RTS) as
an integral and clearly identifiable part of the draft RSS, but the Regional Assembly argued
1
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that transport should be treated as a cross-cutting issue and that as a result components of
the RTS are to be found across the draft RSS. We deal with this issue in more detail later in
this report, but as far as the structure of the draft RSS is concerned we are of the opinion that
there is some advantage in considering the sub-regional as well as the broad strategic
implications before setting out the RTS outcomes in terms of priorities in Chapter 8.
0.8

On balance we do not consider that there are sufficient advantages to support a
recommendation for a major change to the structure of the draft RSS.
Policy Presentation

0.9

Some of the representations to the EiP highlighted the lack of justification for a number of
policies. In our view all policies should be accompanied by some textual justification. We
urge that the drafting of the final RSS should incorporate that approach. Our attention was
drawn to a number of policy statements that are presently embedded in the supporting text.
Several of these were the subject of debate at the EiP and where appropriate we have
recommended that they be recast as policy. We are aware that there are other such
statements elsewhere in the draft RSS and we are of the opinion that the proposed changes
stage should be used to ensure that all policy statements are given the proper status.

0.10

In addition parts of the supporting text are highlighted and it is not clear what implications
should be drawn from this emphasis. We suggest that the draft RSS could be improved at
the proposed changes stage by some re-drafting to achieve greater consistency of
presentation. While we agree with the Regional Assembly that the draft RSS should be read
as a whole and that extensive cross-referencing is not required, we are of the opinion that
selective referencing to the relevant parts of the SD policies would enhance the policy
justification. We suggest that this might be considered at the proposed changes stage.

0.11

We have become aware of a number of errata and corrections, some of which were pointed
out by the Regional Assembly. These relate to both text and maps within the document.
We have identified specific parts of the draft RSS where changes to policies, supplementary
text and diagrammatic maps are necessary, but have not attempted to produce a
comprehensive list of corrections.
Alternative Geographies

0.12

2

Our attention was drawn to a variety of geographical approaches to the planning of the
region such as Landscape Character Areas, Economic Activity Zones and Travel to Work
Areas. The Landscape Character Area approach provides a useful planning tool for the
consideration of development impact, but the component “character areas”, illustrated in
Map 7.2, do not offer any wider meaning in terms of matters such as housing or economic
functions. The Economic Activity Zones illustrated in Map 8.1 provide useful insights on
the geography of economic activity, but the overlapping of these zones and the inclusion of
a number of major urban areas within a single zone reduces the value of this system for
wider planning purposes. Travel to Work Areas are referred to in the draft RSS in relation
to the employment forecasts. However it was indicated at the EiP that a review of these
areas is likely to result in the merging of a number of areas. This instability makes the
current Travel to Work Area network less useful as a vehicle for more general planning
guidance.

Overview and Summary

0.13

As noted in the Preface, we believe that the adoption of Housing Market Areas as the basis
for guidance on housing matters is to be welcomed. We accept that the transition zones
identified in Map 4.2 reflect real life and that the use of District boundaries can result in
some conflict with these realities. Nevertheless we consider that they do reflect a useful
sub-regional pattern, which could be of value in the consideration of other planning issues
such as economic development and retailing.
Hierarchies

0.14

In paragraph 2.5.10 of the draft RSS the Regional Assembly sets out a functional approach
to settlements in the Spatial Strategy, which is identified as distinctly different from the
hierarchical approach in RPG10. We note however that paragraph 1.3.1 of the draft RSS
includes a statement on settlements which takes a somewhat hierarchical form with Bristol
and Plymouth being distinguished from other major settlements.

0.15

Paragraph 1.3.1 is expressed in terms of the roles Bristol, Plymouth and the other major
settlements are expected to play, but we do not think it is surprising that the importance of
the roles tend to coincide with the scale of the population of the settlement/conurbation
concerned. We believe that a hierarchy of the region’s settlements does exist within which
function and scale are reasonably aligned and that this hierarchy can provide a basis for
positive planning. We will return to this issue in Chapters 3 & 8.

0.16

We note that page 9 of the Regional Economic Strategy indicates that solutions for
communities will have to recognise the significant differences between settlements in the
region. We note that The Way Ahead1 identifies a number of settlements where significant
action will be required. In our view it is important to distinguish between the scale of action
and the function that it is designed to support. For example the significant level of
development proposed at Swindon can be expected to enhance the facilities within the town
and its hinterland, but it is unlikely to materially alter its broader function within the region.

Executive Summary of Strategic Matters
0.17

We set out below a summary of our conclusions on each of the broad areas of debate at the
EiP.
A Sustainable Future

0.18

We note the linkages between the draft RSS and the Integrated Regional Strategy and
consider that they provide a sound foundation for the development of the Sustainability
Principles and Policies. We support the objectives of reducing the region’s ecological
footprint and decoupling growth and carbon dioxide emissions and hence support Policy
SD1.

0.19

Section 39 of the Planning and Compulsory Purchase Act 2004 requires the RSS to
contribute to the achievement of sustainable development. Furthermore it is clear that the
Government is expecting the draft RSS to confront the threat of climate change. As a result
we support Policy SD2.

1

The Way Ahead: Delivering Sustainable Communities in the South West, South West Regional Development Agency,
Government Office of the South West and South West Regional Assembly, February 2005.
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0.20

The region has significant non-renewable resources that call for good stewardship on behalf
of future generations. We regard Policy SD3 as an important contribution to sustainable
development and therefore support it.

0.21

The Government has placed considerable emphasis on the development of sustainable
communities and the draft RSS quotes Securing the Future2 in this respect. We were
advised that, while the Government was seeking to achieve sustainable construction
standards at a national level, it would not resist more local initiatives. As a result we
support Policy SD4 and Policy G, which sets out a regional approach to Sustainable
Construction.

0.22

The Strategic Sustainability Assessment (SSA) process was established to ensure that
development plans such as the draft RSS properly reflected sustainable development
principles. We considered the application of the SSA process to the draft RSS and conclude
that the preparation of the draft RSS was properly carried out. As noted in the Preface the
requirement to carry out a Habitats Regulations Assessment was confirmed at the same time
as the draft RSS was approved by the Regional Assembly. The Appropriate Assessment
commissioned by the Regional Assembly recommended changes to the draft RSS and we
support the thrust of the changes suggested by the Regional Assembly in order to protect the
Natura 2000 sites within the region.
The Context

0.23

Paragraph 2.8 of PPS11 indicates that an RPB should have regard to the Regional Economic
Strategy (RES). We note that the RES sets a growth range of 2.8% to 3.2% and that
economic development guidance within the draft RSS is generally consistent with the upper
level of the range. In our view the higher level of growth can be regarded as aspirational, so
provision at this level should ensure that economic development will not be inhibited.

0.24

We were advised that the ONS population forecasts for the region provide a common basis
for the draft RSS household projections and the 2003/2004-based projections at the regional
level. It was also established that they were consistent with the 2.8% level of growth
provided significant improvements in productivity were achieved to reduce the manpower
requirements of that level of growth. It was established that the higher level of growth
would require a level of in-migration well above past trends. We conclude therefore that the
ONS population projections can be regarded as consistent with the needs of the RES.

0.25

The EiP discussions established a wide consensus that the level of housing provision
proposed in the draft RSS is not consistent with the level of population required to support
the RES. The 2003-based household projections that were published by the Government in
March 2006 were the first to fully take into account the 2001 Census data. It was accepted
by the Regional Assembly that the new household formations rates could not be reasonably
questioned. It was accepted by the RDA that the new projections were consistent with the
2.8% rate of growth. The 2004-based household projections were published during the EiP
process and showed a high degree of consistency with the earlier projections at the regional
level, but significant variations at District level. We were advised that the 2004-based
projections utilise a new approach to the distribution of migrants and are to be revised later

2

4

Securing the Future, The UK Government Sustainable Development Strategy, HM Government, March 2005.
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in 2007. We conclude therefore that the 2003-based projections provide the most
appropriate basis for our deliberations. The Regional Assembly provided an estimate of the
dwelling requirement of the 2003-based projections, which indicated a total requirement of
563,834 dwellings over the 2006-2026 period or about 28,000 dwellings per annum. We
therefore propose provision for at least 28,000 dwellings per annum at the regional level as
the basis for our consideration of the distributional implications in Chapter 4 of this Report.
The Spatial Strategy
0.26

In response to many representations and as a means of providing an overall framework for
other policies in the draft RSS a more comprehensive policy statement on the overall ‘core’
spatial strategy is proposed.

0.27

As part of the development of the policy statement on the overall spatial strategy, the three
emphases set out in the draft RSS are reviewed and it is concluded that the planning
emphasis required in the south east of the region is similar to that required in the north and
central parts of the region. The policy gradient between the north and east and the western
parts of the region is identified as the most important policy issue and therefore it is
proposed that there should only be two policy emphases and that Map 3.1 should be
modified to become the illustration of the general extent of the two emphases.

0.28

Requests to designate further Strategically Significant Cities and Towns (SSCTs) under
Development Policy A are rejected. The need for a hierarchical statement to reflect the
functional differences between the SSCTs is considered and Policy A is modified to include
a hierarchy of settlements.

0.29

The suggestion that Policy B towns should be named is rejected. A re-formulation of Policy
B is proposed taking into account the need to obtain greater clarity on matters such as
dormitory settlements and to avoid duplication with other policies.

0.30

In modifying Development Policy C, the Panel seeks to make it clear that the allocations
under this policy should be regarded as independent of the allocations to the SSCTs and
Policy B towns and not the residue of a sequential process. More emphasis is placed on the
role of these settlements as part of the urban focus of the overall strategy and on their
effective functioning.

0.31

There is a need to give policy expression to the requirement for the countryside to
accommodate “land based” activities, while protecting it from unnecessary development. A
new policy, C2 Development in the Open Countryside, is proposed to meet this requirement.

0.32

Policies H and I deal with the approach to Previously Developed Land and the Panel
proposes only slight modifications to Policy H. Policy I, which deals with land in public
ownership should be deleted.

0.33

Policies D and J deal with the need for joint working and the Panel identify the need to
recast Policy J to focus on the specific areas where cross-boundary co-operation is required.
The modification identifies locations where the land required for the extension of an SSCT
falls within the area of another authority.
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Sub-Regional Strategies
0.34

The Housing Market Area approach is adopted as a means of dealing with the trend based
limitations of the DCLG Projections at the local authority area level. It is also considered to
offer a more comprehensive and transparent approach. Within each HMA, locational
proposals are only supported where cross-boundary issues could result in a “policy deficit”.

0.35

In setting out the distribution of housing development within each HMA, consideration has
been given to the broad thrusts of the employment projections, but an overly rigid
interpretation of self-containment is rejected. Nevertheless a balance between employment
growth and housing provision is supported.

0.36

The level of housing provision is based on the 2003-based DCLG Projections, which
identify higher levels of housing requirement, particularly in the HMAs in the rural and
western parts of the region. This level of housing provision equates to the overall growth
rate of 2.8%, whereas the economic development proposals are largely based on 3.2%. It is
considered that this apparent discrepancy allows an element of flexibility for economic
growth, while at the same time reduces the risk of overprovision of housing.

0.37

There is no need for any phasing of the greenfield land housing supply in order to support
the brownfield regeneration process. Evidence from places such as Swindon supports the
view that greenfield and brownfield development can be regarded as complementary and the
contribution of both will be required to meet the projected demand.

0.38

The identification of the development areas proposed in the draft RSS is considered to be
soundly based. Proposals are made in a number of HMAs for the release of additional
development areas to meet the projected housing demand. It is considered that these areas
reflect the principle of sustainable development and are consistent with the Habitats
Regulations.

0.39

The scale of demand and the principles set out in Policies SD1-4 provide the exceptional
circumstances to justify alterations to the Green Belts within the region. In our view the
proposed Areas of Search do not threaten the integrity of the Green Belts. Proposed
extensions to the Green Belts are rejected due to lack of justification.

0.40

In some cases a broader definition of SSCTs is adopted to reflect the evidence available on
functional relationships between core urban areas and adjoining settlements, for example in
South East Dorset. It is not considered that such changes challenge the broad thrust of the
strategy.

0.41

Consideration is given to the phasing of the housing provision. It is concluded that the level
of development should be spread evenly across the whole plan period. This implies an
increase well above the rate proposed in the draft RSS.

0.42

The projected levels of housing provision in each HMA will require an acceleration in the
rate of development. Action will be required to release the land required and the proposed
modification to Policy J is intended to assist in this matter where cross-boundary action is
required.
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0.43

There is insufficient evidence to allow judgements to be made on the relative importance of
the items in the Lists of Key Infrastructure set out in the draft RSS. Proposals are made in
certain HMAs for additional items of infrastructure where the evidence indicates they are
required to support the strategy.

0.44

The Panel are convinced that there are strategic dimensions to green infrastructure provision
within the region such as the Stour River Valley in South East Dorset. Consideration should
be given to this matter in a subsequent review of the RSS.
Transport/Regional Transport Strategy

0.45

Section 5 of the draft RSS cannot be regarded as an identifiable Regional Transport Strategy
(RTS). The Panel concludes that the draft RSS should be recast as a RTS to meet the
requirements set out in PPS11 founded on a new policy statement incorporating the main
aim and objectives of the RTS.

0.46

Demand management will be required to achieve the main aim of reducing the rate of
growth of traffic. Policies on Demand Management and Managing Demand from
Development are proposed to make the approach to these matters more explicit. Guidance
is given, for example, on the locations where congestion charging would be most
appropriate.

0.47

Parking is an important component of demand management and the draft RSS does not
include a policy on parking. A new policy is proposed which sets out a regional framework
for parking provision.

0.48

Making urban areas work is critical to the achievement of the overall spatial strategy and an
effective transport strategy for the SSCTs is considered to be essential. A new policy is
proposed to provide for growth and regeneration, address congestion, safety and pollution
and minimise the use of the strategic road network. The new policy also seeks consideration
of the establishment of a Public Transport Authority for Greater Bristol as a means of
achieving more effective integration of public transport and encouraging modal shift to
more sustainable means of transport.

0.49

The improvement of public transport facilities and services will be essential to achieve a
reduction in the rate of growth of traffic. A new policy is proposed to set out a framework
for the improvement of public transport across the region.

0.50

The integration of action across the full spectrum of transport provision is the most effective
approach to the achievement of the main aim and objectives. A transport corridor approach
is proposed to obtain that integration. A general corridor approach is set out and specific
action is proposed for eight strategic corridors, which are to be identified in a corrected Map
5.1. The critical importance of the integration of the transport planning of the Greater
Bristol area and other SSCTs with the planning of the Exeter to London Strategic Corridor
is highlighted. A more measured approach is suggested for the planning of the “Second
Route” in the Exeter to London via Salisbury and Basingstoke Strategic Corridor.

0.51

A number of proposals are made in the draft RSS for action that is outside the region. It is
recommended that these proposals should be more appropriately expressed as
recommendations to the DfT.
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0.52

The draft RSS includes policies for ports and airports. It is considered that there is a need
for greater clarity on these matters and proposals are made to modify the policies. A
proposal is made for joint action on the preparation of a master-plan for Bristol Docks and
in the case of airports greater guidance is provided on the surface transport requirements.

0.53

The draft RSS treatment of freight transport issues was the subject of much debate and
criticism. Map 5.2 was the source of most confusion and it is proposed that this Map should
be deleted and that the road network in the corrected Map 5.1 should provide the guidance
together with a modified policy.
Housing

0.54

Consideration is given to affordable housing targets and it is proposed to modify Policy H1
to allow for an increased level of provision of affordable homes. It is proposed to increase
the level of aspiration from 7,500 dwellings per annum to 10,000 dwellings per annum.

0.55

The draft RSS cannot provide added value to National Guidance in terms of the approaches
to the provision of affordable housing. Sub-regional targets are rejected.

0.56

Draft RSS Policy H2 is unduly prescriptive and too narrowly focussed. In view of the wide
range of factors influencing density, it is proposed that a modified policy should express
densities as indicative targets rather than firm requirements.

0.57

A slight modification of the densities applying to SSCTs is proposed to reflect the wide
variation of circumstances across the region. This modification requires a consequential
modification to Policy F.
Environment and Resource Management

0.58

Development in the areas we have recommended is not considered to be at risk from
flooding, but we are of the view that there is insufficient evidence for more detailed
treatment of the subject in the RSS. The more detailed assessment is left for the LDFs.

0.59

In considering the proposals for renewable energy, the emphasis is placed on ensuring
greater clarity. A clearer expression of strategy is recommended, distinguishing between
capacity and generation targets and between on-shore and off-shore development. More
clarity is sought on the relationship between 2010 and 2020 targets.

0.60

Consideration is given to the linkages between Policies G and RE5. Support is given to the
broad principles of both policies in order to ensure a consistent approach across the region.

0.61

In dealing with Waste it is proposed to include the apportionments as policy and not as
appendices and to omit the artificial ceiling on secondary treatment.

0.62

Insufficient evidence is available on which to give clear guidance as to what types and
distribution of facilities are required. It is our view that this will have to be a matter for
LDDs. It is proposed to clarify the criteria based Policy W2.
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Economy and Employment
0.63

The draft RSS would be enhanced by a more general policy setting out the general thrust of
spatial development in terms of the economy of the region.

0.64

Further interpretation of the employment projections is required to provide guidance on
economic development. We also conclude that there is an immediate need for further work
on a region-wide approach to the provision of employment land in order to avoid
inconsistency.

0.65

The SWRDA proposal to consolidate draft RSS Policies E1, E2, E3 and E4 into two policies
should be modified to reflect the role of the RSS. The modification includes a requirement
to identify and preserve a portfolio of the best employment sites.

0.66

There is a need for further evidence and for guidance on the scale of office development.
Such guidance should be the subject of consultation and SA evaluation. Further work
should be carried out prior to the next review.

0.67

Evidence demonstrates the prospect of significant levels of out-of-town office development
in the pipeline. Policy TC1 should be modified to provide more adequate guidance on out
of centre developments.

0.68

The identification of specific retail floor-space figures is not solely a matter for local
planning. There is a need for a regional distribution of future retail demand that reflects the
hierarchy of centres within the region. Further work is required to inform the next review.

0.69

There is a need for greater clarification on the planning of retail centres outside the main
strategic centres and for a new policy to set out the context for planning other centres within
the region. The policy deals with the need for new regional shopping centres, strategic
additions to existing out-of-town centres and new centres to serve new communities and
urban extensions.

0.70

The proposed amendment by the Regional Assembly to the tourism policies is a step
forward until the next review, subject to certain modifications. The section on tourism
should be the subject of an early review of the RSS in order to fully meet the requirements
of the Good Practice Guide.
Implementation and Monitoring

0.71

The Implementation Plan is not part of the statutory plan and therefore we have limited our
recommendations to matters of particular relevance to key aspects of RSS delivery. We
identify, for example, a need for the introduction of timelines for LDD formulation to
support Policy J. Further work is required to reflect the restructuring of the Transport
Section as a RTS.

0.72

The Key Infrastructure Lists are not consistent and much more work is required to ensure a
systematic evaluation of infrastructure priorities.

9

Overview and Summary

10

A Sustainable Future

Chapter 1: A Sustainable Future
Matter 1; 1/1, 1/2, 1/3
Policies SD1, SD2, SD3, SD4 and ENV1
Introduction
1.0.1

In this Chapter the Draft’s Sustainable Future issues is considered, concentrating on the
high level Sustainable Development Policies and the sub-matters considered as Matter 1
of the EiP: sustainability appraisal; appropriate assessment and climate change.

1.0.2

The Panel is aware that in the preparation of the draft RSS1 one of the key foundations
was the vision for the region as set out in the Regional Sustainability Framework
entitled A Sustainable Future for the South West, published in March 2001. “The South
West must remain a region with a beautiful and diverse environment. By working
together, applying the principles of sustainability, we can achieve lasting economic
prosperity and social justice, whilst protecting the environment. This approach will
secure a higher quality of life now and for future generations”.
Integrated Regional Strategy

1.0.3

In November 2004 the Region published Just Connect! An Integrated Regional Strategy
(IRS) which endorses this vision.

1.0.4

The IRS is an overarching document which contains five headline aims2:
•
•
•
•
•

to harness the benefits of population growth and manage the implications of
population change;
to enhance our distinctive environments and the quality and diversity of our cultural
life;
to enhance our economic prosperity and quality of employment opportunity;
to address deprivation and disadvantage to reduce significant intra-regional
inequalities;
to make sure that people are treated fairly and can participate fully in society.

1.0.5

These aims are supported by a number (20) of ‘crunch objectives’ requiring integrated
approaches3. The regional partners have agreed that these will be the focus for regional
policy and delivery4.

1.0.6

At the heart of the draft RSS strategy is a desire to create a region that is more
sustainable than it has been in the past. That strategy, together with developing more
sustainable communities5 is intended to be a key delivery mechanism for Just Connect!6

1
2
3
4
5
6

Information Note 1 – Draft RSS Issues, Strategy Vision and Aims, South West Regional Assembly, January 2007.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para 1.5.1, page 8.
Just Connect! South West Regional Assembly, November 2004.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para 1.4.2, page 6.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para 1.4.1, page 6.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para 1.4.2, page 6.
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The Way Ahead
1.0.7

The Way Ahead7, launched at the Sustainable Communities Summit in February 2005,
is the region’s response to the Government’s sustainable communities plan. It identifies
a range of proposals which broadly fall under 3 main aims:
•
•
•

1.0.8

Improving regional productivity, including measures to develop workforce skills,
business innovation and transport infrastructure;
Building more (including affordable) homes – and more quickly; and
Reducing regional disparities and deprivation, ensuring the benefits of growth are
spread to individuals and communities currently disadvantaged.

It also identifies a small number of places that will be able to make the biggest
contribution to these priorities through sustainable growth over the next decade. These
are:
•
•
•
•
•

Bristol and the wider West of England sub-region;
Plymouth;
Exeter;
Swindon; and
The key Cornish towns.

High Level Policies
1.0.9

We note the linkages between the draft RSS and the Integrated Regional Strategy and
consider that they provide a sound foundation for the development of the Sustainability
Principles and Policies. We support the objectives of reducing the region’s ecological
footprint and decoupling growth and carbon dioxide emissions and hence support
Policy SD1.

1.0.10

Section 39 of the Planning and Compulsory Purchase Act 2004 requires the RSS to
contribute to the achievement of sustainable development. Furthermore it is clear that
the Government is expecting the draft RSS to confront the threat of climate change.
Clearly Policy SD2 does this, and we support it.

1.0.11

The region has significant non-renewable resources that call for good stewardship on
behalf of future generations. We regard Policy SD3 as an important contribution to
sustainable development and therefore support it.

1.0.12

The Government has placed considerable emphasis on the development of sustainable
communities and the draft RSS quotes Securing the Future8 in this respect. We were
advised that, while the Government is seeking to achieve sustainable construction
standards at a national level, it would not resist more local initiatives. As a result we
support Policy SD4 and Policy G9, which sets out a regional approach to Sustainable
Construction.

7
8
9

The Way Ahead - Delivering Sustainable Communities in the South West, Government Office for the South West,
South West Regional Development Agency and the South West Regional Assembly, 2005.
The UK Government Sustainable Development Strategy, Securing the Future HM Government, March 2005.
See also paragraphs 7.2.15 – 7.2.17 of this report.
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1.0.13

Policies SD1, SD2, SD3 and SD4 were universally accepted at the EiP and we support
those policies as they stand.

1.0.14

We now turn to the consideration of the sub matters relating to Sustainability Appraisal,
Appropriate Assessment and Climate Change.

Sustainability Appraisal
Background
1.1.1

The Government Office for the South West referred the Panel to the relevant policy
background.
•
•
•

PPS11 Regional Spatial Strategies (Sept 2004).
PPS 25 Development and Flood Risk (DCLG, Dec 2006).
PTSA 5.02 Sustainability Appraisal of Regional Spatial Strategies and Local
Development Documents (ODPM, Nov 2005).

Issues
1.1.2

In the Panel’s view the group of sustainability appraisal issues which arise are:
•

the soundness of the Strategic Sustainability Assessment, and its influence on the
draft RSS; and

•

the adequacy of the coverage to a realistic range of options.

Policy context
1.1.3

PPS1, Delivering Sustainable Development states that development plans should ensure
that sustainable development is pursued in an integrated manner, in line with the
principles for sustainable development set out in the UK strategy Securing the Future.
According to PPS1, Regional Planning Bodies should ensure that development plans
promote outcomes in which environmental, economic and social objectives are
achieved together over time10.

1.1.4

The Strategic Sustainability Assessment (SSA) process11 combines the requirements of
a Sustainability Appraisal under PPS11, Regional Spatial Strategies and a Strategic
Environmental Assessment (SEA) under the European SEA Directive12.

10
11
12

Information Note 6 - Strategic Sustainability Assessment, South West Regional Assembly, January 2007. para 1.2
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para 1.2.8, page 5.
Directive 2001/42/EC, on the assessment of certain plans and programmes on the environment.
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The original SSA
1.1.5

A team of consultants13 was appointed in February 2004. Their report 14 was published
in March 2006. Their work covered the requirements such as scoping. For instance, the
SSA was used to test 5 possible development strategies and 4 growth scenarios, broadly
covering a number of different scales and locations of development. In line with PPS
11, the SSA concentrated on realistic options. In all of this we consider that the process
gave consideration to a realistic range of options, the final draft RSS being substantially
modified by that process. Throughout, there was consultation with a range of
stakeholders such as the Environment Agency and Natural England via a recursive
process. In other words the RSS was developed via an iterative approach with the SSA.
We note that some tensions remain, but we consider that these are inevitable bearing in
mind the draft RSS commitment to sustainability principles concurrent with growth.

1.1.6

The SSA included an examination of the sub-regional strategy statements carried out by
the Joint Study Areas (JSAs). Each JSA, in its own way, attempted to reflect the subregional issues and constraints. Subsequently, another consultant reviewed the JSA
work and concluded that the work was satisfactory; even though some JSAs work was
better than others.

1.1.7

Overall we conclude that it was a sound process.
The EiP phase
Revised 2003 household projections

1.1.8

In June 2006, shortly after the submission of the draft RSS, the Secretary of State
informed the SWRA that further work was needed on the implications of the revised
2003 household projections on how the region would plan for their consequences and
possible higher forecasts if the evidence supported the need to do so15.

1.1.9

The original SSA work considered higher levels of housing provision16 and the revised
DCLG projections were within the range of options appraised. The SWRA had carried
out the additional work requested by the Secretary of State. This was also subject to
SSA, and the consultants report17 was published in January 2007. The work looked at
four alternative distributional scenarios for the net additional 5,000 dwellings per
annum that the SWRA believes are implied by the revised household projections. The
concluding lines in the report say “There may be some SSCTs, therefore, such as Bath,
Bournemouth and Poole, where further development over and above that proposed in
the draft RSS should be examined in more detail. Careful consideration is also needed
to ensure that there is sufficient capacity of water supplies and sewage treatment to
cope with even higher levels of development. In addition, the pace of development will
require strict adherence to policies in the draft RSS that aim to protect and enhance the

13
14
15
16
17

Information Note 6 - Strategic Sustainability Assessment, South West Regional Assembly, January 2007. para 5.1.
Strategic Sustainability Assessment of the Draft South West Regional Spatial Strategy, Land use Consultants,
Collingwood Environmental Planning & Levett-Therivel Sustainability Consultants, March 2006.
Letter from Secretary of State for Communities and Local Government to SWRA, dated 23 June 2006.
Information Note 6 - Strategic Sustainability Assessment, South West Regional Assembly, January 2007. para 5.7.
The Revised 2003 Based DCLG Household Projections and the Draft South West Regional Spatial Strategy –
Sustainability Implications, Land Use Consultations, January 2007.
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environment, both in terms of location and design, which will be a challenge given the
pace of development proposed in the draft RSS, and in particular the emphasis on
greater development in the earlier years of the period covered by the RSS”. Having
undertaken this additional work, the SWRA concluded that there was no compelling
reason to recommend higher overall housing allocations, nor to suggest altering the
spatial strategy to make provision for higher annual growth rates.
1.1.10

A Supplementary Sustainability Appraisal18 was carried out in March 2007 to provide
additional analytical support to the submissions to EiP on the draft RSS being made by
SWRDA. The Panel has had regard to the conclusions of this report and finds it
helpful. It sets out the challenges and the holistic approach which should not be
forgotten when discussing individual topics.

1.1.11

The Home Builders Federation and development interests put forward further
alternative housing growth and distribution scenarios for SSA testing. These alternative
distribution scenarios are for different scales and distribution for the full amount of
housing to be provided in the South West over the plan period. The SSA of the
development industry scenarios are a supplement to the SSA report prepared in the four
SWRDA scenarios. The work commissioned by the developer interests, was
undertaken by the same consultants who carried out the initial SSA and the
supplementary report was published in March 200719. They conclude that, subject to
Appropriate Assessment requirements, the higher growth levels would not be out of
kilter with the conclusions of that earlier SSA.

1.1.12

The EiP is part of the iterative process and has had before it sufficient additional advice
to ensure that the SSA requirements were properly reflected at the EiP. The Panel are
satisfied that the Process was sound and has met the requirements.

1.1.13

The SSA is an ongoing process and the soundness of the current SSA will require
further work as the RSS progresses towards its statutory designation. An obligation is
placed on the Secretary of Sate to carry out a further SSA round on any proposed
changes prior to the approval process. That will ensure that any changes arising from
our recommendations will be subject to SSA scrutiny.

Appropriate Assessment
Background
1.2.1

The Government Office for the South West referred the Panel to the relevant policy
background.
•
•

18
19

PPS9 Biodiversity and Geological Conservation (ODPM, 2005).
Consultation Document “Planning for the Protection of European Sites: Appropriate
Assessment - Guidance For Regional Spatial Strategies and Local Development
Documents” (DCLG, August 2006).

SWRDA - A Supplementary Sustainability Appraisal of SWRDA Submissions to the EiP – ERM - March 2007.
The Developer Household Scenarios and the Draft South West Regional Spatial Strategy, Supplementary Report,
Sustainability Implications of the Development Industry Alternative Housing Scenarios, Land Use Consultants,
March 2007.
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Issues
1.2.2

In the Panel’s view the groups of appropriate assessment issues which arise are:
•
•
•

the Policy context;
the Habitat Regulations process;
policy and safeguards.

Policy context
1.2.3

Government Policy on protection of biodiversity through the planning system is set out
in PPS9 Biodiversity and Geological Conservation20. The requirement to undertake a
Habitats Regulation Assessment (HRA) of development plans was confirmed21 in
March 2006. The HRA refers to the assessment of the potential effects of a
development plan on one or more European Sites collectively termed ‘Natura 2000’
(N2K) sites. The Appropriate Assessment (AA) assesses the impacts of a land-use plan
against the conservation objectives of an European Site and to ascertain whether it
would adversely affect the integrity of that site. The Consultation Document Planning
for the Protection of European Sites: Appropriate Assessment22 was published in
August 2006.

1.2.4

Variations to the draft RSS Strategy will require the Sustainability Appraisal and
Appropriate Assessment to be revisited to test out the implications of our relevant
recommendations.
Habitats Regulations Assessment process

1.2.5

Confirmation of the requirement for the RSS to be the subject of an Appropriate
Assessment under the Habitats Directive came late in the process of preparing the draft
RSS and at the same time as the draft RSS was approved by the Regional Assembly.
Following its submission the Assembly appointed consultants to undertake a HRA of
the draft RSS working closely with the statutory environmental bodies Natural England
and the Environment Agency. The final report23 was published in February 2007 and
an erratum24 in March 2007 in compliance with the requirements of the Directive before
the start of the EiP.

1.2.6

Further work has subsequently been commissioned from Land Use Consultants by their
clients to comment upon the potential implications of the development industry
alternative scenarios on the N2K sites in the light of the findings and conclusions of the
main HRA Report. The supplementary report25 was published in May 2007.

20
21
22
23
24
25

Planning Policy Statement 9: Biodiversity and Geological Conservation, ODPM, August 2005.
Letter from Office of the Deputy Prime Minister to all planning authorities including Regional Planning Bodies,
dated 9 March 2006.
Planning for the Protection of European Sites: Appropriate Assessment - Guidance For Regional Spatial Strategies
and Local Development Documents, Consultation Document, DCLG, August 2006.
Habitats Regulations Assessment of the Draft Regional Spatial Strategy for the South West, Final Report Land Use
Consultants, February 2007.
Habitats Regulations Assessment of the Draft Regional Spatial Strategy for the South West, Erratum to the Final
Report, Land Use Consultants, 16 March 2007.
Habitats Regulations Assessment Supplementary Report, Land Use Consultants, May 2007.
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1.2.7

There are a wide range of N2K sites in the South West, representing a diverse range of
broad habitat and species types which highlights the region’s rich biodiversity resource.
The Appropriate Assessment showed that there are a number of impacts potentially
resulting from the draft RSS, in combination with other plans and projects, which mean
that adverse impacts could not be ruled out, without additional safeguards.

1.2.8

The Appropriate Assessment recommends changes to the draft RSS to avoid adverse
impact on the N2K sites. These include a) a generic policy; b) thematic policy
safeguards; and c) sub-regional policy safeguards. A specific policy for the South East
Dorset heathlands is proposed (see recommendation 4.7.7).
Generic Policy

1.2.9

The policy of the draft RSS that implicitly deals with N2K sites as a whole is Policy
ENV1 which currently provides strong safeguards for ‘international’ nature
conservation sites. It treats them in the same way as other aspects of the environment,
such as the landscape, historic assets, as well as national nature conservation sites. The
protection under European law given to N2K sites is more stringent than many other
aspects of the environment. Policy ENV1 also gives the impression that adverse effects
on N2K sites could be acceptable so long as compensation for the adverse effects is put
in place. This is theoretically possible under the Habitats Directive but onerous
compensation tests must be met for the N2K sites and effectively rule this out as an
option.

1.2.10

It is recommended that the specific requirements that apply to N2K sites should be
explicitly stated in policy in the RSS in order to clarify the position of the RSS with
respect to N2K sites. This could be done by adding a new paragraph within Policy
ENV1.

Recommendation 1.2.1
•

Add to Policy ENV1:
“Any development that could have any negative effect on the integrity and conservation
objectives of a N2K site would not be in accordance with the development plan. Further
assessment of the implications for N2K sites may be required at subsequent levels including
LDDs, and any development that would be likely to have a significant effect on a N2K site,
either alone or in combination, will be subject to assessment at the project application stage”.
Thematic safeguards

1.2.11

The themes that should receive particular policies, as suggested by the Appropriate
Assessment are The Coast, Flood Risk, Renewable Energy, Water Resources,
Woodlands and Forests, Air Quality, Minerals, Tourism and the Regional Approach to
Transport (also linked to Air Quality). The new “overriding” policy (see
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recommendation 1.2.1) to be included in ENV1 would in the Panel’s view be sufficient
security, along with naming specific N2K sites in the sub-regional supporting text.
More scattered references to safeguarding N2K sites would not add to the clarity of the
document as a whole. Accordingly, the Panel takes the view that there should not be
thematic policies in the RSS.
Sub-regional safeguards
1.2.12

The South West Wildlife Trusts and the HRA report (para 5.18) recommend that there
is specific reference in the RSS to the Severn Estuary, the River Avon (and Avon
Valley) and the South East Dorset Heaths. That is due to in-combination proposals
and/or indirect effects as well as cross-administrative boundaries issues. As these areas
(Dorset Heaths SAC and Dorset Heathlands SPA; River Avon SAC and Avon Valley
SPA; and Ramsar, Severn Estuary pSAC, SPA and Ramsar Site) are considered to be
particularly vulnerable from a potentially large number of locations, the Panel takes the
view that they should be referred to specially. And we are recommending an addition to
Policy ENV1.

1.2.13

In addition, the HRA identifies particular sub-regional strategies where development is
proposed and where there is clear potential for adverse effects on the integrity of N2K
sites and where generic policy safeguards are not considered to provide sufficient
mitigation. These are referenced in paragraph 5.19 of the HRA report and subsequently
amended26. In such instances, it is recommended that the N2K sites that could
potentially be affected are specifically named in the sub-regional supporting text
(section 4 of the draft RSS), including a description of the potential pressures, the need
to protect the site’s integrity from adverse effects, and the likely need for further
examination through HRAs of LDDs.

Recommendation 1.2.2
•

Add to Policy ENV1 - “Three locations are considered to be particularly vulnerable and require
special protection – Dorset Heaths, River Avon (Hampshire) and Severn Estuary”.

•

Add text so that specific sub-regional sections specifically refer to the following sites:
-

26

River Avon SAC and Avon Valley SPA and Ramsar (South East Dorset and Salisbury).
Chesil & The Fleet SAC, Chesil Beach & The Fleet SPA, Ramsar (South East Dorset,
Dorchester and Weymouth).
Somerset Levels & Moors SPA and Ramsar (Taunton and Yeovil).
Hestercombe House SAC (Taunton).
Mendip Limestone Grassland SAC (Weston-super-Mare).
North Somerset & Mendip Bats SAC (Bristol).
Bath & Bradford-on-Avon SAC (Bath).
South Hams SAC (Newton Abbott and Torbay).
Wye Valley & Forest of Dean Bat Sites SAC and Wye Valley Woodlands SAC (Forest of
Dean Towns).

Habitats Regulations Assessment of the Draft RSS for the South West, Final Report Land Use Consultants February
2007, and Erratum to the Final Report, 16 March 2007.
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•

The text should specify the above N2K sites and say that:
“The integrity of the N2K sites should be protected from adverse effects; there is likely to be a
need for HRAs at an LDD stage or project level application proposals”.

1.2.14

Detailed assessments can only be made when individual sites are identified. There are
certain parts of the region, for instance the South East Dorset conurbation, where N2K
sites are so close to likely development including the present urban area, that mitigation
is virtually the only way of providing development and meeting the statutory
obligations. As a general point, the EiP heard that mitigation would be possible for
those locations where development is proposed. South-East Dorset is a special case and
this is dealt with in Chapter 4 of this report.
Other mechanisms

1.2.15

Other legislation, by way of consents (and their review), relates to water abstraction and
water quality. Thus potential impacts on N2K sites from those sources can be
controlled.

1.2.16

At present no modelling exercises have been attempted to assess the Regional
implications of the RSS with respect to air quality, so we take the matter no further.
Summary on Appropriate Assessment

1.2.17

The Panel is satisfied that the areas of search referred to in the draft RSS and by the
Panel in this Report can provide for development, provided that our recommendations
are accepted and that mitigation in respect of relevant NK2 sites is provided.

Climate Change
Background
1.3.1

The Government Office for the South West referred the Panel to the relevant policy
background.
•
•
•
•
•
•
•
•
•
•
•

PPS 1: Delivering Sustainable Development (ODPM, Feb 2005).
PPS 11: Regional Spatial Strategies (ODPM, Sept 2004).
PPS 22: Renewable Energy (ODPM, March 2005).
PPS 25: Development and Flood Risk (DCLG, December 2006).
PTCC 8.01 Climate Change - the UK Programme (HMG, 2006).
PTTA 25.01 The Future of Air Transport (DfT, 2003).
PTSD 19.02 Securing the Future -The UK Sustainable Development Strategy (HMG,
2005).
Draft Planning and Climate Change: Supplement to PPS 1 (DCLG, Dec 2006).
Code for Sustainable Homes (DCLG, Dec 2006).
Consultation Paper: Building a Greener Future, Towards Zero Carbon Development
(DCLG, Dec 2006).
PPS1 Planning Response to Climate Change (ODPM, 2004).
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Issues
1.3.2

In the Panel’s view the group of climate change issues which arise are:
•
•
•

policy context arising from climate change;
spatial consequences of the strategy for the carbon footprint;
mitigation and adaptation.

Policy context
1.3.3

The Government seeks to address climate change through a number of policy
initiatives27 and published in December 2006 a draft supplement to PPS1 on Planning
and Climate Change28 and also Building a Greener Future: Towards Zero Carbon
Development29 all for consultation. The GOSW said that formulating an appropriate
response to climate change is at the top of the Government agenda and, as such, it
welcomed the coverage given to it in the draft RSS.

1.3.4

The Panel is of the view that paragraphs 1.6.9 to 1.6.13 of the draft RSS show that both
the threats and the opportunities of climate change have been adequately reflected in the
draft RSS.
Spatial consequences

1.3.5

The draft RSS has been most positive in addressing climate change objectives,
particularly in its clear strategic approach to the location of new development. The draft
RSS proposes that the majority of new development is located at the SSCTs (Policy A),
thus creating circumstances that reduce the need to travel. The remainder, which is not
located there, should be provided at the urbanized towns and larger villages (Policies B
and C). Clearly that strategy, along with encouragement to use public transport, should
reduce the need to travel by car.

1.3.6

The draft RSS strategy, by achieving a better alignment of jobs, homes and services
would reduce the carbon footprint.
Mitigation and adaptation –main policy

1.3.7

27
28
29
30

Policy SD2 is the primary Climate Change Policy. This sets out directly how the
region’s contribution is to be achieved. The Panel considers that this is a robust and
comprehensive policy; for instance it refers to the need to take account of flooding in
new development but also to safeguarding the resilience and reliability of existing
infrastructure. The RSS sets the framework for future regional growth and
development. The Regional Assembly indicated that it was especially important to
consider the implications for not only transport but also for buildings. For example, in
developing Development Policy G on sustainable construction30.

Information Note 10 –Climate Change, South West Regional Assembly, January 2007. paras. 1.2-1.3.
Planning and Climate Change Supplement to Planning Policy Statement 1,Consultation Document, DCLG,
December 2006.
Building a Greener Future: Towards Zero Carbon Development. Consultation Document, DCLG, December 2006.
Information Note 10 –Climate Change, South West Regional Assembly, January 2007. paras 3.2.
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Mitigation and adaptation - supportive policies
1.3.8

Clearly, transport has a role in the climate change scenario. Notwithstanding the
Panel’s comments on Transport, in Chapter 5 of our Report, we find that the draft RSS
Transport Policies support the draft RSS strategy relating to climate change. For
instance, Policy TR10 supports a modal shift to public transport and Policy TR11 also
supports sustainable travel.

1.3.9

National aims in respect of the South West region’s airports are set out in the document
The Future of Air Transport31 published in 2003 and Air Transport White Paper
Progress Report published in 200632. Many representations sought to restrict the
expansion and current use of air transport in the South West. However, Government
policy is that meeting regional demand for air travel within the region is an important
first step in reducing the impact of growth in air travel. Were the Panel to support some
of the representations on air transport we could only do so by conflicting with national
policy.

1.3.10

There would appear to be scope for further attention to be given to the provision of
public transport infrastructure to service the regional airports and make non-car
journeys to them a more attractive option. But, bearing in mind the dispersed nature of
the region, there is no evidence to suggest that public transport improvements could do
much more than affect the margins of the current modal split.

1.3.11

In a region in which there is scattered rural development, it is unrealistic to rely on an
absolute reduction in car use in order to achieve carbon reduction. Some
representations sought an absolute reduction in the level of traffic. However, we
believe that the existing dispersed settlement pattern and the current reliance on carbased tourism would be among the factors which would make that difficult, if not
impossible. Chapter 5 (Transport) explains this in more detail and sets out a policy
response. Overall we find that the draft RSS transport policies generally reflect and
support Policy SD2.

1.3.12

Policy G – Sustainable Construction and Policy RE5 – Renewable Energy and New
Development are relevant. Policy G seems to anticipate national policy intentions but
the EiP was advised by GOSW that it was not the intention of the Government to resist
such policies. There is a danger of local initiatives which would raise difficulties for
those promoting development in different local authorities. And so we support
consistency at the regional level. Matters regarding energy efficiency in buildings are
dealt with in Chapter 7. We support in principle Policy G but detailed considerations
and its relationship with Policy RE5 are considered there.

1.3.13

Issues regarding flooding are also referred to in Chapter 7.

31
32

The Future of Air Transport, The White Paper, DfT, 16 December 2003.
Air Transport White Paper Progress Report, DfT, 14 December 2006.
21

A Sustainable Future

22

Context for Spatial Strategy

Chapter 2: Context for Spatial Strategy
Matter 2; 2/1, 2/2, 2/3, 2/4
Introduction
2.1

Section 2 of the draft RSS, although not directly addressing any specific policies,
contributes significantly to setting the scene and developing the big picture for the strategy
approach, policies and their implementation. These matters will be covered in more detail
later in this Report. However, in this Chapter we consider the issues raised by the
consideration of socio-economic deliberations in Section 2 of the draft RSS. The main
issues to be considered relate to the linkages between the level of economic change, the
regional population, the overall level of housing and the implications for the housing
markets.

Background
2.2

Paragraph 1.3 of PPS 11 indicates that the RSS should provide a broad development
strategy for the region for a fifteen to twenty year period. The RSS is founded on
projections over a 20 year period. The RSS acknowledges that forecasting over such a long
period is not an exact science, but it points out that it is necessary to make estimates of
economic and population change so that the best way of managing consequential
development can be found.

2.3

Paragraph 2.8 of PPS11 indicates that an RPB should have regard to the Regional Economic
Strategy1 (RES) in the preparation of a revision of the RSS. Paragraph 2.11 also indicates
that it is essential that the RSS both shapes and is shaped by other regional strategies. We
note that the RES is given specific emphasis since it is the only strategy other than the RSS
to have a statutory basis.

2.4

At the time the RPB approved the draft RSS, the Government published updated household
projections. Although the formal draft RSS could not be modified to take these new
projections into account, the RPB and all the other participants were able to give
consideration to the implications prior to the EiP.

Issues
2.5

The Panel identified the following groups of issues for discussion at the EiP:
•
•
•
•

2.6

1

level of economic change;
regional population implications;
overall level of housing; and
housing market implications.

We deal with the first three headings in this chapter and consider the housing market
implications in the introduction to Chapter 4.

Regional Economic Strategy, South West Regional Development Agency, February 2006.
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Level of Economic Change
2.7

The RES accepts that no-one can predict with certainty how the South West will develop
over the next 20 years but states that recent experience suggests that growth is likely to
continue broadly in line with current trends. It concludes that the region needs to plan for
growth rates of between 2.8% and 3.2%. We note in this context that the South West
Regional Development Agency (RDA) acknowledged that the Regional Assembly had
worked closely with the RDA to better understand the economic prospects of the region and
had jointly commissioned Cambridge Econometrics to produce economic projections.
Some participants suggested that there is a difference in approach between the RES and the
draft RSS based on the fact that the RES includes a vision for an economy where ‘prosperity
is measured by well-being as well as economic growth’. We note that paragraph 2.3.4 of the
draft RSS ‘supports sustainable economic growth (in line with the Vision of the RES set out
in Section 1)’ and conclude from the EiP discussions and the submitted material that the two
documents are consistent in terms of strategic approach.
Robustness

2.8

Paragraph 2.3.1 of the draft RSS notes that national and international factors as diverse as
the price of fuel, the effect of new technology and the growth of far eastern economies will
be important ‘shapers’ of the region. It highlights the fact that such factors will have largely
unpredictable effects into the longer term. Some participants argued that the RES/draft RSS
assumptions are not robust in the face of such uncertainty. In our view the Regional
Assembly and the RDA have taken adequate steps to ensure that the two documents are
based on the best evidence available. Both the Regional Assembly and the RDA stressed
that their approach had been to view the employment projections in a wider context rather
than to mechanically project forward trends. Our attention was drawn to the monitoring and
review process as the systematic way to deal with uncertainty and we conclude that the
growth assumptions are sufficiently robust in that wider context.
Alignment

2.9

The main economic assumptions underpinning the draft RSS are set out on page 26. The
key assumption is ‘the need to plan for economic growth at or above the current rate,
equating with an annual growth in Gross Value Added (GVA) of 2.8%’. The draft RSS
indicates that provision should be made for between 365,000 and 465,000 growth in jobs
between 2006 and 2026, which equates to an increase of 2.8% to 3.2%. The statement from
the Panel of Economists2 states that the projections are ‘consistent with recent historical
experience’ and notes that levels of uncertainty clearly increase with the length of forward
projection. We note that the RES only deals with a 10 year period and accept that it is
wholly appropriate for the RDA to set a more ambitious shorter term agenda for economic
growth. In our view a growth rate of 2.8% over the longer 20 year period can be regarded as
sufficiently aligned with the RES.

2.10

It was drawn to our attention that the employment growth indications for sub-regional areas
are at or very close to + 3.2%. The SSA states3 that ‘Since the draft RSS is providing for

2
3

Appendix 2 of the RDA Statement for Matter 2/1.
Strategic Sustainability Assessment of the Draft South West Regional Spatial Strategy, Land use Consultants,
Collingwood Environmental Planning & Levett-Therivel Sustainability Consultants, March 2006, para 10.46, page
142.
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employment growth forecasts, but growth in dwelling numbers in line with a lower level of
GVA growth scenario, there is a danger that the jobs will be delivered at a faster rate than
the homes putting further pressure on house prices and commuting’. While we accept that
there might be a technical inconsistency in this approach, we regard it as an effort to ensure
economic development within the sub-regions is not inhibited in the shorter term. We
conclude therefore that in this respect the draft RSS is reasonably aligned with the RES.
2.11

Our attention was drawn to the relationship between the growth in population, households
and workers by Development Land and Planning in the Statement on Matter 2/24. Barton
Willmore in the Statement on Matter 2/25 also indicated that, as the draft RSS projections
are controlled to a total of 23,000 dpa, the application of the most up-to-date Household
Representative Rates demonstrates that the population growth implied would be 486,910
and the increase in the number of economic participants would only be +149,000. When
compared with the draft RSS economic forecast of a growth of 365,000 to 465,000 jobs the
mismatch is very significant. We note in this context that the draft RSS acknowledges6 that
“technical forecasts indicate that the level of housing provision will need to be consistent
with the potential household and job growth i.e. at levels higher than RPG 10, and predict
that around 25,000 new dwellings a year will be needed to meet the scale of need arising
from improved economic prosperity”. We deal with the appropriate level of housing
provision later, but we conclude that, in setting aside these technical forecasts, the Regional
Assembly has made certain that the draft RSS could not provide sufficient housing to
support the scale of economic growth set out in the RES.
Productivity (Smart Growth)

2.12

It was put to us that this mismatch between people and jobs could be overcome by the
achievement of higher levels of productivity. The RDA pointed out7 that the economic
projections already assumed high levels of productivity growth and that the balance of risk
lies with the assumptions on overall growth being exceeded or the aspirations for
productivity led, as opposed to employment led, growth not being met. Our attention was
drawn to a statement8 in which the Panel of Economists recognizes the difficulty of
achieving the assumed step change in productivity within the RES/draft RSS projections.
On this basis we do not consider it appropriate to rely on the achievement of even higher
levels of productivity.
Growth Distribution

2.13

4
5
6
7
8

There was no dispute over the forecast that 80% of the job growth is expected to be in the
TTWAs of the 21 SSCTs. It was acknowledged however that this was a regional outcome
and that there would be different outcomes on a sub-regional or TTWA basis. It was
suggested that the draft RSS does not adequately reflect and respond to the economic
prospects of the rural areas. It was put to us that the evidence available indicated that there
was no planning constraint on appropriate economic development in rural areas and while
percentage growth rates in rural areas may be high the absolute numbers are small. On this

Supplementary Statement for Mater 2/2, Development Land and Planning on behalf of Hallam Land Management
Ltd, 2007.
Supplementary Statement for Mater 2/2, Barton Willmore Planning Partnership, February 2007.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, 6th bullet point page 26.
Paragraph 3.4 of the Statement for Matter 2/1.
Appendix 2 of the RDA Statement on Matter 2/1.
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basis we conclude that the draft RSS adequately reflects the prospects for the rural areas and
the expectation that a high proportion of employment growth will be concentrated in and
around the SSCTs.
Regional Population Implications
2.14

In strict population terms the draft RSS projections share a common base with that of the
2003 based DCLG household projections9 i.e. the 2003 ONS population projections.
Following the publication of the 2004 based household projections, the Panel requested
advice on any significant differences between the 2003 and 2004 based projections. We
were advised by DCLG that there is very little difference between the 2003 and 2004 based
population projections (0.2%) at regional level.

2.15

Our attention was drawn by Barton Willmore in the Statement on Matter 2/210 to Tables 2
and 3 of the Regional Assembly’s paper to the RSPTG meeting in October 2006. The
tables11 show that the application of the revised household formation rates to the draft RSS
level of housing provision of 23,000 dwellings per annum would result in the population
growth implied by the draft RSS projections declining from 659,606 to 486,910. We note
that the draft RSS refers to12 population growth of 750,000 aligning with job growth of
365,000 to 465,000. It is clear from the Table 2 that even the original household formation
rate assumptions would not have generated this level of population growth. We conclude
that the draft RSS does not adequately reflect the likely level of population growth of the
region.
Migration

2.16

In-migration to the South West has been maintained over a considerable period.13. Typical
migration gains have been around 30,000 per annum plus the effects of international
migration gains projected at up to 4,000 per annum. ONS sees a small increase to around
35,000 migrants persisting over the period to 202614.

2.17

The 2003 and 2004 based household projections are trend based and should therefore reflect
past trends in migration. A comparison of these projections with the draft RSS highlights
significant differences which would appear to be based on a differential treatment of
migration streams. The draft RSS level of housing provision in the more rural housing
market areas is consistently much lower than that implied by the DCLG projections. We
note in this context paragraphs B5 and 6 in a Regional Assembly’s statement15. Paragraph
B5 indicates that the net gain of the elderly in the region has been noted for a long time and
that rural and coastal areas have a particular attraction for retired people. Paragraph B6
states that ‘this component of growth is to be welcomed but clearly not to absolute excess’
and goes on to describe how the draft RSS process attempted to make a broad allowance for

9

Information Note 3 – Housing numbers and distribution, South West Regional Assembly, January 2007, para 3.6.
Supplementary Statement for Mater 2/2, Barton Willmore Planning Partnership, January 2007.
11
The Revised 2003 Based DCLG Household Projections and the Draft Regional Spatial Strategy, Paper C, Appendix
3 para 6.5, to the Regional Spatial Planning and Transport Group of the Assembly (RSPTG) Meeting Papers, 5th
October 2006.
12
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, 1st bullet point page 26.
13
Information Note 3 – Housing numbers and distribution, South West Regional Assembly, January 2007, Appendix 1.
14
Paragraph A2 of the Regional Assembly’s Statement for Matter 2/2.
15
Paragraphs B5 and B6 Regional Assembly’s Statement for Matter 2/2.
10
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the non-economically active in determining the required number of houses across the region.
We conclude that the process did not adequately reflect the migration pressures on the rural
south-west of the region. In effect it would appear that the draft RSS process inadvertently
re-allocated demand away from the rural south west of the region to the more urbanized
north and east due to the strong emphasis on the linkage between housing provision and
employment growth.
2.18

New housing on average only comprises about 1% of the total housing stock of the region
and around 10% of housing available for purchase at any one time16. We conclude from this
evidence that a restriction of the level of housing provision over a significant proportion of
the region is unlikely to constrain migration and will only serve to generate stress in the
housing market for the local population. We accept that economic-led migration should be
focused on the SSCTs and that commuting-led pressures from the SSCTs should be
discouraged, but we find it difficult to accept that past dispersal trends from the SSCTs can
wholly explain the 2003/2004 based population projections. We conclude that there is a
need to make a greater allowance for non-economic based migration and that the 2003/2004
based projections provide a reasonable guide to demand within the parts of the region
affected.

2.19

It is clear that the achievement of the 3.2% level of economic growth would require higher
levels of economic-led migration. These higher levels of net in-migration would also be
consistent with the higher levels of provision proposed by certain participants. These higher
levels would be well above past trends and therefore we take the view that the draft RSS
should not adopt such assumptions.

Overall Level of Housing
2.20

16
17
18

Household projections produced by the Chelmer Model applied to the migration
assumptions used in the ONS 2003-based sub-national population projections indicated that
the longer-term trend rate of household formation, augmented by continuing migration
would require about 23,000 houses to be built annually across the South West17. In
addition, an analysis of economic growth requirements, reflected in the revised Economic
Strategy, published in 2006, and acknowledged in the case put forward by the Barker
Review of Housing Supply, have been taken into account to arrive at the ‘technical’
requirement for 25,000 dpa. This figure is repeated in the draft RSS and described as the
outcome of ‘technical forecasts’18. At the EiP we sought to establish what the equivalent of
the 25,000 dpa would be in the light of the new rates of household formation. As the draft
RSS projections share the same population base, we conclude that the equivalent of the
23,000 dpa should be 28,000 dpa as suggested by the 2003/2004-based projections. It is
concluded that the equivalent of the 25,000 dpa should be 30,000 dpa. This level of
development would however be equivalent to the 3.2% growth rate, which, we have
concluded in paragraph 2.18 above, should not be taken as the basis for housing provision in
the draft RSS.

Paragraph A3 of the Regional Assembly’s Statement for Matter 2/1.
Information Note 3 – Housing numbers and distribution, South West Regional Assembly, January 2007, para 3.3.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, 6th bullet point page 26.
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The 2003-based DCLG Projections
2.21

On 23 June 2006, the Secretary of State wrote requesting that the Regional Assembly
examine the implications for the South West of the revised DCLG household projections
published on 14 March 200619. We note20 that technical discussions had been held with
other RPBs on the process by which DCLG produced the new household projections. The
reported outcome of those discussions was that there were no grounds for significant
criticism that would affect the general outcome of the projections. A Briefing Note to the
RSPTG 21 in February 2007 advised the Group that ‘short of some major economic or other
catastrophe, it seems likely that household formation rates will increase and therefore
household size will continue to decline at around the rate projected by the DCLG for the
next twenty years and beyond’. We take this as a very strong endorsement of the 2003based DCLG projections.
The Scenarios

2.22

The RSPTG considered the issues related to the new household forecasts on a number of
occasions including Paper C on 5th October 2006, Paper E on 12th, December 2006 and
Paper C on 8th February 2007. The RSPTG were advised that for the same future population
growth the application of the new household data would imply a requirement of 28,000
houses annually. It was explained to the RSPTG that 55% of the increase from 23,000 to
28,000 would come from additional households in the population already and that the
growth was mainly generated by the growth of one-person households. In order to test the
implications of the DCLG projections the Regional Assembly decided to test four scenarios
based on the distribution of an additional 5,000 houses per annum. The scenarios
considered are set out below:
•
•
•
•

2.23

19

Scenario 1: Pro rata with draft RSS distribution;
Scenario 2: Concentration of all additional at SSCTs;
Scenario 3: Disperse all additional outside SSCTs; and
Scenario 4: Combined additional local and strategic components.

The Papers involved indicate that Scenarios 2 and 3 were set out to explore the extremes and
were not intended to be realistic alternatives and that Scenario 4 emerged from discussion at
a stakeholder workshop as a “more realistic” distribution. Scenario 4 was described at the
EiP as the “best-fit scenario”. Additional SSA testing of the scenarios was carried out
although it was pointed out that the original SSA work considered higher levels of housing
provision and that the revised DCLG projections were within the scale of the options
appraised. It was clear from the material provided and the discussions at the EiP that the
Strategic Authorities (4/4) were invited to respond to the scenarios rather than the actual
output of the DCLG projections. We note that the scenarios were compared with the draft
RSS as a baseline rather than the DCLG 2003 projections. In our view the draft RSS and
the scenarios should have been benchmarked against the Housing Market Area implications
of the DCLG 2003 projections.

Letter from Secretary of State for Communities and Local Government to SWRA, dated 23 June 2006.
RSS Matters Revised Household Numbers, Paper E para 3.4 to the Regional Spatial Planning and Transport Group of
the Assembly (RSPTG) Meeting Papers on 12 December 2006.
21
Factors Affecting Future Household Formulation Rates, Additional Paper Tabled at the Meeting of the Regional
Spatial Planning and Transport Group of the Assembly (RSPTG) Meeting Papers 8th February 2007.
20
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2.24

It is clear from the material available and from the EiP discussions that the only purpose
served by Scenarios 2 and 3 was to generate unnecessary debate and prompt the need for a
best fit scenario - Scenario 4. Both Scenario 1 and 4 inherently retain the policy thrust of
the draft RSS and therefore cannot usefully identify one of the major spatial issues raised by
the DCLG 2003-based projections. It is clear from Appendix A (i) that the new projections
imply higher levels of development in the south and west of the region than the draft RSS.
To some extent Scenarios 1 and 4 exaggerated the difference.

2.25

The Regional Assembly and GOSW emphasised that the DCLG projections were based on
past trends and did not reflect established policy to achieve greater urban concentration.
Other participants drew our attention to the fact that the new projections were based on short
term trends which have been subject to the policies to ensure concentration of development
and resist dispersal. While we can see how a reflection of past trends could distort the
projections for rural districts around the SSCTs due to commuting pressures in such
districts, it is more difficult to explain the differences at housing market level. It is accepted
that the definition of Housing Market Areas by whole district areas will never fully reflect
the working of housing markets within the region, but we did not identify any significant
strategic discrepancies that would explain the differences between the draft RSS and the
DCLG projections.

2.26

Appendix A (i) shows that the total dwelling requirement for the Polycentric Devon and
Cornwall Housing Market Area (HMA) is 20,500 in the draft RSS whereas the equivalent
figure from the DCLG 2003-based projection is 35,090. Given the relative isolation of this
housing market area it is difficult to explain this difference in terms of dispersal from any
SSCT outside the HMA. The equivalent figures for the West Cornwall HMA are 31,600
dwellings in the draft RSS and 48,807 in the 2003-based DCLG projections. As Caradon
District is included in the Plymouth HMA it is difficult to explain this scale of difference by
any dispersal trends from adjoining HMAs. Both of these HMAs contain areas which are
known to be attractive for retirement and therefore we conclude that insufficient emphasis in
the draft RSS housing distribution process has been placed on accommodating the noneconomically led elements of migration and the local product of the new household
formation rates.

2.27

It was put to us by GOSW that the difference in growth between the draft RSS and the
2003-based DCLG projections in HMAs such as these should be allocated to places
consistent with the strategy. This advice would appear to be contrary to the concept that
HMAs are relatively self-contained and that while demand may be distributed within a
HMA, it should not normally be re-distributed across HMA boundaries. We also reject this
advice on the grounds of the consequences for the HMAs from which the demand would be
re-allocated. The HMAs concerned tend to have high affordability ratios e.g. Dorchester
and Weymouth HMA and therefore the re-allocation of housing provision without any
matching ability to divert demand could only lead to increased housing affordability
problems for the local residents. The development plan system does not provide any powers
to constrain demand and furthermore Government policy would seem to support the meeting
of demand where it arises. We note in this respect that our attention was drawn to a
“housing time-bomb” particularly in the rural areas and that a number of rural district
councils sought higher levels of provision to deal with local affordability problems.

29

Context for Spatial Strategy

2004-based DCLG Household Projections
2.28

These projections were published on 16 March 2007 just before the EiP commenced. We
were advised in a Note22 for the Panel by DCLG that the household projections were
updated to a 2004 base to be consistent with latest ONS Sub-national population projections.
The Note indicated that there is very little difference in projected population of the South
West in 2026 (5,775,400 compared with 5,764,000 in 2003), but that this concealed larger
population changes at a local level. It was explained in the Note that some of the
differences at sub-national level were caused by the use of a revised method for the
distribution of international migration. While this methodology is regarded by ONS as an
improvement we were informed that there will be revised 2004 based sub-national
projections later this year.

2.29

Other participants drew our attention to another feature of the ONS projections that could
generate relatively short-term changes. It was explained that the projections are based on
short-term migration trends and that this approach is less useful at ‘smoothing’ peaks and
troughs of development. A number of participants highlighted the fact that a particular
decline in house building in Swindon, which was due to a land availability problem, was
almost certainly the reason for the lower projections for Swindon.

2.30

The DCLG Note also provided information on the 2004 based household projections. It
informed us that at a regional level there was only a very slight increase, but drew particular
attention to higher and lower household growth in certain districts. This comparison is set
out in Appendix A (i) with a 16% decline in the Gloucester/Cheltenham HMA and an
increase of 25% in the Plymouth HMA. Without further information on the detailed reasons
for the differences it is difficult to come to a conclusion on the significance of these
findings. Given the uncertainty over the 2004 changes we are of the opinion that the 2003
based projections provide a more stable basis for decisions on housing provision at the
HMA level.
Affordability

2.31

It was put to us that the overall level of housing provision should be increased due to the
considerable evidence on housing needs within the region, particularly the shortage of
affordable housing. The evidence provided of some of the housing assessments already
carried out indicate much higher levels of provision for the areas concerned than justified by
the DCLG projections. As a result we are not convinced that the assessments are credible.
We have no doubt that there is a need for more affordable/social housing in the region, but
we are not convinced that an overall increase in the level of housing provision for the region
is justified beyond that indicated in the latest DCLG projections.

2.32

Our attention was also drawn to the fact that the South West is the only region with above
average house prices but below average income levels. Map 6.1 of the draft RSS illustrates
the scale of the difference23 and shows that the greatest intensity of this problem is in the
attractive rural areas. To some extent this can be said to be caused by a mismatch between
supply and demand supplemented by immigration from areas with higher property values

22

DCLG response to Panel Information Note A Revised (2004 based) Household Projections and Table dated 3 April
2007.
23
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, Map 6.1 House Price to Income Ratio,
page 128.
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such as London and the South East. This places an emphasis on ensuring that proper
consideration is given to affordable/social housing elements of demand, but it does not
justify a higher level of provision than that suggested by the DCLG projections.
Predict and Provide?
2.33

The Regional Assembly indicates that “The intention of the new planning system is to turn
away from a ‘predict and provide’ approach with forecasts dictating the strategy from the
outset and towards Plan, Monitor and Manage where projections are taken into account,
but implementation is managed and adapted on the basis of constant monitoring of both
needs and of the delivery response to those needs”24. The Regional Assembly also states25
that “We should not destabilize the planning environment by changing the content of the
strategy every time new projections are produced”. We do not see a conflict between Plan,
Monitor and Manage and taking projections into account as part of the plan making stage.
As the draft RSS states ‘the experience of the recent past and of long established trends
does give some reasonable clues about what might happen in future’26.

2.34

The question of the revised household formation rates demonstrates an inconsistency in the
Regional Assembly’s approach to predictions. From the technical evidence available it is
clear that the Regional Assembly were content to apply the previous household formation
rates to establish the basis for the guidance to the Strategic Authorities. Information Note 3
confirms27 that the projections indicated that 23,000 houses would be required annually
across the South West. We have already established above that the Regional Assembly was
advised that the revised household formation rates are technically sound and imply the need
to increase the level of provision to around 28,000 houses per annum. The lack of a
response to this prediction by the Regional Assembly and the Strategic Authorities seems
inconsistent in the light of the acceptance of the earlier prediction of 23,000 dpa. The
rejection of the soundly based evidence on this topic, however inconvenient, is not a good
approach to plan making.

2.35

The Plan, Monitor and Manage (PMM) process can make a valuable contribution to certain
planning circumstances, but it would be all too easy to assume that any move away from
‘predict and provide’ to PMM means simply ensuring that there is an adequate level of
housing provision in the short term and then monitoring the results and releasing more land
when necessary. It is most important in our view to guard against this form of short termism
and disjointed incrementalism. PMM should not be used as a way of avoiding or putting off
difficult but inevitable decisions.

2.36

We have grave doubts on how the Regional Assembly would continuously monitor needs
and find it difficult to understand what further evidence would be required to justify an
adjustment to provision. The Review process is the part of the statutory process which
allows the RSS to respond to major changes of circumstance. As the draft RSS represents a
review of RSS10, this is the formal opportunity to respond to new evidence. Given the
strength of evidence available in the form of both the 2003 based and the 2004 based DCLG
household projections, which are broadly consistent with each other, it appears appropriate

24
25
26
27

Paragraph D6 of the Regional Assembly’s Statement on Matter 2/3.
Paragraph D7 of the Regional Assembly’s Statement on Matter 2/3.
Draft Regional Spatial Strategy, South West Regional Assembly, June 2006, para. 2.3.1.
Information Note 3 – Housing numbers and distribution, South West Regional Assembly, January 2007, para. 3.3.
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to respond now rather than rely on the incremental approach that the Regional Assembly
seems to be advocating.
2.37

We note that28 the Regional Assembly’s Statement talks about the possible need to speed up
rates of development to reflect the message of the DCLG projections. In our view this
approach could at best be described as a short term “patch”, which would divert attention
from the need to deal with the longer-term issues. This “patch and mend” approach is also
evident29 in Regional Assembly’s Statement which suggests some additional allocation to
rural areas, but elects to ignore the significant differences between the draft RSS and the
DCLG projections for the more rural HMAs. In our view the main purpose of the RSS is to
set the long-term strategy for the region rather than acting as a development control
mechanism.

2.38

In our view the new projections do not threaten the broad strategies of the draft RSS. The
Sustainability Policies set out in SD 1-4 should apply whatever the level of growth and there
is no reason why the Development Policies A-C should not adequately deal with higher
levels of growth. In some HMAs judgments may have to be taken on the extent to which
development provision should be constrained by environmental limits, but on the evidence
available we believe that there is considerable scope to accommodate further development.

2.39

In conclusion, increased planned provision for housing should be predicated on the number
of dwellings implied by the 2003-based DCLG Household Projections (28,192 dpa). Only
then can the sufficiency of housing land be appropriately monitored and managed without
recourse to urgent short term RSS review. We accordingly recommend provision for at least
28,000 dwellings per annum at the regional level to reflect the projections and consider
distributional issues in the ensuing Chapter 4 of this Report. (See Table 4.1 Appendix C (v)
for final outcomes).

Recommendation 2.1
•

28
29

That the draft RSS should be predicated on the number of dwellings implied by the DCLG 2003
Household Projections and be based on provision for at least 28,000 dwellings per annum at the
regional level.

Paragraph D2 (1) of the Regional Assembly’s Statement on Matter 2/3.
Paragraph D2 (3) of the Regional Assembly’s Statement on Matter 2/3.
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Chapter 3: The Spatial Strategy
Matter 3; 3/1, 3/2, 3/3, 3/4, 3/5
Policies: Development Policies A, B, C, D, H, I, J, SR1, SR25, SR32
Introduction
3.1

In this Chapter we consider the implications of the draft RSS overall approach to the
planning of the region, concentrating on the content of the Spatial Strategy Statement, the
intended outcomes for places, and the selection of areas for development.

Background
3.2

Relevant national planning guidance includes:
• PPS1, which sets out the Government’s overarching planning policies on the delivery of
sustainable and inclusive patterns of urban and rural development;
• PPS3, which includes advice on identifying suitable locations for housing development
and on making effective use of land;
• PPS6, which contains at Annex A a “typology” of City, Town, District and Local Centres,
covering both urban and rural areas; and
• PPS7, which deals specifically with planning policy for rural areas.

3.3

This Chapter of draft RSS is also informed by, and gives spatial expression to, a range of
related strategies for the region. These include the Integrated Regional Strategy and the
Regional Economic Strategy. Main priorities identified in these documents are management
of population growth while also protecting and enhancing the environment, improving the
economic productivity of the Region, reducing significant intra-Regional variations in
social, economic and environmental indicators, and targeting deprivation and disadvantage.

3.4

More particularly, key actions to address those priorities are set out in The Way Ahead
(Delivering Sustainable Communities in the Region). These actions focus on 5 specific
“principal urban areas” (a term drawn from RPG10, which identified 11 such areas
alongside “other designated centres for growth”), namely Bristol, Plymouth, Swindon and
Exeter together with the key Cornish Towns. The rationale for this approach is to create a
critical mass around existing economic infrastructure with the aims of improving
productivity, accelerating housing supply and reducing disparities and deprivation.

Issues
3.5

In addition to the specific issues identified in the Agenda Questions, the Panel’s attention
was repeatedly drawn during the Examination to the need for joint working between Local
Planning Authorities in bringing the strategy to fruition. This is the subject matter of
Policies D and J and the Panel has therefore included its findings on that policy here. We
consider the implications of Policy G in Chapter 7 alongside Policy RE5, with which it is
closely intertwined. The Panel has, in total, accordingly identified six main groups of issues
for this Chapter:
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•
•
•
•
•
•

the general form and content of the Spatial Strategy Statement;
the broad transport implications of the strategy;
the expression of intended outcomes for the SSCTs and other settlements (Policies A, B
and C);
the treatment of rural areas;
the approach to PDL and the re-use of buildings (Policies H and I); and
the proposed arrangements for joint working (Policies D and J).

The general form and content of the Spatial Strategy Statement
3.6

The Spatial Strategy Statement in paragraph 3.1.3 of draft RSS is accompanied by text
which, at paragraph 3.1.2, identifies it as “the core strategy for the Region” a point reaffirmed in paragraph 3.1.3 itself in introducing three strategic emphases (realising potential,
stimulating economic activity and managing growth). The provenance for core strategy in
draft RSS is found in paragraph 2.1 of PPS11, but this says little more than that it should be
reasonably robust. Clearer advice on structure and content can be found in Core Strategy
Guidance published by the Planning Advisory Service in December 2006. This draws on
PPS12 (and is thus set within the context of LDF formulation) to list a comprehensive range
of key elements that core strategy should include.

3.7

While the expression of core strategy at regional level will inevitably be more broad brush,
there is in the Panel’s view a large measure of resonance between the higher and lower tiers
of the planning process in this advised approach. In comparison with the 2006 Guidance,
the Panel finds draft RSS paragraph 3.1.3 particularly thin on content, form and structure
and much to be commended in the alternative format for the strategy statement advanced
during the EiP through the West of England Partnership1. That said, there is no suggestion
that draft RSS has excluded any particular strand of spatial policy, whether from the
Integrated Regional Strategy, the Regional Economic Strategy, The Way Ahead document,
or elsewhere. There are also many permutations and combinations of ways in which text
might be ordered with little overall added value to the end result, while paragraph 1.7 of
PPS11 further urges a concise expression of spatial strategy. The Panel is thus attracted to
brevity for the Core Spatial Strategy Statement rather than to a lengthy and all-embracing
formulation, which runs the risks of unnecessary repetition and added complexity. The
Panel does, however, consider that the Core Spatial Strategy Statement is such an important
component of the draft RSS that it should be clearly and more fully expressed than in draft
RSS, with its key components elevated from text to policy status.

3.8

In particular, the Section title and the heading to Section 3.1 should, in the Panel’s view, be
amended to refer to “Statement of Core Spatial Strategy” rather than simply “The Spatial
Strategy”, as the latter is not sufficiently distinct from draft RSS as a whole. Drawing on the
suggestions before us, paragraph 3.1.1 should be modified to say that the vision, aims,
strategic development policies and contextual background in Sections 1 and 2 lead to a
strategy designed to meet change and development needs in the most sustainable way, while
improving the quality of life in the region and safeguarding the quality of the region’s
environment. This would then lead naturally to the first suite of main policy thrusts of the
Core Strategy, formulated as an overall framework for policies in other Sections of the Plan
and providing the overall steer for LDF formulation. These thrusts, broadly in the Section
order of draft RSS are: meeting housing and community needs (Sections 4 and 6);

1

West of England Partnership Statement on Matter 3/1: Strategy Approach.
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improving connectivity (Section 5); minimising environmental impact (Section 7); and
enhancing economic prosperity (Section 8).
3.9

In the Panel’s view, the next main thrust of the Core Strategy should be to address the
“prosperity gradient” referred to in draft RSS paragraph 3.1.2. This term is, however,
something of a misnomer because there are areas of relative wealth and poverty spread
across communities in all parts of the region. Equally, in terms of local economies, Map 3.1
itself points to similarities between the Forest of Dean (in the north and central part of the
region according to Policy SR1) and the western peninsula (Policy SR32). The Panel notes,
however that neither Gloucestershire County nor the Forest of Dean District Councils
supported such a finding. Furthermore, we are aware that the connectivity of this part of the
Region, compared with the far south west, is good. The references in paragraph 3.1.3 and
Policy SR25 to managing growth in the south east of the Region were also criticised for
implying an emphasis on development restraint which, the Panel heard, is neither welcomed
by the Local Planning Authorities concerned, nor a true reflection of actual levels of activity
there.

3.10

The Panel nevertheless acknowledges that in such an extensive and diverse Region a single
Region-wide approach to development would not be appropriate. In particular, we accept
that as a general rule the economies of the areas in the western part of the Region are
performing less well than those on the eastern part, at least in part because of relative
differences in connectivity with the rest of the UK. In the broadest of terms, this difference
becomes most marked beyond Exeter, where the M5 terminates. In order to respond to this,
and to avoid clouding the subject with intricacies, the Panel considers that only two strategy
emphases are warranted, referring simply to the east and west of the Region. It is also the
Panel’s view that these emphases must be translated from text into policy, in order to
establish a suitable framework for giving them effect. As such, the purpose of the emphases
would become clearer - to guide investment strategies and policy formulation in LDFs (as
well as policy application) so as to achieve a more balanced economy across the Region (a
matter given only unsatisfactory partial expression in paragraph 3.1.2 of draft RSS).

3.11

Some re-drafting of the last three sentences of paragraph 3.1.2 is necessary to refer to these
two, rather than three, emphases. For our policy recommendation, we have drawn on the
second suite of bullet points in paragraph 3.1.3, along with paragraph 3.1.2 text indicating
that the strategy emphases may apply in different combinations across the Region. With
that in place, Section 4 Policies SR1, SR25 and SR32 (which do little more than repeat, in
turn, each of the draft RSS paragraph 3.1.3 emphases) become superfluous and should be
deleted. Map 3.1 should be modified to reflect the reduced number of emphases (retaining
similarly broad areas of transition as now). This Map would then paint the geography of
policy application, rather than illustrate what might otherwise be perceived as no more than
general background information. It would (as now) also usefully superimpose the respective
SSCTs (specifically identified in section 3.3 of draft RSS) which the next main Policy thrust
of the Core Spatial Strategy Statement should introduce (as a general entrée to Policies A, B
and C). The Panel finds adequate source material for its text and policy recommendations in
this latter respect in draft RSS paragraphs 3.1.2 and 3.1.3.

3.12

A further important thrust of core strategy, identified in the West of England submission2
but excluded from section 3.1 of draft RSS, is the qualitative aspect of development. We

2

West of England Statement on Matter 3/1: Strategy Approach.
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have included suitable policy wording in our recommendation and supporting text (drawing
on Policies D-H) and supporting text need say little other than that a key aspect of strategy
in support of protecting the Region’s environment is to ensure that new development is
served by appropriate infrastructure, is well designed and planned, is constructed sustainably
and makes optimum use of previously developed land.
3.13

Lastly, the Panel considers it necessary to indicate in the Core Spatial Strategy Statement
that the draft RSS incorporates the Regional Transport Strategy. This is the subject of the
next main issue and our overall recommendations on core strategy therefore follow after
that.

The broad transport implications of the strategy
3.14

The Panel acknowledges that the inclusion of transport as a major element of strategy would
inherently introduce tension with an overall aim of draft RSS (expressed in the third bullet
point of Policy SD4, for example) to reduce the need to travel. Nonetheless, draft RSS is
open to justifiable criticism that the Spatial Strategy Statement in paragraph 3.1.3 does not
refer to travel and transport at all, whether in resolving that conflict (for example through the
promotion of wider “connectivity” measures, such as increased use of information
technology systems) or in providing a suitable policy framework for the inevitable
movement of people and goods. Such reference is, in the Panel’s view, necessary not just to
recognise that the Regional Transport Strategy is an integral part of draft RSS, but also to
acknowledge the complementary relationships with other draft RSS policies such as those
that may reduce pressures for rural dispersal and consequent increased travel demands
through the promotion of high quality urban environments. The bullet points following
draft RSS paragraph 3.9.1 are insufficient in these respects, because they deal only with
investment priorities and do not distinguish between spatial planning priorities in parts of
the Region where differences in strategic emphasis apply. Thus, inter-regional connectivity
may be more important in areas where the strategy emphasis is to stimulate the economy,
while measures to tackle urban congestion (or making places function more efficiently)
might be more important where the emphasis is on realising potential. Requirements for
investment in transport are however, in themselves, essentially a matter for the Regional
Transport Strategy. The Panel therefore deals with those matters more fully in Chapter 5 of
this Report.

3.15

For these reasons, the Panel considers that the first three bullet points following paragraph
3.9.1 (which, unlike the others and the text in paragraph 3.9.1 itself, are concerned with
outcomes rather than process) should be translated into textual and policy reference to
connectivity and functional efficiency in the part of draft RSS dealing with the Core Spatial
Strategy Statement itself. This requires minor consequential modification of paragraph
3.2.4, which summarises the content of paragraph 3.9.1 and should refer to process only
(with outcomes in our recommended Policy SS). We recommend accordingly.

Recommendation 3.1
•
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•

Modify paragraph 3.1.1 to indicate that the contextual background provided by Sections 1 and
2 of the draft RSS leads to a strategy designed to meet change and development needs in the
most sustainable way, while improving the quality of life in the Region and safeguarding the
quality of the Region’s environment.

•

Modify the third and subsequent sentences of paragraph 3.1.2 and paragraph 3.1.4 to refer to
two strategy emphases rather than three.

•

Make consequential modifications to Map 3.1.

•

Delete paragraph 3.1.3 in its entirety.

•

Insert after paragraph 3.1.4 a paragraph referring to the qualitative aspects of development, to
link to Policies D-H.

•

Insert a further new paragraph referring to the complementary aims of the Regional Transport
Strategy – improving connectivity and enabling places to function more efficiently.

•

Add a new Policy SS: Core Spatial Strategy Statement (as set out in Appendix C).

•

Delete the first three bullet points in the bold text following paragraph 3.9.1 and make
consequential modifications to paragraph 3.2.4.

•

Delete Policies SR1, SR25 and SR32.

The expression of intended outcomes for the SSCTs and other settlements
3.16

Before turning to consider the detail of each of Policies A, B and C in turn, it is necessary to
consider briefly their combined effect. In essence, they take forward a main thrust of the
Spatial Strategy in draft RSS paragraph 3.1.2, which is to concentrate most new
development at a number of key regionally and sub-regionally significant centres and then
more locally at “service centres” identified in LDDs. This is largely restated in paragraph
3.2.2 and minor modification would, in the Panel’s view be desirable to avoid repetition and
to enable a main point of that paragraph to be highlighted, which is to affirm that the
development needs of villages and smaller towns, where a significant proportion of the
region’s population live, will not be neglected.

3.17

In this latter context, draft RSS provides for about 65% of development to take place within
the Policy A SSCTs3 a figure that derives from the outcome of urban capacity work rather
than any attempt to set, or meet, a particular urban/rural target. The Panel was advised that
this would represent only a relatively modest shift (of about 10%) from past patterns of
development, which have tended to be more dispersed towards smaller settlements in rural
areas. The latter is a drift that draft RSS paragraph 3.3.1 implies it is intended to slow, if not
reverse. This increased focus on urban development reflects a now well-established trend in
national planning guidance and, in the Panel’s view, suitably responds to guidance on the
general approach to delivering sustainable development outlined in PPS1.

3

Strategic Sustainability Assessment, paragraph 9.14.
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3.18

Nonetheless, it is implicit from the DCLG 2003 projections that increased development will
need to be provided for, and if the proportion allocated to Policy A settlements remains
broadly constant (as it would in the Panel Modifications in Chapter 4), it follows that the
quantity allocated both to the SSCTs and to the smaller Policy B and C towns and villages
would rise accordingly. The number of SSCTs in draft RSS is also a significant increase
over their equivalent 11 Principal Urban Areas identified in RPG10, which is indicative that
the role of a wider range of settlements has been recognised. In these circumstances the
Panel finds no substance in concerns that the urban focus of draft RSS is insufficiently
robust to accommodate increased development growth or that a “no growth” scenario would
result outside the SSCTs.
Policy A:

3.19

Draft RSS paragraphs 3.3.1 and 3.3.2 explain the purposes of identifying the Region’s
SSCTs listed in Table 3.1. In particular, it notes that they have not been selected on the
basis of their present size but on their ability to contribute to sustainable patterns of growth.
This was assessed in the light of the Integrated Regional Strategy, and a range of other
background documents, using the Principal Urban Areas and Other Designated Centres for
Growth identified in RPG10 as a starting point. The selection is also largely supported by
The Way Ahead.

3.20

A number of potential additional SSCTs has been advanced in the representations, including
(for example) Chard, Tewkesbury and Stroud. As we indicate in Chapter 4 of this Report,
the Panel finds the reasons for their rejection to be sound, however, Chard having no
demonstrable regional significance, while Tewkesbury and Stroud are (among other things)
subject to various environmental constraints. Likewise, although there are apparently some
20 towns in the region larger than Dorchester (which has been selected as an SSCT, whereas
the others have not), none have similar capacity to accommodate necessary growth within
the particular Housing Market Area concerned. It is the Panel’s firm view that an excess of
SSCTs would dilute the focus of draft RSS on specific places and we find no reason to
increase the number beyond those identified in Table 3.1 or to substitute any of those
selected by others. A brief statement of the role and function of each SSCT would,
however, provide beneficial clarification of the background to selection, and we have
included this in our recommendations in each of the Section 4 sub-Regional strategies.

3.21

Of greater concern to the Panel is the inconsistent manner in which various settlements
(SSCTs and non-SSCTs) are identified in draft RSS. Newton Abbot and Cirencester, for
example, (both non-SSCTs) are referred to in Section 4 text, the former with a specific
allocation of housing in Policy SR19 (Exeter HMA) while being shown on Inset Diagram
4.8 (Torbay HMA), and the latter without either. Unlike these, Christchurch (also a nonSSCT) is given a specific housing allocation on Inset Diagram 4.6 and is also included as
part of the Bournemouth/Poole conurbation in Policy SR26. Conversely, Taunton,
Bridgwater and Wellington (the first two are SSCTs, the last is not) are all included in Inset
Diagram 4.5, a housing allocation for Wellington being attributed in Policy SR21, but not on
the Inset Diagram. Such inconsistency is likely to lead to confusion over the intended status
of settlements and their respective development provisions, and has no place in a statutory
development plan.

3.22

Moreover, there is a risk that the draft RSS focus on individual SSCTs will not provide an
effective framework for comprehensive and co-ordinated planning within the entirety of the
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various Joint Study Areas shown on Map 4.1 (draft RSS page 54) and may overlook
significant and suitable development opportunities. Such is the case, for example, with
Bristol (and Yate), Gloucester and Cheltenham (with Bishops Cleeve), and the South East
conurbation of Bournemouth, Poole and Christchurch (together with the outlying
settlements where draft RSS makes specific housing allocations). In the latter case, this is
necessary in any event to avoid conflict with Policies B and C. It is the Panel’s view,
therefore, that development provisions in draft RSS Section 4 should encompass whole
Housing Market Areas and that the “SSTC areas” within them should represent the places
where strategic scale housing allocations are to be distributed. Typically, these “SSTC
areas” would represent, in each HMA, the grouping of individual SSCTs together with land
needed for their expansion and neighbouring settlements that have a sufficiently close
spatial relationship to function as an integral part of them.
3.23

The Panel’s Chapter 4 recommendations have been formulated to address both of these
criticisms, so no specific recommendation for modification is called for here beyond the
deletion of Map 4.1, which becomes superfluous.

3.24

That said, and as draft RSS paragraph 3.3.3 affirms, Policy A is concerned with more than
housing allocations and resulting employment provisions alone. A more refined approach is
therefore necessary to give expression to a wider range of planning objectives specific to the
settlements concerned. In this context, the Panel is aware of concern that creating different
“tiers” of SSCTs might exacerbate rather than diminish their differences and also work to
the advantage of some and the disadvantage of others. Nevertheless, the settlements are of
widely different function and character, a point recognised in RPG10, which established 3
groups of Principal Urban Area, and draft RSS paragraph 1.3.1. The latter effectively
promote the following hierarchy:
•
•
•
•

3.25

Bristol, as a major European City;
Plymouth, as the economic hub for the far south west;
Swindon, Exeter, Cheltenham/Gloucester, Bournemouth/Poole, Weston-super-Mare and
Taunton as local focal points for economic growth; and
The Cornwall Towns, Forest of Dean and Torbay as areas for regeneration.

An aim of draft RSS is to pursue a more balanced economy across the Region. However, as
we say in paragraph 0.16 of this Report, while this might ensure that SSCTs like Swindon
and Torbay fulfil their particular roles more effectively, it cannot be a realistic aspiration
that they could match or supplant the role of Bristol or, by reason of their location, displace
the particular economic role envisioned for Plymouth. Draft RSS should therefore indicate
that even though a broadly similar range of policies might apply to all settlements, the
policies themselves will also be applied to deliver a range of spatial outcomes. It therefore
seems to the Panel that there would be merit in including tiers of SSCT in Policy A as a
means of expressing such differences and reinforcing the approach to core strategy
emphases that we have recommended. This approach would inform policy formulation and
application at District level, as well as establish a clear framework for guiding the nature and
scale of major public investment decisions and their relative priorities. In this context, and
in the interests of consistency, our recommendation to include a hierarchy of SSCTs draws
principally upon the broad categorisation in draft RSS paragraph 1.3.1 but also has regard to
Annex A typologies in PPS6 in order to place all, rather than just some, of the 21 SSCTs in
their relevant tiers. We have excluded regeneration of the Forest of Dean towns which,
although referred to in paragraph 1.3.1, have not been identified in draft RSS as SSCTs.
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The Panel considers that those towns are more suitably dealt with through Policies B and C,
and our recommended policy modifications follow after consideration of those policies.
Policy B:
3.26

While Policy B is introduced with text under the heading “Development at Other Towns”,
the policy itself refers to “Development at Market Towns”. Choice of appropriate title is of
some importance in this particular instance because the policy is intended to embrace a wide
range of settlements that include market towns, coastal towns and large rural villages. They
thus vary considerably in size and function, as draft RSS paragraph 3.4.1 affirms. Among
revisions advanced by participants, the Peninsula Strategic Authorities suggest that these
settlements should be divided into two categories called “growth centres” and “local
centres”, while Pegasus Planning Group prefers “Sub-Regionally Significant Towns” and
CPRE suggests “key service centres”. In essence, however, the Panel was informed that
Policy B is intended simply to refer to settlements that are suitable for “locally significant”
scales of development and it is our view that text and policy titles should simply be
modified accordingly.

3.27

The Panel does not support the naming of Policy B settlements in draft RSS, as suggested in
a number of representations, particularly that by Pegasus Planning Group. The settlements
are to be selected following analysis of their roles and functions and, across the Region, it
would seem that there could be well over 100 settlements that fall into this category. Draft
RSS paragraph 3.4.1 makes clear that the identification of appropriately sustainable locally
significant development locations is to be undertaken through the LDF process and we see
no reason for draft RSS to pre-empt that, or to intervene in what is essentially a matter for
local decision.

3.28

Turning to the formulation of the policy, the Panel notes that the last sentence of paragraph
3.4.1 indicates that some Policy B towns have been pre-selected and these are in fact named
in Section 4 of draft RSS. This conflicts with the first sentence of Policy B, which could be
taken to indicate that these “other towns identified in Section 4” are actually a sub-set of the
SSCTs identified in Policy A. If Policy A is to be expanded in that way, then it is for Policy
A itself to express, and not Policy B. Whatever the intention might be, there is a need for
clarity. However, we have presaged our Chapter 4 approach to these towns in paragraphs
above, so it is unnecessary to return to the subject here other than to say that, provided the
Panel’s recommendations are accepted, the draft RSS wording referring to “Section 4
towns” need not appear in either Policy A or B or in paragraph 3.4.1.

3.29

As with the naming of the policy, a number of alternative formulations have been put
forward by participants variously proposing the grouping of different types of settlement on
the basis of factors such as economic and development potential, infrastructure availability,
accessibility, regeneration needs, opportunities for improved self-containment, opportunities
to address climate change, and environmental capacity. Fundamentally, however, the policy
must address two particular matters. The first is to express an invitation to Local Planning
Authorities to identify the settlements suitable for “locally significant” development in their
LDFs using appropriate spatial criteria. The second is to then indicate the broad scale and
type of development that would be acceptable (or unacceptable) within them (this sequence
being requisite for a Plan-led process).
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3.30

Against this basic framework, the Panel finds the policy and its supporting text somewhat
muddled, with no clear distinction between the two parts, and we level much the same
criticism at the alternatives put forward. In recommending re-formulation of the policy we
find it sufficient to draw upon the selection criteria in the three bullet points of draft RSS
Policy B. For the purposes of indicating the appropriate scale and type of development, we
add housing provision drawn from the first sentence of paragraph 3.4.2, the developments
listed in the last paragraph of the draft RSS version of Policy B and those in the last two
sentences of paragraph 3.4.2. It seems to the Panel that, with the further addition of
reference to environmental enhancement, this would suitably reflect the Core Spatial
Strategy Statement that we have recommended. It would also absorb many of the points
advanced by participants without introducing undue complexity (there being no readily
identifiable need in the Panel’s view for a difference in policy approach between Market
Towns and Coastal Towns, for example4) or duplication of other policies (such as those
concerned with climate change and similar qualitative factors which are amply rehearsed in
Policy G and Chapter 7).

3.31

Lastly on Policy B, the final bullet point in paragraph 3.3.3 (relating to “dormitory”
relationships between Policy A and Policy B settlements) is repeated in the last sentence of
paragraph 3.4.2. The point only needs to be made once and is a matter for Policy, not text.
We consider that it would be most appropriately included in Policy B (as this is the category
of settlement affected) and have recommended accordingly, but with the paragraph 3.3.3
text replacing that in draft RSS paragraph 3.4.2 as the former is more fully expressed. Even
so, in striving towards greater self-containment, the Panel notes that while it may be possible
to address a shortfall of housing in a settlement by increased provision of land for housing
development it is less easy to address a shortfall of employment by the allocation of
employment land, because “jobs” can rarely be guaranteed to arrive or endure. Where
dormitory relationships are an issue, therefore, a commitment to actual job provision should
generally run in parallel with the allocation of additional housing land in Policy B
settlements and an integrated approach to transport planning. Paragraph 3.4.2 could, in the
Panel’s view, usefully make this point to guide the plan-making process at LDF level.
Again, our recommendations in these respects follow after consideration of Policy C
Policy C:

3.32

4

Whereas Policy B deals with settlements suitable for locally significant development, Policy
C is intended to enable the identification of settlements where locally needed development
might best be accommodated. In that context, the Panel was cautioned against regarding
those falling into Policy C only as the last in a search sequence after capacity in Policy A
and Policy B settlements had been exhausted. Rather, Policy A, B and C should be applied
independently in order to ensure that the development needs of all categories of settlement
can be suitably met. While fully endorsing that approach, the Panel considers it essential to
ensure that the urban focus of the strategy is suitably carried forward through the application
of Policy C in the LDF and development control processes. As paragraph 3 of PPS7
together with Annex A to PPS6 imply, this means that Policy C settlements should possess
considerably more than a single shop and/or a weekly bus service in order to be regarded as
sustainable local service centres. This national planning advice does not need to be re-stated
in draft RSS but, as with Policy B, the Panel considers that Policy C should make clear that
analysis of roles, functions and needs is, in a plan-led system, to precede rather than follow

SWRDA Joint statement on policies B and C, paragraph 3.1.
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housing allocations in LDFs. We also consider that the role of Policy C in supporting the
urban focus of draft RSS strategy is lacking adequate expression in draft RSS and should be
included in paragraph 3.5.1 to complement the approach set out in the first sentence of
paragraph 3.1.2 and the first sentence of paragraph 3.4.2 for Policies A and B respectively.
Our policy recommendation covers the first of these points and we recommend textual
modification to deal with the second. We have also recommended modification of the last
paragraph of the policy as there may be factors apart from housing market studies and other
assessments of local needs that can properly influence decisions as to whether planning
permission should, or should not, be granted by the Local Planning Authorities concerned.
Recommendation 3.2
•

Modify Policies A, B and C as set out in Appendix C.

•

Merge paragraph 3.2.2 into 3.1.2, avoiding repetition of the strategy of “guiding most
development to a relatively small number of places” but retaining the point that development
needs of villages and smaller towns, where a significant proportion of the Region’s population
live, will not be neglected.

•

Include text to explain that Policies A, B and C are not for sequential application.

•

Modify the title of Section 3.4 of the draft RSS to read “Settlements Suitable for Locally
Significant Development”.

•

Delete the last sentence of paragraph 3.4.1.

•

Replace the last sentence of paragraph 3.4.2 with the last bullet point of paragraph 3.3.3 and
include a caution that planning for increased self-containment where “dormitory
relationships” are an issue will generally require a commitment to provision of jobs in parallel
with additional housing development, because increases in jobs cannot be “allocated” through
the plan-making process, and an integrated approach to transport planning.

•

Insert in paragraph 3.5.1 a sentence to the effect that the smaller towns and villages identified
through Policy C should be the primary focus of development permitted in the wider
countryside away from Policy A and B settlements.

•

Delete Map 4.1.

The treatment of rural areas
3.33

42

Concern was expressed to the Panel that the proposed Strategy was too urban focussed, with
large areas of open countryside outside the main settlements for which there would be no
strategic planning guidance. The Panel considers, however, that any attempt to define a
specific swathe of the region as “rural” would be intensely difficult. In effect, rural areas
may be said to extend from the urban fringes of SSCTs to the most remote and isolated parts
of the region. On that basis, the Policy B and C settlements (and the policies that apply to
them) should be regarded as integral parts of the overall planning framework for the
countryside, rather than as distinct from it. The Panel also acknowledges that the
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countryside and the pressures on it are in a constant state of change and evolution and that
consideration must focus on how change might best be managed rather than how it might be
universally prevented.
3.34

A number of participants saw the introduction of information technology as a major factor in
breaking down the relative isolation of rural areas, reducing travel problems and generally
making rural living more amenable. Others held the view that concentration of rural
development in Policy C settlements would effectively preclude provision for many forms
of rural activity. Neither paragraphs 4 and 9 of PPS7 nor paragraph 38 of PPS3 indicate,
however, that dispersed development in the countryside should be widely favoured. Rather,
the primary focus is to be on market towns and local service centres, with provision in other
villages where there are particular local needs or benefits, such as to enhance or maintain
their sustainability. In this respect the Panel notes, in particular, the commentary in draft
RSS paragraphs 3.5.2 and 3.5.3 and finds no reason to include strategic policy provision for
the identification of villages, settlements or other places in the countryside beyond what is
provided for by Policy C. The Panel also finds no conflict in such an approach with draft
RSS Policy SD4 or, indeed with paragraphs 3, 4 and 6 of PPS7. Paragraph 4 of PPS7, in
particular, signals that limited development in or next to these smaller rural settlements is a
matter for criteria-based or evidence-based policies in LDDs rather than for predetermination through the RSS process. This theme is developed more fully in the context
of housing in paragraph 30 of PPS3, which sets out the circumstances in which LDFs may
include a “rural exception site policy”. In the light of that advice and Policies B and C, the
Panel considers that there is sufficient scope to plan sustainably for any increase in rural
housing need deriving from reasons such as fission of existing rural households as well as
for much of the range of other rural development activity.

3.35

Not all rural development is, however, either small in scale or capable of being
accommodated in towns and villages. The Panel’s attention was drawn, for example, to the
case of a farm-based dairy business which employed some 5,000 people, and to more
specialised needs including for development associated with military training areas. There
is a risk, however, of exaggerating the significance of such uses, which generally represent
only a small proportion of the region’s economy relative to the extensive areas of land that
they occupy. PPS7 also provides national policy coverage of a wide range of rural uses.
These include agriculture, forestry, tourism and rural recreation. It incorporates advice on
landscape protection and particular types of development such as the adaptation and re-use
of buildings and the consideration of planning applications for rural “occupational”
dwellings. While the region is largely characterised by its rurality, which inherently gives
rise to an expectation that draft RSS will include a comprehensive range of rural policies,
evidence to support suggestions of a strategic policy deficit is therefore extremely thin5.

3.36

The Panel is, however, cognisant of the distinction drawn by participants between
development pressures that arise in the region’s countryside deriving from businesses and
households who simply like to enjoy a rural environment – effectively the “life style”
migrants - and those who have no choice other than to work or live in the countryside
because their activities are “land based”6. In particular, the Panel acknowledges that there is
a need to prevent development from eroding the open quality of the environment that makes
the countryside so attractive in the first place, while ensuring that suitable provision is made

5
6

SWRDA Joint statement on policies B and C.
Supplementary Statement relating to policies B and C, page 3, (SW Strategic Authorities, - Western Peninsula).
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for necessary development. We are less convinced of a need to distinguish between
“sparse” and “less sparse” areas of countryside7 but acknowledge that there are positive
interactions between urban and rural areas that should be recognised and strengthened,
where appropriate. Local food production, some types of recreational and tourism
development and certain forms of energy generation may, for example, demand a rural
location, but the countryside might also need to be protected for its own sake, as a setting for
urban economic development, and as a tourist destination in its own right. On balance,
therefore, the Panel comes to the view that it would be appropriate to give brief strategic
policy expression to the need for the countryside to accommodate “land based” activities
while protecting it from unnecessary development. We recommend additional policy and
supporting text accordingly.
Recommendation 3.3
•

Include new Policy C2 as set out in Appendix C.

•

Insert a paragraph of supporting text for Policy C2 to indicate that there is a need to prevent
development from eroding the open quality of the environment that makes the countryside
attractive in the first place, while ensuring that suitable provision is made for necessary
development. This should acknowledge that positive interactions between urban and rural
areas should be recognised and strengthened, where appropriate. Local food production,
some types of recreational and tourism development and certain forms of energy generation
serving urban areas may, for example, demand a rural location but the countryside might
also need to be protected for its own sake, as a setting for urban economic development, and
as a tourist destination in its own right.

The approach to PDL and the re-use of buildings
3.37

There are two errata in the draft RSS version of Policy H to be corrected8,9, the most
significant being the second, which clarifies that the 50% target for new development on
previously developed land applies to housing development only. The Panel’s consideration
takes account of these corrections.

3.38

Paragraph 41 of PPS3 states that the national annual target is that at least 60% of new
housing should be provided on previously developed land. The draft RSS Policy H target of
50% (which derives from RPG10) is below this and suggestions were made that the draft
RSS target was not therefore sufficiently challenging. However, paragraph 42 of PPS3
indicates that, at regional level, the target should not be imposed in top-down fashion, but
should emerge from Strategic Housing Land Availability Assessments and sustainability
appraisals, which are largely carried out at District level. It must therefore take account of
variations across the region, which can be quite marked. The Borough of Poole, for
example, being an almost entirely developed urban area, might expect to find almost all of
its housing land through the regeneration of sites in inherently sustainable locations,
whereas largely rural Districts may expect to find the reverse, not least because the largest

7
8
9

Policies B and C clarification – A Working Paper, (CPRE).
Errata and Corrections to Draft Regional Spatial Strategy Documents, paragraph 2.6.
Footnote 1 on page 2 of the SWRA statement on Matter 3/4.
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areas of rural previously developed land often lie in relatively unsustainable locations. In
any event, both the national 60% figure and the regional 50% figure are expressed as targets
rather than as absolute requirements. To the extent that draft RSS pursues a strategy of
urban concentration rather than rural dispersal, it may be assumed that use of previously
developed land will be maximised in the early part of the plan period, with greenfield
inevitably taking up a higher proportion when proposed urban extensions to the SSCTs
come increasingly to the fore in the later part. The Panel understands that increased housing
numbers deriving from the DCLG 2003 projections may also reduce the proportion of
development on previously developed land by up to as much as 10% over the whole of the
plan period10. For all of these reasons, the Panel considers that it is neither necessary nor
expedient to raise the Policy H figure above 50%, at least pending the compilation of
previously developed land targets and trajectories at District level. Since such targets and
trajectories are required to be formulated by paragraph 43 of PPS3, we also find no reason to
include sub-regional targets in draft RSS.
3.39

In practice, annual monitoring11 discloses that housing completions on previously developed
land across the region have amounted to 54.67% during 2005/2006. This is slightly above
the Policy H target, and indicative that previously developed land is being suitably identified
and actively promoted through the development control process and broadly in line with
PPS3 advice. However, the Panel does not consider that Policy H should promote
development of previously developed land as an over-riding priority. Rather, we agree that
development of greenfield and previously developed land are two separate but
complementary streams of supply, which should not be sequentially phased. This is because
a primary focus on one at the expense of the other would put delivery of both the
quantitative and distributional aspects of draft RSS at risk. It is thus our conclusion that the
50% figure should not be expressed as anything other than a monitoring target.

3.40

The Panel has also considered whether the target would lead to unintended adverse
consequences. These could, it was alleged by various participants, include an excess of
flatted-type development, reduced environmental and design standards and reduced
provision of affordable housing. The Panel is not, however, convinced that there is any
direct correlation, there being no empirical evidence submitted to the EiP to demonstrate
otherwise. It is the Panel’s view that such matters are more effectively addressed through
local density and environmental protection policies and the local formulation and
application of affordable housing policies and targets within the framework of draft RSS
Policy H1, rather than indirectly through variation of the previously developed land target.

3.41

We accordingly recommend modification of Policy H only inasmuch as is necessary to
incorporate the two errata amendments.

3.42

Turning to Policy I, the background to the formulation of this policy is set out in draft RSS
paragraph 3.7.10. While the text of that paragraph is illuminating, the policy itself says little
more than that proposals involving public land will be considered in the light of draft RSS
strategy. The Panel finds that unhelpful and of no “added value” to the draft RSS as a
whole. Moreover unlike Policy H, which is concerned with guiding the work of Local
Planning Authorities in identifying previously developed land, Policy I is effectively a
development control policy. The Panel was advised that there should be no special policy
regime for land owned by public bodies. Given that policy cannot anticipate every

10
11

Paragraph 4 and Table 2 to Pegasus Statement on Matter 3/4.
Annual Monitoring Report 2006, page 40, second bullet point.
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circumstance, it would also be inappropriate, in the Panel’s view, to seek to construct a
development control policy for significant or unusual proposals that fall outside the general
ambit of Policies A, B and C (and the Panel’s recommended Policy C2). In particular, it is
the Panel’s view that if proposals involving extensive rural landholdings and potential
development of strategic scale are advanced outwith those policies, they should be promoted
and considered initially through the plan-making process rather than effectively as
“windfall” development (which is the implied thrust of paragraph 3.7.11). We recommend
the deletion of Policy I in its entirety, in which case both paragraph 3.7.10 and 3.7.11 are
superfluous.
Recommendation 3.4
•

Modify Policy H as set out in Appendix C.

•

Delete Policy I and paragraphs 3.7.10 and 3.7.11.

The arrangements for joint working under Policies D and J
3.43

In essence, Policy D is concerned with the co-ordination of infrastructure provision for
development and Policy J with the process of plan-making and policy formulation. While
the Panel finds no significant shortcomings in the formulation of Policy D (which we do not
recommend for modification, other than to explanatory text for reasons we refer to below), it
cannot be entirely divorced from Policy J since there may be a need for co-ordinated
policies in LDFs (whether the separate LDFs of neighbouring Local Planning Authorities or
in joint LDFs) to deal, for example, with the procedures for the joint collection and
disbursement of developer contributions. The linkage would be clearer if the two policies
had been placed closer together in draft RSS under a single Section 3.8 heading of
“Implementation and Joint Working” but this is a matter of editorial choice on which the
Panel makes no recommendation for modification.

3.44

As draft RSS paragraph 3.8.2 and development Policy J indicate, there will inevitably be
places where joint working between neighbouring Local Planning Authorities will be
necessary in order to bring forward the planning of settlements in a comprehensive and coordinated way. Indeed, the template for this approach was initiated in the preparatory work
for draft RSS through the work on Joint Study Areas, which may be expected to continue
through the implementation stage.

3.45

Policy J is intended to bring a degree of formalisation to the process and SWRA has
suggested some revisions to its wording12. Nevertheless, the Panel has a number of
concerns about its form and content. In effect, the policy includes most of the Region’s
SSCTs (with the exceptions of Plymouth, Salisbury and Torbay) and arranges them in
groups, some with non-SSCTs. This gives rise to several unexpected combinations. It is
unclear to the Panel, for example, why Newton Abbot should require joint planning with
Exeter but not with Torbay, why the need for joint planning of the Sherford urban extension
to Plymouth is excluded, or what relationship exists between Swindon and Cirencester that
is of such importance as to warrant a joint planning exercise. The latter and the last sentence

12

SWRA suggested rewording of Policy J, July 2007.
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of the policy (the third block of text in the SWRA proposed revision) would appear to go
beyond the level of detail expected of RSS, and strays into local planning issues that are
most usually dealt with through normal consultation procedures.
3.46

Significantly, however, it seems to the Panel that the formulation of Policy J, by embracing
settlements of varying significance and with relatively tenuous inter-relationships, masks a
most important and necessary function of draft RSS. This is the establishment of suitable
processes to ensure delivery of the draft RSS strategic housing requirements in a sustainable
and timely fashion, within each of the various HMAs. We reinforce this point in Chapter 9
of our Report, where we consider Implementation, but it is of particular relevance to those
SSCTs which lie within the administrative area of one Local Planning Authority, while the
land required for urban extension lies within the control of another (notably but not
exclusively at Bristol, and at Gloucester/Cheltenham where the two SSCTs are also in very
close proximity). Manifestly in such cases a high degree of co-ordination will be necessary
in order (for example) to ensure continuity of land supply, to achieve balanced
housing/employment growth, to secure the necessary infrastructure capacity and to deal with
travel and transport arrangements. In Gloucester and Cheltenham in particular, but in other
places too, there will be a need to develop a co-ordinated growth strategy.

3.47

For the most part, it might be sufficient to do no more than ensure that the respective Local
Development Schemes affirm that the necessary planning frameworks will be established
and carried forward in harmony between the Local Planning Authorities concerned. In
others, more formal arrangements, such as the preparation of joint local development
documents and the establishment of joint committees (under Sections 28 and 29 of the
Planning and Compulsory Purchase Act 2004) may be more appropriate. Whatever the case
may be, the Policy J enjoinder (in the first sentence of the draft RSS version and both the
first sentence and fourth block of text in the SWRA proposed changes) simply to “work
together” is insufficient, and the Panel is firmly of the view that a strong lead must be taken
(whether by Government Office or by the Regional Assembly) on the co-ordination of Local
Development Schemes if the risk of delay and prevarication in the process of plan-making
between neighbouring Councils at local level is to be avoided.

3.48

Policy J is essential in signalling where such co-ordination would be appropriate and it
should be formulated accordingly. With the timelines we recommend for inclusion in the
Implementation Plan (see Chapter 9) this would enable suitable intervention, if necessary,
through the “non-conformity/unsoundness” route. Our Chapter 4 recommendations include
revised figures illustrating housing distribution for each of the HMAs and these indicate the
“SSCT areas” (some of which are effectively conurbations or putative city regions) within
which strategic housing provision is to be made for the individual SSCTs. It is from these
that the need for joint working arrangements across administrative boundaries can be
identified, and it is from these that we thus draw the joint planning areas that we list in our
recommended policy modification.

3.49

Hence, in the Panel’s recommended restructuring of Policy J, the name (or names) of the
SSCT is thus followed in brackets with the name (or names) of neighbouring LPAs who
need to be involved in a “joint” statutory planning exercise for the SSCT area. On that
basis, for example, Tewkesbury Council would need to work jointly with Cheltenham
Borough on the planning of Cheltenham SSCT development needs, an approach that would
embrace the urban extensions, green belt review and the expansion of Bishops Cleeve.
Alternatively, all the Gloucester/Cheltenham SSCT area Councils may find it more
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expedient to work on a single DPD for the co-ordinated growth of the SSCT area as a whole.
In the case of places where there is no joint SSCT area, such as Barnstaple/Bideford the
Panel does not suggest that the two towns should be planned as one in order to ensure that
Barnstaple's development needs are met - Bideford would simply be planned as a policy B
town within Torridge and the two Councils have a statutory obligation under the
Regulations13 to consult with each other on separate DPD formulation, but may choose a
joint route if they wished to do so. Such places are thus excluded from Policy J.
3.50

The SWRA suggested re-wording of Policy J includes additional paragraphs referring to
urban extensions and to the implications of the Habitats Regulations. We regard both as
matters for supporting text rather than policy. This is because they represent examples of
factors that may need to be taken into account in joint LDDs for the areas identified in the
policy itself (as we recommend it be modified) and have no policy content in their own
right. In the case of the Habitats Regulations, the reference is to assessment and mitigation,
which we regard as more suitably associated with development Policy D. It should be added
to the supporting text there instead.

Recommendation 3.5
•

Modify heading of Section 3.8 of the draft RSS to read “Implementation and Joint Working”.

•

Modify Policy J as set out in Appendix C.

•

Add to the end of paragraph 3.8.2 sentences to the effect that Policy J will be of particular
importance in co-ordinating the process of LDD formulation at those SSCTs where crossboundary joint working is necessary. It will ensure timely delivery of RSS development
requirements including major new development opportunities such as urban extensions that
require a coherent, focussed approach to implementation, including funding arrangements for
infrastructure to achieve the sub-regional development outcomes set out in Chapter 4.

•

Insert between paragraphs 3.6.7 and 3.6.8 an additional paragraph to the effect that a further
example of where co-operation across administrative boundaries might be necessary is where
the Habitats Regulations require Appropriate Assessment in connection with sub-regional
development proposals and mitigation measures need to be adopted.

13

The Town and Country Planning (Local Development) (England) Regulations 2004.
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Chapter 4.0: Overview - Housing Market Areas SubRegional Strategies
Matter 2; 2/4
Policy GI1
Overview
4.0.1

This Chapter addresses the housing market implications and associated patterns of
development for the sub-regions in a series of sections 4/1 to 4/13, dealing with each of
the HMAs in turn. The purpose of this overview is to outline the recurring generic
themes emerging across the sub regions and their implications prior to focusing on the
individual HMAs and their respective sub-regional strategy statements. A final section
4/14 will consider the broad housing distribution across the region by HMA and
Districts and also draw together the additional findings from the various sub regional
sections in the context of the previous chapters.

4.0.2

There are ten generic themes covered in this overview:
•
•
•
•
•
•
•
•
•
•

General remarks;
Housing market area approach;
Employment/housing linkage;
Level of housing provision;
SSCT definition;
Greenfield phasing;
Greenbelt;
Rates of development;
Infrastructure;
Green infrastructure.

General Remarks
4.0.3

The ‘Strategy Area Figures’ in Chapter 4 of the draft RSS are useful explanations of the
proposed allocations around the main SSCTs, but they do not cover complete Housing
Market Areas (HMAs) and therefore do not provide a comprehensive view of the
proposals. As noted earlier we believe that the HMAs identified in the draft RSS
provide a valuable geographic base for the discussion of matters related to form and
function as well as housing distribution. We are of the opinion that the HMA Figures
set out in Appendix B provide a more satisfactory explanation of the draft RSS
proposals and that they should be incorporated in the final RSS.

Recommendation 4.0.1
•

The HMA Figures set out in Appendix B should be incorporated in the final RSS.
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4.0.4

There was some discussion of the level of specificity shown on the Inset Diagrams for
the JSA areas. Some participants claimed that the ‘Search Areas’ represented particular
sites and therefore contravened the guidance that a RSS should not be site specific. In
our view the ‘Search Areas’ are sufficiently indicative to be consistent with existing
guidance in Paragraph 1.7 of PPS11 that the RSS should ‘be locationally but not site
specific’. We conclude that they should be retained.

4.0.5

Our proposed changes require the introduction of additional policies and the deletion of
others. We are also aware that the use of the existing policy numbering system could
lead to confusion because of familiarity with particular policy numbers. As a result,
where we consider there is a need for clarity, we have used a new numbering system.

4.0.6

In many cases our proposed changes to the draft RSS will require consequential
changes to the Inset Diagrams and the supporting text. We are of the opinion that the
Panel Report generally provides the information required to make the changes to text
and diagrams. In some cases we consider that it is a matter for the local planning
process to identify and justify the appropriate location for development.

Housing Market Area Approach
4.0.7

We have earlier welcomed the adoption of Housing Market Areas (HMA) in the draft
RSS. We assume that these areas are largely self-contained in terms of commuting and
local migration patterns. We are of the opinion that they provide a useful means of
considering how past trends can be modified to better reflect the Sustainability
Principles set out in Policies SD1-4. This HMA approach also allows a more effective
way of dealing with the trend based limitations of the DCLG projections, particularly at
District level.

4.0.8

It was put to us that the draft RSS was exceeding the remit set out in PPS11 in terms of
the level of specification of Areas of Search. It was suggested that the draft RSS should
be modified to limit the level of specification to the local authority area requirements set
out in Table 4.1. Our attention was drawn to paragraph 1.7 of PPS11, which indicates
that the RSS should be locationally but not site specific and that it should not go into the
level of detail more appropriate to a LDD. In our view the approach adopted by the
Regional Assembly in the draft RSS is consistent with PPS11 in that the areas of search
can be said to be locationally specific but not site specific. This view is also supported
by the fact that the proposed urban extensions are addressing Housing Market
requirements rather than local requirements and in most cases involve cross-boundary
provision. In our consideration of the need for further provision we have sought to
concentrate our locational recommendations on those situations where housing market
or cross-boundary issues need to be dealt with in order to avoid a “policy deficit”.

4.0.9

To consider the implications of the higher levels of demand we have carried out an
assessment for each Housing Market Area. Our initial assessment is made against the
proposals in the draft RSS on the basis that we heard little evidence that significantly
challenged the general thrust of the draft RSS provision in terms of capacity. This
assessment (see Appendix A (ii)) using the 2003-based DCLG projection, identifies the
discrepancies between the projections and the proposals within the HMA. It also
clarifies the scale of action required across the HMA, the strategic deficiency.
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4.0.10

Our initial response to the identified deficiencies allows for the fact that the new
household formation rates will generate additional households across the region in nonSSCT locations as well as in and around the SSCTs. The new household formation
rates will produce an extra 5,000 dwellings on the overall total of 23,000 dwellings, an
increase of about 21%. We are aware from the Regional Assembly technical papers that
not all of this increase need be regarded as locally generated and we have therefore
concluded that the non-SSCT provision should be increased by about 15%. In our view
this reflects the intention of Policies B and C and also the guidance in PPS3 that the
Government is seeking to create sustainable, inclusive, mixed communities in all areas,
both urban and rural.

4.0.11

Deducting this additional non-SSCT component from the identified strategic deficiency
identifies the potential scale of action required at the SSCTs within each HMA. Where
cross-boundary issues arise we have identified further areas of search to ensure that
there is no policy deficit. Some of the HMAs are single district HMAs and in those
cases we have sought only to identify the further SSCT component, leaving the
identification of appropriate locations for the LDF process. In a limited number of
HMAs we refrain from committing the full requirement due to uncertainty over the
ability of the SSCTs to accommodate it and to avoid the alternative of inappropriate
dispersal. In these areas in particular there is a need for further consideration to be
given to how further housing provision should be accommodated. This reassessment is
set out for each HMA (see Appendix A (iii)).

4.0.12

The draft RSS includes levels of provision for the Isles of Scilly, Dartmoor National
Park and Exmoor National Park. The proposed levels of provision are not of a strategic
nature and we do not consider that there is a need to question them. They are
incorporated in our Table 4.1.

4.0.13

As noted above we have used the Housing Market Area (HMA) concept in our
deliberations. We are conscious, however, of some criticisms that were made
concerning the boundaries of certain HMAs due to the fact that the Regional Assembly
chose to use whole district areas in the composition of each area. In our view this
decision did not compromise the function of the areas concerned, but we believe,
however, that it should be possible for future RSS reviews to sub-divide district areas
and use a proxy such as population to guide the allocation of demand across the HMAs
concerned.

4.0.14

In our approach to HMAs, we have endeavoured to reflect the working of the market
across local authority boundaries, but we are conscious that there may be an opportunity
for a more sophisticated approach in future reviews, particularly for the HMAs covering
the more complex city regions or conurbations. Within such areas we are of the opinion
that it should be possible to distinguish between local demand within parts of such an
area and a strategic component of demand that should be considered across the whole
HMA. In effect this would result in a tiered approach to the assessment process.

Employment/Housing Linkage
4.0.15

The draft RSS places great emphasis on ensuring a reasonable balance between job
growth and housing provision. The broader regional application of this approach is set
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out by the Regional Assembly1 and describes the application of a set of ratios of
additional dwellings to projected economically active population. The ratios were
intended to reflect the fact that in certain parts of the region a significant proportion of
housing moves is not associated with employment change, but is the product of other
demand factors such as retirement moves. We have concluded in Chapter 2, from a
comparison with the trend based DCLG household projections, that the draft RSS
approach under-estimates the demand for housing in the more rural and coastal HMAs
and would result in even higher levels of housing market stress. The Panel’s following
distribution of housing across the HMAs takes a different approach to that of the draft
RSS and is based on the evidence provided by the 2003-based DCLG projections.
4.0.16

We acknowledge the evidence that 80% of the employment growth will be associated
with the SSCTs and agree that this requires an emphasis within each HMA on housing
provision at the SSCTs and not the dispersed approach proposed by Gloucester County
Council and other participants. However where major urban areas are in close
proximity within a HMA we do not believe that the concept of self-containment reflects
the normal working of the employment market. Not all journeys are job related so even
where a theoretical balance of housing and job growth is achieved the real outcome is
likely to be a high level of inter-action between communities within the more complex
HMAs. The need to provide for suitable work and non-work related travel should not
be overlooked. We are of the opinion that, while a balance between employment
growth and housing provision is desirable and will provide opportunities for shorter job
trips, an overly rigid interpretation of self-containment is not required.

4.0.17

The draft RSS proposes significant urban extensions and seeks to ensure that these new
developments are balanced communities. While we do not believe that selfcontainment is a practical objective, we do agree that every effort should be made to
provide a range of local employment to avoid the creation of dormitories. The
provision of local shopping and other services will contribute to this objective, but we
also support the provision of employment sites to ensure a wider range of local
employment opportunities. In some cases the lack of employment in adjoining areas
will provide the justification for higher levels of provision, whereas in other locations
adjoining employment growth areas may reduce the need for employment site
provision.

4.0.18

It was accepted at the EiP that the employment projections did not imply that there
would be no growth outside the SSCTs and that there was a need to allow for some
employment growth in the towns and villages across the region. In our view
Development Policies A, B, C and F should ensure that balanced provision of jobs and
housing is made through the LDF process.

Level of Housing Provision
4.0.19

1

Many participants argued that the overall level of housing provision of about 23,000
dwellings per annum proposed in the draft RSS is inadequate. Higher levels of
provision were proposed ranging from 28,000 dpa to 33,000 dpa and we were informed
that the 28,000 dpa level is equivalent to the requirements of a level of growth of 2.8%.

Information Note 3 – Housing numbers and distribution, South West Regional Assembly, January 2007, paras. 3.13
and 3.14.
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Some participants suggested that 30,000 dpa is required to accommodate 3.2%, but it
was put to us that continued strong economic growth would require 33,000 dpa. We
have set out our conclusions and a recommendation on this matter in Chapter 2 and the
following sections will be based on the 28,000 dpa supported by the 2003-based DCLG
Household Projections.
4.0.20

Our attention was drawn to the fact that economic and demographic change will not
cease at 2026. We note in this context that the 2003 and 2004 based population
projections show a continuing increase in population beyond 2026. Some participants
pointed out that certain urban extension opportunities offered the scope to plan
sustainably for higher levels of development than that proposed in the draft RSS. To
the extent that such opportunities exist beyond the levels proposed in this Report, we
are of the opinion that the LDF process should allow for the sensible planning of such
urban extension opportunities rather than be bound by the exact levels proposed.

SSCT Definition
4.0.21

At the EiP a number of Participants highlighted what they considered to be
inconsistencies in the definition of SSCTs in the draft RSS. They pointed to the fact
that Cambourne/Pool/Redruth, Falmouth and Truro are treated as SSCTs whereas parts
of the South East Dorset conurbation such as Wimborne Minster and Corfe Mullen are
excluded. The Strategic Authorities in South East Dorset requested that the conurbation
should be treated as a single SSCT. In our view areas such as Wimborne Minster, Corfe
Mullen and Ferndown are similar to the suburbs of Bristol that lie to the north-east in
South Gloucester and should be treated accordingly.

4.0.22

We also note that Saltash and Torpoint have been included within the ‘Plymouth
Strategy Area’, but not as part of the SSCT. In our view these areas operate as part of
the functional conurbation, as will the new community of Sherford when it is developed
and therefore it seems logical to consider them as a single entity. In a similar way we
are aware that parts of Area of Search K could be regarded, when developed, as part of
the Exeter Urban Area. In the Gloucester and Cheltenham Strategy area we note that
the existing commitments to the east of Gloucester are separated from Gloucester by the
M5 Motorway and that parts of the flood plain will separate parts of the northern urban
extension from the urban area. These areas are regarded as part of the Gloucester SSCT
whereas somewhat inconsistently Bishops Cleeve is regarded as a ‘dormitory’ of
Cheltenham. On our Panel Tour of the Cheltenham area we noted that when the
development associated with the racecourse to the north of Cheltenham and the
employment area to the south of Bishops Cleeve are taken into account there is little
doubt that there is a clear functional relationship between the settlements. In our view
Bishops Cleeve, including the employment zone to the south forms part of the
functional urban area of Cheltenham.

4.0.23

It is clear from the discussions at the EiP and the material submitted that some of these
areas are regarded by the Regional Assembly as having a ‘dormitory’ function, which
should not be reinforced. While we would not wish to encourage unnecessary
commuting, we are of the opinion that there is a need to give proper recognition to
functional urban areas. We do not think that an approach, which takes a slightly wider
view of such functional urban areas, would threaten in any way the approach set out in
our recommendation 3.2 on Policies A and B and the supporting text. In sum, we
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consider that the SSCTs and the close by settlements with which they have functional
relationships should be treated as single entities in planning for sustainable mixed
communities. The pattern of SSCT areas that we have suggested in our proposed
distributions reflect this and should, as we have recommended be carried forward in
joint LDF work in accordance with Policy J.
Greenfield Phasing
4.0.24

Participants expressed concern that the release of greenfield development opportunities
would divert attention away from the more difficult brownfield locations. Some
suggested the phasing of greenfield locations during the second half of the plan period.
Others put forward the view that greenfield locations should not be released until the
brownfield supply was exhausted.

4.0.25

The latter view appears to be based on the assumption that the brownfield supply
represents a ‘once and for all’ opportunity that will ultimately be exhausted. The
evidence from the recent past suggests that this may not be true. It would appear that
brownfield opportunities arising largely from redundant industrial areas are being
supplemented by new opportunities generated as organisations and institutions seek
greater efficiencies in the way they operate. As a result schools, hospitals and defence
establishments have been declared redundant. It would be impractical to await the ‘end’
of the supply of brownfield locations.

4.0.26

An analysis of the contributions to Panel Note 2 shows that the main flow of greenfield
development from the urban extensions is likely to come in the second half of the plan
period. Even the most ambitious programming of the urban extensions will provide a
significant degree of natural phasing of that component of supply.

4.0.27

The Panel Tours have demonstrated that in places such as Bristol, Bournemouth and
Plymouth a strong market confidence in brownfield development has been established.
This success supports the view put to us that brownfield developments have been able
to contribute to elements of demand that relate to urban living and cannot be provided
by conventional greenfield developments. The urban extensions and new communities
will provide some elements of urban living, but will tackle a broader range of
accommodation and may not be able to offer the proximity to central areas. We agree
with the view from several Urban Regeneration Companies that the brownfield and
greenfield components can be regarded as complementary rather than competitive.

4.0.28

In our view these arguments must be set within the context of the scale of the overall
provision required. The contribution from brownfield on its own will not provide the
rate of development required and therefore there will be a need for a greenfield
contribution throughout the plan period. The contributions to Panel Note 2 confirms
that, in order to make the greenfield contribution effective, it will be important to make
an early start on the release process. Our recommended changes to Policy J reflect the
need to advance the development process through joint working around the SSCTs.

4.0.29

We conclude therefore that there is no need for any phasing of the greenfield supply to
support the brownfield supply. There is a need to bring forward as soon as possible
Area Action Plans and Master Plans to ensure the required level of provision.
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Recommendation 4.0.2
•

There is no need for any phasing of the greenfield supply to support the brownfield supply.

•

There is a need to bring forward as soon as possible Area Action Plans and Master Plans to
ensure the required level of provision.

Greenfield Release and Greenbelt Implications
4.0.30

Many participants supported the view taken in the draft RSS that there will be a need
for greenfield housing development and that the most sustainable response to that
requirement is a release of urban extensions around the main urban areas to avoid
longer distance commuting generated by a more dispersed form of development. We
note in this respect that paragraph 2.10 of PPG2 indicates that account should be taken
of the need to promote sustainable patterns of development. The higher level of
development which we support will require further greenfield development and, while
not all of the proposed urban extensions lie within Green Belts, the Green Belts within
the region are affected. Green Belts have been established in the West of England,
South East Dorset and the Gloucester/ Cheltenham area. As a result of our proposals
there is a need to consider possible amendments to the general extent of Green Belt
coverage.

4.0.31

National policy on Green Belts is set out in PPG2 Green Belts. We were advised by
GOSW that as PPG2 has not been updated as a Planning Policy Statement (PPS) it
should be read in the context of the major emphasis that Sustainable Development and
Climate Change have been given in the revision of other planning documents.
Nevertheless, GOSW indicated that, as stated in paragraph 2.6 of PPG2, an approved
Green Belt should only be altered in exceptional circumstances and that the draft RSS
needed to demonstrate such circumstances exist. Policy SS4 of RSS10 indicates a need
to review the Green Belt to examine whether boundary alterations are needed to allow
for long-term sustainable development needs. It also seeks the removal of land from the
Green Belt for development which would provide the most sustainable solution for
accommodating future development requirements.

4.0.32

We have considered the opportunities for further development within the urban areas
defined by the approved Green Belts within the region. While we have identified
limited additional opportunities in a few locations, we are of the opinion that further
land will be required to meet the increased level of demand. We have also considered
the scope for development beyond the Green Belt boundaries and have identified further
opportunities in sustainable locations, but we accept the conclusion of the Regional
Assembly that the balance of advantage in terms of sustainability lies with urban
extensions on the inner edge of the Green Belts rather than substantial further dispersal
beyond the Green Belt boundaries. We conclude therefore that the scale of demand and
the application of the principles of a Sustainable Future for the South West as set out in
Policies SD1 – 4 provide the exceptional circumstances to justify alterations to the
Green Belts within the region.
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4.0.33

PPG2 sets out five purposes for including land in Green Belts and these formed the
basis for a review of the Green Belt boundaries by Colin Buchanan and Partners on
behalf of the Regional Assembly. It was pointed out to us that this study concluded that
across all three Green Belts there are a limited number of locations where urban
expansion could be achieved without significantly and adversely affecting the purpose
of the Green Belts. Other participants highlighted the fact that the Buchanan analysis of
the impact on the five purposes demonstrates that the areas shown to generate least
harm to the purposes, if developed, tend to be in less sustainable locations and that the
areas showing most harm are those relatively well linked to transport and other
facilities. This suggests to us that a rigid application of the five purposes to guide the
selection of the required urban extensions would not generate the most sustainable
outcome. We conclude that greater emphasis on the sustainability principles set out in
the draft RSS is necessary in the selection of the urban extension search areas and are
content that the selection of the Areas of Search in the draft RSS has taken this
approach.

4.0.34

Many participants claimed that the selection of the Search Areas for the urban
extensions was not the result of a sufficiently rigorous and consistent process. We will
deal with some aspects of this matter in the sub-regional sections, but consider that
there is some merit in setting out our views on the adequacy of the overall approach,
particularly as it relates to the justification for Green Belt alterations. Our attention was
drawn to the review carried out by Arup on behalf of the Regional Assembly of the
urban extension evidence base. We note that the review did identify gaps in the
evidence base for particular JSAs, but that it concluded that the evidence base available
was sufficient to allow credible decisions to be made. We are content therefore that the
Areas of Search process was reasonably sound and that the consequential Green Belt
Alterations can be supported.

4.0.35

A number of participants quoted from paragraph 2.12 of PPG2 which states ‘When
planning authorities prepare new or revised structure plans and local plans, any
proposals affecting Green Belts should be related to a time scale which is longer than
that adopted for other aspects of the plan’. Our attention was also drawn to paragraph
2.8 of PPG2 which states that ‘If boundaries are drawn excessively tightly around builtup areas it may not be possible to maintain the degree of permanence that Green Belts
should have’. We also observe that the Buchanan report notes that the reviews of the
Green Belts will probably not be able to provide for the period beyond the time-horizon
of the draft RSS. GOSW emphasised that PPG2 was drafted in the era of structure
planning with shorter time periods than that proposed for the draft RSS. We accept that
planning will at some point in time have to deal with the post 2026 period. In the
absence of reliable evidence of demand it is difficult to see how a judgement could be
made now on the scale of any further release to achieve the degree of permanence
desired. We accept the point made by some participants that the master planning of the
search areas may identify sustainable and sensible opportunities to extend the capacity
of some of the search areas. We conclude that there is no justification for any formal
allowance for ‘permanence’, but that opportunities should be taken for sustainable and
sensible additions to the capacity of the Areas of Search.

4.0.36

The Green Belts within the region have been designated for particular purposes.
Paragraph 4.2.5 of the draft RSS indicates that the Bath & Bristol Green Belt is to
prevent the coalescence of settlements principally Bristol, Bath and Weston-super-
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Mare. Paragraph 4.2.34 indicates that the Green Belt for the Gloucester and
Cheltenham area is to prevent coalescence between Gloucester and Cheltenham and
also between Cheltenham and Bishops Cleeve. The purpose of the South East Dorset
Green Belt is described in paragraph 4.3.3 as the prevention of coalescence and urban
sprawl. We have considered the proposed Green Belt exclusions, including our
additional proposals, against these intentions. We conclude that the proposals do not
threaten the main purposes of the Green Belts within the region.
4.0.37

The draft RSS also proposes extensions to two of the Green Belts, but it was put to us
that the proposals are not supported by any evidence that the extensions are needed as
opposed to the more general policies dealing with development in the countryside. We
visited the areas concerned as part of the Panel Tours and did not observe any particular
evidence of urban sprawl. We note in this context that paragraph 2.14 of PPG2
indicates that where a local planning authority proposes to establish a new Green Belt, it
should demonstrate why normal planning and development control policies would not
be adequate. The draft RSS provides no justification for these extensions, but during
the EiP discussions the Regional Assembly indicated that the extensions were justified
on the basis that they would make the sub-regions concerned more sustainable. No
evidence was led to demonstrate that major changes of circumstances had arisen which
would justify the extensions. We were left with the impression that the extensions had
been brought forward to counterbalance the loss of the Areas of Search. While the subregional sections will deal with the details of the extensions, we conclude that the
extensions to the Green Belts have not been justified in principle.

Rates of Development
4.0.38

We acknowledge that the rates of development implied by our proposals are higher than
average rates of development in the past. We note however that many parts of the
region have been able to achieve significantly higher levels over short periods. We
assume that these higher rates may have been linked to surges in land availability and
that the increased land release, initiated by the RSS, will similarly enable higher levels
of development.

4.0.39

We raised the issue of the ability of the house-building industry to respond to higher
rates of development. We did this because of the response of certain development
interests that ‘the market could not absorb’ further development in certain areas. We
were assured by a wide range of development industry representatives that the industry
could respond if the planning system provided the confidence that the land supply
would be made available timeously.

4.0.40

We are aware of the Growth Point approach being implemented by the Government to
support local authorities willing to accommodate higher levels of development. A
number of authorities within the region have already been designated as “Growth
Points” and we believe that this will have the intended effect of bringing land forward
for development. Our attention was drawn to the proposed South West Regional
Infrastructure Fund to forward fund development infrastructure and we consider that
such initiatives will also facilitate higher rates of development.

4.0.41

We have concluded earlier that there is a need to bring forward as soon as possible Area
Action Plans and Master Plans to ensure the delivery of the required level of provision.

57

Overview: Housing Market Areas Sub-Regional Strategies

Our recommendation concerning Development Policy J should assist on this matter.
We conclude therefore that the rate of development we have proposed is achievable.
Infrastructure
4.0.42

We appreciate the concern expressed that development will proceed without adequate
facilities, but we question the ability of the RSS to become involved in the detail of
such provision. In our view it would be inappropriate for the RSS to attempt to set or
guarantee specific levels of community facilities. In our view this is a matter for the
LDF process if not the Development Control process. We are of the opinion that the
draft RSS should concentrate on those elements of infrastructure required for the
delivery of the strategy. For example Exeter must expand east across the M5 Motorway
and therefore additional links across the M5 are critical to the strategy whereas the
provision of local services in the new community of Cranbrook is a matter for the LDF.
This approach has been adopted in the later sub-regional sections.

4.0.43

Paragraph 3.1 of PPS11 indicates that ‘in preparing the draft revision to a RSS, the RPB
should demonstrate how it is intended that the spatial strategy will be implemented’ and
paragraph 3.2 confirms that an agreed implementation plan is necessary. Paragraph 3.2
indicates that the implementation plan should be incorporated within the draft revision
to the RSS or produced as a separate document. It is indicated that when a separate
Implementation Plan is prepared the plan should be cross-referenced in the draft
revision to the RSS and should be submitted with that revision to the Secretary of State.
The Regional Assembly have confirmed that the Implementation Plan is a separate
document and our attention was drawn to the lists of key infrastructure for the JSA
areas within the text of the draft RSS, which are also reflected in the Implementation
Plan. We assume that these lists are the cross-references required by PPS11. The
Regional Assembly emphasised that the Implementation Plan will be a living document
that can respond rapidly to changes.

4.0.44

The information available to us does not allow a rigorous assessment of the lists of
infrastructure and therefore we have not attempted to make a judgement on the
individual components of each list. We have simply carried the lists over into our
recommendations on the basis that they will be reassessed through continuing work on
the Implementation Plan. In particular, we consider that it would be appropriate to
distinguish between those elements of infrastructure that commercial service providers
may be expected to fund from revenue income and normal capital investment in the
growth of their businesses (such as certain facilities requisite for economic growth at
ports and airports), and those which will need to be funded from the public purse. Our
Report identifies some examples of where such distinction could be made. We have
tried to ensure that the lists include those elements, which were drawn to our attention,
and that are critical to the achievement of the strategy. Where such elements are not
included in the Implementation Plan we have recommended that they should be
included and that the relevant list should be amended.

Green Infrastructure
4.0.45
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We raised the question of Green Infrastructure at most of the sub-regional discussions
in order to reflect representations on the importance of Policy GI1. We were
disappointed that those participants who might have been expected to bring forward
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views on strategic green infrastructure were apparently more concerned with how the
“green lobby” could get a share of the Section 106 money related to the urban
extensions. We agree with GOSW that ‘if Policy GI1 is to have regional and subregional value, it should go further in identifying significant assets that should be
protected, enhanced or developed’. We are convinced from the evidence put to us and
our Panel Tours that there are strategic cross-boundary dimensions to green
infrastructure that would benefit from the approach suggested by GOSW and
recommend that consideration of this matter be given in a later revision of the RSS.
Recommendation 4.0.3
•

The next review of the RSS should include the identification of strategic green infrastructure
which should be protected, enhanced or developed.

4.0.46

An important example of Green Infrastructure is dealt with in Chapter 4.7. The Stour
Valley Country Park Concept Plan was put forward as a means of meeting conurbationwide recreational needs and as a means of mitigating the impact of development on the
N2K Sites. The role of this proposal in South East Dorset is dealt with later in this
Report, but we are of the opinion that it provides a useful example of the contribution
that strategic Green Infrastructure can make to the quality of life in major built-up areas.
As a result we recommend that Policy GI1 should be modified.

Recommendation 4.0.4
•

Modify Policy GI1 with the words as indicated in Appendix C.
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4/1 West of England HMA Sub-Regional Strategy
Matter 4; 4/1
Policies SR2, SR3, SR4, SR5, SR6, SR23 (Trowbridge)
Introduction
4.1.1

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub regional strategy, particularly with regard to
the West of England.

4.1.2

Bristol, with a population of 551,000 is the largest urban area in the South West. It
forms part of a complex city region, which includes Bath with a population of 90,000
and Weston-super-Mare with a population of 80,000. The city region includes a wide
range of planning issues, including the need for urban regeneration within Bristol and
the special requirements of the World Heritage Site at Bath. The resolution of these
issues will not only be important for the quality of life within the city region, but will
have implications for the rest of the wider region. Investment in critical transport
infrastructure for the city region will have important implications for the delivery of
other aspects of the draft RSS, including redressing long-term imbalances in prosperity
and improving connectivity of the peninsula.

4.1.3

Bristol and the West of England is recognised in The Way Ahead as one of a number of
sub regions in the South West whose continued growth is fundamental to the region’s
sustainable growth and the West of England Partnership is designated as a New Growth
Point.

Issues
4.1.4

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Green Belt;
Infrastructure.

The Sub-Regional Approach
4.1.5

As Map 4.2 in the draft RSS demonstrates, the West of England HMA does not just
include the areas of the four unitary authorities that make up the West of England
Partnership. It was clear to us that while Bath is an important part of the Greater Bristol
city region it has strong linkages both east and south into West Wiltshire and Mendip
districts. The residents of these areas look to both Bristol and Bath for higher-level
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services and for employment. Some participants noted that past planning policies,
which supported dispersal, had generated unsustainable patterns of commuting. It was
also suggested that shortages of housing in the centre of the city region had encouraged
house buyers to consider more peripheral locations.
4.1.6

We are aware that the West of England Partnership questions the concept of the West of
England HMA and doubts the benefits of including Mendip and West Wiltshire. We
note that paragraph 4.2.16 acknowledges in relation to Bath that ‘many people currently
commute to lower-cost housing locations’ and refers to the city ‘relying on a more
dispersed provision in settlements beyond the Green Belt including places in Mendip
and West Wiltshire’. In our view these peripheral areas are part of the city region and
the planning policies in the draft RSS need to address the whole city region and have to
consider these relationships and set out the role of each part of the wider Bristol city
region more clearly.

4.1.7

We consider that Policy SR2 does not adequately reflect our above findings. We note
for example that the District Councils of West Wiltshire and Mendip are not mentioned.
It was pointed out at the EiP that there is a need for cross-border working on the
question of rail services between West Wiltshire and the remainder of the city region
and clearly consideration has to be given to the linkages from the Policy B and C
settlements to the higher order services in the heart of the city region. We recommend
that Policy SR2 should be deleted and replaced with a new Policy SR1.1.

Recommendation 4.1.1
•

Delete Policy SR2 in the draft RSS and replace with new Policy SR1.1 with wording as
indicated in Appendix C.

Role and Function
The core city
4.1.8
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Chapter 3 reflects the wider regional role played by the Bristol Urban Area. Within the
HMA it is appropriate to ensure that Bristol maintains its role as a ‘Core City’ and
remains the economic hub of the South West. We note that the vision set out by the
West of England Partnership seeks to make the Bristol sub-region one of Europe’s
fastest growing and most prosperous sub-regions. Bristol City is the focal point of the
sub-region’s transport network and will have to play a critical role in achieving this
vision. A key priority for Bristol will be to maintain and improve the attractiveness of
the urban area as a place in which people wish to live, work, visit and invest. It was put
to us that the growth on the north fringe of the city had diverted investment away from
the more sustainable central areas. In our view the draft RSS should ensure confidence
in the centre of the city region as the most appropriate location for the growth of higher
order facilities and services such as ‘the cultural attractions that are the envy of
competitor city regions’ as referred to in the vision set out by the West of England
Partnership.
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Strategic Regeneration
4.1.9

Bristol City Council advocated the need to give priority to the regeneration of the
existing urban area. Our Panel Tours allowed us to confirm that continued regeneration
of the older urban areas will be required within the core city. Many representations
were made on the need to revitalise the south Bristol area and highlighted the problems
of deprivation in the area. Other participants referred to the need to re-balance the city
in view of the growth that has already taken place in the northern fringe. We were
informed by Bristol City Council that, with regard to regeneration in South Bristol, a
programme board has been established comprising key funding partners: Bristol City
Council, English Partnerships and SWRDA. It was indicated that the current
arrangements may lead to the establishment of a formal CDC, URC or UDC. During
the period of the EiP we became aware that commitments had been made for the
development of a new hospital in the area as part of the regeneration process.

4.1.10

The City Council sought modifications to Policy SR4, which would introduce the
concept of prioritising regeneration in relation to the proposed urban extensions. As
noted above we believe that brownfield and greenfield opportunities should be regarded
as complementary rather than competitive and that both are required. We agree with the
City Council that further efforts are required to achieve regeneration within the city as
part of the efforts to make the city a more desirable place to live and work in. We also
believe that the process should seek to maximise the contribution regeneration can make
to the provision of new dwellings within the city.
Suburban Developments

4.1.11

The suggested modification to Policy SR4 by Bristol City Council referred to the
provision of urban extensions planned as balanced and sustainable communities. We
agree that this will require the provision of employment and commercial developments
as well as local services. It is clear from the material provided to us that there are
ambitions to include significant commercial and business development in some of these
urban extensions. It was put to us that such developments could contribute to
improving the overall quality of life in south Bristol. It is important however that the
draft RSS ensures that these developments complement the function of the city centre
and do not threaten the major regeneration initiative.

4.1.12

Paragraph 4.2.11 of the draft RSS refers to investigating opportunities for
redevelopment in the Cribbs Causeway retail area on the north-west edge of the urban
area as a means to enhance its role as a centre for local communities in the light of
planned development. This statement is not reflected in any of the draft RSS policies,
but a number of participants clearly regarded it as an indication of planning intent. We
heard evidence that the area had become the focus of bus services but that it still lacked
some of the attributes of a town centre. It was clarified by the Regional Assembly that
it was not the intent to promote the retail centre as a ‘town centre’ in PPS6 terms, but
that paragraph 4.2.11 was dealing with further development as a centre for the local
community.

4.1.13

The scale of redevelopment opportunity at the Cribbs Causeway retail area was
discussed at the EiP and we conclude that there are substantial potential opportunities
ranging from the redevelopment of retail “sheds” adjoining the mall complex to the
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intensification of the ground level car parking areas associated with the mall itself. We
are aware from the evidence provided and from visits by Panel members that the mall
itself is a major retail complex with a wide catchment area and that it is supplemented
by retail discount stores and supermarket facilities. In our view the scale of retailing at
Cribbs Causeway is more than adequate to meet the needs of the north west of the city.
We are of the opinion that consideration should be given to utilising the additional
commercial demand generated by the new housing to establish a more even distribution
of suburban retailing centres around the city and thereby reduce the need to travel.
Other SSCTs
4.1.14

Bath functions as an international cultural and tourist centre and a growing centre for
further education. No evidence was led as to the future requirements of those sectors.
The strong economic growth associated with these functions also allows the city to act
as a focal point in the sub-regional labour market and as a centre for the provision of
services to a wide catchment area. The ability of the city to respond to the pressures
generated by these functions and diversify the local economy is constrained by its
designation as a World Heritage Site and its topography. Significant urban renewal
opportunities have been identified and expansion of the University has been accepted,
but there is a need for the draft RSS to confirm the role of the city.

4.1.15

Weston-super-Mare has undergone major changes through the loss of industries and the
restructuring of the tourism sector. As a result it has developed a dormitory relationship
with the core of the city region generating problems for the M5 Motorway. Initiatives
to regenerate the town centre and increase the concentration of employment
opportunities at Weston-super-Mare are under way. A concerted effort by the Local
Authority and investment by the RDA is laying the foundations to strengthen the
economic base of the town. It was put to us that the strategy should be to ensure that a
balance is struck between housing and employment growth in order to achieve a higher
level of self-containment within the sub-region.

4.1.16

The development interests associated with the major development areas in Westonsuper-Mare stressed that the viability of the economic projects including the town centre
regeneration was linked to the housing development. It was claimed that a too stringent
approach could jeopardise the overall recovery of the town. It was also pointed out at
the EiP that Weston-super-Mare offers an attractive residential environment to people
working in the core of the region. We were advised that the turnover in the existing
stock would continue to allow such preferences to be expressed and that self
containment may be difficult to achieve through the phasing proposed. As noted
earlier, we do not believe that self containment is a practical objective but we are of the
opinion that the role of the town as the major population centre in the south of the HMA
will be reinforced by the integrated delivery of the development package.

4.1.17

Trowbridge is a sub-regionally significant employment, administrative and service
centre. The town has strong functional links with Bradford-on-Avon, Frome,
Melksham, Warminster and Westbury. Much potential exists for town centre expansion
at Trowbridge and this should be managed through the Transforming Trowbridge
initiative.
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The Remainder of the HMA
4.1.18

It was put to us that the accommodation of housing demand related to economic growth
in the major urban areas in the smaller towns and villages in the more peripheral parts
of the HMA would be contrary to Policies SD1-4. The RDA highlighted regeneration
opportunities at Norton Radstock to the south of Bath as a justification for additional
residential allocations. In our view the role of the settlements in these peripheral parts
of the HMA must be as the focal points of local growth and that priority should be
given in directing that growth to the regeneration opportunities.

4.1.19

In our view our conclusions in the paragraphs above should be expressed in policy
terms in a new Policy SR1.2.

Recommendation 4.1.2
•

Insert new Policy SR1.2 with wording as indicated in Appendix C.

Economic Activity
4.1.20

Although the employment growth forecasts used in the draft RSS are based on Travel to
Work Areas (TTWA) the Regional Assembly subsequently provided projections by
HMA. In the case of the West of England HMA these projections suggest a growth in
employment of 110,800 at the overall regional GVA growth rate of 2.8% and 137,200
at the 3.2% growth rate. This implies a growth in employment within the HMA of
between 15.13% and 18.74%. The forecasts also indicate a significant shift in the
balance of employment with the main growth arising in the service sector and a
contraction in the manufacturing sector.
Bristol City

4.1.21

The Bristol area contains 7.7% of the region’s population and contributes approximately
12% of the regional GVA. The draft RSS indicates that growth forecasts for the Bristol
TTWA suggest an increase in employment of between 73,900 and 91,800 jobs. It must
be assumed from the HMA figures that most of this growth will arise in the service
sector of the economy. In the past a significant proportion of the growth in this sector
of the wider city’s economy arose in the north fringe of Greater Bristol, which is not the
most sustainable location. The city centre is clearly the most sustainable location for
employment growth and therefore there is a need for the planning of the city centre to
make provision for substantial growth. We were encouraged to identify a growth area
adjoining the city centre by SWRDA and others, but we consider that this is a matter for
the LDF process.

4.1.22

It was put to us that the growth of employment in the north fringe of the wider city had
unbalanced the conurbation in terms of employment opportunity and was generating
unsustainable commuting patterns. It would not be practical for the city centre to seek
to accommodate the entire service sector growth given the varied nature of that sector.
As accepted above it is also desirable that the urban extensions should be planned as
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balanced communities incorporating, where appropriate, employment opportunities to
encourage a reasonable degree of self-containment. The establishment of local services
such as health and education will generate some of the anticipated service sector growth
as will the provision of shopping facilities in the urban extensions. Nevertheless it can
be expected that the planning of these areas will incorporate some employment sites. It
is important that the planning of these areas does not seek to replicate the north fringe
and in the process challenge the role of the city centre.
4.1.23

Participants suggested that the urban extensions to the south of the city would not only
assist in this wider balancing of economic opportunity in the city, but would also
contribute to the regeneration of the south of the city. While we accept that the urban
extensions could play such a role we also believe that it is important that the urban
renewal initiatives within the urban areas in the south of the city should be supported.
The recent decision on the location of a new hospital within the area demonstrates the
ability of wider public sector investment to support the regeneration process and rebuild
confidence in the future of the area. Given the scale of employment growth projected,
we do not consider that it is necessary to impose any sequential priority on behalf of the
urban renewal process. Nevertheless we are of the opinion that the employment
proposals in the master-plans for the adjoining urban extensions should be considered in
the light of the urban renewal proposals to ensure integration.
Bath

4.1.24

The Bath TTWA employment projections suggest a growth in employment of about
16,000 to 20,200 jobs. The draft RSS indicates that the key sectors of professional and
business services, retail and tourism will provide the majority of new jobs, but also
refers to an ambition to diversify the local economy including the development of links
with the University. The Regional Assembly anticipate that many of the new jobs will
be provided on previously developed land and buildings arising from the redevelopment
of city centre and off-centre sites. SWRDA supported the view that Bath is seen as a
desirable business location, but suggested that this role is constrained by a lack of
available employment land and sought an increase in supply.

4.1.25

Bath and North East Somerset Council (BANES) indicated in its Statement to the EiP
that urban capacity work suggests that around 8,500 jobs can be accommodated within
Bath. While BANES claims that this is nearly equivalent to trend based job growth, it
is significantly less than the draft RSS projections. The Council acknowledge in
paragraph 8 of its Statement that the provision of an urban extension to Bath would help
to ensure that economic growth could be achieved, but the urban extension
environmental capacity appraisal that it submitted indicates that there is no capacity for
such an extension on the edge of Bath.

4.1.26

BANES contends that the draft RSS fails to demonstrate a satisfactory response to the
international importance and value of Bath and its surroundings. The Council cautions
that the strategy for the city risks UNESCO considering the removal of the World
Heritage Site (WHS) designation. We note that the environmental capacity appraisal
referred to above suggests that developments on the southern edge of the city would
extend the city by a significant degree out of the landscape hollow in which the World
Heritage Site currently sits and would have a very significant detrimental impact on the
character of the edge of the World Heritage Site. We note from the Statement on Matter
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4/1 by the Regional Assembly that a study was carried out by BANES to consider how
WHS status could impact on future development.
4.1.27

The Regional Assembly point out that the location identified by the study as having
least impact on WHS status lies against the urban edge adjoining Twerton on the south
side of the city. We examined this edge during our Panel Tours and note that the
development of Bath has already extended out of the original hollow and much of the
current edge of the city comprises fairly ordinary suburban development. In our view
the critical area in terms of the WHS designation is the compact city set in the hollow in
the hills. This area cannot be seen from the southern edge of the city and the southern
edge cannot be seen from within the hollow in the hills. We agree with the Regional
Assembly when it states in paragraph D8 of its Statement that it is inappropriate that all
locations are ruled out and consider that there is some scope for development that would
not threaten the special character of the city. Bath is a living city and needs to be
planned accordingly. We conclude that consideration should be given to the provision
of employment land on the southern edge of Bath.
Weston-super-Mare

4.1.28

Weston-super-Mare has experienced significant re-structuring of its economic base.
Our attention was drawn to the acquisition of Royal Air Force Locking by SWRDA and
the emerging Area Action Plans by North Somerset Council (NSC) as signs of the
commitments to the economic-led regeneration of the town. We were advised that, in
addition to the development of the major economic sites, initiatives are addressing the
regeneration of the seafront and the town centre. Paragraph A9 of the Regional
Assembly Statement on Matter 4/1 indicates that it may be necessary for some initial
housing to ‘pump prime’ the employment and regeneration initiatives and this was reiterated by the development interests involved in the major housing and employment
projects in the town. The same paragraph states that the delivery of housing should be
closely linked to the delivery of increased employment activity.

4.1.29

We have no doubt that further economic regeneration initiatives are justified in Weston,
but note that while Policy SR6 in the draft RSS allocates 8,500 – 10,000 jobs to Weston
SWRDA advocate that it should be expressed as a minimum of 10,000 jobs. NSC
highlights the fact that using the latest population/workforce projections it is estimated
that the 10,000 job figure would allow the current imbalance in the town to be reduced.
It also points out that using the ratio of homes to jobs within the West of England as
allocated in the draft RSS some 15,650 jobs could be required. Given the uncertainties
we note the general acceptance of the need to phase the residential development and
will consider it later in this chapter.

4.1.30

SWRDA pointed out that a business survey had found that Weston-super-Mare is highly
rated as a location by its existing businesses and noted that this was more pronounced
than for any of the other strategic centres in the sub-region. However the Agency did
draw our attention to the fact that this perception is not shared by businesses currently
outside of the town. Our Panel Tours along the M5 Motorway allowed us to observe
the significant amount of employment development at nearby locations on the
motorway. Given the relationship to the motorway and the availability of mainline
trains we consider that the attraction of 10,000 jobs is feasible. We therefore purpose
that the job target should be set at 10,000 jobs.
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Trowbridge
4.1.31

It is expected that the Trowbridge TTWA will create between 9,400 jobs and 11,700
jobs over the plan period. The TTWA covers the wider network of smaller towns that
are functionally linked to Trowbridge. The public transport linkages with other centres
provides Trowbridge with the opportunity to grow as a sub-regionally important service
centre.
Bristol Port

4.1.32

SWRDA pointed out that Bristol Port is of both regional and national significance. We
were advised that the port forms part of the strategic infrastructure of the South West
region and plays a particularly important role within the economy of the Bristol city
region. The Agency expressed concern that the land released from the Green Belt by
Policy SR3 does not adequately reflect the needs of the port and argued that the Policy
should be amended to establish a more positive framework for the future development
of the Port.

4.1.33

We are aware that this proposal by the Agency relates to land to the west of the Royal
Portbury Dock, which is in the ownership of the Bristol Port Company and that the land
in question had been the subject of detailed consideration during the North Somerset
Replacement Local Plan Inquiry. The draft RSS reflects the finding of the Inspector at
that Inquiry and we do not consider that the evidence before us can be regarded as
raising significantly different circumstances from that already considered. We note that
the Port Authority considers that the land released to meet the needs of Royal Portbury
is not as effective, but we conclude that it will allow scope for further development
associated with the dock. The next longer term development of the port will occur on
the north side of the River Avon and therefore we conclude that further decisions on the
longer-term land needs of the Port require that wider context and should be a subject of
the next RSS review. We will deal with the Green Belt implications of this matter later
in this part of the Report and the future of the port is dealt with as part of our
consideration of transport issues in Chapter 5.
Severnside

4.1.34

SWRDA sought clarification on the role of the Avonmouth/Severnside area. The
Agency pointed out that the area already performs an important role in terms of the
manufacturing and distribution services and noted the juxtaposition of the port as
another factor. GOSW also indicated that the draft RSS should clarify the proposed
role for this area. The only reference in the draft RSS to this area is in paragraph 4.2.13
which states that ‘coastal defences are expected to be necessary to enable the economic
potential of Avonmouth and Severnside to be realised’.

4.1.35

The Environment Agency explained that the area was at risk from tidal flooding and
climate change would exacerbate the situation. It was also pointed out that that the
existing flood defences fell below the standard required by PPS25. The Highways
Agency indicated that the development of the area would pose problems for the
adjoining motorway network, but other participants pointed to the proximity of the port
and the rail connections to the area. A number of participants drew our attention to the
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existence of planning permissions for the development of 700 ha. and claimed that the
only sensible alternative to incremental development of those planning consents was to
look at the area comprehensively.
4.1.36

The area falls into both Bristol City and South Gloucestershire and the West of England
Strategic Authorities indicated that the area is an important strategic location. It was
accepted that the area should be the subject of long term planning. The Regional
Assembly suggested that the solution should be an Area Action Plan approach and that
this should be identified as a priority in the draft RSS. We conclude that the draft RSS
should be modified to identify the need for a Joint Area Action Plan for the area.

Recommendation 4.1.3
•

Policy SR1.1 should be extended to require the preparation of a Joint Area Action Plan for the
Avonmouth and Severnside area.
Remainder of the Region

4.1.37

In the remainder of the sub-region, there are a range of market towns with varying
degrees of accessibility, facility provision and economic base. As noted in Chapter 3
the draft RSS accepts that such settlements will continue to experience a certain level of
economic growth, but it leaves the specification of provision to the LDF process.
Mention was made at the EiP and in the evidence submitted to the opportunities at
Norton Radstock in relation to the needs of Bath. In our view the formal dispersal of
provision from Bath would run counter to the principles set out in Policies SD1-4 and
the regeneration of the small towns in the hinterland of the city region should be based
on local growth.

4.1.38

We recommend that an additional new Policy SR1.3 be added to deal with the
economic development issues in the city region.

Recommendation 4.1.4
•

Insert new Policy SR1.3 with the wording as indicated in Appendix C.

Housing Provision
Strategic Assessment
4.1.39

As noted earlier we have concluded that the 2003-based DCLG projection should be the
main basis for our considerations. Appendix A (ii) sets out a comparison between the
draft RSS level of dwelling provision for the District Council areas within the HMA and
that implied by the 2003-based household projection. The comparison demonstrates the
overall scale of the HMA shortfall as 16,155 dwellings. This deficiency is largely due
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to the refusal of the Regional Assembly to recognise and plan for the consequences of
the new household formation rates.
4.1.40

We note that a deficiency is identified in South Gloucestershire despite the location of a
number of the proposed urban extensions in that area. We presume that this is due in
part to the fact that the 2003 projections reflect strong past inward migration to this part
of the city region as well as the effect of the additional household formation. The
deficiencies in West Wiltshire and Mendip can also be explained in part by the
extrapolation of past dispersal from the Bristol area and Bath. Nevertheless, the new
household formation rates also apply to these areas and are part of the explanation.

4.1.41

We conclude from this assessment that further provision is required within the HMA to
meet the deficiency. We are of the opinion that recognition needs to be given to the
impact of additional households in West Wiltshire and Mendip on the basis of meeting
housing needs where they arise. As noted in paragraph 4.0.10 we have allowed an
increase of 15% of the draft RSS level of provision to meet this additional demand.
This additional provision does not eliminate the deficiency and we conclude that the
balance of the deficiency should be reallocated towards the SSCT areas in order to
reflect the main strategic thrust of the draft RSS.
Urban Renewal

4.1.42

Many participants argued for a greater emphasis on brownfield opportunities within the
urban areas. At the EiP we sought to ensure that adequate recognition had been given
to such opportunities. Taking into consideration all the evidence submitted and the
discussions at the EiP we are generally satisfied that the draft RSS reflects the capacity
available within the urban areas. The evidence suggested a few areas where further
capacity might be identified.

4.1.43

Some of the development industry representatives argued that there was further scope
for brownfield development within Bristol City due to the on-going rationalisation of
activities in that area. In addition to the continuing search for institutional efficiencies,
we note that the employment forecasts indicate a contraction of industry. On this basis
we accept the estimate by Barton Willmore that the capacity of the Bristol City area
should be increased by 2,000 dwellings.

4.1.44

Our attention was drawn to the South Bristol Regeneration Initiative. We sought to
identify the housing implications of this initiative, but could not establish this from the
evidence available. We understand from the discussions at the EiP that decisions have
not yet been made. We conclude that the additional capacity proposed above represents
the best estimate of the urban area capacity.

4.1.45

Evidence was put to us prior to the EiP that there was additional capacity in the Filton
area of South Gloucestershire District Council. At the EiP discussions it was
established that several significant areas of vacant/under-utilised land within the urban
area had not been included as part of the urban area capacity for South Gloucestershire.
It was agreed with South Gloucestershire Council that the land could be considered for
housing development. The total capacity of the areas was estimated to be 2,500
dwellings. We are of the opinion therefore that the capacity of the District area should
be increased by that amount.
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4.1.46

It was put to us in relation to Bath that there was further scope within the urban area. It
was suggested that more effective use of vacant upper floors could provide additional
accommodation. We note that the urban capacity of Bath has been the subject of
several studies and conclude that without more substantive evidence we should not
increase the estimated capacity of the city. We also established that there was some
doubt over the availability of M.O.D. sites that were discussed.
Bath

4.1.47

The draft RSS proposes an Urban Extension to the south-east of Bath. Despite the fact
that BANES contributed to and presumably agreed to the 4/4 Joint Strategy Area
submission to the Regional Assembly, we heard evidence from the BANES
representative that the authority had carried out a further evaluation of the proposal,
which was no longer supported. It was claimed that the new evaluation showed that the
proposed urban extension conflicted with landscape and environmental factors and in
particular could threaten the designation of Bath as a World Heritage Site. Other
participants argued that it was possible to achieve development that would reflect the
environmental limitations.

4.1.48

The discussions at the EiP focussed on the issue prompted by the Regional Assembly in
paragraph D8 of the EiP Statement. We considered to what extent it was appropriate
that all potential locations for further development at Bath should be ruled out,
particularly in view of the fact that the best available evidence suggested that economic
growth can be expected to continue. Our attention was drawn to an approach developed
for the Saltaire World Heritage Site to evaluate the scope for further development in the
vicinity, and we conclude that the approach may be suitable for local planning, but is
much less relevant to the strategic issues raised at a city scale at Bath. As noted above
in the section dealing with economic development, we are not convinced that
development on the southern edge of the city adjoining normal suburban development
threatens the integrity of the historic, high density city within the hollow in the hills.
The location cannot be seen from within the hollow and the core of the city cannot be
seen from the southern edge of the city. In our view it should not therefore threaten the
World Heritage Site designation.

4.1.49

It was also suggested that the question of housing provision at Bath should be the
subject of a subsequent “mini” review. In our view it is difficult to see what further
evidence would be available for such a review after the extensive work that had already
been carried out for the review of the draft RSS and the EiP. We are also of the opinion
that it would not be practical to divorce decisions on Bath from the rest of the HMA
provision. As noted before, the life of the region will not end in 2026 and given the
attractiveness of Bath the growth issue will face the next RSS review. It is essential that
by that time any further clarification of urban capacity should be available to allow an
assessment of the appropriate response. In the meantime we do not regard the
consideration of an urban extension as a ‘quick fix’ solution, but rather as part of the
on-going evolution of the city and its environs.

4.1.50

During the discussions it was suggested by the BANES representative that the Area of
Search should be widened to include land to the west of Bath, which had not been
considered as available during the JSA work. It was also suggested by English Heritage
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that the special circumstances at Bath may justify a reconsideration of the AONB
boundary as well as the Green Belt boundary. Other participants drew our attention to a
location on the southern edge of the city which lies within the AONB and suggested
that it should be included in the area of search. This proposal generated a considerable
reaction from neighbouring residents, but a Panel Tour visit found that the location
concerned did not give the impression of being part of an Area of Outstanding Natural
Beauty and was distinctly separate both physically and visually from the adjoining parts
of the AONB. We do not wish to become involved in a local planning matter but we
believe that, in the particular circumstances at Bath, the boundary of the AONB in areas
such as this must not be regarded as inviolable. A suggestion was made that the area of
search should be widened to take into consideration the whole environs of the city, but
that in our opinion would negate the JSA work that clearly pointed to the south side of
the city as the most acceptable. We conclude therefore that the area of search should be
widened to include the location to the west and the location within the AONB to the
east of the existing area of search.
4.1.51

We have already concluded that there is a need for additional employment land and the
draft RSS indicates a requirement for 1,500 dwellings. It is clear from our strategic
assessment of demand against the draft RSS provision that there is a need for additional
provision around the SSCTs. In those circumstances we conclude that provision for
1,500 dwellings should be sought within the widened area of search.
Weston-super-Mare

4.1.52

As noted above, concerns were expressed about the need to ensure a linkage between
housing provision and employment growth. GOSW made the point that Weston-superMare is a large town similar in size to Bath and as a result there should be opportunities
for greater self-containment. GOSW also stressed that starting with the existing
imbalance and just synchronising jobs and housing provision will not improve the
situation and welcomed the Inspector’s recommendations for the Replacement Local
Plan. It was suggested that this approach should be extended beyond 2011. The
Highways Agency (HA) also expressed concern over the highway implications of a
continuing lack of self-containment.

4.1.53

We have already supported the provision of 10,000 jobs within the TTWA as a response
to the economic re-structuring the town has experienced. We have also noted the
linkage between the employment provision and regeneration initiatives and the housing
proposals and accept that some level of housing provision will have to be made to
support the other measures. SWRDA highlighted the contribution the development
proposals could make to the alleviation of flooding and transport problems and
indicated that an entirely employment led approach would create a funding problem.

4.1.54

North Somerset Council drew our attention to the approach already in place in the Local
Plan process. It was explained that the Local Plan was based on a 2011 time-horizon
and was using five year phases to programme development. Pegasus supported the
extension of this five year phasing approach to the remainder of the draft RSS period up
to 2026 and highlighted the need to avoid shorter phases due to the normal variations in
the development process. North Somerset Council indicated that it would intend to
extend the existing approach of creating mixed-use projects with employment linked to
housing provision to the larger employment sites. The Inspector’s final report on the
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North Somerset Replacement Local Plan illustrates the detailed consideration that has
already been given to an appropriate policy framework.
4.1.55

We support the extension of the approach developed for the Replacement Local Plan to
the remainder of the plan period as a contribution to achieving a more balanced
community. Given the scale of the town and the opportunities available through the
turnover of the existing stock we believe that it would be wrong to assume that the
employment led approach to the new development will transform the level of selfcontainment. In our view the planning of infrastructure should allow for a significant
level of inter-action with the Greater Bristol area. This conclusion would support some
modification of the motorway junction on safety grounds and improvements to the
public transport links to Bristol.

4.1.56

We accept the view expressed by the Regional Assembly that the draft RSS as a
strategic document should not aspire to the detail of the local plan policies and support
the suggestion that the draft RSS policy provides an adequate framework for the LDF
process.
Trowbridge

4.1.57

The strategic assessment set out in Appendix A (ii) shows a deficiency of over 8,000
dwellings between the draft RSS allocation for West Wiltshire and the dwelling
requirement implied by the DCLG 2003-based projections. The allowance for
additional household formation in the remainder of the district does not bridge the gap.
While we accept that the projections do reflect past dispersal from the larger urban areas
we are of the opinion that further provision should be made at Trowbridge. As the town
is designated as a SSCT we propose an additional 1,000 dwellings to fully reflect the
impact of the additional household formation i.e. about 20%. We note the proximity of
the Green Belt and more highly sensitive environmental areas to the north-west, but we
are content that capacity exists to the east of the town.
Urban Extensions

4.1.58

As noted in paragraph 4.0.28 we conclude that the draft RSS proposals for urban
extensions are soundly based. As a result the strategic assessment has taken the
dwelling implications of the proposed urban extensions within the HMA into account.
While we accept that there may be scope within the designated search areas to exceed
the draft RSS targets, we do not believe that it is wise to assume any higher output
within the plan period. It is clear from Appendix A (ii) that the additional housing
provision referred to in the previous paragraphs will not meet the HMA deficiency of
over 16,000 dwellings and that there is a need for further allocations within the HMA.

4.1.59

In seeking further locations to accommodate additional development we have placed the
emphasis on sustainable development principles. As a result we have looked for
locations that are well supported by public transport facilities and which can offer an
existing range of local services and employment opportunities. In addition we have
taken into account the available information on environmental constraints and the main
purposes of the Green Belt. We also had regard to the advice submitted by developers
and their assessment of the sustainability implications of their proposals and the impact
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of the proposals on the Natura 2000 sites. The output of our considerations was the
identification of opportunities at Yate and Keynsham.
4.1.60

The settlement of Yate has an existing population of 21,800 and adjoins Chipping
Sodbury giving a combined population of 35,000. There is a considerable range of
existing facilities in terms of education, shopping and leisure facilities and employment
opportunities. We note that 44% of Yate/Chipping Sodbury residents work within the
town. The proximity to the M4 and the links to Bristol support the views put to us that
the area would be attractive to commercial and business investors should business
development opportunities be released in conjunction with residential development in
the area. This would offer the prospect of widening the range of local employment
opportunities.

4.1.61

The settlement is also well linked to other parts of the conurbation by public transport.
The town has a bus station with a number of bus services linking the area to other parts
of the city region. There is also a rail service to Bristol and an opportunity to achieve
an upgrade to the city region rail system through the release of development. A turnback facility at Yate station would facilitate a half-hourly cross-Bristol service and
could be linked to the release of additional development. We note that further
development could generate problems on the road links to the city, M4 and M5.

4.1.62

There is no brownfield opportunity of any significance and therefore any development
would involve the loss of greenfield land. It would appear that the area to the north of
Yate and east of the railway line is mainly arable land and of low significance for
wildlife, while land to the east of Chipping Sodbury is constrained by the setting of the
AONB. We are of the view that substantial opportunity exists to accommodate
development without significant environmental impact. A number of representatives of
the development industry highlighted this area as a sustainable location. A Strategic
Sustainability Assessment was submitted as a supporting document. This document
was submitted in relation to a proposal for 2,000 dwellings and 15 ha of employment
development, but in our view there is considerably more scope for development and we
propose a total of 5,000 dwellings.

4.1.63

The area to the north of Yate does not fall within the existing Green Belt, but the draft
RSS proposes an extension of the Green Belt which would cover this area. In paragraph
4.0.30 we conclude that the proposed extensions to the Green Belt have not been
justified. We are of the opinion that development in this area could be planned as an
integrated extension of the existing community, would not result in urban sprawl and
represents an opportunity for the sustainable development of the HMA.

4.1.64

The other strong transport corridor within the HMA is the Bath to Bristol corridor
where there is access to a number of bus routes and rail services. Many participants
drew our attention to the particular need to support economic growth in the Bath TTWA
by ensuring that sufficient housing was available. As noted above Bath is relatively
constrained and so we looked at areas that might be able to meet this need in a
sustainable way. Keynsham was identified by a number of developers including Barton
Willmore in paragraph 9.3 and Appendix B of the Statement on Matter 4/1. It was put
forward as an appropriate solution as Keynsham’s location also allows development to
serve the wider needs of the conurbation.
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4.1.65

Keynsham can provide a wide range of community services for the new development
and we are confident that it would also be an attractive location for associated
employment development. In our opinion the combination of these factors make
Keynsham a sustainable location. We recognise that development at Keynsham could
be seen as threatening one of the main roles of the Green Belt in ensuring the separation
of Bristol and Bath. We believe that there is sufficient scope for development around
Keynsham to allow development to proceed without threatening the integrity of the
separation. On this basis we propose a total of 3,000 dwellings at this location.

4.1.66

We recommend that Policy SR4, Policy SR5, Policy SR6 and Policy SR23 should be
deleted and a replaced with a new Policy SR1.4 to deal with the strategic housing
allocations within the HMA. Appendix A (iii) sets out the consequences of the
conclusions in the above paragraphs by District Council area.

Recommendation 4.1.5
•

Delete Policies SR4, SR5, SR6 and SR23 in the draft RSS and replace with new Policy SR1.4
with the wording as indicated in Appendix C.

4.1.67

In order to reflect the new Policy SR1.4, the supporting text and Inset Diagram 4.1 will
require modification. We consider that our Report provides sufficient material for the
amendments to the text and therefore we propose the following recommendation.

Recommendation 4.1.6
•

The supporting text and Inset Diagram 4.1 should be amended to reflect new Policy SR1.4.

Green Belt
General extensions
4.1.68

The draft RSS proposes three major extensions of the approved Green Belt. The first
extends the boundary in South Gloucester District to the north, extending from the
Thornbury area eastwards to the Yate area. The second major extension extends the
boundary in North Somerset District to the south-west of Nailsea and the third extends
the boundary in Bath and North Somerset District to the south, to the edge of Norton
Radstock. The Regional Assembly provided a modified version of Policy SR3, which
included descriptions of the general extent of these changes. We deal with the matter of
Green Belt extensions in paragraph 4.0.30 above and conclude that the draft RSS
provides no justification for extensions. As a result the three major extensions in this
HMA are not supported and as a result Inset Diagram 4.1 will have to be modified to
delete the proposed extensions and revert to the approved Green Belt Boundary.
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Royal Portbury Dock
4.1.69

When dealing with the future requirements of Bristol Port in an earlier section of this
chapter, we noted that the Port Authority development ambitions conflicted with the
proposed Green Belt extension at Portishead. We concluded that we could find no
grounds to reverse the decision by the Inspector dealing with the North Somerset
Replacement Plan that the Green Belt should be extended between the existing dock
area and Portishead. We therefore support the extension in this location. We note that
the draft RSS also includes a proposal to exclude land to the south of Royal Portbury
Dock to provide amongst other things further scope for the activities associated with the
dock. This proposal also reflects the more detailed consideration of this area at the
North Somerset Replacement Plan Inquiry. There have been no material changes of
circumstance since the Inquiry and so we support the exclusion.

4.1.70

The amended Policy SR3 which was submitted by the Regional Assembly deals with
these changes. In our opinion the proposed amendment lacks clarity. It refers to the
need to remove land from the Green Belt, but does not specifically refer to the extension
between Portishead and the dock area. This is resolved through recommendation 4.1.7.
Bristol International Airport

4.1.71

A number of participants argued that the acceptance of the expansion of the airport was
contrary to emerging national policy and inconsistent with Policies SD 1-4. Our
attention was drawn to the fact that the Government had up-dated its view of the Air
Transport White Paper (ATWP) recently and must have taken climate change matters
into account. In our view the ATWP provides the exceptional circumstances required to
justify the alteration to the Green Belt. We accept that North Somerset have already
responded to the needs up to 2011, but the plan period goes to 2026.

4.1.72

A representation from Bristol International Airport (BIA) expressed concern that the
proposed Policy SR3 in the draft RSS fails to provide for the airport’s immediate or
long term future. It was suggested that the proposed wording of Policy SR3 would
require repeated changes to the Green Belt to conform to the ATWP requirements. An
amended version of SR3 was submitted by the Regional Assembly, which includes a
more general approach to this Green Belt issue. At the EiP discussion of the amended
policy the BIA representative maintained that a clause requiring consideration of the
need to prevent encroachment into the open countryside, unrestricted sprawl and the
setting and character of surrounding settlements would be in conflict with national
policy as expressed by the ATWP. The Regional Assembly suggested a further
alteration to the policy substituting the disputed words with the last part of paragraph
4.2.6 of the draft RSS. In our opinion the ATWP does not over-ride other planning
considerations or justify any departure from paragraph 1.7 of PPG2.
Urban Extensions

4.1.73
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We concluded earlier that we had identified the exceptional circumstances required to
justify the alteration of the Green Belt to accommodate the required urban extensions.
We also concluded that the identification of the areas of search had been conducted in a
reasonably sound manner. As a result we support the general thrust of the final
paragraph of the Regional Assembly’s submitted amendment to Policy SR3. We note
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however the reference to including land to serve development needs in the longer term.
The Regional Assembly indicated that the Areas of Search should provide the long-term
direction of growth. We have already concluded that there is no justification for any
formal allowance for such long term needs. We did accept that opportunity should be
taken for sustainable and sensible additions to the capacities of the Areas of Search.
4.1.74

We recommend that policy SR3 should be deleted and replaced by new Policy SR1.5
and re-worded to deal with Green Belt Matters.

Recommendation 4.1.7
•

Delete Policy SR3 in the draft RSS and replace with new Policy SR1.5 re-worded to deal with
Green Belt Matters as indicated in Appendix C.

4.1.75

The text of the draft RSS does not reflect the proposed amendment to new Policy
SR1.5. We consider that our report provides the necessary material. Inset Diagram 4.1
also needs to be modified to reflect the deletion of the general extensions, the widened
search area at Bath and the additional search areas at Keynsham and Yate. We propose
the following recommendation.

Recommendation 4.1.8
•

The supporting text and Inset Diagram 4.1 should be modified to reflect new Policy SR1.5.

Infrastructure
4.1.76

A list of key infrastructure is set out in paragraph 4.2.13 of the draft RSS. The list
indicates a need for substantial investment in public transport. The measures contained
in the list include those required to support the urban extensions recommended earlier in
this section such as the showcase bus routes, the strategic rapid transit network and the
improvements to the Greater Bristol Rail Network. The Greater Bristol Strategic
Transport Study indicates that these public transport measures will also reduce the
pressure on the Strategic Road Network.

4.1.77

The list includes improvements to the roads in South Bristol including the South Bristol
Ring Road. A number of participants questioned the merits of this proposal on the
grounds that it conflicts with Policies SD1 and SD4. We accept that any improvement
in road capacity of a strategic nature is likely to have the propensity to increase the level
of traffic, particularly private car traffic. The case put forward for the road is much
wider than the improvement of traffic conditions, although that is part of the case. It
was put to us that the road is also required to improve the movement of public transport
along the Bristol/Bath corridor. The road is also linked to the regeneration of South
Bristol and to the development of the two urban extensions to the south of the city. It
was pointed out that the implementation of the road would facilitate movement to the
airport, particularly the public transport connections. The Eddington Report places
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great stress on transport projects that contribute to a number of objectives and we are of
the opinion that this road proposal fits that description. On this basis we are of the
opinion that it should be retained in the list.
4.1.78

Many of the proposals in the list feature in the RFA advice to Ministers and most of the
major public transport proposals are given high priority. We therefore support the list
and the inclusion of the proposals in the separate Implementation Plan.

4.1.79

In order to inform the consideration of Section 5, Regional Approach to Transport, of
the RSS and the Implementation Plan, we recommend that the Key Infrastructure Lists
for the sub-region in the draft RSS should be combined and restructured to separately
identify the transport component.

Recommendation 4.1.9
•
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That the Key Infrastructure List for the West of England should be incorporated in the draft
RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/2 Swindon HMA Sub-Regional Strategy
Matter 4; 4/2
Policies SR7, SR8, SR9, SR22
Introduction
4.2.1

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub-regional strategy, particularly with regard to
Swindon.

4.2.2

One of the key aims of The Way Ahead is to focus on performance at selected cities and
towns. One of these is Swindon, seen as “a nationally important centre of economic
activity1”. The rationale behind that is to create a critical mass around existing
economic infrastructure, fostering smart growth that makes the best use possible of
existing economic infrastructure and drivers.

4.2.3

The Way Ahead goes on to say “Swindon is a town which has enjoyed a high level of
economic prosperity over recent years, weathering the effects of closure of the British
Rail plant and restructuring its economic base with modern manufacturing and service
activities. Swindon’s location on the edge of the Thames Valley and western
approaches to London means it is well connected with both the London and Oxford
economies. Swindon has experienced significant population growth since the mid1960s. Future plans aim to improve the town’s retail and cultural offer and provide a
base for university education. Further significant growth is possible if basic
infrastructure can be provided in step with development and potentially serious water
supply issues can be addressed”.

4.2.4

The population of Swindon now stands at about 155,000. The scale of growth proposed
in the draft RSS for Swindon by 2026 is a further 35,000 dwellings, some 35% higher
than RPG10 levels. Swindon Borough Council has strong ambitions to move Swindon
forward, realising its economic potential and advantageous links to London and the
South East. The projected growth of the HMA to 49,000 is noticeably higher than the
2003 DCLG projections of 39,365.

4.2.5

Regeneration of the town centre is taking place. That should breathe new life back into
the town’s retail, cultural and social fabric.

4.2.6

The Way Ahead does not refer to Chippenham but it is a significant town, generally
influenced in terms of retail and employment by the larger settlements of Bristol, Bath
and Swindon.

Issues
4.2.7

1

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:

The Way Ahead - Delivering Sustainable Communities in the South West, Government Office for the South West,
South West Regional Development Agency and the South West Regional Assembly, 2005, para. 3.3.
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•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.2.8

This HMA contains two SSCTs, Swindon and Chippenham and a number of small
towns such as Calne, Marlborough, Malmesbury and Devizes, to name some of them.
Cirencester, although near to Swindon, is not in the Swindon HMA (it is in Gloucester
and Cheltenham HMA). Nevertheless, it is our view that this does not materially affect
the HMA approach to the provision of housing for the Swindon HMA because
Cirencester is dealt with under the same Polices, B and C. In any event there is a
greater benefit, at the present time, in matching HMA to Local Authority boundaries.

4.2.9

Swindon’s influence stretches outside the South West region into the Vale of White
Horse and West Berkshire. There are concerns that additional development on the east
side of Swindon would generate commuting into Oxford because of the disparity in
house prices. However, our view is that this concern is not of sufficient weight to
prohibit development on the east side of Swindon.

4.2.10

The robust strategy seeks to ensure that Swindon’s economic potential is realised,
providing housing to meet future needs in a sustainable pattern of development with
crosscutting sustainability principles. The resolution of long-standing water supply and
treatment issues combined with ongoing work on transport indicate a strong
commitment to growth. The Panel supports both the vision and the draft RSS which
sets out a policy framework to deliver Swindon’s aspirations. This will, in our view,
reverse long-standing trends of commuting patterns to travel into Swindon from nearby
towns, including Chippenham and Cirencester and the smaller settlements.

4.2.11

This means that the strategic growth should be concentrated at Swindon and
Chippenham. Elsewhere in the HMA, the emphasis should be on meeting local
economic and housing needs in order to minimise commuting to Swindon and
Chippenham. At Swindon the planning of the additional growth will require crossboundary working with North Wiltshire Council to ensure the proper delivery of the
developments on the western side of the town and this is provided for in our
modification to Policy J. Co-operation will also be required with the adjoining
authorities in Oxfordshire to minimise the transportation impact of the eastern
extension.

Recommendation 4.2.1
•
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Insert new Policy SR2.1 with wording as indicated in Appendix C.
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Role and Function
4.2.12

Swindon
Swindon and its geographical context lie at the extreme east of the region and there is
some interchange of employees across the border with the South East Region. But the
indications are that this mutual exchange diminishes fairly rapidly with distance.
However, Swindon, by virtue of its situation on the M4 and on a frequent and quick rail
journey to Paddington is particularly well positioned to London.

4.2.13

As it stands, Policy SR8 reflects Swindon’s status as a major economic driver in the
region. It is a key growth area in The Way Ahead (the region’s Sustainable
Communities submission). The RES Spatial Annex indicates that in 2005 the Swindon
travel to work area generated around 6% of regional employment and 6.5% of regional
GVA. Swindon’s New Growth Point status represents significant potential and
ambition for growth. This should be reflected in the RSS.

4.2.14

There is considerable support for Swindon to grow beyond the simple need to
accommodate the household projections for 2003 and 2004. The authorities involved in
the expansion of Swindon are aware of the difficulties of providing the requisite
infrastructure and we are impressed by the progress they are making with joint working,
such as the setting up of an Infrastructure Delivery Board.

4.2.15

Although Swindon is the dominant town in the sub-region, it has a poor image from
outside the borough. Other than the Great Western Outlet, Swindon does not have an
appealing retail attraction to shoppers. Considerable urban regeneration is progressing
apace to improve both its pull and its self-containment. In line with this aim, the retail
structure is expected to be more attractive and vibrant to avoid “leakage” to nearby
towns. The New Swindon Company is progressing well with several town-centre
regeneration projects. Efforts are also being made to attract a greater university
presence to the town.

4.2.16

Given recent and ongoing development to the north of the town and the commitment to
the so called ‘Front Garden” site to the south of the town, concern was expressed by a
number of participants that further urban extension on the scale proposed in draft RSS
to the east of the town could hinder the regeneration of the town centre. However, there
was general agreement between the authorities participating in the EiP that no policy
was required to safeguard a “town centre first” approach to development. Both
regeneration and urban expansion(s) could progress concurrently, thereby maximizing
the delivery of much needed housing. But care should be taken to ensure that the new
urban expansions do not provide retail, office and other public facilities to any extent
that would threaten the vitality, attractiveness and robustness of Swindon town centre.
The whole of the eastern extension has to be planned and developed in a way that it
does not become a threat to the town centre. (There was a suggestion at the EiP that the
District Centre in the Northern Area had become competitive with the Town Centre.) It
is the Panel’s view that this concern is even more relevant to the eastern extension
which would be particularly convenient to the M4 motorway. New employment
land/floorspace provision outside the town centre should for similar reasons be
complementary to development in the town centre. Notwithstanding national policy in
respect of Town Centres, the Panel is recommending wording “Swindon town centre
shall be the focus for retail expansion, the provision of office floor space, entertainment
and public services” be added to the relevant policy (see recommendation 4.2.2).
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4.2.17

Overall, we support the expansion of Swindon as envisaged by the partners to the
vision.

4.2.18

The SWRDA2 suggested that the RSS should “include specific policy objectives to:
•
•
•
•

4.2.19

provide quality employment sites and premises to develop key sectors and the
knowledge based industries;
support improvements in higher education provision for Swindon to reduce skills
shortages to meet the needs of business;
ensure that the proposed urban extension actively supports renaissance of the
central area, and;
recognise the potential for increased economic linkages between Swindon and the
South East region”.

Whilst Policies SR7 and SR9 advance worthy aspirations they not are sufficiently
particularised to Swindon and do not articulate clearly the role and functions envisaged.
This should aim to make Swindon the functional centre of its sub-region, increasing its
attractiveness by investing in town centre facilities, high-quality design and expanding
its housing provision. Policies SR7 and SR9 should be replaced by a new policy (see
recommendation 4.2.2 below).
Chippenham

4.2.20

Chippenham plays a pivotal role in North Wiltshire being the largest town
accommodating some 26% of the District population. It also offers a mainline railway,
further education college, a good range of services and facilities and close links to the
M4 Motorway. It seems to us that that the town is capable of further sustainable growth.
That would support the expansion of existing services and facilities, reducing the need
to travel which could further the aims of self-containment. A number of EiP
participants support this view.

4.2.21

The role, function and aim of Chippenham should be primarily to be self-contained,
furthering its function as a local employment, retail and service centre. The draft RSS
refers to Chippenham in Policy SR22. As it is in the Swindon HMA, we see obvious
merit in including a policy reference to it in this (Swindon) HMA.

4.2.22

We conclude that the planning of Swindon and Chippenham should be based on
Swindon’s role as the functional centre for the sub-region and with Chippenham being
more self-contained. We recommend that this is expressed in a single new policy which
encapsulates the developing roles of both places.

Recommendation 4.2.2
•

2

Delete Policy SR7, Policy SR9 and Policy SR22 and replace with new Policy SR2.2 and the
wording as indicated in Appendix C.

SWRDA EiP Statement para 1.3.
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Economic Activity
4.2.23

The Cambridge Econometrics study envisages additional jobs in the Swindon HMA:
42,700 at 3.2% and 33,800 at 2.8% GVA3.

4.2.24

The draft RSS identifies 32,000 jobs for Swindon TTWA. Bearing in mind the
substantial growth envisaged for the town, it would be helpful if the text could refer to
“at least” 32,000 jobs; which would more accurately reflect the town’s future role.
Currently there is an identified capacity of 176 ha of employment land in Swindon,
greater than the DTZ4 forecast demand of 128 ha. Some 73 ha are available in the
short-term and some 98 hectares require significant investment to ensure delivery in the
plan period. It is important to protect the vitality and viability of the town centre and
the bulk of employment uses should be directed towards the town centre regeneration
schemes; not least so as not to undermine them. Nevertheless, the role of the urban
extensions needs to be given serious consideration due to the forecast requirement to
accommodate 61 hectares of land for other businesses and 40 hectares for warehouses
which are not generally considered to be town centre uses5 as well as to contain travel
demand. This will need to be determined in the LDF and/or master-plan process.
Against that background, and bearing in mind the substantial growth envisaged for the
town, the Panel is of the view that the RSS should seek to ensure that the 128 ha
forecast demand can be met in a suitably timely fashion whether by resolving delivery
problems with existing capacity or by new allocations.

4.2.25

The draft RSS identifies 6,200 jobs growth for Chippenham. Currently there is an
increase in the growth of commuting flows from the town6. To assist self-containment,
the number of jobs should be increased. As a further allocation of houses is proposed
for the settlement (see below) it is necessary to facilitate the provision of more jobs at
the town. This may require more land than the 42 ha for the SSCT demand identified
by DTZ7. Notwithstanding issues around the changing relationship between jobs and
employment land, the Panel is therefore of the view that the 30.3 ha of available
employment land should be augmented to at least match the DTZ forecast total demand
of 42 ha8.

Recommendation 4.2.3
•

Insert a new Policy SR2.3, with references to “at least 32,000 jobs”, the provision of at least 128
ha of land in Swindon and 42 ha in Chippenham, as indicated in Appendix C.

4.2.26

3
4
5
6
7
8

The other towns in the HMA seem to the Panel not to require specific policies and
should be developed in accordance with Policies B and C within the parameters set by
the Panel’s allocation of housing to the HMA.

SW Employment Scenarios for HMA with % change summaries – Cambridge Econometrics.
The Demand & Supply of Employment Land and Premises in the South West, DTZ Jan 2007 p55.
The Demand & Supply of Employment Land and Premises in the South West, DTZ Jan 2007 p55.
Draft RSS paragraph 4.2.63.
The Demand & Supply of Employment Land and Premises in the South West, DTZ Jan 2007 p53.
The Demand & Supply of Employment Land and Premises in the South West, DTZ Jan 2007 p49.
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Housing Provision
4.2.27

The draft RSS provides for some 49,000 new dwellings in the Swindon HMA whereas
the 2003 DCLG projections suggest 39,365. On a growth figure of 3.2% the number of
economically active people for the HMA would be 42,7009. That would (at 1.2
job/homes ratio) generate a need for 51,240 dwellings in the HMA. If one accepts the
projected employment growth scenario, there is considerable support for the higher
dwellings number. However, the breakdown of the 2003 DCLG figure indicates an
under provision for North Wiltshire (3,450), and Kennet (2,404). We have noted this
discrepancy. There is the possibility that the DCLG figures have been influenced by
past dispersal trends and it is our view that the opportunity should be taken to reverse
that trend.

4.2.28

The Panel have already commented upon the overall housing growth in the region. We
were impressed with the way Swindon has advanced the notion of growth. The draft
RSS suggests 34,000 dwellings for Swindon SSCT; this is based on a 2.8% GVA and is
predicated on the basis of an urban capacity of 19,000 dwellings, 2,000 from small scale
urban extensions and 12,000 at “Swindon East” (Area of Search G). Swindon Borough,
however, says that only 32,000 is realistic10, the main reason being its concerns about
the figure for Swindon East, and Swindon’s recent and current experience in
masterminding substantial urban extensions and reservations about infrastructure
delivery. Although the 32,000 is well above the 2003 DCLG figure, the Panel is
conscious of the overall housing requirement in the SW region and has therefore
examined the scope for Swindon to make a greater contribution to the housing needs of
the HMA.

4.2.29

Dealing firstly with Swindon East, we are aware that developers do not share the
Borough Council’s reservations and argue for greater provision here. Counterbalancing
that are widespread objections from neighbouring District and Parish Councils and
others who contend that any development would (among other things) spoil the
landscape and affect views from the AONB. We have carefully considered these
opinions and observed during our Panel tour that the most attractive views towards
Swindon from the AONB are long distance ones in which development at Swindon East
would merge with the existing built up area of the town without significant harm.
Provided development is carefully planned to minimise the risk of increased car
commuting and includes necessary infrastructure provision, (matters which balanced
employment and housing growth and suitable Master Planning and sustainable travel
planning can address) the Panel considers this to be a suitably sustainable development
location. Given the Borough Council’s concerns we are not minded to raise provision
here to the levels suggested by developers but consider every effort should be made to
meet the draft RSS figure in full. We therefore endorse provision of 12,000 dwellings
at Swindon East.

4.2.30

In searching for more potential, our attention has, therefore, turned to the western side
of Swindon. It seems to the Panel that there is already some evidence of the growth of
the town being constrained by the administrative boundary with North Wiltshire
District. The land here is more or less contiguous with the urban form of Swindon and
is well located in relation to sustainable transport issues. It would, in our opinion, be
suitable for further growth to rebalance past and proposed patterns of growth to the

9
10

Participants Statement Matter 4/2, Pegasus.
Swindon Statement Matter 4.2 to EiP.
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north, south and east of the town. The Panel considers that the need to deliver housing
with alacrity suggests that the opportunities for housing in these western locations
should be explored further and could be delivered without threatening the RSS strategy.
We are aware of resistance to extending the town in that direction but we feel that
further development could take place here without seriously compromising the “green
wedges” principle. Additional capacity to the west of Swindon also provides more
resilience for the Swindon growth programme. In all these circumstances, particularly
in view of the urgent need to provide dwellings, we allocate 3,000 dwellings in North
Wiltshire to be specifically located at Swindon so that they form part of the SSCT.
4.2.31

Such provision would also go some way to address at least part of the past patterns of
dispersal and potential for future underprovision in North Wiltshire and Kennet to
which we have already referred.

4.2.32

To reinforce this latter point, the Panel also considers there to be scope for a further
1,000 dwellings at Chippenham to bring this SSCT up to 5,500 dwellings (a figure
which one of the Developers considered practicable and which, having viewed the area,
we find no reason to dispute)11.

4.2.33

And we have added an additional 15%12 to the remainder of North Wilts, resulting in
5,200 dwellings to be allocated according to Policies B and C. This gives a total of
13,700 to the North Wiltshire District.

4.2.34

As for Kennet where there are only Policy B and C towns, we have allocated 6,000
dwellings, again to include a 15% increase for household fission.

4.2.35

The result of this is that the Panel proposes some 53,900 dwellings for the Swindon
HMA. This is 4,900 dwellings above the 2003 DCLG. It is in line with the draft RSS
strategy to concentrate new development at the SSCTs, in this case Swindon.

Recommendation 4.2.4
•

Delete Policy SR8 and replace with new Policy SR2.4 and the wording as indicated in
Appendix C.

Infrastructure
4.2.36

A list of key infrastructure is set out in paragraph 4.2.31 of the draft RSS which should
be identified through the Implementation Plan. We comment on those that are most
relevant to the special aspects of the RSS.

4.2.37

Two of the bullet points (in draft RSS paragraph 4.2.31) refer to water supply and
sewage. The Environment Agency Study examined 3 scenarios, growths of 35,000,
38,000 and 45,000 dwellings, and made the following recommendations 13“A second
phase study needs to be carried out to further reduce some of the uncertainties still

11
12
13

Participants Statement Matter 4/2 Barton Willmore para 1.10.
See paragraph 4.0.10 of this Report.
Environment Agency – Swindon Water Cycle Study Phase One Final Report, Halcrow, March 2007.
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remaining, and to work alongside the preparation of the LDF. A strategic flood risk
assessment should be carried out as part of the Phase 2 of this project to inform the
LDF, and ensure that new developments are sympathetic to flood risk. A cost benefit of
the water resource scenarios assessed in Phase 1 will need to be carried out as part of
Phase 2, and more detailed work carried out on how these water resource scenarios
could be implemented.”
4.2.38

This is the best evidence we have. In particular, we understand that any identified flood
risk would be appropriately resolved before the finalizing of any master plan for the
eastern development. Thus, the Study does not indicate that the Panel’s housing figure
for the Swindon SSCT would be unacceptable.

4.2.39

Clearly there have been issues regarding water supply- a possible new reservoir in the
SE Region, and sewage disposal with improvements likely to cause disruption to the
more central parts of Swindon. Information14 given to us for the EiP indicates that these
concerns should not preclude development provided that adjustments to supply and
disposal can be undertaken in advance of appropriate stages in the expansion of
Swindon.

4.2.40

Turning to transport, it is clear that there is a need for substantial investment in public
transport as well as demand management and road “improvements”. We support those
listed in paragraph 4.2.31. But note that this paragraph contains no specific reference to
the transport works that would be needed for the “eastern” extension.

4.2.41

This substantial eastern extension cannot be delivered without improvements to the
transport infrastructure. The Highways Agency indicated in the Statement on Matter 4/2
that the following actions would be required to accommodate this development:
•
•
•
•

Capacity/Safety works to improve the A419/420 junction;
Provision of overbridges across the A419 to provide direct links into the town
centre for use by bus services and other modes;
Possible need for a connecting link from the Eastern development to
Commonhead Roundabout and the provision of short lengths of additional lanes
between the roundabout and M4 J15 for safety reasons;
Demand management to include access control measures.

For the sake of sustainability, public transport should receive particular attention. To
accommodate the Eastern Extension the potential to create a High Quality Public
Transport System (HQPTS) has been identified. This would require widening Oxford
Road with an express bus priority link into the town centre and other services to the
remainder of the SSCT. We consider that this element of infrastructure is critical to the
delivery of the Eastern Extension and should be identified separately from the
“Swindon integrated transport package”, which is identified in the Key Infrastructure
List in paragraph 4.2.31 of the draft RSS.
4.2.42

14

The large expansion of Swindon to the east is likely to increase traffic on the A419 and
the links to the M4. In view of the importance of the A419 and M4 as part of the
national strategic network and as critical links into the South West it is important that
the operational efficiency of these routes is protected. We therefore support the

Environment Agency – Swindon Water Cycle Study Phase One Final Report, Halcrow, March 2007.
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proposals of the Highways agency and the provision of high quality public transport
between the Eastern Extension and the remainder of the town.
4.2.43

The Key Infrastructure List for the Swindon area needs to be modified to reflect the
above findings on the links to the Eastern Extension Area and Junction 15. To inform
consideration of Section 5, Regional Approach to Transport, of the RSS and the
Implementation Plan, we recommend that the transport component should be separately
identified and that the additional elements of the list be carried over into the
Implementation Plan.

Recommendation 4.2.5
•

That the modified Key Infrastructure List for the Swindon area should be incorporated in the
draft RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/3 Gloucester and Cheltenham HMA Sub-Regional Strategy
Matter 4; 4/3
Policies SR10, SR11, SR12 and SR13 together with SR14 (Stroud, Tewkesbury
and Forest of Dean towns)
Introduction
4.3.1

In this section we consider the strategic elements of the draft RSS, namely the Housing
Market Areas and Sub-Regional Strategy particularly with regard to Gloucester and
Cheltenham.

4.3.2

Gloucester is the smaller of the two SSCTs in this HMA (population about 109,9001). It
has a strong industrial heritage based around manufacturing and defence related
industries. The Way Ahead2 points out that the Gloucester Urban Regeneration
Company is currently engaged in regeneration of the city centre to provide new homes
and jobs as well as strengthening the retail and service sectors. This, it avers, is
dependent upon completion of the Gloucester South West by-pass and public transport
improvements including proposals for a Gloucestershire Parkway Station. Such
measures should help enhance Gloucester’s economy, which has been characterised by
low rates of entrepreneurship, poor business survival rates and relatively high
unemployment.

4.3.3

The larger SSCT, Cheltenham (population about 110,3003) is an historic spa town. It
does not gain mention in The Way Ahead but there is similar, albeit in comparison with
Gloucester, more modest regeneration activity emerging here through the “Cheltenham
Civic Pride” initiative. It also has a more prosperous economy with higher levels of
productivity, skills, incomes and entrepreneurship. Draft RSS states that the key issues
will include accommodating further economic activity, protecting and enhancing the
unique built environment and increasing housing supply.

4.3.4

Outside the two SSCTs, Stroud/Stonehouse and Tewkesbury/Ashchurch are pairs of
settlements in close proximity to the M5 corridor, while the Forest of Dean towns are
more detached from the main north-south transport networks. Cirencester is a focal
point for the Cotswolds and relatively self-contained.

Issues
4.3.5

In the Panel’s view, the issues arising in this Housing Market Area fall into six groups:
•
•
•
•

1
2
3

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;

Draft RSS paragraph 4.2.33.
The Way Ahead - Delivering Sustainable Communities in the South West, Government Office for the South West,
South West Regional Development Agency and the South West Regional Assembly, 2005.
Draft RSS paragraph 4.2.33.
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•
•

Green Belt;
Infrastructure.

The Sub-Regional Approach
4.3.6

There is evidence that both Gloucester and Cheltenham are under-performing relative to
the regional economy4. In Gloucester there is a need to address pronounced
concentrations of multiple deprivation, tackle skills shortages and improve the quality
of retail and cultural provision5. In contrast, in Cheltenham there is evidence that
economic growth is being constrained by a lack of both employment and housing
land6,7. There are also indications that the town’s current growth sectors will experience
a decrease in employment, but this is indicative of a need for diversification rather than
reduced provision8. In the light of these factors, the Panel considers that the appropriate
strategy emphasis in this part of the Region is to recognise the economic and other
potential of the two SSCTs to add to general regional prosperity and address local
regeneration.

4.3.7

Draft RSS has been formulated to provide a clear vision for the two SSCTs,9 including:
•
•
•
•
•
•

Continued regeneration of Gloucester City Centre;
Maintenance of the separate identities of the two SSCTs through the Green Belt;
Reflection of the SSCTs’ characters and complementary roles and natures;
Identification of urban extensions avoiding areas at risk from flooding;
Provision for sufficient growth to meet economic growth forecasts;
Maintenance of the high quality environment and residents’ quality of life.

4.3.8

The Panel broadly supports this approach, but considers that it must be achieved
through the planning of the SSCTs in complementary rather than competitive ways.
This is necessary to maximise the joint benefits of economic growth10, to reduce
imbalances of housing and employment provision between them, to avoid undue
competition in the range of retail offer and to minimise duplication of investment,
particularly in skills training. Also, in the field of transport investment, the siting of the
proposed Gloucester Parkway Station (for example) may have wider implications for
transport networks serving both towns as well as for the green belt that separates them11.

4.3.9

No less importantly, both Gloucester and Cheltenham will be largely reliant upon land
within neighbouring administrative areas to satisfy their growth needs. The existing
built-up area of Gloucester, for example, is enclosed on its southern, eastern and
northern sides by land within Stroud and Tewkesbury Councils’ areas, with expansion
to the west (also within Tewkesbury Council’s area) limited by the flood plain of the
River Severn. Equally, Cheltenham is enclosed by Tewkesbury Council’s area to its

4

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners.
SWRDA Statement on Matter 4/3, paragraph 3.1.
6
A Market-Facing Assessment of the Demand For and Supply of Employment Land, Sites and Premises in South West
England.
7
Cheltenham Borough Council Statement on Matter 4/3, paragraph A.3 and draft RSS paragraph 4.2.40.
8
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners.
9
SWRA statement on Matter 4/3, paragraph A5
10
See also Chapter 8 of this Report.
11
Draft RSS paragraph 4.2.34.
5
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southern, western and northern sides, with expansion to the east limited by the
Cotswolds AONB (in Cotswold District). Development within areas of search for urban
extension will therefore necessarily have to be pursued in timely fashion by the
neighbouring Authorities in collaboration with the respective SSCTs, while
arrangements will also need to be put in place for requisite infrastructure to be
identified, provided and funded on a suitably equitable basis.
4.3.10

It may thus be said that the two SSCTs, despite the significant distinctions between
them, effectively represent parts of a conurbation that, in planning terms, should be
regarded as a single entity. For all of these reasons, the Panel is firmly of the view that
joint planning by various of the Councils will be necessary for the wider SSCT area,
whether in the form of a single LDD for the whole “conurbation”, or a suite of LDDs
co-ordinated across boundaries for distinct parts of it. Policies D and J (with the Panel’s
recommended modifications) provide a suitable framework for this.

4.3.11

The approach to development in the sub-region’s other settlements also requires
mention, as these too are quite sizeable in their own right. At Tewkesbury/Ashchurch
the Panel acknowledges that the presence of a railway station facilitates sustainable
travel patterns, but also notes that the station is less conveniently accessible from
Tewkesbury than M5. This motorway provides a fast route not only to Gloucester and
Cheltenham, but also to Bristol and the Midlands conurbation. The Panel heard, and
shares, concerns that significant additional housing development would be likely to
increase both long and short distance car commuting. Development opportunities in
Tewkesbury/Ashchurch are also much restricted by flood risks. Additionally, to the
extent that some areas of previously developed land in the Stroud surrounds may be
suitable for development, it is the Panel’s view that such development should be
primarily for replacement employment purposes, in the interests of maintaining selfcontainment and thus minimising commuting pressures, rather than for housing. In
Cirencester, the potential for increased commuting (including to Swindon) from this
attractive historic town is similarly a restraining factor. While the Forest of Dean towns
are less exposed to commuting pressures, they are also inherently less well connected to
the rest of the sub-region.

4.3.12

Conversely, a strong urban focus on Gloucester and Cheltenham would provide homes
closest to where most jobs are likely to arise12, where there are the best opportunities to
secure increased public transport investment and usage, and where development would
support both housing- and economic-led regeneration of the respective urban areas.
This is the sub-regional approach that draft RSS proposes and, for the foregoing
reasons, it is also that which the Panel supports.

Recommendation 4.3.1
•

12

Delete Policy SR10 and replace with new Policy SR3.1 in accordance with the wording
indicated in Appendix C.

Draft RSS paragraph 4.5.2.
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Role and Function
4.3.13

With suitable restructuring, regeneration and provision for growth, both Gloucester and
Cheltenham have potential to make a much greater contribution to the Regional
economy.

4.3.14

Gloucester is an important driver of the Regional economy with high growth potential13.
Regeneration of the City centre and docks area will help support delivery of improved
retail facilities, together with enhanced cultural, and further education facilities. As
requested by SWRDA, we have included provision of such facilities as specific policy
objectives, the latter to tackle skills shortages and recruitment difficulties, in our
recommendation 4.3.6. Development elsewhere around Gloucester should both support,
and be stimulated by, such regeneration, which will help to address existing
concentrations of deprivation.

4.3.15

Cheltenham is also an economic driver for the region, and has important functions as a
cultural and tourism centre supported by specialist and high quality retailing14. Indeed,
it is one of the Region’s leading retail centres15. Its declining economic performance
needs to be reversed, primarily through diversification of employment opportunities,
building on those of its existing specialisms that have high growth potential (such as
ICT and advanced engineering) and through the provision of adequate employment
sites.

4.3.16

Of the other towns, both Stroud/Stonehouse and Tewkesbury/Ashchurch act as local
service centres for wide parts of the rural area and provide a range of local employment
opportunities. The Forest of Dean towns are shedding their industrial past in favour of a
more tourism-based economy, and tourism growth here will need to be accompanied by
enhancement of the urban areas. Cirencester is an historic town of some quality and its
economic vitality is important to the well being of the Cotswold District. While all of
these towns thus have locally important roles and functions, they can be expected to
remain very much subordinate to those of Gloucester and Cheltenham.

4.3.17

We recommend that Policy SR10 be replaced with new Policy SR3.1 to reflect these
differences in roles and functions and to establish the planning framework for the whole
of the HMA. Given that we regard Gloucester and Cheltenham as effectively
representing a single “SSCT Area” in planning terms, the reminder of this section of our
Report treats the two settlements accordingly.

Recommendation 4.3.2
•

Modify paragraphs 4.2.33 and 4.2.34 to reflect the Panel’s foregoing analysis of the HMA as a
whole.

•

Insert new Policy SR3.2 in accordance with the wording indicated in Appendix C.

13
14
15

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners.
Draft RSS, Section 8.4.
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Economic Activity
Employment
4.3.18

In Gloucester TTWA total employment has grown half as fast as in the Region as a
whole and GVA growth has likewise been slow over the last 10 years, while
Cheltenham TTWA has out-performed the Regional average on both fronts (+41% and
+35% respectively) 16. Although forecast jobs growth 2006-2026 for the HMA as a
whole falls into a range of about 32,000 to 42,00017, draft RSS makes provision for
12,750 jobs in Gloucester TTWA and 10,800 in Cheltenham TTWA. The Panel notes
that the latter figures are not directly comparable with the former, not least because the
extent of the HMA is different from that of the TTWAs. We also acknowledge that the
process of restructuring the economy of the respective SSCTS may delay absolute jobs
growth while at the same time resulting in longer-term productivity improvements.
Both of these factors could to some degree offset jobs growth that might otherwise
occur. Nonetheless, to ensure adequate provision and provide stimulus for additional
economic growth, we recommend below (in accordance with SWRDA advice) that
reference in the relevant policies to job numbers should be prefaced by the words “at
least” rather than “about”.

4.3.19

From a spatial planning perspective, employment land supply is, however, of greater
importance to draft RSS than the relative vagaries of seeking to anticipate potential
growth in job numbers. Given these considerations and our finding in paragraph 2.8 of
this Report that a growth rate of 2.8% GVA can be regarded as sufficiently aligned with
the RES, we do not therefore challenge the draft RSS jobs figures for Gloucester and
Cheltenham or their focus on the TTWAs alone.

4.3.20

Turning then to the subject of employment land, there is at present a modest overprovision in Gloucester but a sizeable under-provision in Cheltenham (5.9 ha available,
39 ha required)18. Achieving a more suitable and sustainable balance will be an
important role of joint planning for the two SSCTs. Nevertheless, in Cheltenham,
where land within the existing urban area is already at a premium, it seems that at least
part of the shortfall will need to be addressed by incorporating employment land within
the proposed urban extensions. In addition to supporting suitable mixed-use
development, this would provide space for enterprises that are unsuited to a solidly
urban location, particularly those that depend upon access to and from strategic
transport networks. Our recommended Policy SR3.3 includes a specific provision to
address the identified need.

4.3.21

Elsewhere in the HMA, beyond Gloucester and Cheltenham, release of employment
land should be limited to that necessary to meet local needs and thereby minimise the
risk of increased long distance commuting.

16
17
18

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 4.51.
Cambridge Econometrics data.
The Demand and Supply of Employment Land, Sites and Premises in South West England, DTZ, page 28.
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Recommendation 4.3.3
•

Delete policies SR12, SR13 and SR14 and replace with new Policy SR3.3 in accordance with
the wording indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.35 – 4.2.45.

Housing Provision
Housing
4.3.22

Draft RSS provides for 48,600 dwellings in this HMA19. In comparison, the figure
deriving from DCLG 2003 is 57,986, whereas in DCLG 2004 the figure closely aligns
with draft RSS at 48,76920. Precise reasons for disparity between two sets of DCLG
figures are unclear. However, both of the lower figures may be expected to reflect, in
varying degree, past trends of declining economic performance brought about by
closure and restructuring of traditional industries in Gloucester and limited supply of
employment land in Cheltenham. The long-term effect of Green Belt policies of
restraint may also have had wider impact than on the two main settlements alone.

4.3.23

Whatever the case may be, the draft RSS proposed provision of 2,430 dwellings per
annum for the HMA does not in the Panel’s view represent a “step change” from
RPG10 levels (which draft RSS proposes to increase by 13.5%21), nor does it respond
proportionately to the overall regional housing figures in either set of DCLG projections
or to the need to promote improved and sustained economic performance within the
sub-region. For both housing-led and economic-led reasons, the Panel does not
therefore accept the argument advanced by Gloucestershire County Council that draft
RSS levels of housing provision should be adhered to or reduced. Rather, it is our
finding that, in order to meet needs deriving from within the HMA and from economic
and aspirational in-migration streams, provision closer to the DCLG 2003 level should
be made.

4.3.24

Urban capacity work by the relevant Local Planning Authorities indicates that there is
capacity to accommodate about 11,500 additional dwellings to 2026 within the existing
Gloucester urban area22 (on Gloucester Urban Heritage Regeneration Company sites,
previously developed land and urban greenfield), while Cheltenham has capacity for up
to about 6,50023. Even on the basis of draft RSS levels of housing provision, it is
therefore clear that strategic provision must be made for growth beyond these urban
areas, a point much exacerbated by the DCLG 2003 projections and identified economic
and employment needs. Draft RSS proposes that a little over 60% of provision should
be made at the SSCTs with the remaining 40% distributed to Policy B and C settlements
throughout the rest of the HMA. For the reasons given in our commentary on the

19
20
21
22
23

Draft RSS Table 4.1 x 20.
Appendix A (i) of this Report.
SWRA Statement on Matter 4/3, paragraph B.1.
SWRA Statement on Matter 4/3, paragraph B4, with associated tabulation.
SWRA Statement on Matter 4/3, paragraph B5, with associated tabulation.
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strategy approach, we do not support wider distribution to the smaller towns within the
SSCTs. That said, if the proportions remain the same, this 40% would be numerically
increased in consequence of DCLG 2003 projections and available for the LDF process
to distribute once due provision is made for the SSCT area. In the Panel’s view, that is
sufficient to meet the reasonable development needs of the smaller settlements, and our
further analysis therefore focuses on the SSCTs themselves.
4.3.25

The future growth opportunities for both Gloucester and Cheltenham share a clear
pattern. This is determined by the flood plain of the River Severn to their western sides
and the Cotswolds Area of Outstanding Natural Beauty to their eastern sides, which
effectively leaves a north-south development corridor through which the main existing
transport links pass. We accordingly begin our evaluation of development opportunities
to the south Gloucester and then move progressively northwards through the SSCT area,
incorporating our recommendations with regard to areas of search in recommendation
4.3.4.
Gloucester south

4.3.26

The City Council questions the reference in draft RSS figure 4.3 to “existing
commitments” south of Gloucester in Stroud District, arguing that this refers in part to
land east of Gloucester and, for the most part, to land (Hunts Grove) allocated in Stroud
District Council’s Local Plan but neither yet permitted nor, it is argued, needed.
However, given our view that DCLG 2003 levels of housing provision should be
planned for, the Panel does not accept that there is no need for such development. We
find the land here to have an acceptable relationship to the existing built up area of the
city, to be suitably contained by the physical boundaries provided by roads (notably M5
and Junction 12 in particular) and to be no great distance from the city centre. Extra
capacity which the City Council has itself identified at nearby RAF Quedgeley24 would
be sufficient to make up for any accounting loss to the east of the City, so we find no
reason to depart from the 100 per year or 2,000 dwellings in total that draft RSS
allocates in Stroud District here. This is reflected in our recommended Policy SR3.4 in
which the 2,000 dwelling extension to the south of Gloucester thus does no more than
maintain the commitments given here in draft RSS.

4.3.27

The Panel further notes that consideration has been given to the construction of a station
at Quedgeley which would improve rail access to the city centre. We return briefly to
that in our consideration of infrastructure and remark here only that such a station
would suitably reinforce connectivity along the development corridor by providing an
additional facility for sustainable travel to and from its southern part. This could also
serve development potential within a broad swathe of neighbouring land to the east of
the railway and west of M5 at Whaddon, thereby giving the facility added impetus. The
land here is beyond the westward extent of the Cotswolds AONB, of no great quality in
its own right and equally well related both to the built up area and to the city centre.
Whether a station is provided at Quedgeley or not, it is our view that there is potential
development capacity in an additional area of search here (within Stroud District and
thus requiring joint working under our recommended modification of Policy J) for about
1,500 dwellings. This quantum of development would, we consider, enable the outlook

24

Gloucester City Council’s Statement on Matter 4/3, sub-matter (c).
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from the viewpoint at Robins Wood (to the north of the land) to be adequately
safeguarded without harmful encroachment into the wider countryside.
Gloucester east
4.3.28

To the east of the city, at Brockworth, there are undisputed commitments for 2,000
dwellings, a figure that we note includes the 500 said by the City Council to have been
“over accounted” for at Hunts Grove. We have included that figure, but it also seems to
the Panel that there is further capacity within a narrow sliver of land to the south of
A417 and west of A46. This land is within the Green Belt but has become physically
and visually detached from it in consequence of road construction works. The Panel
considers that land within this area could be developed without compromising the
purposes of the wider Green Belt hereabouts inasmuch as sprawl, merging and
encroachment into countryside would all be held in check by the bordering road
network, and in its present undeveloped state it makes no positive contribution to the
setting or character of the city or to urban regeneration. We estimate the capacity here
(which, like other land at Brockworth, lies within Tewkesbury Council’s area) to be
about 1,500 dwellings and accordingly recommend inclusion of this land as an
additional area of search.
Gloucester north

4.3.29

To the north of the City, selection of area H is supported by the Urban Extension
Evidence Base Review25. The Regional Flood Risk Appraisal bears on part of this.
Nonetheless, the Panel observes that there is scope to extend northwards onto higher
land further from the flood risk area without impinging on Green Belt purposes, not
least because planned outward growth of the urban area would not amount to
unrestricted urban sprawl. That should also give scope for a modest increase in
provision given that planned development in this sector would not impinge on the gap
between Gloucester and Cheltenham, give rise to any material impact on the setting or
character of either settlement, or undermine the wider purposes of the Green Belt
hereabouts. We therefore recommend an enlarged area of search here (requiring joint
working between Gloucester and Tewkesbury Councils as provided for in our
recommended modification of Policy J) but with provision for only an extra 500
dwellings in total, it being for the LDF process to define the developable part or parts.
Cheltenham south

4.3.30

25

Some participants have advocated provision for a ribbon of development along the A40,
which serves as a travel corridor between Gloucester and Cheltenham. This would,
however, put pressure on M5 junction 11 for car commuting. Also, while the Panel
observes that only a relatively short stretch of fragmented countryside remains between
the two settlements, a gap of intrinsically open character is still plainly discernible. It is
the Panel’s view that the Green Belt continues to serves a useful purpose here in
preventing the two settlements from merging and thus protecting their distinct identities.
We do not therefore support any significant encroachment into Green Belt between the
two settlements here or elsewhere.

South West Draft RSS Urban Extension Evidence Base Review, full report pages 42,43, Ove Arup and Partners Ltd.
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4.3.31

There are, nonetheless, some small areas of land around the southern edge of
Cheltenham that do not lie within the Green Belt and which have long been the subject
of dispute over development potential. Land at Leckhampton/Shurdington is the largest
of these, the Leckhampton part falling within Cheltenham Council’s area and the
Shurdington part within Tewkesbury Council’s area. In essence, the land here lies at
the foot of Leckhampton Hill, which marks part of the western extent of the Cotswolds
and is a local beauty spot of some historical interest. There are panoramic views both to
and from the hill which include views across part of the Leckhampton/Shurdington land
and of Cheltenham itself. A large number of draft RSS representations relate to this
land and the Panel is left in no doubt that the Hill and the views from it are an amenity
much appreciated by local people.

4.3.32

However, the low-lying land at issue was originally excluded from the Green Belt in
recognition of its development potential, and safeguarded from development at least
partly in order to ensure its availability as an option to accommodate future growth of
the urban area. It lies only 3.5 km from the town centre, which is closer than most other
undeveloped land around the edge of the settlement, and is largely bordered by existing
housing development on various of its sides.

4.3.33

The Inspector who held the Inquiry into objections to the Cheltenham Local Plan
declined to recommend that the Leckhampton part of the land be given Green Belt
status. He recommended instead that it should not be released for housing pending
strategic review of development needs, effectively through this RSS process, with
interim (and depending on the outcome, more permanent) protection being given by
local landscape policy. The Shurdington part of the land was, however, proposed for
development in the deposit Tewkesbury Local Plan. The Panel was advised that this
Plan has now been quashed following a challenge, apparently on the basis of
uncertainty about the deliverability of non-Green Belt sites bordering the Cheltenham
urban area (including this land) pending the outcome of the draft RSS process and
concerns about the sequence in which sites should be released.

4.3.34

There is thus plainly a strategic policy deficit here for draft RSS to address. It is also
the Panel’s view that the cumulative amount of development involved on the two
parcels of Leckhampton land concerned (unlike other fragments of land around the edge
of Cheltenham - such as that at Up Hatherley - which are more appropriately dealt with
through the LDF process) can reasonably be regarded as being of strategic significance.

4.3.35

The suitability of the land for inclusion in the Green Belt has now been considered in
some detail by consultants appointed by Cheltenham Council26. In essence, their
findings were that the land did not warrant Green Belt designation, and the Panel finds
no reason to depart from that stance. We are also content, from our own inspection of
the area, that there is scope for sustainable development here without harm to the
AONB, the outlook from Leckhampton Hill or to the local environment. Regional
Flood Risk appraisal has cleared the way for any flooding issue to be addressed through
later strategic flood risk appraisal. We emphasise that we do not make a site specific
allocation here, because to do so would pre-empt such appraisal and other aspects of the
LDF process. Rather, we identify the land only as a broad area of search, which does
not imply that all of it should be developed for housing. With a positive approach to the

26

Cheltenham Green Belt Review, AERC Consultants.
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planning of the area, there is in the Panel’s view ample scope to provide for high
standards of public amenity and high quality development including family homes, and
to provide improved community facilities and public transport. In our estimation, it
should be possible to accommodate about 1,300 dwellings in total in the Cheltenham
and Tewkesbury Councils’ areas while meeting these objectives, and we recommend
accordingly. Necessary joint working in this respect is provided for by our
recommended Policy J.
Cheltenham north
4.3.36

Area of Search I has a similar relationship to Cheltenham as Area of Search H has to
Gloucester, is likewise supported by the Urban Extension Evidence Base Review27, and
our findings are much the same. Flood risk, although present, is however less than at
area H and is a matter that can be left to strategic flood risk appraisal at LDF stage
without alteration of the broad area of search. Concern about the capacity of the town’s
Hayden Sewage Treatment Works will need to be investigated but the Panel has no
reason to believe that the matter will prove to be an insurmountable obstacle to
development. Mitigation of potential impacts on nature conservation interests will also
need to be incorporated. Subject to those matters, the Panel finds this area well suited
for development.

4.3.37

At the EiP, developers promoted a range of proposals to extend this area eastwards,
beyond the existing main line railway, with more ambitious proposals reaching as far as
the margins of Cheltenham racecourse. It is the Panel’s view that the main constraint
here is the narrow swathe of Green Belt separating Cheltenham from Bishop’s Cleeve.
The latter is a sizeable settlement28, the growth of which has plainly absorbed housing
pressure from Cheltenham over a number of years and may thus be seen to have a close
functional relationship to it. However, it retains the character of a separate outlying
satellite rather than of an existing or potential extension of Cheltenham’s urban area and
the Panel is of the view that its separate physical identity should be retained. In
particular, while we note that the Cheltenham Green Belt Review29 acknowledges that
much of this area serves important Green Belt purposes (Area between Cheltenham and
Bishop’s Cleeve), the same cannot be said of land further to the west and north. The
review is also less welcoming in its support for the part immediately east of the railway
(Swindon Village). A significant benefit advanced in support of land even further to the
east was that it could make use of a section of the so-called “Honeybourne Line” to
provide a sustainable transport option. Although this would reinforce connectivity in
the northern part of the Gloucester/Cheltenham development corridor, the Panel heard
that the project is clouded with so many uncertainties that we cannot place reliance upon
it in determining future directions of strategic growth.

4.3.38

In the light of these factors, the Panel accepts that it should be possible to find a limited
amount of scope for about 1,000 additional dwellings by modest north-westward and
eastward extension of Area of Search I, without undermining Green Belt purposes and
in a location that could be readily linked to the town centre simply by extension of the
exiting bus network. However, any significant eastward extension should be avoided in
order to protect the separate identities of Cheltenham and Bishop’s Cleeve. The

27
28
29

South West Draft RSS urban Extension Evidence Base Review, full report pages 42,43, Ove Arup and Partners Ltd.
Pegasus statement on Matter 4/3.
Cheltenham Green Belt Review, AERC Consultants, pages 29 and 30.
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excerpts from the Cheltenham Green Belt Review that we have identified provide
adequate advice to indicate the appropriate illustrative extent of the wider area of search
in Inset Diagram 4.3 and to guide the relevant aspects of the search process at LDF
stage, involving joint working between Cheltenham and Tewkesbury Councils.
4.3.39

Lastly, we have looked at Bishop’s Cleeve itself, which in functional if not physical
terms we regard as part of the wider Gloucester/Cheltenham conurbation and SSCT
area. Development to the south of Bishop’s Cleeve would diminish the separation from
Cheltenham which we find objectionable for the same reasons as land close to
Cheltenham racecourse. Land to the north of the settlement is, however, unconstrained
by existing Green Belt and, in the Panel’s view, provides ample opportunity for
sustainable strategic future outward growth of the settlement. This would support the
strengthening of existing transport links between the two settlements and along the
Gloucester/Cheltenham development corridor and would not impinge on sensitive areas
of countryside. Bishop’s Cleeve also has an established employment base which would
contribute to balanced development and avoid reinforcing dormitory relationships. We
therefore recommend an additional area of search here, again for about 1,000 dwellings
in total.

4.3.40

Both Gloucester City Council and Cheltenham Borough Council have indicated that
they would wish to see development of the proposed urban extensions phased to start
after urban regeneration work has been completed, a point for which some support is
also found in evidence from SWRDA, Gloucester Urban Regeneration Company and, at
least initially for area H, from the SWRA itself30. There will, however, inevitably be a
large degree of natural phasing inasmuch regeneration is already in progress while
planned delivery of housing from within the recommended areas of search will require a
considerable amount of preparatory work. Although some urban extensions (notably
those where there are already existing commitments) may come on stream sooner, the
scale of the task is such that urban regeneration cannot be expected to fulfil all of the
housing needs of the SSCTs even in the short-term. In effect, housing on urban
brownfield and new-build housing on peripheral greenfield sites are complementary
streams, both numerically and in terms of the markets they are aimed at. For these
reasons the Panel finds no reason to support phasing.

4.3.41

Taken together, the Panel’s recommendations would provide for 34,800 dwellings
within the SSCT area (about 62% of the HMA total, similar to draft RSS). With 15%
uplift for non-SSCT areas31, where development will be focussed on Policy B and C
settlements identified in LDFs, the total will be 56,400 within the HMA as a whole.
This falls below the DCLG 2003 figure of 57,986, but our search has been exhaustive
and we acknowledge that the target we have recommended will be demanding. It is also
in our view the minimum necessary to ensure that the Gloucester and Cheltenham
SSCTs contribute in due proportion to regional housing needs and future economic
prosperity. We commend our proposals on that basis.

30
31

Respective statements on Matter 4/3.
See paragraph 4.0.10 of this Report.
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Recommendation 4.3.4
•

Insert new Policy SR3.4 in accordance with the wording indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.35- 4.2.45 and Inset Diagram 4.3.

Green Belt
4.3.42

The extant Green Belt in this area is a single entity, effectively taking the form of a
broad arc around the northern end of Gloucester where it separates the city from
Cheltenham and then continuing around only the western and northern sides of
Cheltenham itself. The Region’s Green Belts have been the subject of exhaustive
consultant studies most of which have been criticised for, among other things, failing to
be sufficiently rigorous32. This has been remedied in the area around Cheltenham by a
more detailed study undertaken to inform LDF formulation33. While acknowledging
that some shortcomings remain, particularly in the Gloucester area, the Panel is content
that it has sufficient information on which to have reached the general conclusion that
the need for development related to the SSCTs amounts to exceptional circumstances
that warrant Green Belt alteration. We also consider the evidence sufficient to enable us
to have judged the suitability of the broad areas of search that we have identified in our
foregoing analysis of housing distribution (with detailed boundary definition being a
subsequent matter for LDFs).

4.3.43

Two new areas of Green Belt are also proposed in the draft RSS – one to north of
Cheltenham beyond Bishop’s Cleeve and other to south of Gloucester. A revision to
Policy SR11 was also advanced at the Examination in order to counter concern that the
draft RSS wording does not define the general extent of the Green Belt34. This indicates
that it is now intended to considerably expand Green Belt coverage in the area, well
beyond even the extensions shown in draft RSS Inset Diagram 4.3.

4.3.44

The fact that the existing Green Belt does not completely surround either settlement
seems to the Panel to recognise its main original purpose. This was to maintain the
separation between Gloucester and Cheltenham, and it may also be said to protect their
character and setting. The efficacy of the latter diminishes in large measure with
distance. In practice, unrestricted sprawl and countryside encroachment here are limited
by the combined presence of the flood plain and the Cotswolds Area of Outstanding
Natural Beauty. Urban regeneration has been progressing in both settlements with the
degree of restraint on outward growth that the present Green Belt already provides, and
such regeneration is likely to be supported, rather than reduced, by maintaining scope
for needed economic and population growth. The justification for increased Green Belt
coverage in the context of paragraph 1.5 of PPG2 is therefore, at best, questionable. In
particular, the Panel sees no justification in PPG2 for increasing the extent of the Green

32
33
34

South West Draft RSS urban Extension Evidence Base Review, full report pages 33, 34, Ove Arup and Partners Ltd.
Cheltenham Green Belt Review, AERC Consultants.
RPB statement on Mater 4/3, appendix 2.
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Belt solely to compensate for losses arising from the urban extensions and areas of
search that we recommend.
4.3.45

In effect, the area of proposed Green Belt shown on draft RSS Inset Diagram 4.3
amounts (despite being relatively modest in extent) to a new, detached Green Belt,
physically separate from the existing. The Policy SR11 revision would extend this
substantially both southwards and eastwards to link with that to the north of the City.
While the Panel notes that the County Council supports a complementary approach
towards the future development of Cheltenham and Gloucester35 and that the City
Council seeks to restrain southward expansion, Green Belt here would prevent needed
growth on the north-south axis if the present physical break with Cheltenham is to be
retained to the north. It would also add nothing of substance to the east-west
development constraints already present (the flood plain and the AONB) beyond the
area that we recommend be identified as an urban extension/area of search at
Brockworth.

4.3.46

The proposed extension of Green Belt coverage north of Cheltenham would have no
direct impact on either Cheltenham or Gloucester but would effectively preclude
northward growth options for Bishop’s Cleeve. The Panel finds no real likelihood of
this settlement merging with Gotherington or that any of the other purposes of Green
Belts, listed in paragraph 1.5 of PPG2, would thereby be served. Unplanned
encroachment into the countryside north of Bishop’s Cleeve, in particular, could be
more suitably prevented by identification of a development boundary around the
settlement through the LDF process and the normal operation of our recommended
Policy C2.

4.3.47

We therefore support neither of the extension proposals, whether as expressed in draft
RSS or in the proffered revision of Policy SR11. Rather, we find that the existing
general extent of the Green Belt should be maintained, with provision for detailed
boundary alteration at the recommended areas of search to be established through the
LDF process. We also find no reason to include reference to land required to serve
development needs in the longer term because the Plan period extends to 2026, a longer
period than prevailed under the former Structure Plan system when PPG2 was
published. Given, however, that RSS must define the general extent of Green Belt
coverage, replacement policy is required and we have formulated our recommendation
on this to reflect our foregoing findings.

Recommendation 4.3.5
•

Delete Policy SR11 and replace with new Policy SR3.5 in accordance with the wording
indicated in Appendix C.

Infrastructure, including green infrastructure
4.3.48

35

A range of “key infrastructure” requirements is identified in paragraph 4.2.39 of draft
RSS. This is embedded within the section of text relating to Gloucester and there is no

Gloucester County Council Statement on Matter 4/3, paragraph 3.
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similar list in text dealing with Cheltenham. It is apparent from the Implementation
Plan, however, that paragraph 4.2.39 is intended to represent a single joint list for both
SSCTs. Notably, it excludes Gloucester South West Bypass and “Integrated Transport
Gloucester Parkway” which are both referred to in the Region’s advice on Regional
Funding Allocations, but includes others where further work is said to be required36.
4.3.49

Submissions from the County Council include a much longer list of infrastructure,
concentrating only on travel and transport matters37. This is apparently being developed
from “Visual Transport Modeller” software and, like the Implementation Plan itself,
would seem very much to represent a “work in progress”. Indeed, some significant
aspects of it, which were introduced only at EiP stage, are strongly disputed38 and,
because it excludes other (non transport) infrastructure, even this longer list may be
regarded as only partial in coverage.

4.3.50

The Panel does not regard the formative nature of these infrastructure requirements as a
reason to delay commencement of work on the development provisions we recommend.
Rather, we see our development recommendations as adding focus and direction to the
compilation of an infrastructure package that specifically responds to them. Moreover,
for inclusion in RSS, it is our view that infrastructure requirements should be limited to
those that have strategic significance. Some requirements of more detailed local
importance may be better included instead in LDFs and some may simply be seeking to
stimulate action by others and thus held not to represent spatial infrastructure at all.
Such requirements might, for example, be more appropriately promoted through RES or
local economic strategies.

4.3.51

Matters that are of particular regional and strategic importance are, in the Panel’s mind,
essentially those that are able to deliver, in mutually reinforcing fashion, multiple
benefits. This is of particular importance at the Gloucester and Cheltenham SSCTs
where an acknowledged need to reduce pressures on the National, regional and local
road networks coincides with opportunities to provide enhanced travel and transport
facilities which both support increased levels of development and enable the SSCTs to
function more effectively. A particular requirement in this respect will, in the Panel’s
estimation, be a comprehensive approach to public transport provision, including
examination of the potential for investment in existing heavy rail infrastructure and/or
new bus or tramways to reinforce sustainable travel patterns along the main
development corridor from Hunt’s Grove/Quedgeley in the south, via the respective
town centres and other key nodes such as the ITEC hub to Bishop’s Cleeve in the north.
This will need to be complemented with demand management measures aimed at
reducing non-essential motorway traffic and encouraging shift from the car to more
sustainable travel modes to reduce town centre congestion. These should both be
included alongside other RFA bids39 in the transport package for the area, as we
recommend below.

4.3.52

The Panel acknowledges that other infrastructure investment will be needed in order,
among other things, to ensure that the recommended urban extensions are developed as
sustainable mixed communities and to maintain the attractiveness and vitality of the

36
37
38
39

Regional Funding Allocations: Advice from the South West Region, Tables 1 and 2.
Gloucester County Council statement on Matter 4/3.
Gloucester County Council statement on Matter 4/3, paragraph 35, and Supplementary Statement by Boyer Planning
Regional Funding Allocations: Advice from the South West Region, Tables 1-3.
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town centres, while developing their capacity to keep pace with population growth.
These are matters that will need to be addressed in the Implementation Plan or in LDFs
once specific development sites have been identified.
4.3.53

Turning to green infrastructure, a number of the submissions refer to the potential of the
River Severn flood plain and associated river corridors and SACs to form the basis of a
network of green infrastructure for the area. Such a network would cross Local
Planning Authority boundaries and be sufficiently extensive to be of strategic
significance. However, the Panel heard that there are no proposals sufficiently
advanced for inclusion in draft RSS and none requiring strategic steer are being actively
promoted at present. There is therefore no basis on which the Panel can make a positive
recommendation on this subject.

4.3.54

Thus, in order to inform the consideration of Chapter 5, Regional Approach to
Transport, of the RSS and the Implementation Plan, we recommend that the key
infrastructure list for the sub-region in the draft RSS should be restructured to separately
identify a modified transport component.

Recommendation 4.3.6
•

That the modified Key Infrastructure List for the Gloucester and Cheltenham area should be
incorporated in the draft RSS as shown in Appendix C and carried over into the Implementation
Plan.
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4/4 Exeter HMA Sub-Regional Strategy
Matter 4; 4/4
Policies SR15, SR16, SR17, SR18, SR19 (Newton Abbot)
Introduction
4.4.1.

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub regional strategy, particularly with regard to
Exeter.

4.4.2.

Exeter, which lies at the centre of the region at the intersection of many of its major
routes, is recognised in The Way Ahead as one of a number of places in the South West
whose continued growth is fundamental to the region’s sustainable growth. In
designating Exeter as a New Growth Point the Government is establishing a long-term
partnership with Exeter City Council, East Devon District Council and Devon County
Council. Exeter City has tight boundaries and a substantial proportion of the growth
provision is east of the City in East Devon.

Issues
4.4.3.

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.4.4.

It is clear that the planning of the future growth of Exeter City will involve cross-border
working with East Devon District on housing, economic development and transport
matters, but a comparison between Inset Diagram 4.4 and Map 4.2 illustrates the need
for a wider sub-regional approach. The city is the focal point of a much wider subregion and the Housing Market Area (HMA) comprising the districts of East Devon,
Mid Devon and Teignbridge is a reasonable reflection of the functional region. This
wider sub-region includes towns such as Exmouth, Crediton, Dawlish, Tiverton,
Honiton and Ottery St. Mary. As paragraph 4.2.54 of the draft RSS indicates there has
been a considerable scale of housing development in these towns without matching
economic growth. The net result is substantial levels of in-commuting to the city.
Clearly the draft RSS must address this issue and consider the future of the areas
outside Exeter City’s immediate environs.

4.4.5.

Newton Abbot when combined with the adjoining settlements of Kingsteignton and
Kingskerswell is a substantial urban area. It lies within the southern part of the Exeter
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HMA and is the primary focal point of development within Teignbridge District.
Paragraph 4.2.55 of the draft RSS refers to long distance commuting to Exeter and links
to neighbouring Torbay. The complex relationships between the HMAs in this part of
the region are demonstrated by the hatched areas on Map 4.2 and our consideration of
the Torbay HMA will deal with the relationship between the Newton Abbot area and
that HMA. Despite these complexities we continue to support the inclusion of
Teignbridge District within the Exeter HMA.
4.4.6.

There are also infrastructure issues that relate to the wider HMA. There are train
services that link the sub-regional towns to Exeter and one of these services relates to
the establishment of the station for the new community of Cranbrook. Measures to
make the rail system in the sub-region more effective will require a wider HMA
approach.

4.4.7.

As a result we are of the opinion that Policy SR15 should be deleted and replaced by
new Policy SR4.1 to reflect the need for a wider sub-regional approach.

Recommendation 4.4.1
•

Delete draft RSS Policy SR15 and replace with the wording for new Policy SR4.1 included in
Appendix C.

Role and Function
Exeter City
4.4.8.

Located centrally in the region, Exeter has good connectivity by the M5 and the A303
and by strategic rail links to the Midlands/North and London/South East. Exeter also
benefits from an airport and universities. These factors have encouraged strong
economic growth including the attraction of key employers such as the Meteorological
Office. Exeter’s role in the wider region is set out in Chapter 3 and this role as a major
regional centre for services, retailing and culture is being developed and enhanced.
Recent growth at the city has focussed on the eastern side of the city, particularly
around Junctions 29 and 30 of the M5. Renewal of the city centre retailing facilities is
underway, but it was indicated at the EiP that there was a need to place more emphasis
on employment growth at the city centre where there is access to sustainable forms of
transport. We were informed that this will require choices between housing and
employment.
Growth at Exeter

4.4.9.
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The further expansion of the city is constrained by topography, flood plains and
environmental factors on the north, west and south. As a result recent development has
taken place on the eastern edge of the city and the Devon Structure Plan proposed the
Cranbrook New Community further east. Proposals such as the Science Park, Skypark
and the Inter-modal Terminal are all located on the eastern side of the city, together
with the airport. As Area of Search K suggests it is inevitable that the further strategic
growth at the city should be on the southern and/or eastern side.
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Newton Abbot
4.4.10.

A number of participants argued that Newton Abbot should be designated as a SSCT.
The arguments were based on the function the town plays as a service centre for a wide
rural hinterland, its size and the accommodation of significant growth in the recent past.
Our attention was also drawn to the conclusion of the Panel for the Devon County
Structure Plan that it should be regarded as competing with rather than complementing
Torbay. This relationship will be considered later, but the proximity of Torquay raised
questions in our mind over the SSCT proposal.

4.4.11.

The discussions at the EiP suggested that there was scope at Newton Abbot to respond
to the levels of development set out in the draft RSS, but questions were raised on the
scope for further strategic development. SWRDA acknowledged that while the area
was likely to continue to attract some forms of economic development, it was unlikely
to attract higher order developments. We conclude that the designation as a SSCT
should not be supported.
Remainder of HMA

4.4.12.

Concern was expressed at the EiP over the degree of concentration of development in
the Exeter area. It was also suggested that towns such as Newton Abbot, Exmouth,
Tiverton, Honiton, Crediton and Dawlish played important roles in the HMA beyond
the Exeter environs. Although it was pointed out that the bulk of economic growth
within the HMA would occur at Exeter, it was accepted that some economic growth
would arise at such towns and elsewhere. We accept that a policy of dispersal of
housing from Exeter would conflict with the likely distribution of job growth and the
main policy thrust of the draft RSS. We conclude therefore that efforts should be made
to maintain the viability of these centres by the accommodation of local needs. The
inclusion of Policy SR19 is inconsistent with this conclusion as we have taken the view
that Policies should only deal with specific proposals where they relate to a SSCT. As a
result we recommend the deletion of Policy SR19 and the incorporation of the provision
within other policies.

4.4.13.

In order to reflect the above conclusions we recommend that Policy SR16 and Policy
SR19 be deleted and replaced with new Policy SR 4.2.

Recommendation 4.4.2
•

Delete draft RSS Policy SR16 and Policy SR19 and replace with the wording for new Policy
SR4.2 included in Appendix C.

Economic Activity
4.4.14.

It was stressed at the EiP that the bulk of the economic growth is expected to arise
around the Exeter part of the HMA. It was also indicated that the growth at Exeter
cannot be easily dispersed to stimulate other parts of the HMA because the growth is
linked to the unique attractions of the area and the linkage to existing institutions such
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as the University. The employment projections for the HMA indicate a growth of
40,600 jobs, while the draft RSS indicates that 28,500 of these jobs are expected in the
Exeter TTWA. Much of this growth will be generated by existing activities such as the
University and the Airport and the planning of the Exeter area should reflect the needs
of these organisations.
4.4.15.

The City of Exeter Council explained that housing development was able to out-bid
office development for city centre opportunities. It was suggested that this might be
due to the availability of development opportunities on the eastern side of the city,
which are much more orientated to accessibility by private car. We conclude that
efforts need to be made to stimulate more employment development in the city centre to
take advantage of the availability of more sustainable modes of transport. It was
suggested that this might be achieved through an emphasis on mixed-use developments.

4.4.16

Our attention was drawn to a report prepared for SWRDA by DTZ Consulting and
Research on The Demand and Supply of Employment Land and Premises in the South
West. This report indicated that, based on previous take up rates, about 162 ha. would
be required at Exeter. An alternative method of assessment, based on the actual
employment forecasts, suggested a demand for 86 ha. This approach distinguished
between the different types of accommodation implied by the forecasts and should
therefore be regarded as a better assessment. The report indicated that there was a
current supply of 76.33 ha. implying a shortage of between 10 ha and 85 ha. Exeter
City Council introduced an alternative forecast by Atkins, which suggested a growth of
jobs of 37,000 in the TTWA rather than the 28,500 jobs indicated by the Cambridge
Econometrics projections. The Atkins assessment took into account the type of jobs
and suggested a requirement for 118 ha.

4.4.17

The draft RSS sets out a requirement for 40 hectares within the urban area of Exeter,
100 hectares on the edge of Exeter and a further 20 hectares linked to Area of Search K,
but we find it impossible to reconcile this requirement with the above assessments. We
note that SWRDA simply seeks a reference to the proposed development of a Science
Park and a commitment to increasing the supply of land. On the basis that the economy
of Exeter is very buoyant and that the draft RSS may be taking ‘policy-on’ proposals
such as Skypark, the Science Park and the inter-modal facility into account we take the
view that we should accept the higher figures.

4.4.18

The employment projections for the HMA and the TTWA indicate that some growth is
expected outside the immediate environs of Exeter. The draft RSS refers particularly to
Newton Abbot in this context. However Newton Abbot has been rejected as a SSCT
and it is recommended that Policy SR19 should be deleted. In this context we do not
consider it appropriate to make a specific proposal for that settlement and are of the
opinion that this is a matter for the LDD process. We agree with the draft RSS that
consideration should be given to the identification of appropriate opportunities to
accommodate it.

4.4.19

In order to reflect the above conclusions we recommend that Policy SR17 be deleted
and replaced with new Policy SR 4.3.
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Recommendation 4.4.3
•

Delete draft RSS Policy SR17 and replace with the wording for new Policy SR4.3 included in
Appendix C.

Housing Provision
Strategic Assessment
4.4.20

Appendix A (ii) sets out a comparison between the draft RSS level of housing provision
and the housing requirement derived from the DCLG 2003 household projections for
each council area within the HMA. The comparison identifies a HMA shortfall of
20,279 dwellings. This substantial deficiency is due to the fact that the Regional
Assembly did not accept the need to plan for the impact of the new household formation
rates. Our attention was drawn to the dwelling implications of the DCLG 2004
household projections, which suggest a further increase of 10% on the DCLG 2003
projections. The difference between these projections was discussed at the EiP and we
note the view that the DCLG 2004 projections were regarded as unexplainable. Barton
Willmore suggested that the full requirement suggested by the DCLG projections
should not be utilised. As a result we conclude that our assessment of housing
requirements should be based on the DCLG 2003 projections.

4.4.21

We note that the greatest deficits are to be found in the rural districts and conclude that
this reflects the fact that the DCLG 2003 projections reflect past dispersal tendencies
whereas the draft RSS does not. We take the view however that the impact of the new
household formation rates will be felt in the rural districts as well as the Exeter SSCT.
As a result we have applied the additional 15%, explained in paragraph 4.0.10, to the
non-SSCT components of East Devon, Mid Devon and Teignbridge Districts. Since we
have concluded above that Newton Abbot should not be regarded as a SSCT we have
included the provision in draft RSS Policy SR19 within the Teignbridge District total.
This provision outside the SSCT reflects the need to meet housing need where it arises,
but it only meets a part of the strategic deficit.
Urban Renewal

4.4.22

Many participants requested that we maximise the urban renewal component. We are
aware from our walking tours of the city during the EiP period that the urban fabric of
the city does not include large areas of vacant and derelict land. We also assume that
the capacity of the rural districts reflects the urban capacity in the towns and villages.
There was a discussion of the capacity allowed for within the city limits. On the basis
of the discussions we concluded that provision could be made for an additional 1,000
dwellings within the urban area of the city.
Cranbrook New Community

4.4.23

It was pointed out to us that Cranbrook was the product of the last review of Devon
County Structure Plan and the scale of the proposal was based on the assessment of
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need at that time. The debate on the response to the new DCLG projections revealed
the potential for a further 1,000 dwellings, but some participants drew attention to the
relationship to the airport and the noise that might be generated by changes at the
airport. The representatives of the developers of Cranbrook made the point that there
was scope for mitigation to be planned into the development and that the most recent
plans for the airport would lead to greater separation from the noise generating uses.
Taking these points into account we conclude that the new community of Cranbrook
should accommodate an additional 1,000 dwellings.
Urban Extension K
4.4.24

The draft RSS refers to Urban Extension K in the context of meeting demand after
2021, but it is clear from the scale of the shortfall that additional capacity should be
planned for much earlier. Inset Diagram 4.4 shows the search area along the eastern
and southern border of the Exeter urban area. The capacity of the area is set at ‘at least
2,000 dwellings’ in the draft RSS and figure 4.4 implies that the capacity is distributed
between Exeter City, Teignbridge District and East Devon District. Our attention was
drawn to the fact that the search area includes parts of flood plains and sensitive
environmental areas. We are aware that Teignbridge District do not support this
proposal, but we are of the opinion that capacity for 1,500 dwellings can be found in
sustainable locations within the area, including a contribution of about 500 in
Teignbridge.
Additional Capacity

4.4.25

Even allowing for the proposed scale of Area K, the increase at Cranbook, the
additional capacity within Exeter and the additional 15% in the non-SSCT parts of the
HMA, there is still a substantial shortfall of about 15,000 dwellings. There is a need to
consider the most appropriate option to deal with this shortfall on the presumption that
there is not a realistic cross border option. We have looked at the adjoining HMAs and
concluded that there is no cross-border solution. The options within the Exeter HMA
include greater provision at Exeter, greater dispersal to the towns and villages within the
HMA or the acceptance of increased housing stress.

4.4.26

We have already made provision in the towns and villages for the impact of greater
household formation and we accept that economic growth in these settlements will not
support strategic housing growth. It is evident that dispersal in the past has generated
considerable in-commuting to the jobs in Exeter. The geography of the HMA suggests
that continued dispersal to settlements such as Cullompton, Honiton and Crediton
would only serve to exacerbate commuting. Furthermore there is no evidence available
that these settlements could satisfactorily accommodate significant growth. This
approach in our view would be contrary to the main thrust of the strategy.

4.4.27

During the discussion we prompted debate over the potential of development along the
rail corridor to Exmouth on the basis that it might provide a sustainable option for
further development associated with Exeter. We appreciated that the rail line followed
the coast but we were aware of the bus services on the A376. We were advised that this
corridor was constrained by environmental and other factors to such an extent that the
proximity to the rail line did not convey a significant advantage for the location of
strategic growth for the Exeter area.
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4.4.28

We have already concluded that the future growth of Exeter should be directed
eastwards due to topographical and environmental constraints and therefore
consideration needs to be given to the potential in this direction for further growth. We
were advised that the development of Cranbrook would require segregated links across
the motorway to accommodate the improved public transport services to the new
community and the airport. Taking into account the Area K implications and the
proposed Science Park plus the airport impact and the restrictions imposed by flood
plains, we conclude that it would not be practical to advocate further development along
the A30 corridor, which would generate further movement through Junction 29.

4.4.29

The area around Junction 30 is also involved in Area of Search K and it is also
constrained by flood plains. Further growth would impose greater pressure on Junction
30 and effective public transport would be difficult to achieve. On balance we did not
consider that this area provided scope for strategic growth.

4.4.30

Our attention was drawn to the northern end of Area K, where the B3181 provides
another link across the motorway. We accept that the representations were only
directed at the extension of Area K, but we are of the opinion that this corridor offers
the only practical option for the further development of Exeter. We believe that the
provision of a new station for Cranbook will also provide the opportunity to serve
growth on the northern side of the rail line. In our opinion this could only be
contemplated as another new community and we accept that the two projects would
have to be planned in tandem to avoid conflict. We note that the planning of Cranbrook
has a substantial head start and believe that it will allow sufficient natural phasing. We
have taken the lead time issues into account and have only programmed an additional
3,000 dwellings from the area in the plan period. The total capacity of the area is a
matter for detailed assessment but we are of the opinion that consideration should be
given to at least 6,000 dwellings to reflect the growth potential at Exeter.

4.4.31

Even this additional development area does not meet the shortfall. There is a
continuing deficit of about 11,700 dwellings. We have mentioned earlier the nonemployment led migration streams that may have contributed to the high levels of
demand in the more rural and coastal areas. There are parts of the Exeter HMA, such as
the coastal towns and the villages in the rural areas, which would be attractive to this
type of inward migration. A lack of provision for this demand will almost certainly not
divert the demand, but result in increased housing stress within the area. Provision for
this demand outside Exeter would certainly have the potential to allow more commuting
to the growing number of jobs in the city area.

4.4.32

In our view further consideration of this dilemma is required. We are of the opinion
that this should be a matter for the next review, which will need to consider how or if
further growth can be accommodated at Exeter and how non-job related migration
pressures can be reconciled with the threat of additional commuting in this particular
HMA.

4.4.33

In order to reflect the above conclusions we recommend that Policy SR18 should be
deleted and replaced with new Policy SR4.2.
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Recommendation 4.4.4
•

Delete draft RSS Policy SR18 and replace with the wording for new Policy SR4.4 included in
Appendix C.

4.4.34

In order to reflect the above policy replacement the supporting text and Diagram 4.4
will need to be altered. We consider that our report provides the necessary material for
the amendments to the text and therefore we propose the following recommendation.

Recommendation 4.4.5
•

The supporting text and Inset Diagram 4.4 should be amended to reflect the wording of new
Policy SR4.4.

4.4.35

Our conclusions above indicate a need for the next review to include further
consideration of the planning strategy for the Exeter HMA. We therefore recommend
accordingly.

Recommendation 4.4.6
•

The work to inform the next review of the RSS should include consideration of how the housing
demand for the Housing Market area and the job growth at Exeter can be resolved in a
sustainable manner.

Infrastructure
4.4.36

Paragraph 4.2.53 of the draft RSS contains a list of key infrastructure required to
support the sub-regional strategy. The list includes a wide range of proposals and there
is no means for the Panel to make an informed evaluation on the strategic contribution
of, for example, an additional recycling centre on the eastern side of the city or cultural,
visitor, sport and recreational facilities to meet increased demand. The latter proposal
could be made for many cities across the region.

4.4.37

The level of growth envisaged for Exeter in our proposals together with the existing
congestion provides support for the transportation measures within the list. The
direction of growth to the east provides even greater support for those proposals in the
list which are orientated to solving the circulation problems that can be expected on that
side of the city. At the EiP it was indicated by the Highways Agency that there was a
need for further segregated links across the motorway to link the growth areas and the
city. We are unsure from the descriptions given in the list as to whether these links are
included as part of the public transport improvements between Exeter and the New
Community or as part of the road improvements in the vicinity of M5 Junctions 29 and
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30. To resolve this uncertainty we propose that one of the elements in the list be
amended to include this provision.
4.4.38

A number of the transport components in the Key Infrastructure List seem to be more
related to commercial investment judgements than public investment priorities. We
assume that the improvements at Exeter International Airport will only be implemented
when the public company deems it commercially appropriate. Similarly any investment
in the inter-modal freight terminal is likely to be commercially driven. As a result we
have identified these projects separately.

4.4.39

In order to inform Section 5, Regional Approach to Transport, of the RSS and the
Implementation Plan we recommend that the Key Infrastructure List for the sub-region
in the draft RSS should be restructured to separately identify a modified transportation
package.

Recommendation 4.4.7
•

That the modified Key Infrastructure List for the Exeter Sub-Region should be incorporated in
the draft RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/5 Torbay HMA Sub-Regional Strategy
Matter 4; 4/5
Policies SR36, SR37
Introduction
4.5.1

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub-regional strategy, particularly with regard to
Torbay.

4.5.2

The Borough lies in the southern part of the region and, from the main arterial routes, is
accessed from the M5 at Exeter via the A38/A380. After Newton Abbot there is no
dual carriageway and there is a restriction at Kingskerswell. The rail access is
considered limited. In addition to the sea on one side, the area is relatively constrained
by environmental designations around its periphery. There is no direct commodious
access to Plymouth.

4.5.3

The Torbay HMA is self-contained and corresponds with Torbay Borough. It contains
Torquay, Paignton and Brixham. The nearest large town is Newton Abbot which lies
within Teignbridge District and in the Exeter HMA.

4.5.4

SWRDA told1 the EiP that “research2 commissioned by South West RDA in relation to
the South Central Zone of the region finds that the greatest increases in employment
and GVA growth for Torbay over the RSS period would be achieved by implementation
of a strategic and ‘complementary’ approach to the future growth of the Zone’s key
settlements (Torbay, Plymouth, Exeter and Newton Abbot) and surrounding rural areas.
If achieved, this ‘complementary’ approach has the potential to bring significant
regeneration benefits to the Torbay economy. In turn, this would have positive
economic growth implications not just for the South Central Zone, but for the region as
a whole.

4.5.5

Significant regeneration benefits to Torbay’s economy would have positive economic
growth implications not just for the South Central Zone, but for the region as a whole.
And in order to achieve these benefits, Torbay needs to overcome a number of
challenges, namely: Significant employment and GVA increases in a number of growth
sectors; A step up in the productivity of the workforce; Greater connectivity with other
parts of the South Central Zone, and; Difficulties in the supply of employment land and
quality of existing industrial and office premises”.

Issues
4.5.6

1
2

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:

SWRDA Statement Matter 4/5 para 2.8.
Investment Intervention and Inter-relationships in the South-Central Zone, EKOS Consulting, 2007.
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•
•
•
•
•

The Sub-Regional Approach
Role and Function
Economic Activity
Housing Provision
Infrastructure

The Sub-Regional Approach
4.5.7

Torbay Council, identified the vision as being to, “recognize the need for sustainable
urban and rural regeneration, providing a mix of new jobs and housing, together with
the services and facilities to support them”; “provide improved infrastructure and
communications”, and “attract high-quality business and improve accessibility”3. The
draft Regional Spatial Strategy (draft RSS) identifies Torbay as a Strategically
Significant City and Town (SSCT) and is identified as a New Growth Point. Its role is
currently perceived as a sub-regional centre, a premier tourist resort and a fishing port.
Enhancing Torbay’s economic prosperity, regenerating its urban fabric and overcoming
pockets of social deprivation are identified as key factors in realising the vision for the
Borough.

4.5.8

The Borough faces some significant challenges. Its population is growing by a
thousand new residents a year, but it has a low-wage economy, pockets of significant
deprivation and a high level of benefit dependency (25.4% of working age population
claiming one or more benefits). Torbay is the thirteenth least affordable housing district
in England4. It has the lowest GVA per head of any NUTS3 area in the South West and
9th lowest in the UK. The area has a very narrow economic base concentrated around
the service industry, lower skilled and lower paid employment, many jobs being
seasonal and part-time5.

4.5.9

SWRA considers that the relationship between Newton Abbot and Torbay is stronger
than that between Newton Abbot and Exeter6. The Panel agrees. There has been much
discussion as to whether Torbay and Newton Abbot are competitive or complementary.
This comparison is not helpful. What is important is that both are within a short
journey of one another and much closer to each other than either is to Exeter. Their
proximity dictates that workers and residents will travel from one to the other
determined by needs and service provision. The links between Torbay and Newton
Abbot are confirmed in the report Investment, Intervention and Inter-relationships in
the South Central Zone7.

4.5.10

Torbay is relatively constrained at its edges, but the land between Torquay and Newton
Abbot is, at face value, in an eminent position to attract sustainable development.

4.5.11

As Torbay is the HMA, development at Torbay should reflect the need to accommodate
the sub-regional demand for housing (and employment) development. Clearly, as the
Borough is relatively constrained, there will be a need to maximise the contribution
from its existing urban areas through the re-use of previously developed land and

3
4
5
6
7

SWRA Statement to EiP para A2.
SWRA Statement to EiP para EX4 2.2.
The Way Ahead, South West Region’s response to the Government’s Sustainable Communities Plan.
SWRA Statement to EiP para 2.2.
Investment, Intervention and Inter-relationships in the South Central Zone - Ekos Consulting, Feb 2007.
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buildings. However, the planning of the housing and transportation needs of the area,
including the consideration of urban extensions, will require wider consideration of the
relationship with Newton Abbot in Teignbridge District and the rural fringe with South
Hams District. These are important matters and we recommend a new Policy.
Recommendation 4.5.1
•

Delete Policy SR36 and replace with new Policy SR5.1 and the wording as indicated in
Appendix C.

Role and Function
4.5.12

As part of Torbay, Torquay, Paignton and Brixham are strong tourist attractors. That
tourist image it expected to continue and to improve, not least by regeneration of the
urban fabric and up-grading the existing facilities. Torbay is also seen as a service
centre (that includes health and other public and private services) as well as providing
educational facilities which deliver improving skills. That would enable the locality to
become less dependent on low-wage and part-time employment. The designation of
Torbay as an SSCT and its identification as one of the New Growth Points supports its
role and position as a major coastal resort and a sub-regional focus for housing
development and employment in retail, office, education and other service sectors.

Recommendation 4.5.2
•

Insert new Policy SR5.2 with the wording as indicated in Appendix C.

Economic Activity
4.5.13

Torbay suffers from a number of economic handicaps. Those of direct relevance to
RSS are: shortage of high quality employment sites and premises; perceptions of
visitors and businesses; low skills levels; and traffic congestion and a peripheral
location. We are of the view that all of these need to be tackled in order to achieve a
step change in Torbay’s prosperity.

4.5.14

The draft RSS allocates 11,700 jobs to Torbay TWWA. This figure derives8 from the
SWRDA document Spatial Implications of Economic Growth in the South West9.
Cambridge Econometrics forecast 7,900 at 2.8% GVA and 10,100 at 3.2%10 for the
HMA as a whole. As there is a strong need to re-generate the Borough and increase
prosperity the Panel supports the higher forecast of 11,700 for the TTWA. We have no
comparable figure on which to base a requirement for the HMA but as Torbay TTWA
dominates the HMA this is not a significant problem. Whilst some of the new jobs
might be in tourism and health, the economy needs to be broadened. Part of that

8
9
10

SWRA Statement Matter 4/5 para B1.
Spatial Implications of Economic Potential in the South West, SWRDA, June 2006, paragraph 4.85.
Cambridge Econometrics SWSS Scenarios for HMAs.
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broadening is the provision of suitable employment land.
4.5.15

The SWRDA document The Demand and Supply of Employment Land and Premises in
the South West January 2007 forecasts demand at 29 hectares over the period to 2026.
There is an identified capacity of 42 hectares. This represents a surplus but the delivery
of much, about 24 ha, of the employment land is predicated on the delivery of new
highways infrastructure. And so the true availability of land is likely to be about 18 ha
less than forecast demand, without the removal of constraints. Therefore highway
improvements, setting aside the South Devon Link Road, are required to realise the
potential of the employment land. Anticipating our comments on housing, additional
employment land should be provided along with the increased housing provision.

Recommendation 4.5.3
•

Insert new Policy SR5.3 with the wording as indicated in Appendix C.

Housing Provision
4.5.16

The draft RSS allocates 10,000 dwellings to Torbay; 7,200 in the urban area and a
further 2,800 “adjoining the urban area”11. We have no reason to question the assessed
urban capacity of SSCT, which we accept as a starting point. No areas of search are
advanced in the draft RSS for the “adjoining the urban area” component, but the Panel
heard that the need to identify land for urban extension has since been recognised to
meet draft RSS levels of growth in the post 2016 period12.

4.5.17

However, the 2003 DCLG household forecast is for 19,919 dwellings, more or less
twice the RSS quantity. The Torbay HMA is small in extent and the three towns that
make up its main built up area represent the SSCT within it. Landscape constraints,
including ridge lines, are perceived as significant limitations to outward growth
opportunities away from the coastline. The Borough and County Council question
whether any much greater amount of housing can be accommodated than draft RSS
already provides for, arguing particularly that there is a need to attract development to
stimulate regeneration which may be discouraged if the natural beauty of the
surrounding landscape (including AONB) would in consequence be harmed. There is
also a fear that housing without employment growth would serve simply to encourage
commuting to more prosperous areas, including Exeter. Even representatives of the
house-building industry indicated that significantly higher figures could not be met in
Torbay and suggested about 12,000 dwellings should be the maximum13.

4.5.18

While the Panel understands all of these concerns, under-provision of housing,
particularly by the sizeable amount draft RSS levels imply, are unlikely to divert
housing pressures away from the area. Economic regeneration will attract in-migration,
as will the inherent attractiveness of the coastal location and landscape, with every risk
that local needs will increasingly be displaced and housing stress will intensify.

11
12
13

Draft RSS, figure 4.8.
SWRA Extension Evidence Base Review, Arup, February 07.
Pegasus Statement, Matter 4.5, for example.
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Considerable effort should, in the Panel’s view, be made in seeking to meet DCLG
2003 forecast requirements in full.
4.5.19

In so doing, the search process should begin without delay. It would be wrong to
promote excessively dispersed patterns of development, and the focus should (as
elsewhere) be on the SSCT area. We can be no more specific for the reasons given in
the Arup Report14...“The evidence presented so far does not provide sufficient
information to assess spatial locations for a possible urban extension in enough depth…
Most factors will need to be assessed over a wider geographical area…”. The
landscape around the borders of the urban area will inevitably have to be examined
critically for potential, but not all of the landscape is of equal value and some
designated area boundaries may need to be reviewed. It is also likely to mean that
overspill into the neighbouring Districts of Teignbridge and South Hams will be
necessary. We heard that those Councils, with the County Council, would wish to
engage in any such search, and would contribute to the process positively even if with
some reluctance. We welcome that advice. The task is a daunting one, but represents
no more than a proportionate response to the scale of development needed in much of
the region and this HMA (among others in this part of the region) in particular. From
all we have seen and heard, it is achievable, and we recommend accordingly.

Recommendation 4.5.4
•

Delete Policy SR37 and replace with new Policy SR5.4 and the wording as indicated in
Appendix C.

Infrastructure
4.5.20

As mentioned above, the peripheral position of Torbay hinders its economic
performance. Part of reducing that handicap is the provision of better transport links to
the area, mainly via the Newton Abbot -Torbay corridor. There is a proposal for a bypass to Kingskerswell and it was put to us that alterations could be made to the existing
road. The Panel supports measures to improve the highway connectivity of Torbay to
Newton Abbott as it considers that its enhancement is a vital ingredient in the quest for
economic regeneration. We do not specifically comment on the construction of the
South Devon Link road (via the Kingskerswell by-pass) but the project needs to be
evaluated against the other transportation needs of the area.

4.5.21

The current Devon Structure Plan (Proposal TR17) and the Submission Teignbridge
Core Strategy Development Plan Document (Policy CS34) contain proposals for key
rail infrastructure improvements15.. In the Panel’s view there is a need for strategic rail
network improvements to track, signalling and capacity on the Newton Abbot –
Paignton Line. Improvements should provide increased capacity so as to enable more
frequent services and reduce journey times on this line. The re-opening of a rail station
at Kingskerswell would assist with a modal shift to public transport.

14
15

SWRA Extension Evidence Base Review, Arup, February 07.
Teignbridge DC Statement on Matter 4/5, para 4.2.

119

Torbay HMA Sub-Regional Strategy

4.5.22

Paragraph 4.4.17 of the draft RSS sets out the key infrastructure for Torbay. The Panel
supports the bulleted items but considers that another bullet should be added to include
highway infrastructure improvements within the borough. This is considered important
because of the need to accelerate the economic growth and provide substantially more
housing. In order to inform the consideration of Chapter 5, Transport and Chapter 9,
Infrastructure, there should be a modified Key Infrastructure Transport Package for the
Sub-Region. No other infrastructure items are cited in draft RSS paragraph 4.4.17.

Recommendation 4.5.5
•
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That the modified key infrastructure List for Torbay Sub-Region should be incorporated in the
draft RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/6 Taunton HMA Sub-Regional Strategy
Matter 4; 4/6
Policies SR20, SR21
Introduction
4.6.1

In this section we consider the strategic elements of draft RSS, namely the housing
market areas and sub-regional strategy, particularly with regard to Taunton and
Bridgwater.

4.6.2

The Taunton HMA lies at the geographical centre of the Region. It is dominated by the
SSCTs of Taunton and Bridgwater. Taunton itself has acquired Growth Point Status1
and is referred to in The Way Ahead2 as a town with ambitious plans to promote
regeneration of major town centre sites for service and knowledge-based activity and
housing as well as urban expansion, aimed at restoring the balance between home and
work locations. Bridgwater is a short distance to the north east of Taunton and is a
smaller town with a more industrial past. The rest of the HMA is very rural in
character, partly borders Exmoor National Park, and has few towns of any size.

Issues
4.6.3

The Panel considered five main groups of issues for this Housing Market Area:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.6.4

1
2

A defining influence on this sub-regional HMA is its position astride the
Exeter/Bristol/London corridor, which in this section includes M5, A38 and the main
line railway all closely in parallel. Taunton and Bridgwater, together with the smaller
town of Wellington all lie directly alongside M5, astride A38 and only Wellington no
longer has a railway station. Taunton, in particular, stands at junction 25 on M5, where
the so-called “second strategic route” from Exeter turns onto the A358 to Ilminster and
then A303 towards London. The resulting connectivity to other parts of the Region and
beyond is a significant influence on the growth prospects of this SSCT as well as those
of the Bridgwater SSCT, but also brings problems. Not least among these are the
propensity for short distance “junction hopping” along M5 between the three towns,
which risks disrupting both intra- and inter-Regional connectivity, and the relative
isolation of the more distant coastal towns such as Minehead and Burnham-on-Sea, to

New Growth Point Proposal for Taunton (Taunton Borough Council) (SWRA).
The Way Ahead - Delivering Sustainable Communities in the South West, Government Office for the South West,
South West Regional Development Agency and the South West Regional Assembly, 2005.
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which the SSCTs effectively operate as often congested gateways. These settlements
are further isolated by typically rural bus and road networks.
4.6.5

While having considerable growth potential, Taunton’s economy is characterised by
relatively low productivity, which requires land, premises and infrastructure issues to be
resolved3. Town centre congestion is a particular hindrance, the town centre not yet
having a full by-pass, although some progress has been made on completion of the Inner
Relief Road.

4.6.6

In Bridgwater (in neighbouring Sedgemoor District), the historic focus on industrial
activities has exposed the town to economic shocks caused by the closure of large
factories, and the town has also become attractive to warehousing uses because of low
land costs and high accessibility. These factors have given rise to a need to address the
town’s poor image4. In seeking more enduring prosperity, it will be necessary to avoid
duplication of provision for the same markets, whether in terms of employment, retail or
leisure facilities.

4.6.7

In the Panel’s view, the strategy emphasis in this sub-region should focus strongly on
realising the potential of both of the SSCTs to contribute to Regional prosperity while
addressing local regeneration. There is also plainly a need to plan jointly for Taunton
and Bridgwater, in particular to ensure balanced housing and employment growth in
each settlement, combined with a suitable travel and transport strategy between them, if
town centre congestion and commuting pressures on M5 are not to increase. Our
recommended modified Policy J should ensure this is the case.

Recommendation 4.6.1
•

Delete Policy SR20 and replace with new Policy SR6.1 in accordance with the wording
indicated in Appendix C.

Role and Function
Taunton
4.6.8

Regeneration of Taunton is currently being pursued through “Project Taunton”, which
has evolved from the “Taunton Vision” and former urban design framework as well as
through up-to-date LDF work5. There is a strong focus on redevelopment of town
centre brownfield sites and works to the River Tone are helping to address local flood
risks. Draft RSS seeks to realise the economic potential of Taunton by developing its
role as the major business, commercial, educational, service and cultural centre for this
part of the Region. The Panel endorses this aim.
Bridgwater

3
4
5

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.90 and section on
Taunton.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, section on Bridgwater.
Taunton UDF and Taunton Deane LDF.
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4.6.9

A similar spatial vision to that for Taunton is being developed through the “Bridgwater
Challenge” initiative (but covering the whole of the town, not just the town centre).
There is a need to press ahead with re-use of vacant employment premises within the
urban area and to create a wider and better range of employment opportunities.
However, the Regional Flood Risk Appraisal identifies significant flood risk here, the
town being second in the Region’s top 50 flood risk locations. Work is progressing on
the design of a tidal sluice on the River Parrett, which could provide long-term flood
protection but funding for it is, at best, uncertain. It will be necessary to address this
and the town’s image problems if development is to be attracted here. Given these
factors and the likelihood that Bridgwater will continue in some measure to provide jobs
in sectors not well represented in Taunton’s more thriving economy, the Panel regards
the prospects for accommodating significantly increased levels of growth in Bridgwater
as relatively limited, with its role remaining subordinate to that of Taunton.
Other places within the HMA

4.6.10

Although draft RSS includes reference to Wellington in both policies SR20 and SR21, it
is not an SSCT and is much smaller6 than either Taunton or Bridgwater. While there is
a need to avoid increasing its dormitory role relative to Taunton, and the consequent
prospect of short distance commuting along M5 between the two and to Bridgwater, this
is a matter that in the Panel’s view is more appropriately handled through Development
Policy B at LDF stage.

4.6.11

Among the other towns in the HMA, Minehead (in West Somerset District), has a
population of about 12,0007. It functions as a local service centre, partly in support of
the local holiday industry as does Burnham-on-Sea. Smaller settlements include
Bishops Lydiard, Cheddar, Axbridge, Willerton, Watchet and Highbridge. The various
local and tourist functions of these may be expected to continue without significant
change.

Recommendation 4.6.2
•

Re-draft paragraphs 4.2.57 and 4.2.58 to reflect the Panel’s foregoing analysis of the HMA as
a whole.

•

Insert new Policy SR6.2 in accordance with the wording indicated in Appendix C.

Economic Activity
Employment
4.6.12

6
7

With some 40,000 existing employee jobs in Taunton urban area, representing about
1.9% of the South West total, Taunton is clearly an important employment centre. Draft
RSS proposes provision for about 18,500 additional jobs within the combined
Taunton/Bridgwater TTWA. There is no suggestion that this would be less than

Pegasus Statement on Matter 4/6, appendix 3.
Pegasus Statement on Matter 4/6, appendix 3.
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sufficient to meet draft RSS growth expectations, and the Panel notes that project work
for the Taunton LDF proposes to identify 80,000 sqm of employment and 50,000 sqm
of retail & leisure floorspace8. Employment growth is inherently difficult to predict
with any certainty and some caution is necessary before it could be asserted that
Taunton is likely to be a suitable office location9. Although Taunton’s employment is
expected to grow less quickly than at rates for the Region as a whole10, given Taunton
Deane Borough’s ambitions for growth, the Panel finds no compelling reason to
question the draft RSS jobs figure beyond adding the words “not less than” in the
interests of avoiding artificial restraint. This is included in our policy recommendation
4.6.3 below along with the forecast for the HMA as a whole.
4.6.13

Turning to employment land provision to accommodate this jobs growth, research
produced on behalf of SWRDA11 indicates a surplus in Taunton but a deficit in
Bridgwater. We note that there are doubts about the suitability and availability of all of
the Taunton land12. However, the size of the surplus (34 ha required against 56 ha
available) is such that the Panel can have some confidence that if mixed housing and
employment use is pursued where appropriate, there would be sufficient provision to
support increased levels of development growth. In Bridgwater (54 ha required, 17.4 ha
available, some in need of prior remediation), restructuring of the local economy might
result in expansive warehousing development being replaced by more space-intensive
businesses. We also note that SWRA refers to brownfield capacity here13. Nonetheless,
on the basis of the figures before us, there will be a need to identify both additional land
and to promote mixed-use development if balanced growth is to take place. The Panel
considers that both of these aspects are matters that can be pursued through the LDF
process within the overall context of providing for 18,500 jobs within the TTWA as a
whole, focussed primarily on the combined Taunton/Bridgwater SSCT area. We
therefore make no recommendation for modification of draft RSS in this respect,
beyond separate policy to deal with employment provision, maintaining an SSCT focus,
but our commentary at paragraph 4.6.21 and recommendation 4.6.4 are also relevant.
Provision within each of the two towns will need to be balanced with housing provision,
which we consider next.

Recommendation 4.6.3
•

Insert new Policy SR6.3 in accordance with the wording indicated in Appendix C.

Housing Provision
Housing

8

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, Table on page 9.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.16.
10
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, section on Taunton,
paragraph 1.249.
11
SWRDA statement on Matter 4/6, paragraph 2.7.
12
Turner Holden Statement on Matter 4/6, paragraph 3.10-3.16.
13
SWRA statement on Matter 4/6, paragraph B6.
9
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4.6.14

Draft RSS proposes provision within the HMA for 27,900 dwellings, equivalent to
about 1,395 dwellings per annum, with about 50% allocated to Taunton SSCT and 22%
to Bridgwater SSCT. The Panel notes that, for Taunton in particular, the housing figure
is intended to reflect the town’s growth ambitions rather than trend-based growth, and
we thus find arguments concerning the expected level of growth relative to past
baselines to be unhelpful14. More important in our view is the need to secure a “step
change” in housing provision both to support those ambitions and to contribute in due
proportion to regional housing needs. DCLG 2003 projections indicate that some
37,250 additional dwellings will be required within the HMA, with the figure dropping
back to about 34,160 in DCLG 2004 projections. Given that both are trend-based
figures and do not therefore fully recognise the potential impact of “policy on”
initiatives in Taunton (and to a lesser degree in Bridgwater), it is our view that draft
RSS provision is insufficient and should be significantly increased. The house building
industry has a good deal of confidence in the marketability of housing at Taunton in
particular, where the implications of growth point status should be fully recognised.
However, within the HMA as a whole, widespread flood risks, impact on M5 and rates
of non-economic migration are all factors that, in addition to ensuring a sustainable
pattern of development, demand a measured approach away from the SSCT area. On
balance, it is our view that DCLG 2003 represents a demanding target for the HMA, but
is one that provision should aim for.

4.6.15

The respective Councils would be content to continue to develop an appropriate pattern
of distribution through the LDF process within the context of RPG10 policies VIS1 and
VIS2. However, draft RSS is open to criticism for this having resulted, to date, in a
strategy that is over-reliant on a single urban extension to a single SSCT. In the light of
the additional levels of housing growth we recommend, and given the absence of the
former structure planning stage, it falls to RSS to provide a more explicit sub-regional
framework within which the respective LDFs can be advanced expeditiously. Indeed,
the significant housing growth ambitions for the HMA and the consequent risk of
increased commuting pressures, all place added emphasis on the need for joint working
between Taunton Deane and Sedgemoor Councils voiced in both our recommended
modification of Policy J and Policy SR6.1.

4.6.16

There is no dispute that the main focus of development in the HMA should be on
Taunton and Bridgwater. While some participants argue that a greater proportion of
growth than draft RSS provides should be directed to Bridgwater, flood risks represent a
serious limit on the physical extent of the town, in addition to which it does not share
Taunton’s growth point status. In the Panel’s view, it is appropriate therefore that
Taunton should take the lion’s share of growth within the HMA. The 50% of housing
growth in the HMA proposed for Taunton in draft RSS would be the highest proportion
shouldered by any SSCT but we see no reason to vary it significantly. Against that
background, we consider each of the SSCTs in turn before considering provision in the
rest of the HMA.
Taunton

4.6.17

14

Draft RSS assesses the urban area of Taunton as able to accommodate some 11,000
dwellings. This figure includes provision for about 5,000 dwellings identified from

SWRA statement on Matter 4/6, paragraph B1.
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urban capacity study, an existing commitment in the Taunton Deane Local Plan for
1,000 dwellings at Monkton Heathfield, and a further 4,500 dwellings on non-strategic
sites around the northern edge of the urban area which are already being advanced
through the LDF process. We accept those figures.
4.6.18

Draft RSS Area of Search L effectively represents a further phase of development at
Monkton Heathfield. It lies to the north west of the town, typically about 3km from the
town centre and straddles A38 just off M5 junction 25. There is no flood risk here, and
an existing quality bus corridor along A38 together with walking and cycling routes
alongside the River Tone provide for sustainable travel. With regard to concerns
expressed about proximity to Hestercombe House SAC, the Panel was informed that
development could be phased to ensure timely provision of appropriate mitigation.
Although shown in draft RSS Inset Diagram 4.5 for 3,000 dwellings, the Panel also
heard that more recent technical work has shown capacity for 4,000 dwellings here
(mainly by increasing density)15. We see no reason to question the suitability of the site
for this higher number of dwellings, which we have included in our policy
recommendation 4.6.4 below.

4.6.19

The Panel’s attention was drawn to a further potential area of search to the west of the
town, known broadly as Comeytrowe. This had previously been explored by the
Council but had not advanced further because Area of Search L was regarded as both
preferable and sufficient. It lies much the same distance from the town centre as area L
but is not on an existing public transport corridor, being separated from A38 by a
network of estate roads. However, the Panel notes that the local hospital and a range of
education facilities lie on this side of the town and that access to public transport
(possibly associated with park and ride facilities serving those) could readily be
achieved, even if not as conveniently and efficiently as at Monkton Heathfield. In the
Panel’s view, it offers a suitable additional source of housing supply. Developers have
suggested that there could be scope for 6-8,000 dwellings at Comeytrowe. However,
we acknowledge that road access problems would need to be suitably resolved (a point
that we return in our consideration of infrastructure, below). Master planning and other
pre-requisites of development are also likely to lead to a relatively long lead-in period,
so it is unlikely that all of the potential could be delivered during the draft RSS period.
We are conscious too of the size of the combined task of delivering all of the
development proposed for Taunton, on top of town centre regeneration. The Borough
has achieved build rates of 800 dwellings per annum in the past, and it cannot be
expected that such a rate can be significantly exceeded consistently over a 20 year
period at Taunton itself. We therefore recommend provision for only 3,000 dwellings
here (see policy recommendation 4.6.4 below) and urge the Council to do its utmost to
achieve that level, and more if possible.
Bridgwater

4.6.20

15
16

Urban capacity, extant Local Plan development commitments and other non-strategic
sites indicate that Bridgwater can accommodate about 6,200 dwellings without urban
extension16. We have no reason to depart from that assessment and note that
development has recently started on some 1,500 of these dwellings. However, while

SWRA statement on Matter 4/6, paragraph B4.
SWRA statement on Matter 4/6, paragraph B5.
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draft RSS does not therefore identify any areas of search here, two potential locations to
the north of the town have been drawn to the Panel’s attention, one being the former
Innovia site including land in the vicinity of Little Sydenham Farm, and the other being
the British Aerospace Site at Puriton, further to the north and on the opposite side of
M5, close to junction 23.
4.6.21

The Innovia site and adjoining land presents, in the Panel’s view, an opportunity to
provide both housing and employment in a sustainable location well related to the
existing urban area and to existing employment development historically clustered
around Dunball Wharf on the River Parrett. A large part of it is also previously
developed land and it is one of the few parts of the town that satisfies Regional Flood
Risk Appraisal. We consider that there should be scope for about 1,500 dwellings and
about 90,000 sq m of employment floorspace in this area17. Such a mix would both
minimise the propensity to increase commuting via M5 and go some way to meeting
Bridgwater’s employment needs. We therefore include this site in our policy
recommendation below as an additional area of search.

4.6.22

The Puriton site is much less well related to the urban area and in our view too distant
from the town centre to merit identification as an area of search for housing. Being
wholly previously developed land, it might have some continuing utility for
employment or other economic use, but access to it is through predominantly residential
areas. Despite the extensive size of the existing premises, it is also a site specific
proposal rather than an area of search, and thus one that should be handled through the
LDF process rather than at RSS level. We do not therefore make provision for
development there.
Elsewhere in the HMA

4.6.23

Draft RSS policy SR21 includes provision for about 90 dwellings per annum in
Wellington despite its non-SSCT status and the absence of any identified area of search
here. It seems to the Panel that while this level of provision may be appropriate, there is
no strategic policy deficit because the limited development needs of Wellington can be
adequately handled under Policy B at LDF stage. To make strategic levels of housing
provision at places like Minehead, Burnham-on-Sea and small local centres in
Sedgemoor District would serve only to stimulate further non-economic migration to
the area and be tantamount to a dispersal strategy. We therefore make provision for
only 15% uplift18 in the rest of Taunton Dean, Sedgemoor and West Somerset areas.
Planning for Exmoor National Park’s local affordable housing needs are also an LDF
matter and we make no additional provision there.

4.6.24

Overall, our recommendations would thus provide for about 34,500 dwellings within
the HMA as a whole, of which some 74% would be within the combined
Taunton/Bridgwater SSCT area (and about 52% within Taunton alone). We do not
consider that there is any need to introduce policy for phasing because this will flow
naturally from the regeneration work that is moving ahead, the fact that Area L is
already progressing through the plan-led system and the longer lead-in times needed for
development within the additional areas we have recommended. Taken together they

17
18

Statement by Atkins Limited on behalf of Hallam Land Management Limited on Matter 4/6.
See paragraph 4.0.10 of this Report.
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represent a substantial body of work already being and yet to be undertaken, but which
is necessary to provide for expected high levels of growth within this attractive area,
and which the respective Councils have shown themselves well able to plan for
systematically and effectively. We commend our approach accordingly.
Recommendation 4.6.4
•

Delete Policy SR21 and replace with new Policy SR6.4 in accordance with the wording
indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.59 – 4.2.60 and Inset Diagram 4.5.

Infrastructure, including green infrastructure
4.6.25

Draft RSS paragraph 4.2.61 includes a list of “key infrastructure”, but the County
Council indicates that no strategic barriers to development were identified in
investigations that informed the JSA work, and that developer contributions would be
adequate to meet funding needs.19 This will need to be revisited in the light of our
recommendations for additional levels of development and new areas of search, for
example with regard to completion of measures to address town centre congestion in
Taunton, and improved public transport along A38 corridor to the west of the town.
The Panel also observes that the Regional Funding Allocation submission20 refers to
both the “Taunton Third Way and Northern Inner Distributor Road” and the “North
West Taunton Package”, which should be included therefore as strategic infrastructure.

4.6.26

More particularly, however, we note the County Council’s view, supported by transport
analysis, that development at Comeytrowe would be likely to require direct access to
Junction 25 on M5 in order to minimise any addition to town centre traffic. We were
advised that further investigation would be necessary, not least because such access
would be likely to involve crossing one of Taunton’s most significant open spaces. The
Panel also saw that Junction 26 (at Wellington) would be reasonably well placed to
serve at least some development on this side of town and is sufficiently distant from
Junction 25 to avoid “junction hopping” by local traffic, but we acknowledge that this
may prove either unsatisfactory or insufficient in terms of the operation of the wider
traffic network. Whatever the case may be, it seems to the Panel that necessary
development of strategic significance should not be thwarted by a desire to carry out
further work to identify solutions to access difficulties that are known to be capable of
resolution in one form or another. The Panel is content that access does not, in itself,
amount to an insurmountable obstacle to development at Comeytrowe. Until further
work is undertaken, it is impossible to say whether such access would amount to key
strategic infrastructure, but we identify it as such in our recommended modification on a
precautionary basis, inasmuch as its provision would assist regional connectivity by
ensuring uninterrupted traffic flows at Junction 25 and provide for strategic
development at the SSCT.

19
20

Statement on Matter 4/6 by Somerset County Council, paragraph 8.1.
Regional Funding Allocations, Advice from the South West Region, Table 1.
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4.6.27

The main prospects for strategic green infrastructure in this HMA are likely to arise
from flood attenuation works, mainly woodland and parkland to the north of Taunton.
This is long term and no specific proposals have been advanced. We therefore make no
recommendation in this regard.

4.6.28

In order to inform the consideration of Chapter 5, Regional Approach to Transport, of
the RSS and the Implementation Plan, we recommend that the key infrastructure list for
the sub-region in the draft RSS should be restructured to separately identify a modified
transport component.

Recommendation 4.6.5
•

That the modified Key Infrastructure List for the Taunton HMA should be incorporated in the
draft RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/7 Bournemouth and Poole HMA Sub-Regional Strategy
Matter 4; 4.7
Policies SR26, SR27, SR28, SR29
Introduction
4.7.1

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub regional strategy, particularly with regard to
Bournemouth and Poole.

4.7.2

Bournemouth and Poole is recognised in The Way Ahead as one of a number of
contributions from other principal urban areas in the South West whose continued
growth is fundamental to the region’s sustainable growth. The Borough of Poole is
designated a New Growth Point.

Issues
4.7.3

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Green Belt;
Green Infrastructure;
Infrastructure.

The Sub-Regional Approach
The Conurbation
4.7.4

The Strategic Authorities for this area argued that there was a need to take a wider view
of the SSCT as set out in Figure 4.6. It was argued that the effective SSCT includes the
parts of East Dorset and Purbeck Districts that function as part of the wider conurbation.
Paragraph A 8 of the Statement by the Regional Assembly on Matter 4/7 states
“Functionally Bournemouth, Poole, Christchurch and surrounding settlements, such as
Wimborne Minster, Colehill, Ferndown, West Moors, St Leonards and St Ives and
Verwood collectively operate as one”. Our observations during our Panel Tours
support this view. We noted that the town centres of Wareham, Wimborne and
Christchurch provide important nodal functions within this area and that the local rail
services link Wareham and Christchurch to the centre of the conurbation.

4.7.5

It was also evident that it was entirely artificial to distinguish between the Corfe Mullen
part of East Dorset District and the neighbouring Broadstone which is part of the
Borough of Poole. Wimborne is similarly closely related to the Merley area of the
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Borough of Poole and the Ferndown/West Parley area in East Dorset can be seen as an
extension of northern Bournemouth. As far as Purbeck District is concerned we could
see that the Upton area in Purbeck District can be regarded as an extension of the
Hamworthy area of Poole Borough and that the corridor of development along the A351
from the Wareham area and including Sandford towards Lytchett Minster operated as
part of the wider conurbation. Paragraph 4.3.2 of the draft RSS recognises this
relationship between the suburbs and the more central areas.
The Housing Market Area
4.7.6

The Strategic Authorities questioned the boundary of the HMA. They drew our
attention to Map 4.2 and highlighted the fact that a significant part of North Dorset
District was shown to lie outside the Bournemouth Poole HMA. It was pointed out that
the towns of Gillingham and Shaftesbury had little relationship with the housing market
around the South East Dorset conurbation. On our tours of the region we saw nothing
to counter this view. Nevertheless the discussions at the EiP did establish that the
southern part of North Dorset District was well linked to the housing market of the
conurbation. It is evident to us that settlements such as Blandford Forum cannot be
divorced from the conurbation housing market area. This is confirmed by Map 4.2 and
the implication is that North Dorset District should be split into two if not three HMAs.
We suggest earlier in this report that an approach could be devised to allocate parts of
District Councils to different HMAs, but this must be a matter for a subsequent review.
At this point in time we consider the inclusion of the complete North Dorset District
within the Bournemouth/Poole HMA need not cause a problem, provided these
relationships are recognised.

4.7.7

Policy SR26 already reflects the geographical approach suggested above, but does not
indicate a role for North Dorset District Council. While we accept that the District
Council will not be involved as intensely as the other councils in the future planning of
the HMA, we are of the opinion that their role in containing dispersal should be
recognised. We therefore recommend that Policy SR26 be deleted and replaced by new
Policy SR7.1.

Recommendation 4.7.1
•

Delete Policy SR26 and replace with new Policy SR7.1 with the wording as indicated in
Appendix C.

Role and Function
The SSCT
4.7.8
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Despite the fact that paragraph 4.3.2 recognises the reality of an integrated conurbation
and Policy SR 26 seeks the balanced growth of that conurbation, Figure 4.6 takes a
more restrictive view of the area of the SSCT. It is noticeable that Urban Extension M
is the only urban extension that is indicated to be at the SSCT. The Strategic
Authorities argued that the conurbation and the SSCT should be one area and that the
other urban extensions should also be regarded as being ‘at’ the SSCT. In our view the
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suburban parts of the conurbation should be regarded as part of a wider SSCT, thereby
acknowledging the correct role of the other urban extensions (N, O and P).
The Central Areas
4.7.9

Paragraph 4.3.2 indicates that, with a population of over 400,000, the conurbation is the
second largest urban area in the region. Paragraphs 16 and 17 of the Statement by the
Strategic Authorities on Matter 4/7 at the EiP set out a view of the role of town centres
within the sub-region. Bournemouth is identified as the principle centre, but strong
links are identified with Poole. Paragraph 16 highlights the good level of retail offer
and the quality of public transport access and indicates that both centres have plans to
enhance these qualities. Reference is made to ambitious local development documents
such as Poole Town Centre North Area Action Plan.

4.7.10

Emphasis is placed on the need for positive guidance on the future of the principal
centres in order to generate investor confidence in the future of the centres. Concern is
expressed about the competition from Southampton and Portsmouth and it is claimed
that the success of the centres will be critical to the sustainable growth of the subregion. GOSW expresses concern in paragraph 4 of the Matter 4/7 Statement that the
relationship of significant employment proposals at Bournemouth Airport and
Ferndown to the urban areas of Bournemouth and Poole is not articulated. It is
suggested that the proposals could be seen as undermining the strategy to focus
development on the urban area and that there is a need for clarity on the intended role of
these proposals. GOSW also highlights the absence of any guidance on the tourism and
cultural roles that Bournemouth centre is expected to accommodate.

4.7.11

Some participants have welcomed the reference in (deleted) Policy SR25 to enabling
the SSCTs to develop and improve their roles as service and employment centres but
others seek more specific guidance. Paragraph 7 of the Statement on Matter 4/7 by the
Borough of Poole indicates that the two town centres face competition from out-of-town
retail floorspace. Paragraph 14 indicates that it is critical that the RSS prioritises
employment development at the Twin Sails Regeneration Area in advance of the
airport. It also indicates a need to be clear on the nature of uses considered appropriate
at the airport. The joint statement by the Strategic Authorities seeks a greater emphasis
on the office sector and indicates that the main locations should be the town centres of
Bournemouth (including Landsdowne) and Poole and also Wessex Fields,
Bournemouth. We note that the latter area is in effect a suburban location and does not
easily fit the general thrust of the strategy.

4.7.12

In our opinion there is a need to set out the role of the town centres in relation to out-ofcentre retailing and also other employment development opportunities such as the
Airport and Wessex Fields. We were advised at the EiP that the two centres should be
regarded as complementary rather than competitive, but no evidence was led to
demonstrate that the retail-led regeneration of Poole town centre (about an additional
45,000 square metres) could be reconciled with the ambitions of Bournemouth town
centre. There is a similar lack of information on the scale of office development
requirements in the sub-region and the capacity of the town centres to absorb such
growth. Nevertheless we are of the opinion that the centres should be the main office
and retail locations within the sub-region and the planning of other areas should ensure
that proposals do not come forward that would threaten the development proposals for
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the centres which are set out in approved LDDs. In addition we agree that guidance
should be set out on the role of Bournemouth in respect of tourism and cultural
facilities.
Strategic Regeneration
4.7.13

As noted above the Borough of Poole drew our attention to the status of the Twin Sails
Regeneration Area. The Regeneration Area was described as the key to the
Governments Growth Point designation because it will enable Poole to deliver
accelerated growth. It was explained that the regeneration initiative is being planned as
an innovative way of delivering the redevelopment of derelict and under-used sites in
the central area of Poole. The Borough Council proposed that the draft RSS should
prioritise employment land in the Twin Sails Regeneration Area in advance of the
airport. As the airport land is already designated for employment we presume that this
reference is to the provision of infrastructure to support development. We are of the
opinion that priority should be given to the Regeneration Area for infrastructure.

4.7.14

The Strategic Authorities suggested that greenfield development needs to be phased to
ensure that it does not prejudice the rate of development coming forward within the
urban area, particularly the Poole regeneration area. It was suggested that the greenfield
developments should not be developed before 2016, despite an earlier assessment that
they would come forward after 2011/2012. In our view no evidence was led to
demonstrate that there was a need for such phasing. Evidence from Swindon suggests
that well located renewal can bring forward development that complements the offer
from greenfield developments. Given the support from the Growth Point designation
we are content that the Twin Sails Regeneration Area will be able to produce quality
development that will complement the large amount of development expected in the
remainder of the urban areas as well as the development on greenfield sites without the
need to phase the greenfield component.

4.7.15

In order to reflect our conclusions above on the planning of the northern part of the
conurbation we put forward the following recommendation.

Recommendation 4.7.2
•

The next review of the RSS should be informed by a comprehensive evaluation of the urban
structure of the northern part of the conurbation.
Suburban Development

4.7.16

134

Most of the urban extensions proposed by the draft RSS in this HMA are located in the
northern fringe of the conurbation. Many of the representations concerning these
developments raised the issue of the quality of community infrastructure. We obtained
the impression from our Panel Tours that the areas concerned had grown in an
incremental fashion. We appreciate that the environmental constraints in the area may
have resulted in the ‘open’ nature of the urban structure, but we note that a local
participant suggested that there was further scope for infill in addition to the urban
extensions. We are concerned that the settlements involved will continue to come under
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pressure to meet the development requirements of the conurbation in an incremental
fashion. While we consider that the JSA study of the area was very thorough, we are of
the opinion that there is a need for a broader approach to the accommodation of
development in these areas that takes into account, not only the constraints on
development, but also the wider structural needs of the area.
Remainder of the HMA
4.7.17

It was put to us that the areas lying outside the South East Dorset conurbation
functioned somewhat separately from the conurbation. The evidence available suggests
that, while the northern part of this area can be considered as functionally separate, the
southern part including the settlement of Blandford Forum quite clearly interacts with
the conurbation and could attract commuters from the conurbation. This was illustrated
by the fact Blandford Forum had 700 commuting to the conurbation, while Shaftesbury
had only 63 and Gillingham had 78. It is therefore important that the planning of this
southern area reflects Policies B and C.

4.7.18

During the EiP discussions and in the evidence submitted to the EiP reference was made
to the potential for longer-term growth associated with the settlements of Shaftesbury
and Gillingham. The Regional Assembly pointed out that Gillingham was a one hour
car journey away from the conurbation and therefore unlikely to be attractive for
commuting to the conurbation. During the EiP we sought clarification of the basis for
this growth and it was established that the economic growth projections do not support
the concept of this area for growth. It was mentioned that the area was a part of the
London overspill process, but it was pointed out that the area did not enjoy the
marketability of Growth Points such as Milton Keynes. We conclude that it would be
unrealistic to plan for substantial long-term growth in this area.

4.7.19

In our view the above conclusions should be expressed in policy terms through the
addition of a new Policy SR7.2.

Recommendation 4.7.3
•

Insert new Policy SR7.2 with the wording as indicated in Appendix C.

Economic Activity
Managed Growth
4.7.20

The Strategic Authorities for the area accept that the draft RSS correctly identifies the
growth potential of south east Dorset, but are concerned that the ‘managed’ approach
proposed could create a perception that only limited change is likely to occur. The
Authorities claim that this approach does not convey the opportunities which exist or
the dynamics at play in the conurbation. It was suggested that a strategy emphasis of
‘realising potential’ could be regarded as more appropriate given the amount of growth
proposed in Bournemouth and Poole in particular. This matter has already been
addressed in Chapter 3 with the inclusion of the area under the regional emphasis of
‘realising potential’.
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4.7.21

The jobs forecast for this HMA is 45,400. SWRDA informed us that the
Bournemouth/Poole conurbation is considered to be a key driver in the regional
economy and pointed out that it had been recognised as a key area in The Way Ahead.
The Agency highlighted the good levels of economic growth that the area had
experienced in recent years and the good accessibility to London and the South East.
We note that SWRDA in paragraph 2.4 of the Statement on Matter 4/7 suggested that a
degree of ‘smart’ or ‘space-less’ growth should form a key component of the strategy.
In view of the advice from SWRDA that a significant increase in productivity was
already assumed in the employment projections, we presume that the ‘smart’ and
‘space-less’ is already part of the strategy. We do not therefore alter the HMA 45,400
figure.
Bournemouth and Poole

4.7.22

Paragraphs 4.3.6 and 4.3.7 of the draft RSS set out the economic prospects for the
Travel to Work Areas for Bournemouth and Poole, indicating a need to make provision
for 23,000 jobs in the Bournemouth TTWA and 19,000 jobs in the Poole TTWA.
While the presence of high technology manufacturing is noted in each area the growth
is expected to occur in the services sector. Education and health are expected to create
approximately 40% of the growth in the Bournemouth area and it was also noted that a
number of major financial companies are based in the area. We note that a significant
proportion of the growth relates to the urban areas and can be accommodated in higher
density development within the urban areas. As these areas can take advantage of
higher levels of accessibility by sustainable modes of transport, we conclude that
emphasis should be placed on Bournemouth town centre, including Lansdowne, and
Poole town centre and the Twin Sails Regeneration Area. Early LDDs should be
prepared for these areas to allow other development opportunities such as Wessex
Fields to complement the plans for these areas rather than compete.

4.7.23

SWRDA indicated that the DTZ study identified a significant shortfall of employment
land in the conurbation. The study identifies a market demand in Bournemouth for 67
hectares relative to an identified capacity of around 12 hectares. In Poole the gap
identified by the study is more pronounced with a supply of 13 hectares and a demand
for 85 hectares. This implies a total deficiency of 127 hectares. The Borough of Poole
pointed out in the Statement on Matter 4/7 that the availability of employment land was
regarded as a constraint to growth. Paragraph 9 of the Borough’s Statement indicates
that at current rates of development the area has only about three and a half years of
currently available land left. The Strategic Authorities questioned the SWRDA findings
on the basis that insufficient recognition had been given to particular aspects of the
employment projections. Our attention was drawn to the high proportion of part time
jobs in the projections. This matter could not be resolved at the EiP, but we note that
the DTZ study also set out the implications of past rates of development, which support
the view that there is a deficit of employment land of about 104 hectares. At the EiP the
Strategic Authorities seemed to acknowledge a deficit of 110 hectares.

4.7.24

The draft RSS is silent on the question of this deficiency and we therefore conclude that
further guidance is required. In terms of distribution we do not believe that the market
for employment development is constrained by district council boundaries. We are of
the opinion that the search for additional land to meet a target of 110 hectares should be

136

Bournemouth and Poole HMA Sub-Regional Strategy

conducted on a conurbation basis. We recommend accordingly that a search for an
additional 110 ha. of employment land should be conducted across the conurbation as
set out below in Policy SR7.3.
Bournemouth Airport
4.7.25

The continued expansion of the airport is expected to generate employment growth and
there are plans for a new terminal to support the growth of air traffic. There are also
proposals to utilise brownfield land at the airport as a business park. Our Panel Tour
enabled us to see the use that was already being made of existing buildings on the site
for a range of activities including airport related activities.

4.7.26

Our attention was drawn to a proposed link road from the airport area to the A 338.
This link road is identified in paragraph 4.3.14 of the draft RSS as part of the key
infrastructure to deliver the strategy. The discussions at the EiP made it clear that the
new terminal was not dependent on this road and that the local road network could
support some additional activity at the business park. It would make the business park
more marketable, allow a higher level of development and ease traffic problems.

4.7.27

A number of participants highlighted the difficulties involved in implementing the link
road because of the need to allow for important environmental areas. It was suggested
that these difficulties might make the link road an uneconomic proposition. The airport
and the business park are commercial developments and therefore the link road will
contribute to the value of these investments. We presume that the inclusion of the link
road in Paragraph 4.3.14 relates to a public sector contribution and find it difficult to
understand why it is not a planning requirement for the intensification of the airport
function and the business park area. In our view it can only be regarded as a longerterm project in terms of public finance and investment.

4.7.28

The Strategic Authorities sought a stronger commitment to Bournemouth Airport as a
strategically important employment site which is suited to airport related and
knowledge based employment growth. It was also pointed out that the airport location
could provide more local employment for that part of the conurbation and thereby offer
a more sustainable distribution. In terms of the deficiencies set out above for
Bournemouth and Poole we assume that this location, which falls within the Borough of
Christchurch, was not taken into account. This serves to demonstrate the artificial
nature of adopting a narrow SSCT approach rather than a sub-regional approach.

4.7.29

As noted above GOSW expressed concern over the absence of any guidance on the
relationship between the proposals at the airport and the town centre plans and
suggested that the draft RSS should be more specific about the intended role of the
employment proposals at the airport. In our view this question could also be raised over
the planning of Area of Search Q, which is located in another district. The Wessex
Fields area was drawn to our attention and as it is in a similar peripheral location the
same issue arises. GOSW indicated that consideration should be given to how the
proposal would serve to support economic growth. We have already concluded that
development such as this should complement the town centres and the Regeneration
Area. In our view this implies that such business park development should not aspire to
development that would be better accommodated in the two town centres and the
Regeneration Area.
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The Remainder of the HMA
4.7.30

A comparison of the HMA employment projections with those for the TTWAs of
Bournemouth and Poole demonstrates the modest scale of growth expected for the
remainder of the HMA. In our view any deficiency here should be addressed in the
Policy B and C settlements.

4.7.31

In order to reflect the above conclusions we propose that in addition a new Policy SR7.3
be added.

Recommendation 4.7.4
•

Insert new Policy SR7.3 with the wording as indicated in Appendix C.

Housing Provision
Strategic Assessment
4.7.32

We commented earlier on the differences between the DCLG 2003 projections and the
DCLG 2004 projections. Within this HMA the difference at HMA level represents only
a decline of about 3.5% in the dwelling interpretation from the 2003 projections to the
2004 projections. At the district level there are more significant changes. The 2004
level for the Borough of Poole is 30% less than the 2003 level and a decrease of 25% is
shown for the Borough of Christchurch. The figures for Purbeck District show a 33%
increase. We find it difficult to understand these differences on the basis of a
reallocation of international migrants and therefore conclude that our assessment should
be based on the dwelling interpretation of the DCLG 2003 projections.

4.7.33

We note from Appendix A (ii) that there is a deficiency at HMA level of 8,070
dwellings. The deficiency across the identified SSCT areas of Bournemouth, Poole and
Christchurch only amounts to a difference of about 6% from the DCLG requirement.
The differences are more significant in the other districts within the HMA, ranging from
25% in East Dorset District to 39% in North Dorset District. These deficiencies are
largely due to the refusal of the SWRA to recognise and plan for the implications of the
new household formation rates, but we believe that they can also be explained in part by
the policy decisions taken by the SWRA to reduce allocations in the rural areas in order
to reflect growth around the main urban areas suggested by the employment projections.

4.7.34

While we accept that the DCLG projections reflect past trend of dispersal from the main
urban areas such as Bournemouth and Poole, we believe that there may be other factors
that need to be taken into account. As noted above we are of the opinion that the impact
of the new household formation rates will be felt in the more rural areas as well as the
conurbation. In paragraph 4.0.10 we concluded that an allowance of 15% should be
made for this factor and in this HMA we have applied it to Purbeck and North Dorset
Districts. In the case of the North Dorset we were advised that significant parts were
not well linked to the conurbation housing market area and therefore we conclude that
the scale of the difference between the draft RSS allocation and the level suggested by
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the DCLG projections cannot easily be explained by dispersal trends from the
conurbation. We have noted earlier that the draft RSS emphasis on employment-led
migration may have resulted in a lack of recognition of the non-employment led
migration streams such as retirement. We conclude that the higher figure for North
Dorset District may be due in part to this factor.
Urban Renewal
4.7.35

Our attention was drawn to the fact that South East Dorset provides, at 90%, the most
significant element of housing provision within any SSCT on previously developed
land. The Strategic Authorities highlighted the fact that the acceptance of this level of
development within the urban areas will rely on a continuing process of urban
intensification. It was suggested that this level of intensification will place a significant
burden upon the conurbation in terms of development pressures, particularly the
cumulative impact on the infrastructure and the erosion of local character. The impact
of a disproportionate amount of smaller (1-2 bedroom) flats was pointed out. Concern
was expressed that the focus on housing should not be at the expense of the quality of
the urban environment. We are of the opinion that the scope for additional urban
intensification is limited and therefore we accept the mid-point of the provision set out
in the draft RSS for Bournemouth and Christchurch.

4.7.36

Part of the urban renewal contribution mentioned above will be delivered through the
Twin Sails Regeneration Area in the Borough of Poole. The Borough of Poole has been
identified as a Growth Point under the initiative launched by the Government in
December 2005. The draft RSS expresses the allocation for the Borough of Poole as an
average of about 450 to 500 dwellings per annum. The Borough of Poole in the
Statement on Matter 4/7 (paragraph 13) indicated that it was anticipated that housing
completions over the plan period would give an average of 500 dwellings. On this basis
we conclude that the higher figure should be adopted, giving a total allocation of 10,000
dwellings.
Proposed Urban Extensions

4.7.37

It is clear from the preceding paragraphs that the maximising of brownfield capacity
will not provide sufficient capacity to meet the requirements implied by the DCLG
projections and that further greenfield development is required. The Statement on
Matter 4/7 by the Strategic Authorities acknowledges in paragraph 20 that there is a
need for additional greenfield development, but it has been drawn to our attention that
the Strategic Authorities based this conclusion on a level of development significantly
lower than that set out by the Regional Assembly for the JSA work.

4.7.38

In relation to the Areas of Search identified in the draft RSS, the Regional Assembly
drew our attention to the Arup report1 and claimed that it demonstrated that the search
process had been thorough. The Strategic Authorities also described the process as a
sieving process that started with very broad areas and was then refined to give the areas
of search. While East Dorset no longer support the extensions, they were party to the
process that identified the areas of search and only withdrew its support at a late stage
after a change political control.

1

SWRA Extension Evidence Base Review, Arup, Feb 07.
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4.7.39

Comments were made that the scale of the releases were not strategic and that some of
them consist of a few fields and were already known. We sought greater clarification
on the scope for extensions of the areas of search, but received no further proposals.
We did obtain a general view that there was potential for more and this was reinforced
by a comment from a local participant, who claimed that there was opportunity for
additional smaller development around existing settlements. Our Panel Tour of the area
reinforced the view that there was such scope and so we conclude that, although we
accept the validity of the proposed urban extensions, we are of the opinion that East
Dorset Council should be required to find capacity for an additional 1,000 dwellings. In
our view this is linked to the evaluation of the urban structure referred to above in
recommendation 4.7.2.
North Bournemouth

4.7.40

It was put to us that the search process mentioned above identified an opportunity for
additional developments with a capacity for 1,500 dwellings and that it was only
withdrawn at a late stage in the process. We understand that these areas had been
judged to be free of hard constraints in the sieving process and identified as Refined
Areas of Search. Our attention was drawn to paragraph 6.25 of the Report by Land Use
Consultants (January 2007) on the sustainability implications of the DCLG household
projections, which concludes that ‘there may be some SSCTs, therefore, such as Bath,
Bournemouth and Poole, where further development over and above that proposed in
the draft RSS should be examined in more detail’.

4.7.41

It was claimed by a participant that the reasons given for the removal of the
opportunities were not justified by the circumstances in the area. We have looked at the
reasons set out in Appendix F of SED 04: Development Options in the light of our
observations on the Panel Tour of the area. We note the considerable amount of
development already in the area and do not accept that the release of development
would result in unrestricted sprawl as we presume that it would be a planned
development. The river and the flood plain will always act as a natural boundary to any
development of this area.

4.7.42

Appendix F claims that the protection of this area would assist in safeguarding the
countryside from encroachment, but the Panel noted a significant amount of nonagricultural development already within the area and the fragmented nature of the
agricultural land. Appendix F cites Holdenhurst and Throop as historic settlements, the
settings of which are a product of the open land between them and the views to them
from this open land. We do not regard these settlements as having the status of historic
towns in terms of the purposes of the Green Belt, and we are of the opinion that the
setting of the conservation areas could be reflected in the design for the development of
the wider area.

4.7.43

As the capacity of the urban areas and the proposed areas of search will not be sufficient
we conclude that there is a need for the release of further land for development. The
areas of land in North Bournemouth are well related to existing community facilities
and in our view represent sustainable options even in comparison with the proposed
areas of search in the draft RSS. We therefore support the inclusion of these areas.
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The Western Extension
4.7.44

A number of participants suggested that consideration should be given to development
opportunities to the west and north-west of the conurbation. Some participants
suggested that consideration should be given to areas sufficiently far removed from the
N2K sites to minimise the impact. Unfortunately no evidence was led on broad
locations that might be considered.

4.7.45

Our attention was drawn to a specific location around Lytchett Minster, which had been
the subject of consideration by the JSA evaluation. We understand that consideration
was initially given by the South East Dorset JSA study group to a large-scale
development of about 7,000 dwellings. A detailed study of the area was commissioned
from Atkins, which indicated considerable opportunity for strategic growth. A
subsequent ecological study of the area was carried out in response to representations
from English Nature (now Natural England). That study concluded that, given a
development of 7,000 dwellings, it would be very difficult to demonstrate lack of harm
to integrity arising from indirect or possibly direct impacts on N2K sites, particularly in
terms of recreational pressures.

4.7.46

Atkins was subsequently commissioned by the South East Dorset JSA study group to
consider a reduced scale of development from the transport perspective. The scale of
development considered was 2,750 dwellings. The study concluded that substantial
highway infrastructure costs would be associated with the development. Evidence was
submitted on behalf of J.S Bloor (Newbury) Ltd., which challenges this finding and
suggests that a development of this scale can be accommodated without the need for
additional lanes on the A35. This evidence acknowledges a number of potential
impacts on surrounding N2K sites, but highlights the fact that as the land involved is in
a single ownership there is potential to secure greenspace alongside development
proposals and thereby mitigate the impact. We also note that the proposal includes a
park and ride facility and aspires to a higher level of modal shift than that of the Atkins
study. We note that the development proposal includes employment land for which
there is a shortfall at the conurbation level.

4.7.47

We view this proposal in the context that the transport planning of the conurbation will
have to adopt a greater emphasis on demand management and therefore believe that a
solution can be found to the transportation requirements of the location that will not
involve the widening of the A35. We also conclude that the proposal can be designed
using the land available so that impact on the N2K sites is sufficiently mitigated. On
this basis we recommend that this location should be identified as an Area of Search
with a capacity of 2,750 dwellings.
Remainder of HMA

4.7.48

As noted above we have taken the view that there is a need to reflect the wider impact
of the household formation rates. As a result we propose to allow an additional 15% on
the capacity of the non-conurbation elements of the HMA. This involves North Dorset
and Purbeck Districts.

4.7.49

At the EiP discussions consideration was given to the appropriate scale of development
in North Dorset District. The discussions were in response to suggestions that
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consideration might be given to the designation of the Gillingham/Shaftesbury area as a
potential SSCT. The discussions established that there was not the economic potential
to support such a concept and that it would be difficult to upgrade the road network in
the area to accommodate the traffic associated with such a large level of development.
As a result we do not consider that it would be appropriate to allocate a strategic level
of development to this area.
4.7.50

We are conscious, however, that the DCLG projections imply a higher level of demand
in North Dorset and conclude that part of that might be due to non-economic migration.
As a result we are minded to accept a higher level of development in North Dorset,
particularly since we were advised that a large part of the District lies outside the
effective South East Dorset HMA. We do not wish to encourage commuting to the
conurbation and therefore conclude that some geographic guidance is required to avoid
commuter-led development in the parts of the District that do fall within the South East
Dorset HMA, such as Blandford Forum. In the light of the evidence concerning
Shaftesbury and Gillingham and considering the timescale of the plan we propose a
further 1,000 dwellings over the plan period in that part of the District.

4.7.51

In order to reflect the above conclusions we recommend that Policy SR29 is deleted and
is replaced by new Policy SR7.4.

Recommendation 4.7.5
•

Delete Policy SR29 and replace with new Policy SR7.4 with the wording as indicated in
Appendix C.

4.7.52

As a result of our decision on Policy SR29 there will be a need to amend the supporting
text and Inset Diagram 4.6. We consider that this report provides the necessary
material.

Recommendation 4.7.6
•

The supporting text and Inset Diagram 4.6 should be amended to reflect the proposed
replacement of Policy SR29.
Habitats Regulations

4.7.53
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As noted in Chapter 1 there is a need in this area to ensure that the impact of any urban
extension, or the cumulative effects of development across the conurbation on the N2K
sites within the HMA are mitigated. Following the preparation of the Habitats
Regulations Assessment the SWRA submitted a revised wording of draft RSS Policy
SR28 to deal with the particular characteristics of the impact of new development on the
Dorset Heaths. This new policy reflects the Habitats Regulations and we therefore
conclude that it should be inserted after the section dealing with housing provision. As
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the content of the policies have been changed it would now become the proposed new
Policy SR7.5.
4.7.54

The SWRA also submitted modifications to the supporting text setting out the issues
and explaining the need for the preparation of a joint LLD. The suggested text also sets
out the key types of mitigation measures and the need for a clear process for the funding
and implementation of mitigation measures. This provides a useful basis for modifying
the text, but proposed paragraph 4.3.12b indicates that strategic urban extensions have
been excluded, whereas above we have concluded that the ‘Western Extension’ Search
Area should be included on the basis that it can provide adequate mitigation.

4.7.55

In order to ensure that the draft RSS can comply with the Habitats Regulations we
recommend that Policy SR28 should be deleted and replaced by new Policy SR7.5
using the policy wording suggested by the Regional Assembly.

Recommendation 4.7.7
•

Delete Policy SR28 and replace with new Policy SR7.5 with the wording as indicated in
Appendix C.

4.7.56

The text in the draft RSS requires modification to provide a clearer justification for the
policy. We therefore propose the following recommendation.

Recommendation 4.7.8
•

It is recommended that the replacement text submitted by the Regional Assembly should form
the basis of the supporting text for new Policy SR7.5.

Greenbelt
4.7.57

We accept the need to support the main roles of the Green Belt in South Dorset. As
noted above however we have concluded that, even allowing for the maximum
contribution from development within the urban areas within the green belt, there is a
need to release new areas for residential development. We have also identified a
deficiency for additional employment land that cannot be met within the urban area.
We support the view that the most sustainable locations for such development are on the
inner edge of the Green Belt. We have considered alternative locations beyond the
Green Belt and concluded that they would generate longer distance commuting and
would therefore not be sustainable. In our view this constitutes the exceptional
circumstances required by PPG2.

4.7.58

We have considered the justification for the proposed amendment of the Green Belt.
We note that it is being proposed in order to facilitate the requirements of the Air
Transport White Paper. We have already established that the White Paper should be
regarded as Government policy and therefore consider that the proposed exclusion on

143

Bournemouth and Poole HMA Sub-Regional Strategy

these grounds constitutes exceptional circumstances. At the EiP it was established that
the employment land at the airport had already been excluded from the Green Belt
through the Structure Plan and Christchurch Local Plan process.
4.7.59

Policy SR 27 of the draft RSS was criticised on the grounds that it delegates the
responsibility for making the Greenbelt changes to the LDDs. As a result the Regional
Assembly submitted a modified policy wording for the policy. The wording is
potentially confusing due to the reference to a role as a regionally significant
employment site and therefore requires amendment. We conclude that a new Policy
SR7.6 should be broadly based on the Regional Assembly submission.

4.7.60

As a result the South East Dorset Green Belt Policy SR27 should be deleted and
replaced with new Policy SR7.6.

Recommendation 4.7.9
•

Delete Policy SR27 and replace with new Policy SR7.6 and the wording as indicated in
Appendix C.

Green Infrastructure
4.7.61

GOSW commented in relation to Policy GI1 that, if it is to have a regional and subregional value, it should go further in identifying significant assets that should be
protected, enhanced or developed. It is noted that Policy GI1 requires Green
Infrastructure to be provided with development. One of the participants pointed out that
it is not clear whether the policy is a planning tool to achieve greater potential from
open areas or a development control tool requiring land to be made available and
accessible as a condition of development. As noted earlier in this report it appears that
the emphasis is on the latter function with little consideration to the wider strategic
opportunities. Despite prompting by the Panel at the EiP it proved impossible to obtain
positive strategic contributions on green infrastructure at most of the sub-regional
discussions.

4.7.62

At the EiP discussions on South East Dorset however the attention of the Panel was
drawn to the valley of the River Stour and the potential role it could play within the
conurbation. The Panel Tour demonstrated that this valley lies in the heart of the
conurbation and could potentially play an important leisure role. It was also evident
from the evidence submitted and the discussions that the land along the valley could
also play an important role in the provision of alternative opportunities for the members
of the public who might otherwise use the heathlands. The valley would seem to be
well placed in relation to the conurbation to deflect and re-direct pressure from
internationally designated sites. The SWRA acknowledged that Green Infrastructure
will form part of ensuring that mitigation measures required by the Habitats Regulations
are met. The SWRA also recognised that the suggested Stour Valley Country Park
Concept Plan is a practical example of how the issue could be addressed, but the
Strategic Authorities did not support the idea.
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4.7.63

Whether or not the River Valley can be effective in terms of mitigation, it is an asset of
sub-regional significance. Paragraphs 6.2.16 and 6.2.17 of the draft RSS recognise the
contributions that river valleys can make. The Panel are of the opinion that it should be
recognised as a strategic element of Green Infrastructure and that Policy GI1 should be
amended to highlight the need to take advantage of such an opportunity as indicated in
Chapter 4.0.

Infrastructure
4.7.64

Paragraph 4.3.14 of the draft RSS sets out a list of key infrastructure required to support
the sub-regional strategy. The list includes a wide range of proposals including the
provision of a new passenger terminal at Bournemouth Airport. While this proposal
could be regarded as important for the functioning of the sub-region, its implementation
is dependent on a commercial judgement by the private owners of the airport and
therefore beyond the influence of the RSS.

4.7.65

We have noted in the Transport Chapter that the improvement of the A31 through the
conurbation is identified as important to the functioning of the conurbation and the
wider network. This proposal is not included in the list of infrastructure for the subregion, nor is it specifically mentioned elsewhere in the draft RSS. We presume that it
was intended to cover this proposal by Policy TR4 of the draft RSS and it is now
explicitly covered by our proposed Policy TRANs7D. On the other hand the proposal,
under Key Infrastructure, for improvements to rail links to other major centres in the
South West is presumably covered by TR5 of the draft RSS. We do not seek to modify
the List to reflect these anomalies, but our proposed amendments to the Transport
Chapter will deal with the A31 proposal.

4.7.66

The Key Infrastructure List includes a proposal for the provision of a new passenger
terminal at Bournemouth Airport and a package of measures to improve access,
including a link road to the A338. In our view the implementation of this proposal will
be dependent on the commercial judgement of the owner of the airport and should be
viewed separately from the other transport proposals. Furthermore the related access
proposals will presumably be a matter for the development control process when the
airport owner brings forward expansion proposals. It is assumed that the port
enhancement proposal is also a matter of commercial judgement.

4.7.67

In order to inform Section 5, Regional Approach to Transport, of the RSS and the
Implementation Plan, we recommend that the Key Infrastructure List for the sub-region
in the draft RSS should be restructured to separately identify the transportation package.

Recommendation 4.7.10
•

That the Key Infrastructure List for the South Dorset Sub-Region should be incorporated in the
draft RSS as shown in Appendix C and carried over into the Implementation Plan.

145

Bournemouth and Poole HMA Sub-Regional Strategy

146

Plymouth HMA Sub-Regional Strategy

4/8 Plymouth HMA Sub-Regional Strategy
Matter 4; 4/8
Policies SR32, SR33, SR34 and SR35
Introduction
4.8.1

The Way Ahead says that Plymouth (along with Bristol) is a key centre in the region and
is also nationally important as a centre of economic activity1. But currently it is
underperforming2 as an urban driver.

4.8.2

The Way Ahead also says that Plymouth “currently sits within a sphere of influence that
stretches east of Exeter and south east into Cornwall. The critical move is to strengthen
Plymouth’s impact on the whole sub-region and improve its performance as a subregional economic driver.3”

4.8.3

In the 1990s Plymouth was perceived as being in decline; due in the main to a decline in
the defence sector, high unemployment, low skills and low income. The Mackay
Vision4 identifies a strong accelerated growth for Plymouth and, as part of a quality
agenda amongst other matters, reasserts the role of the City as a regional centre and
being part of a European Network of Cities, one of Europe’s finest and most vibrant
waterfront cities. The City is recognized in The Way Ahead as one of a number of key
regions in the South West whose continued growth is fundamental to the region’s
sustainable growth. It is designated as one of the Government’s New Growth Points.

4.8.4

Plymouth City is not, of course, the whole of the sub-region. There are a small number
of markets and seaside towns in a majestic landscape much of them constrained with a
particular environmental designation.

Issues
4.8.5

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.8.6

1

2
3
4

Plymouth is the only substantial urban area in the HMA and there is a high level of
business interconnection between it and the surrounding Districts including South

The Way Ahead - Delivering Sustainable Communities in the South West, Government Office for the South West,
South West Regional Development Agency and the South West Regional Assembly, 2005, Para. 3.3.
The Way Ahead, Para. 3.8.
The Way Ahead, Para. 3.23.
A Vision for Plymouth, MBM Arquitectes and AZ Urban Studio.
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Hams5. Ivybridge, Tavistock and Callington have strong travel-to work relationships to
Plymouth. The extreme east of the HMA is influenced by Torbay.
4.8.7

Aside from Plymouth, the “other” towns in the sub-region are much smaller e.g.
Ivybridge, Tavistock, Okehampton, Liskeard and Totnes. Whilst there is some
commuting to Plymouth, these towns also serve as local and service centres. And there
are a number of small coastal towns where some have the character of “retirement” and
“holiday” towns. Obviously, the greater the distance from Plymouth the less dependent
would those towns be on Plymouth. But they do have roles as local service and
employment centres to their rural hinterland.

4.8.8

The sub-region has, in Plymouth, some of the most affordable housing and in South
Hams, some of the most expensive.

4.8.9

A substantial amount of growth is planned for the Plymouth HMA. This will require
close co-operation between the authorities in the area, Devon and Cornwall County
Councils, Caradon and South Hams District Councils, Plymouth City Council, West
Devon Borough Council and the Dartmoor National Park. Planned and balanced
growth should take into account, at Plymouth, previously developed land, a strategic
extension to the east of Plymouth and setting a context for the future relationship of the
city with Torpoint and Saltash. The latter are likely to require joint LDD work
referenced to in our modification to Policy J. Balanced growth also means having
regard to the roles and potential of other towns in the area.

4.8.10

From what we heard at the EiP and our Panel visit we are of the view that both Torpoint
and Saltash are part of the wider urban area, notwithstanding that they lie across River
Tamar. And so we are of the view that the planning of Plymouth should have regard to
those locations.

Recommendation 4.8.1
•

Delete Policies SR33 and SR34 and replace with new Policy SR8.1 and the wording indicated
in Appendix C.

Role and Function
Plymouth
4.8.11

5

Plymouth has a current population of around 244,000. Its aspiration is to grow to well
beyond that figure (Plymouth City envisage 300,000 to 350,000). In support of that the
City is already undergoing re-generation; the City Centre including Drake Circus (a new
shopping centre); the Cultural Quarter, Sutton Harbour, Millbay, Royal William Yard
and the Waterfront generally. Many of these are already complete or well on the way.
The City’s role is seen as a sub-regional centre with all that implies, a strong retail core,
several cultural facilities, a University and a sound economic base. It seems to the
Panel that as the growth of Plymouth accelerates its attractiveness (in terms of retail and
culture) would become more noticeable. That would lead to a further reinforcing its
sub-region role and the vision for the City.

Investment and Intervention and Interrelationships in South Central Zone Ekos, Feb 2007.
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4.8.12

The EiP was told6 that further significant development is proposed around Derriford and
that the RSS should acknowledge “the sub-regional role” of this area, which lies to the
north of the city. The intention is to “introduce a commercial and residential heart to
an existing employment and regionally significant heath and social facilities”. The
Panel is concerned that service and retail activities at Derriford and at the New
Community at Sherford could be of a scale that would detract from the role of Plymouth
City Centre. In our view, the roles of those centres should be based on the provision of
local community needs, retail and service provision. And so the Panel suggests that a
new Policy SR8.2 should contain a reference to the primary role of the City centre in
relation to retail uses and services.
Other towns outside the wider Plymouth urban area

4.8.13

Those small towns and villages near Plymouth see Plymouth as the sub-regional service
and retail centre. However, those further away turn to other centres such as Exeter,
Torquay and Truro and maybe also Newton Abbott. Nevertheless, those towns have
important roles and functions as local service and employment centres. The Panel
supports development, which aids their sustainability, at those towns and where the
development meets the requirements of Policies B and C.

Recommendation: 4.8.2
•

Insert new Policy SR8.2 with the wording as indicated in Appendix C.

Economic Activity
4.8.14

The draft RSS Policy SR35 sets out a target of 42,000 extra jobs in the TTWA within
the Plan period. It seems to us that this is an ambitious target and is more than the 3.2%
regional growth scenario by Cambridge Econometrics. However, it seems to the Panel
that it could be realised and it is always better to plan for growth than to be caught out
with inadequate infrastructure of one sort or another. On the basis that there is evidence
that Plymouth is “on the road” to recovery, the Panel supports the aspirational
employment growth. We have no basis on which to recommend a consequent uplift in
the forecast figure for the HMA as a whole, which is for 30,500 jobs, but as Plymouth
TTWA dominates the HMA this is not a significant problem.

4.8.15

Turning to employment land and floorspace, the DTZ Study7 identifies some 78 ha is
available in the short-term and a further 60 ha in the long-term. That includes the
Plymouth International Business Park, the Langage Business Park and some land at
Sherford New Community.

4.8.16

The Regional Assembly Amendment No 14 says that Employment hectarage in Policy
SR35 should be changed to reflect Plymouth City and South Hams conclusions on total
requirement, i.e. less than 150 ha. The Panel sees no particular benefit in saying “less
than”, it merely provides confusion. As we have said elsewhere, there is no consistency
in the draft RSS regarding employment land and further work region-wide, has to be
carried out.

6
7

Plymouth City Council – Statement Matter 4/8.
The Demand and Supply of Land, Sites and Premises in South West England, DTZ.
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Recommendation 4.8.3
•

Insert new Policy SR8.3 with the wording as indicated in Appendix C.

Housing Provision
4.8.17

The draft RSS allocates 45,100 dwellings to the Plymouth HMA as a whole, which
responds primarily to the growth ambitions for the city voiced in The Way Ahead and
recognised in its New Growth Point status. A number of participants argued for a
higher provision, pointing out that a simple multiplier of 1.2 times the target level of
jobs for the TTWA alone would indicate a requirement for more than 50,000 dwellings.
It became clear from the EiP discussion, however, that the likely outcome would be
wider dispersal to more rural parts of the HMA, an approach that while supported both
by council and developer interests, would not be in line with our recommended
modification of Policy A. It would not support urban regeneration objectives nor in our
judgement represent a suitably proportionate spatial response to rural affordability
issues. We find no reason to question the figure advanced in draft RSS, which is
already noticeably higher than the trend-based DCLG 2003 figure of 37,521 (albeit
lower than the DCLG 2004 figure of 46,956). While our view is that provision should
maintain a strong focus on the SSCT area, we acknowledge that not all can be
accommodated within the administrative boundaries of Plymouth (as draft RSS
recognises). We therefore consider distribution for each of the Councils within the
wider SSCT area and the HMA in turn.
Plymouth City

4.8.18

The draft RSS allocates 24,500 dwellings to Plymouth City, a figure that is based on
assessment of urban capacity (24,000) and on limited but acknowledged scope within
the rest of the City’s administrative area (500). We accept these figures.
South Hams

4.8.19

In order to accommodate some of the outward growth of the city, draft RSS proposes a
“new community” at Sherford with provision for about 5,500 dwellings. This would
closely border the city but would be physically separated from it by a narrow swathe of
open land. The planning for the new community is already well advanced, having
involved successful cross-boundary working between Plymouth and South Hams
councils, and a joint Area Action Plan is close to adoption. South Hams is proud of its
record of affordable housing provision, for which it has a continuing high level of need.
We have no doubt that the new community will make a useful contribution in that
respect (and in a more sustainable location than wider dispersal). We therefore adhere
to the draft RSS figure of 5,500 for Sherford New Community.

4.8.20

That leaves a residual 5,500 dwellings from the draft RSS total of 11,000 for South
Hams District. As elsewhere, we make a 15% uplift, mainly to reflect fission8 giving a
total of some 6,300. Given the aim of meeting Plymouth’s housing needs, we concur
with the draft RSS that at least some of this (500) should be specifically directed to the

8

See paragraph 4.0.10 of this Report.
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SSCT area. We make no judgement on whether that should be as part of a further
addition to Sherford New Community or more generally around the periphery of the
urban area. In particular, we note that there are concerns about the westward extension
of Sherford back towards the city, in the vicinity of Saltram Park (a point apparently
discussed at some length at the Examination of the Area Action Plan). We consider
such detailed locational guidance to be a matter for the LDD process to determine rather
than for strategic direction. Beyond that, the remaining balance (of 5,800) is likewise
an LDD matter, to be distributed to Policy B and C settlements where of greatest benefit
to delivery of affordable housing in sustainable rural communities.
Caradon
4.8.21

Draft RSS makes provision for 5,800 dwellings in Caradon District, of which 1,000 are
to be at Torpoint and Saltash. These two settlements are virtually next to Plymouth
urban area and, even though they are separated from it by water, are only a short
journey away by bridge and ferry. In this sense they are sustainable locations relative to
Plymouth centre. Having considered the submissions to the EiP, the Panel is not
convinced that the environmental reasons (such as were advanced by English Nature)
for reducing this 1,000 figure are sufficiently robust when balanced against the need to
provide homes in sustainable locations. We therefore adhere to the draft RSS figure.

4.8.22

The Panel has increased the figure for the remainder of the District (4,800) by 15%9 to
make it 5,500 dwellings. This recognises that the District has only three main towns
(Liskeard, Looe and Callington) and some 70 small villages (with populations typically
of only about 300-400) yet, we were told, is the fastest growing district in Cornwall.
We do not therefore go any higher, even though to meet the DCLG 2003 figure for the
District as a whole (8,544 dwellings) would require provision for 2,044 more. To
reflect past trends in that way would simply fuel rural dispersal and unsustainable travel
patterns.
West Devon

4.8.23

For West Devon, the Panel has likewise added 15%10 to the draft RSS figure (3,800),
making it about 4,400 dwellings. Thus, for this district there is a “shortfall” of 874
against the 2003 DCLG projection, which we do not seek to meet for similar reasons as
in Caradon. In both Districts, the consequent shortfalls can, in some sense, be regarded
as having been re-allocated to Plymouth, where levels of growth for the SSCT area will
exceed DCLG projections and, in consequence, result in projections for the HMA as a
whole also being exceeded. On that basis, we are content that adequate provision is
made for sustainable housing growth.

Recommendation 4.8.4
•

9
10

Delete Policy SR35 and replace with new Policy SR8.4 and wording as indicated in Appendix
C.

See paragraph 4.0.10 of this Report.
See paragraph 4.0.10 of this Report.
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Infrastructure
4.8.24

The Regional Flood Risk Assessment indicated that there were some issues for the city
which required further examination. The Panel is of the view that these are not of such
an order that they could not be resolved. They do not put the Plymouth growth strategy
at risk and any issues could be resolved in the LDF process.

4.8.25

The perceived infrastructure needs of Plymouth are set out in paragraph 4.4.10 of the
draft RSS. The Panel offers no particular comments other than on transportation.
Clearly, improvement to the transportation system is required in order for the proposed
development and the SSCT to function. The needs are recognized in paragraph 4.4.10
of draft RSS. The EiP confirmed that the major transport issues are recognized in this
paragraph. Because of the importance of these transport works and for clarity, transport
issues should be separated out from the other (recreation, conference facilities and
recreation) infrastructure.

4.8.26

Successful delivery of the strategic urban extension east of Plymouth at the Sherford
New Community is dependent upon provision of significant transport infrastructure that
is supported by the Plymouth Eastern Corridor Urban Fringe Study11. These will
include:
i.
ii.
iii.

4.8.27

Provision of a HQPT link between the New Community and the City Centre
along an Eastern Corridor, consistent with the Plymouth LTP (paragraph
12.7.5);
Improvements to junctions along transport corridors and provision of a
transport interchange between the New Community and the City Centre
consistent with the Plymouth LTP (paragraph 7.4.37); and
Improvements to links from the New Community to the A379.

In order to inform the consideration of Chapter 5, Transport and Chapter 9,
infrastructure, of this Report we set out in appendix C (iii) the Key Infrastructure
Package for the sub-region, restructured so that the transport component is separately
identified.

Recommendation 4.8.5
•

11

That the key infrastructure for the Plymouth Sub-Region should be incorporated in the draft
RSS as shown in Appendix C and carried over into the Implementation Plan.

Plymouth Eastern Corridor Urban Fringe Study, LDA Design, Draft 4, 14 July 2006.
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4/9 West Cornwall HMA Sub-Regional Strategy
Matter 4; 4/9
Policies SR39, SR40, SR41, SR42 (The Isles of Scilly)
Introduction
4.9.1

In this section we consider the strategic elements of the draft RSS spatial strategy;
namely the housing market areas and sub-regional strategy, particularly with regard to
West Cornwall.

4.9.2

The Way Ahead recognises Cornwall is a priority for addressing regional disparities in
economic performance. Its status as an Objective 1 region reflects its low GVA and
high levels of deprivation. Taking account of Cornwall’s distinctive settlement pattern,
with no single major urban centre, the vision under the Sustainable Communities
agenda is for the main towns to become the centres for Cornwall’s economic growth,
meeting the needs of an increasing proportion of the population in a sustainable way,
enhancing the environment and supporting sustainable transport initiatives.

4.9.3

The Way Ahead notes also that Truro has relatively high potential and can support
increases in economic activity and housing but will require commensurate investment in
infrastructure. In designating Truro as a New Growth Point, the Government is entering
into a long-term partnership with Carrick District Council and Cornwall County
Council. All of this strategy should sustain the sub-region after the cessation of the
support funding.

4.9.4

Most of Cornwall is beyond the influence of the larger urban areas (apart from the
extreme south east which borders onto Plymouth). Many towns and villages are on or
near the coast. The area is well known for its tourism and it has an acknowledged
history of mining (mainly tin and china clay). The main road access to the region is the
A30 and there is a rail service to Penzance. Although these routes are commodious, it
takes many hours to travel from the peninsula to the eastern part of the South West, and
even longer to the South East and the Midlands.

4.9.5

The draft RSS refers to the Isles of Scilly. No issues were raised regarding the Isles at
the EiP. The Panel is content for the associated textual references and Policy SR42 (renumbered as Policy SR9.5) to remain unchanged.

Issues
4.9.6

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicate that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.
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The Sub-Regional Approach
4.9.7

Cornwall has a unique geography within the region with a thin peninsula and population
and employment dispersed across a range of small and medium sized settlements.
There are three core towns: Truro, Camborne/Pool/Redruth and Falmouth-Penryn. As
we have said elsewhere, the HMA designations have a certain rough (fuzzy) edge to
them which is understandable. Nevertheless, the combination of remoteness (long
distance from significant urban areas and the relative nearness of the coastline to all
parts) make this a singular sub-region.

4.9.8

The whole of Cornwall (and the Isles of Scilly) is identified as an Objective 1 Area for
European funding. For the period 2007-2013 Cornwall and the Isles of Scilly will
receive funding via the European Convergence Programme (ECP), which will aim to
speed up economic development in the area. Clearly, development should be geared,
amongst other things, to provide a framework for sustained prosperity and growth after
the removal of the funding support mechanisms.

4.9.9

The three core towns Truro, Camborne/Pool/Redruth and Falmouth-Penryn function as
an interrelated network and are collectively significant in a regional context1. They
account for 30% of the jobs in Cornwall2. They have complementary strategic roles
with strong links and interrelationships based on travel to work, service provision and
socialising3. Combined, these towns employ 51,000 people and serve an employment
hinterland comprising two thirds of Cornwall4. They also have a higher population
density than is found in the northern and eastern parts of the County.

4.9.10

Employment and service relationships in the central area of Cornwall is complex with
an increase in personal mobility leading to residents outside the main towns being less
attached to their nearest town which leads to greater flows between the towns. In
particular, there are strong reciprocal commuter flows between Truro, CPR and
Falmouth-Penryn. This indicates the importance of ensuring they are developed in an
integrated strategy5.

4.9.11

The strongest flows are from CPR and Falmouth-Penryn to Truro. Truro also has a selfcontainment figure of 72% making it the strongest employment centre of the three. The
flows from Truro to CPR and Falmouth-Penryn are lower but they also have selfcontainment figures of 66% and 63% respectively and are therefore also net
employment centres6.

4.9.12

There is sense in grouping Camborne with Pool and Redruth as they are more or less
contiguous with each other. Hayle, which shares some common characteristics, is not
part of the SSCT, it is located in another authority, Penwith. In very general terms,
there is a noticeable amount of brownfield land in this area and it seems that planning
should be coordinated between both authorities (Kerrier and Penwith), if only to make
sure that ad-hoc decisions (such as those on out of centre retail stores) are not made in
the self-interests of one authority. Similarly with Falmouth and Penryn but because of
geographical constraints, any substantial urban extension to Penryn would have to be

1
2
3
4
5
6

Functional Analysis of Settlements, Roger Tym and Partners, 2005.
SWRDA Statement, paragraph 2.2.
Cornwall Towns Study, paragraphs 4.27 and 4.39.
Cornwall Towns Study, paragraph 4.39.
Cornwall Towns Study, paragraphs 5.11 & 4.39.
Functional Analysis of Settlements, Roger Tym and Partners, 2005, paragraphs 7.65 & 7.66.
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partially located in Kerrier. Clearly, there is a strong case for close inter-working
between these authorities and with Carrick on employment matters.
4.9.13

The draft RSS mentions 3 other towns, St Austell, Newquay, and Penzance which have
been identified by the Cornwall Towns Study7 as sub-regionally significant due to their
strong roles and functions. We agree that these towns have strong sub-regional
significance and should be capable of accepting significantly more development to
support their service and employment functions in the sub-region.

4.9.14

China Clay has been extracted in the St. Austell area for a considerable period with a
resulting impact on the landscape. Settlements in the area developed to accommodate
the industry and we were informed of further significant rationalisation in the activity
and the resulting availability of brownfield land. It was pointed out that not all of this
land was immediately relevant to the development needs of the settlements. Some
participants suggested that wind energy developments could be accommodated and the
RSPB drew our attention to the opportunity to deliver significantly towards UK
Biodiversity Action Plan targets for lowland heathland restoration. Having regard to
the availability of Objective 1 and Convergence funding, it seems to us that there is an
opportunity to combine regeneration with green infrastructure, wind energy
developments and tourism, thereby improving the employment situation. We have
included a policy reference to this issue and recommend that there should be a textual
reference to this matter in the RSS.

4.9.15

The sub-regional strategy outlined above will require close working between the
various authorities on LDDs and addressing the financial contributions that will arise
from S106 agreements. This will apply particularly to Carrick and Kerrier in respect of
development at Falmouth/Penryn.

Recommendation 4.9.1
•

Delete Policy SR38 and replace with new Policy SR9.1 and the wording as indicated in
Appendix C.

Recommendation 4.9.2
•

In the text add a reference to St Austell clay country, in the context of Convergence funding
and the opportunity to combine re-generation with green infrastructure and tourism.

Role and Function
4.9.16

7

We now consider the roles and functions of the various towns and their groupings in the
light of the foregoing factors.

Cornwall Towns Study - paragraph 4.43.
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Truro
4.9.17

This is a major employment, commercial, service and retail centre. Those functions
might be expected to be enhanced as the sub-region prospers. It is physically
constrained and expansion requires close attention. Carrick District is identified as a
New Growth Point.
Camborne/Pool/Redruth

4.9.18

Camborne/Pool/Redruth is identified as a regional regeneration priority and there is
substantial scope for regeneration, notwithstanding the parts of the World Heritage Site
that sit within the locality. The SWRDA8 say that the emphasis should be on economic
regeneration, through the Urban Regeneration Company; potential growth sectors are
environmental technologies, education and business services.
Falmouth-Penryn

4.9.19

Falmouth-Penryn is a substantial business, maritime and tourist centre. It acts as the
hub for the Combined Universities of Cornwall. Falmouth is physically constrained but
there is scope for redevelopment within the urban area so as to enhance its current
functions – maritime, tourist, business and education, and, to lesser extent, retail. Both
towns are included within the Carrick New Growth Point.
Other Towns

4.9.20

It is understood that those involved in assessing the implications of Convergence
funding are considering the identification of key centres to give more spatial dimension
to the programme. We understand from GOSW9 that this is work in hand and that the
exercise appears likely to identify St Austell as a key centre, in addition to CPR and
Truro (and Bodmin – but it is in the Polycentric Devon and Cornwall HMA). St Austell
is the second-largest urban area in Cornwall (after CPR), and is well placed to improve
employment, service and housing opportunities for the clay country. This might
suggest that St. Austell should also be an SSCT but we agree with GOSW that it is not
suitable for the scale of growth proposed at CPR and Truro. Nevertheless, we accept
that it should be regarded as strategically important in the particular context of Cornwall
and the Convergence Fund. There is merit in a textual reference (paragraph 4.4.18 of
the draft RSS). We refer to this matter in that context.

Recommendation 4.9.3
•

8
9

Delete Policy SR39 and replace with new Policy SR9.2 and the wording as indicated in
Appendix C.

SWRDA – Statement Matter 4.9 paragraph 2.3.
Statement by GOSW for Matter 4/9 paragraph 3.
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Economic Activity
4.9.21

Policy SR40 of the draft RSS states that 16,500 jobs should be provided in the
Camborn/Pool/Redruth, Truro and Falmouth-Penryn TTWA. Cambridge Econometrics
predict 26,200 at 2.8% GVA in HMA (33,100 at 3.2%)10. There is no evidence to
undermine these figures. Other than the above comments in respect of St Austell, the
draft RSS seems to reflect the economic implications of European Objective 1 status
and Convergence Funding.

4.9.22

The DTZ report11 shows the forecast demand is 58ha and that some 39 ha are available.
On the face of it there is a shortfall. Participants at the EiP indicated that there was a
significant amount of brownfield land in the CPR area. Exactly how much was not
firmly established. On the basis of the representations, we are content that the quantity
of employment land could be made available. In other places, such as Truro, finding
suitable employment land may be more difficult. Exactly how much, when and where
we are not certain. Anticipating our comments on housing, the additional dwellings
could also increase the employment land forecast demand. We are satisfied that the
LDF process, guided by the RSS as a whole, could deal with this matter by making
provision for employment in Area of Search S.

4.9.23

In anticipation of our comments on housing at Falmouth/Penryn we anticipate that there
might be some development spillage from Carrick into Kerrier. Some employment land
will be required in conjunction with this house building. It is likely that land for the
employment needs of the Falmouth/Penryn SSCT will have to be found in Kerrier. This
provision will require Carrick and Kerrier to work closely together. We are of the view
that the RSS should guide the LDF process and should indicate the forecast amount 58
ha, as a minimum.

Recommendation 4.9.4
•

Insert new Policy SR9.3 and the wording as indicated in Appendix C.

Housing Provision
4.9.24

The draft RSS allocates 31,600 dwellings to the West Cornwall HMA and the 2003
DCLG projections indicate that 48,807 are required (the 2004 projections indicate
49,930). This is a substantial difference and cannot simply be set aside. The details
discussed at the EiP do not explain why there is such a mismatch. It seems to us that
the desirability of wanting to live (retire, own a second home or move for economic or
lifestyle reasons) must be a substantial part of the need for housing in Cornwall. It also
follows that turning off the supply tap of new houses would not make that need go
away.

4.9.25

Cornwall County Council’s advice on the distribution of the increased housing
requirement for the purposes of the RSS suggested that the County could accommodate
52,800 in all. The figure includes 8,800 for North Cornwall and 7,000 for Caradon

10
11

SW RSS Employment in the HMA Scenarios, Cambridge Econometrics.
The Demand and Supply of Employment Land and Premises in SW England, DTZ, Jan 2007, pages 48 & 50.
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which are in other HMAs. This leaves 37,000 for the West Cornwall HMA, which is
above the draft RSS figure of 31,600, but still well below the 48,807 suggested by
DCLG 2003 projection. We cannot identify any reason not to make provision at DCLG
2003 levels in this HMA, and not to do so would be unlikely to drive demand
elsewhere, and would thus add to increasing housing stress among the established
population. We have therefore searched for additional capacity throughout the HMA,
while maintaining the strategy focus on the SSCTs.
Carrick
4.9.26

Looking at the Truro part of the SSCT first, we accept the assessment of urban capacity
reflected in draft RSS of 1,000 dwellings, this being a figure that was not widely
disputed. Draft RSS proposes an urban extension to the south of Truro, for about 4,000
dwellings. The Evidence Base Review12 suggests that while there are landscape and
other constraints around the town, there may be scope for further development in
conjunction with this extension. From our Panel Tour we are able to support that
finding and consider that it should be possible to accommodate about a further 1,400
dwellings here.

4.9.27

The other part of the SSCT in this District is Falmouth-Penryn, where draft RSS
provides for 2,800 dwellings. We understand that 2,000 of these represent identified
urban capacity and that the remaining 800 are envisaged as an urban extension, but
apparently within neighbouring Kerrier District. The figures need adjustment to reflect
this. We have allocated only 2,000 to Carrick with the remaining 800 being placed
within Kerrier..

4.9.28

Outside of these places, the rest of Carrick is predominantly rural in character. We have
added the 15% to the remainder of the District to make that 2,500, to be allocated
according to Policies B and C. This makes a total of 10,900 dwellings for Carrick
District, which is below the DCLG 2003 projection but above the draft RSS figure.
Kerrier

4.9.29

12
13

The draft RSS allocates 8,200 dwellings to Kerrier with 6,000 to the Camborne/Pool/
Redruth urban area part of the SSCT. To this must be added the 800 dwellings for
Falmouth-Pentyn transferred from Carrick District. However, in order to meet the
DCLG 2003 projection for the district (13,663) a substantially greater number would be
required (5,463). In visiting the locality, it seemed to us that there would be some merit
in searching for a suitable location to provide an urban extension to Camborne/Pool/
Redruth. We feel reasonably confident that within this broad area, land for an urban
extension for about 5,100 dwellings could be identified. We accordingly recommend
that new area of search be identified here, to be added to a new policy. Elsewhere in the
District, away from the SSCT, we have added 15% to draft RSS provision13, making
2,500 dwellings to be distributed through the LDD process under Policies B and C.
Thus, for the whole of Kerrier District the total is 14,400, which slightly exceeds the
DCLG projection. In recommending this level of provision, we have taken account of
the reluctance expressed by the Council to committing itself to accommodate this
increased level of provision. However, we consider such provision is both necessary
and justified. It reflects the need to comprehensively plan for the regeneration of the

Urban Extension Review Arup, Feb 07, page 62.
See paragraph 4.0.10 of this Report.
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Camborne/Pool/Redruth part of the SSCT, the acknowledged existence of previously
developed land within and around the SSCT, and the request for clear locational
guidance that was made to us at the EiP.
Penwith
4.9.30

The draft RSS allocates 4,800 dwellings to Penwith which is considerably lower (by
some 2,938) than the 2003 DCLG projection of 7,738. There are no SSCTs in Penwith
and it is not, therefore, possible to make development provision under Policy A (as we
recommend it be modified). Nonetheless, we saw that there is a relatively large number
of sizeable market towns here, such as Penzance, Hayle and St Ives. These lend
considerable potential to make sustainable provision under Policy B which should, in
the Panel’s view, be fully exploited. Development at Hayle, for example, would
complement the regeneration of Camborne/Pool/Redruth in neighbouring Kerrier
District. We thus see no reason why the DCLG 2003 figure (which we round up to
7,800) cannot or should not be met for Penwith. This will be for the LDD process to
distribute in accordance with both Policy B (for the larger market towns) and Policy C
(for the smaller villages). In that way, the core strategy of the draft RSS would be
supported rather than undermined.
Restormel

4.9.31

For Restormel, the draft RSS allocation is 8,600 dwellings whereas the DCLG 2003
projection is 15,735. Again, this is a very large difference. For comparison purposes,
the DCLG 2004 projection is 16,784. The County Council advises that 10,200
dwellings could be accommodated14. In this District we find nothing to suggest that
past growth trends in housing need and demand will subside or that environmental
constraints are such that further capacity would be impossible to identify. It may thus
fairly be said that all the evidence demonstrates that provision should be made
substantially above the draft RSS allocation. The District Council said that this would
require reconsideration of growth area potential in Newquay and St Austell in
particular. As with Penwith, we consider that provision at these and other Policy B and
C settlements identified through the LDD process would not undermine draft RSS
strategy. We accordingly recommend provision for 15,700 dwellings, broadly in line
with the DCLG 2003 projection.

4.9.32

Our overall total for the West Cornwall HMA thus comes to 48,800 dwellings, again in
alignment with the DCLG 2003 projection.

4.9.33

These allocations are set in a new Policy SR9.4.

Recommendation 4.9.5
•

14

Delete Policy SR40 and Policy SR41 and replace with new Policy SR9.4 and the wording as
indicated in Appendix C.

CCC advice to SWRA, revised household projections January 2007.
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Infrastructure
4.9.34

Paragraph 4.4.24 of the draft RSS sets out the key infrastructure required to be
identified through the Implementation Plan. However, in order to inform the
consideration of Chapter 5, Transport of the RSS and the Implementation Plan, we
recommend that the Key infrastructure List for the sub-region in the draft RSS should
be restructured to separately identify the transportation package.

Recommendation 4.9.6
•

160

That the Key Infrastructure List for the West Cornwall Sub-Region should be incorporated in
the draft RSS as shown in Appendix C.
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4/10 Polycentric Devon & Cornwall HMA Sub-Regional
Strategy
Matter 4; 4/10
Policy SR43
Introduction
4.10.1

This sub-region is the most consistently rural in the whole of the South West. The RES
Spatial Annex Place Matters, comments on the rural nature of the broader area,
characterised in general by low skills and wage levels and difficulty of access to
services for many residents1. The largest town is Barnstaple which is designated as an
SSCT. It has a close relationship to its neighbouring town Bideford.

Issues
4.10.2

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.10.3

This is a sizeable area and though itemized as a single HMA it is, in effect, a grouping
of individual and independent housing markets. However, for the strategic purposes of
the RSS it is none the worse for that and enables a systematic approach to be followed
through.

4.10.4

The whole of the HMA is some distance from the larger urban areas of Taunton, Exeter
and Plymouth. Moreover, apart from the A361 North Devon Link Road, the roads are
“rural” in character and journey times are long.

4.10.5

Barnstaple is somewhat distant from other SSCTs (interaction with Exeter and
Plymouth is limited in terms of journey to work flows as the Roger Tym Study shows).
RPG10 identified Barnstaple as a focus for new employment, social and cultural
investment. Its main link is the A361, North Devon Link Road. A recent bypass to the
town has improved traffic flows in the town as well as access to the nearby north Devon
coast.

4.10.6

Barnstaple is by far the largest town and the North Devon Link Road provides rapid

1

Regional Economic Strategy for South West England 2006 - 2015. Spatial Implications Place Matter, South West
Regional Development Agency, 2006.
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access to the M5. Barnstaple’s sphere of influence does not extend anywhere near the
full extend of the HMA. Bideford lies nearby and is closely related with Barnstaple.
The emphasis should be on Bideford’s complementary role to Barnstaple and,
obviously, there is a need for the two local authorities to work closely together. This is
reflected in new Policy SR10.1.
4.10.7

Towards the southern part of the HMA it might be said that the influence of both these
settlements has completely petered out. Towns such as Okehampton, Holsworthy,
Launceston and Bodmin are of much more relevance for limited retail and service
needs.

Recommendation 4.10.1
•

Delete Policy SR43 and replace with a new Policy SR10.1 and the wording as indicated in
Appendix C.

Role and Function
Barnstaple
4.10.8

Barnstaple dominates its travel to work area (TTWA) and its economy and its
employment are expected to grow faster than the regional average. The town is
expected to have some continued economic restructuring as it retains strong
specialisation in several manufacturing industries. Pharmaceuticals are seen as a strong
niche activity, given its past performance, its current weight in the labour market and its
high value potential. The SWRA drew our attention to the Roger Tym2 report which
identifies Barnstaple as a “key local centre for North West Devon providing a range of
local and service functions”. We agree with that description.

4.10.9

Its role is as a sub regional centre and should be reinforced by providing for substantial
new development and an increased range of higher order services and facilities.
Bideford

4.10.10

Bideford benefits overall from a high quality of life and environment. The town’s
economy is projected, like that of its larger neighbour, as likely to grow above the
regional average. Nevertheless, its growth should be more modest, recognizing its more
localized employment and service role. That is to meet the needs of the town and
providing a focus for development within Torridge. On this basis, its development
should be as a Policy B town not an SSCT.
Other towns in the HMA

4.10.11

2

There are a number of sizeable towns in the HMA, such as Bodmin, Bude, Great
Torrington, Holsworthy, Ilfracombe, Launceston, Padstow, South Molton, and
Wadebridge. Some towns also have a particular tourist role. Bodmin is, one of the

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, June 2006.
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most successful places in creating jobs in Cornwall, and appears to have relatively
greater potential for the expansion of knowledge-based and service businesses. It also
is one of four main spatial priorities identified in the European Convergence programme
(2007-13). We suggest that there be a textual reference to Bodmin and the Convergence
Programme in the text.
4.10.12

In the Panel’s view these are essentially market towns serving their immediate
surroundings and, in view of the “remoteness” of much of the HMA, they have
particularly important roles and functions as local employment and service centres. The
Panel takes the view that the development of these functions should be dealt with in the
LDF process under the guidance of Policies B and C. It would not be appropriate to list
these towns in the RSS.

Recommendation 4.10.2
•

Insert a new Policy SR10.2 with the wording as indicated in Appendix C.

Economic Activity
4.10.13

Cambridge Econometrics3 projects 15,900 jobs at 2.8% GVA (20,300 at 3.2%) in the
HMA over the plan period.

4.10.14

The draft RSS (Policy SR43) identifies the need to make provision for about 6,300 jobs
in the Barnstaple TTWA and about 50 hectares of employment land (in total) in
Barnstaple. We accept these figures but are recommending a new Policy. There are
generally low skills levels and these need to be raised. In order for full economic
potential to be achieved there needs to be enhanced higher and further educational
provision. (See recommendation 4.10.2). GVA growth is expected to increase more
slowly than the regional average and there are concerns about future overall
productivity. Nevertheless, this economic growth supports further housing growth in
the HMA.

4.10.15

Other than the rural nature of the HMA there are no particular or local circumstances.
Thus the other rural growth should be in line with Polices B and C.

Recommendation 4.10.3
•

Insert a new Policy SR10.3 with the wording as indicated in Appendix C.

Housing Provision
4.10.16

3

The draft RSS allocates 20,500 dwellings to this HMA. The 2003 DCLG projection for
the HMA is 35,090. On an employment-led basis, at a ratio of 1.2 homes per job, the
expected levels of jobs growth we have referred to above at 2.8% GVA would generate

Employment in HMAs, Cambridge Econometrics.
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a need for some 19,000 dwellings (or 24,360 at 3.2% GVA). Nonetheless, it is
generally acknowledged that this area is particularly attractive to non-economic
migrants. While arguments were advanced that further housing beyond “natural”
growth should not be met in its entirety, we had no persuasive evidence that the
attraction of the sub-region to inward migration is about to noticeably abate. Although
we have expressed doubt elsewhere in this Report that problems of local affordability
can be met to any significant degree solely by building more houses, additional housing
provision would not aggravate the high-house-price/low income problem; it could help.
There is no evidence either, that limiting the number of new dwellings would lessen the
second-homes issue since those with sufficient funding would in all likelihood simply
then outbid permanent residents for the existing stock. Accordingly the Panel finds no
convincing evidence that the sub-region should provide for anything less than about
35,000 dwellings, in line with the DCLG 2003 projection. (We note that the 2004
figure is higher still at 37,246).
4.10.17

The main distributional issues in this HMA are threefold. Firstly, they arise from the
concern put to us by the SWRA that building more houses away from the places where
jobs may be expected to grow (namely Barnstaple and Bideford) would effectively
amount to the construction of retirement homes. Secondly, there is a need to achieve a
suitable balance of housing and jobs provision in Barnstaple and Bideford to minimise
commuting pressures between the two. In this regard, some participants thought that
Barnstaple and Bideford should be planned as a single SSCT, but they are two distinct
settlements quite a distance apart and the Panel sees no particular benefit in such an
approach at this time. Thirdly, the far western part of the HMA is well away from the
SSCT of Barnstaple and is characterised by a relatively thin scattering of small
settlements. This gives rise to a particular risk that dispersed development would
undermine the core strategy of draft RSS. Our assessment of capacity takes account of
these matters.
North Devon

4.10.18

4

As a starting point in the consideration of distribution, draft RSS provides for 8,100
dwellings within this part of the HMA. Of this, the Panel accepts the draft RSS
assessment of urban capacity at Barnstaple of 4,800 dwellings. In order to maintain a
pattern of urban concentration at the SSCTs in line with draft RSS strategy, further
provision within this District should also be focussed on Barnstaple and should reflect
anticipated levels of jobs growth within the Barnstaple TTWA. Again using a simple
1.2 homes per job ratio (applied in this case to expected growth of about 6,000 jobs
referred to in paragraph 4.10.15 above) indicates that a further 2,400 dwellings should
be provided at Barnstaple. This would necessarily have to be by way of urban
extension, and we recommend accordingly. Elsewhere within North Devon, away from
the SSCT we apply a 15% uplift4 to the residual draft RSS figure of 3,300 to give 3,700
dwellings to be allocated to suitable Policy B and C settlements through the LDD
process.

See paragraph 4.0.10 of this Report.
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Torridge
4.10.19

The main town in Torridge is Bideford and the District Council here perceives the
opportunity to plan for growth centred on this settlement as a way of promoting local
affordability in the face of high inward migration pressures, particularly from retirees.
The District Council argues that about 8,000 dwellings would be sufficient to meet
needs and advised the Panel that there is a land supply for about 20-25 years without
needing to look towards greenfield development. We note the need to promote both
housing and employment growth in Bideford, both to address urban regeneration and to
reduce commuting pressures to Barnstaple. In our view, provision at about DCLG 2003
levels would be appropriate and we therefore recommend 10,700 dwellings for the
District, to be distributed to Policy B and C towns through the LDD process, but with a
prime focus on Bideford itself.
North Cornwall

4.10.20

Draft RSS makes provision for 7,600 dwellings in North Cornwall. The District
Council is anxious to attract some growth to avoid over-concentration in Barnstaple,
from which the bulk of the District’s population is relatively remote, and argues for a
more polycentric approach that recognises the importance of smaller settlements like
Bodmin. While avoiding undue dispersal, the Panel sees some merit in promoting
greater self-containment in settlements that have been carefully identified through the
LDF process as suitable for growth, in line with Policies B and C, to enhance rural
sustainability. North Cornwall is inherently rural and a retirement migration stream will
not be halted by a constrained housing supply. Demand will simply be deflected to the
market for existing homes with adverse impact on local affordability. This is an
extensive District and in all the circumstances, we consider that provision close to
DCLG 2003 levels should be made. We have accordingly recommended provision for
13,400 dwellings.
HMA and Policy B and C towns

4.10.21

Of the Panel’s 35,000 dwelling allocation to the HMA as a whole, some 27,800 would
be outside the Barnstaple SSCT. This is a substantial allocation to Policy B and C and
towns results in the greatest pattern of dispersal among all of the sub-regional HMAs
(21% SSCT, 79% non SSCT). However, this HMA is the most rural; sustainability and
the strategy should not be compromised, provided that the development is in accord
with Policies B and C. Some participants argued for more definite RSS guidance on
identified Policy B and C towns (they argued that by that means, more houses could be
brought to the market more quickly). The Panel takes the view that it would be
inappropriate for the RSS to prescribe to that level of detail – it is more appropriately
dealt with LDD level.

Recommendation 4.10.4
•

Insert new Policy SR10.4 as indicated in Appendix C.

165

Polycentric Devon & Cornwall HMA Sub-Regional Strategy

Infrastructure
4.10.22

Apart from the general concerns that arise from climate change, The Regional Flood
Risk Assessment5 indicated that were some issues for Barnstaple, the effect of climate
change and sea level rise, which required further examination. The Panel is of the view
that these are not of such an order that they could not be resolved. They do not put this
sub-regional strategy at risk.

4.10.23

The draft RSS does not specifically contain a list of key infrastructure items for
Polycentric Devon and Cornwall but, in paragraph 4.4.30, there is reference to various
matters which are needed to ensure the economic success of northern Devon. None of
these were debated at the EiP other than the possibility of a sea link from Ilfracombe
(to South Wales). No evidence was brought forwards to support a contention that this is
a regional or sub-regional issue that requires the particular support of the RSS. In the
Panel’s opinion, this is a localized matter which would normally be dealt with through
the LDF process.

4.10.24

Other rural transport issues such as the availability of public transport, raised at the EiP
are common to the rural parts of the whole region. In respect of this sub-region, the
Panel sees no particular transport issues of regional or strategic implementation
relevance other than the corridor issues raised in Chapter 5.

5

South West Regional Flood Risk Appraisal, Feb 2007.

166

Salisbury HMA Sub-Regional Strategy

4/11 Salisbury HMA Sub-Regional Strategy
Matter 4; 4/11
Policy SR30
Introduction
4.11.1

In this section we consider the strategic elements of draft RSS, namely the housing
market area and sub-regional strategy, particularly with regard to Salisbury.

4.11.2

The City of Salisbury is the largest settlement by some considerable margin within this
HMA. It stands just to the south of Salisbury Plain and astride the confluence of a
number of rivers, the most notable of which is the River Avon. There are Areas of
Outstanding Natural Beauty closeby. Environmental issues, including flooding and
nature conservation issues are thus to the fore here and in much of the HMA. Other
smaller settlements within the HMA include Wilton, Amesbury and Durrington. There
is also a significant military presence centred around Salisbury Plain.

Issues
4.11.3

The Examination considered five main groups of issues for this Housing Market Area:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.11.4

This HMA is different from most others in the draft RSS because it contains just one
SSCT (Salisbury City), with the Council’s administrative area also defining the extent
of the HMA. As such, joint planning is not at issue to accommodate the SSCT’s
development needs.

4.11.5

Wilton lies a short distance to the west of Salisbury but despite its physical proximity,
remains a separate albeit much smaller local centre with its own identity. The District
Council proposes to plan for both settlements holistically1, an approach that the Panel
supports.

4.11.6

The Panel understands that there are plans for a “super garrison” at
Tidworth/Ludgershall (close to Andover/Basingstoke in the neighbouring South East
Region) to consolidate existing facilities around Salisbury Plain. Given the locationally
specific nature of the proposal, the Panel considers that this is more appropriately
handled at District rather than Regional level (albeit possibly involving cross-boundary
working with neighbouring Kennet District Council), as draft RSS paragraph 6.1.7
suggests.

1

Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, sub-matter(c) paragraph 5.
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Role and Function
4.11.7

Salisbury acts as the main service centre and market town for the HMA, providing a
range of retail, employment and cultural facilities for its wide rural catchment area. Its
proximity to Stonehenge also lends a significant tourism function of regional, if not
national, significance. With a retail footprint that ranks 10th in the Region and 9th in
terms of comparison spend, it has been identified as a “Quality Rural Town”2. Despite
its high quality environment, however, there is a need to enhance its economic
performance (not least because the environmental constraints of the City centre have
shifted demand to out-of-town locations3).

4.11.8

This will require revitalising its retail offer and making provision for higher skilled jobs,
particularly in the office sector, as well as providing for increased and changing
demands for housing. In order to address these matters, the District Council has
formulated a Vision for Salisbury4 to inform its LDF work and to balance its
development needs with care for the environment. That work has identified an appetite
for considerable change, making way for inner City redevelopment. The following is a
brief outline of the Vision’s key objectives5:
•
•
•
•
•
•

4.11.9

Encourage a mix of civic, educational and cultural activities.
Develop employment opportunities for all levels of skills and a wide range of
professions.
Reduce City centre traffic.
Revitalise retail and tourism facilities.
Respect and highlight the historic character of the City.
Protect and enhance the natural and built environment, including the landscape
setting of the City.

The Panel supports these objectives.
Other parts of the HMA

4.11.10

Elsewhere in the HMA both Wilton and Amesbury are well placed to accommodate
sustainable growth within the HMA that cannot be accommodated in Salisbury itself.
Some smaller settlements are arranged mainly to the west of Salisbury along the Wylye
and Nedder valleys and to the north along the Bourne valley, and serve very local areas.
While some have rail access, a combination of their small scale and environmental
constraints limit their potential for significant future growth.

4.11.11

We recommend a single new Policy in order to give voice to both the sub-regional
approach and to the roles and functions of the various centres and settlements.

Recommendation 4.11.1
•
2
3
4
5

Insert new Policy SR11.1 in accordance with the wording included in Appendix C.
As defined in Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, Appendix A.
The Demand & Supply of Employment Land and Premises in the South West - DTZ, Jan 2007, page 33.
Vision for Salisbury.
Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, appendix A.
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•

Re-draft paragraph 4.3.15 to reflect the Panel’s foregoing analysis of the HMA as a whole.

Economic Activity
Employment
4.11.12

There are at present about 24,500 jobs in the Salisbury TTWA6, with a relatively low
level of urban employment7. GVA per person in employment is also currently about
4% below average8. This in part reflects the inherently rural nature of the area. While
agricultural employment is expected to continue to decline, growth in other sectors
(such as biotechnology associated with Porton Down) is expected to increase9. Without
intervention, about 66% of new employment (6,000 -7,500 jobs) may arise outside the
urban area10, which compares with draft RSS levels of employment provision for
between 11,000 and 13,500 jobs in the TTWA and the projected level of 13,900 for the
HMA as a whole. Nonetheless, being situated near the eastern end of the “second
strategic route” corridor, the area has good road and rail links to the Yeovil and Taunton
SSCTs and high levels of connectivity to the South East Region. The high quality of
the environment is also a significant attraction for business investment. The District
Council reports a high demand for City centre offices11 and we therefore support a
strong urban focus on new jobs provision.

4.11.13

In the light of all these factors, it is the Panel’s view that the City centre is the best
location to accommodate growth in the office sector, with more expansive uses and
some other specialist growth sectors being accommodated at the Amesbury locations
(Solstice Park and Porton Down), where the Panel notes there are sizeable existing
commitments to 2011. Our policy recommendation SR11.2 leaves scope for such
distribution through the LDF process.

4.11.14

We see that the District Council has recently reviewed employment land supply in
connection with LDF preparation12 which has shown that a little over 36 ha is available
rather than the 54 ha originally identified13. This compares with identified demand for
37 ha14, thus changing a sizeable surplus of supply into a small shortfall, which is likely
to bear mostly on office provision in Salisbury itself. Nonetheless, given the inherent
uncertainties in translating job numbers into employment land requirement, the Panel
regards provision for jobs growth of not less than 13,500 in the TTWA as a whole to be
achievable, while still maintaining a principal focus on the SSCT. We accept, however,
that Amesbury would need to maintain a continuing supporting role. The position will
need to be closely monitored with a view to ensuring balanced provision of employment
and housing opportunities. Only locally generated employment growth should be
provided for elsewhere in the HMA, in order to minimise travel pressures.

6
7
8
9
10
11
12
13
14

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.62.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.149.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.63.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 4.66.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 4.68.
Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, Appendix A.
SWERDA/DTZ Employment land supply appraisal addendum for Salisbury SSCT.
The Demand & Supply of Employment Land and Premises in the South West - DTZ, Jan 2007, page 5, figure D.
The Demand & Supply of Employment Land and Premises in the South West - DTZ, Jan 2007, page 4, figure C.
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Recommendation 4.11.2
•

Insert new Policy SR11.2 for employment in accordance with the wording as indicated in
Appendix C.

Housing Provision
Housing
4.11.15

Draft RSS proposes 9,200 dwellings for this HMA whereas under DCLG 2003
projections the figure would need to rise to about 12,440 or to 11,400 under DCLG
2004. As elsewhere, the precise reasons for difference between DCLG 2003 and DCLG
2004 are unclear. However, the Panel is aware that the Salisbury area is an attractive
location both for retirement and economic streams of migration. Not all of this is
urban-focused and there would seem to be growing imbalance between employment and
housing in Salisbury itself, leading to out-commuting15. There is also some evidence of
long-distance commuting patterns which, while not great, are growing16. As matters
currently stand, the import and export of labour between Salisbury and the South East
Region is broadly in balance, but matters could change. In particular, the Panel’s
attention was drawn at the EiP to significant employment provisions advanced in draft
RSS for the South East, apparently involving some 2 million square metres of
floorspace in the neighbouring South Hampshire Sub-Region. We do not suggest that
housing provision should be made at Salisbury rather than in the South East Region to
accommodate any associated increase in workforce, rather it adds emphasis to the need
to ensure balanced employment and housing growth wherever and at whatever scale
such growth might be.

4.11.16

In Salisbury, some 44% of TTWA employment is currently in the urban area and 50%
of existing housing. Draft RSS nonetheless proposes about 55% of new housing
provision to be in the City and 45% in the rest of the District. While this suggests
potential imbalance, applying a simple 1.2 homes per job ratio to the 13,500 TTWA
jobs provision figure in draft RSS suggests a need for over 16,000 dwellings to support
high expected levels of economic growth, at least some proportion of which is likely to
come from more efficient employment use of City centre sites. Some of the economic
and consequent housing growth attracted to this HMA might be capable of being
deflected towards the Swindon HMA, but the same cannot be said of locally generated
growth deriving from household fission, or from retirement migration. Increased
provision of affordable housing also needs to be made17. Evidence thus points to a need
for greater housing provision in the HMA, and we consider that the higher figure of
DCLG 2003 is the one that should be aimed for in order to deliver the requisite “step
change”.

4.11.17

At the Examination, the Panel was advised that Wiltshire County Council’s estimation,
based on a “bottom-up” approach, was that there would be scope to accommodate about
6,000 new dwellings in the City without compromising the quality of the environment.
This is apparently predicated on decanting some economic activity to more appropriate

15
16
17

SWRA Statement on Matter 4/11, paragraph A6.
SWRA Statement on Matter 4/11, paragraph A3.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, section on Salisbury.
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locations, giving rise to opportunities for mixed housing and employment on City centre
previously developed land. While estimated capacity may prove conservative, the Panel
accepts the need to care for the unique environment of Salisbury. We also take account
of the need to ensure balanced housing and economic growth of the City and further
note the caution called for by Regional Flood Risk Appraisal. Within those constraints,
the County Council nevertheless affirmed its support for guiding most development to
Salisbury (which has already included a small urban extension at Sarum), and we
accordingly make provision for 6,000 dwellings here, in line with the County’s up-dated
assessment of capacity.
4.11.18

The Panel also heard that potential in the rest of the HMA is constrained by
sustainability objectives. Nonetheless, it would seem that there may be some additional
potential at Wilton particularly if associated with improved connectivity with the City
centre18. The more distant Amesbury area is also relatively unconstrained and, like
Salisbury itself, is well related to the Exeter to London via Salisbury and Basingstoke
strategic corridor that we refer to in Chapter 5 of our Report. Planned development at
other Policy B and C settlements, some of which may include surplus military land,
may also be expected to make a contribution. Given this range of potential sources of
supply, the Panel considers that it should be possible for the rest of this HMA to absorb
a further 1,000 dwellings in total, above draft RSS levels and in addition to the general
allowance we make for fission of 15%19. We acknowledge that this would result in
greater dispersal away from the SSCT area, but on the basis of these two figures, we
find that acceptable given that there is only one SSCT in this otherwise largely rural
HMA. It would also not be harmful to draft RSS strategy, because balanced housing
and employment growth at carefully selected Policy B and C settlements would enable
appropriate places to grow sustainably and without harm to environment.

4.11.19

Given that this HMA falls under the purview of a single District Council, the Panel
finds no strategic policy deficit for RSS to address in this latter respect and considers
that detailed distribution outside the SSCT, whether in the form of urban extensions, at
existing satellite settlements or targeted growth at local service centres, is a matter for
the LDF process. Our recommended policy modification is formulated on that basis.

Recommendation 4.11.3
•

Delete Policy SR30, replace with new Policy SR11.3 in accordance with the wording
indicated in Appendix C.

•

Make consequential modifications to paragraph 4.3.15.

Infrastructure, including green infrastructure
4.11.20

18
19

While flood risk is a constraint on the location of development, the Panel heard that
likely development areas are not affected and Strategic Flood Risk Appraisal at the LDF
stage will ensure adequate safeguards. There are, nonetheless, water quality and supply
issues associated with the River Avon and which are important relative to the River
Avon SAC. In this respect, the Environment Agency advised the Panel at the EiP that

Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, sub-matter(c), paragraph 5.
See paragraph 4.0.10 of this Report.
171

Salisbury HMA Sub-Regional Strategy

water abstraction and supply issues are two distinct matters. A review of abstraction
consents is ongoing and control over leakages may reduce necessary abstraction in any
event. Supply also does not necessarily have to be obtained from where development is
taking place. None of these matters are therefore seen as insurmountable obstacles to
development or ones that will inevitably require investment in strategic infrastructure.
Having considered a request for additional policy wording advanced by Natural
England, the Panel is content to rely on the existing textual reference in the last sentence
of draft RSS paragraph 4.3.15.
4.11.21

The Panel further understands that there is a breeding population of stone curlews on
Salisbury Plain and that there might therefore be a need to divert recreational pressures
from new development to other locations. This, we were advised, is a matter that can be
suitably dealt with by visitor management with green infrastructure funding secured as
part of the LDF process. Again, we find no strategic infrastructure funding implications
here.

4.11.22

Although draft RSS is silent on the subject, the County Council has made reference to a
range of “key infrastructure” requirements20. Among these, demand management,
investment in walking and cycling networks and bus priority measures are expressed
generically and, as yet, are insufficiently precise to warrant inclusion as strategic
infrastructure requirements. Interchange improvements at Salisbury railway station
would reinforce both the effective working of the Salisbury SSCT and regional
connectivity as part of the Exeter to London via Salisbury and Basingstoke strategic
corridor. Likewise, the A36 trunk route passes through the centre of Salisbury and
forms part of the Bristol/Bath to the South Coast strategic corridor that we refer to on
Chapter 5. While we understand that the status of this part of A36 might be downgraded, measures that reduce non-essential traffic on it would again enhance regional
connectivity and help make the SSCT work more efficiently. To that extent, we regard
investment in both of these corridor enhancements to be a strategically significant
matter, and note in particular that the Brunel Link and Harnham Relief Road are
included in the Region’s advice on Regional Funding Allocations21. As such (there
being no other identifiable key infrastructure requirements) these should form part of
the transport “package” for Salisbury to inform consideration of Chapter 5, Regional
Approach to Transport, of the RSS and the Implementation Plan and we recommend
accordingly.

Recommendation 4.11.4
•

20
21

That a List of Key Infrastructure for the Salisbury area be incorporated in the RSS as shown
in Appendix C and carried over into the Implementation Plan.

Joint Salisbury DC and Wiltshire CC Statement on Matter 4/11, Appendix A, page 12.
Regional Funding Allocations: Advice from the South West Region.
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4/12 Weymouth & Dorchester HMA Sub-Regional Strategy
Matter 4; 4.12
Policy SR31
Introduction
4.12.1

Dorchester and Weymouth form a single Travel to Work Area and function in a
complementary manner, with significant commuting flows between them. Dorchester
(population 16,000) is the County Town of Dorset and an important service area. The
much larger town of Weymouth (population 56,000) is an important seaside resort.
Nearby is the Isle of Portland, which has a distinctive character as a result of quarrying,
the quality of the environment and the former strong naval presence. The area sits
within and close to, Areas of Outstanding Natural Beauty and the Jurassic Heritage
Coast World Heritage Site, which influence the development strategies for the two
towns. Both towns have direct rail services to London and Bristol. The Poundbury
development at Dorchester has attained national prominence as an example of how high
quality, relatively high density urban extensions can be developed.

Issues
4.12.2

Our consideration of the issues identified for this part of the EiP and the questions
discussed at the EiP indicates that the topics that need to be addressed can be grouped
under the following headings:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.12.3

The HMA consists of two Council areas: Weymouth and Portland and West Dorset
District Councils. Dorchester is the largest town in West Dorset, but Sherborne,
Beaminster, Bridport and Lyme Regis are also settlements with an important local role.
Weymouth and Portland District is constrained by the coast and the boundary of West
Dorset District and therefore joint working with West Dorset will be required in any
assessment of land provision to deal with the strategic planning issue of achieving a
better balance of jobs and housing. Joint working will also be required in the
consideration of the transportation issues in order to reduce the impact of the
commuting flows between the towns.

Recommendation 4.12.1
•

Delete Policy SR31 and replace with new Policy SR12.1 with the wording as indicated in
Appendix C.
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Role and Function
4.12.4

RPG10 identifies both Dorchester and Weymouth as an ‘Other Designated Centre for
Growth’. This is consistent with the adopted Bournemouth, Dorset and Poole Structure
Plan, which promoted their role as a focus for the development of employment,
shopping, education, tourism, recreation and service centres for the sub-region. The
draft RSS highlights the inter-related economies of the two towns and their role as
important economic, social, cultural and service centres for the sub-region. The zone of
influence of the two towns effectively covers the HMA.

4.12.5

Weymouth is an important centre, which retains some defence related employment.
There is a need to improve its tourism, retail and health offer and to attract knowledge
based industries through an improved ‘quality of life’ offer. Dorchester has an
important role in the retail and service sectors and has the opportunity to build on
heritage and cultural potential.

4.12.6

The other towns in the HMA such as Sherborne and Bridport have distinctive but local
roles.

4.12.7

In the Panel’s view Policy SR31 should be replaced with new Policy SR12.1.

Recommendation 4.12.2
•

Insert new Policy SR12.2 with the wording as indicated in Appendix C.

Economic Activity
4.12.8

Of the 11,900 jobs growth forecast for the HMA, the draft RSS indicates that provision
should be made for job growth of 7,300 to 9,500 jobs in the Weymouth and Dorchester
TTWA. These growth figures relate to the two economic scenarios of +2.8% and +
3.2% growth. In other parts of the region the higher level is adopted in the draft RSS
and we are of the opinion that economic planning should be based on the job growth of
9,500 jobs.

4.12.9

At the EiP the Regional Assembly made available employment projections at the HMA
level. These indicate a somewhat higher level of growth for the HMA, demonstrating
that some growth is projected for the remainder of the area.

4.12.10

No indication is given in the draft RSS of any employment land deficiency. The DTZ
report commissioned by SWRDA indicates that there is an adequate supply against both
past take-up rates and the employment projections for the TTWA. The bulk of the
employment land is in Weymouth and a high proportion falls into the long-term
availability category. It may be that measures will be required to release the land but
there is no evidence to guide the Panel’s views.

4.12.11

As a result we recommend that a new Policy SR12.2 should be inserted.
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Recommendation 4.12.3
•

Insert new Policy SR12.3 with the wording as indicated in Appendix C.

Housing Provision
4.12.12

Appendix A (i) demonstrates that both the DCLG 2003 and the DCLG 2004 projections
indicate a substantial increase over the draft RSS level of provision. As noted earlier in
this report, the Panel have decided to use the DCLG 2003 projections. The draft RSS
proposes the provision of 13,800 additional dwellings whereas the 2003-based
projections suggest an increase of 22,498 dwellings. The DCLG 2004 projections
suggest an increase of 20,406 dwellings.

4.12.13

Appendix A (ii) indicates that there is a strategic deficit at the HMA level of 8,698
dwellings. This is distributed between the two Districts, with a deficiency of 5,911
dwellings in West Dorset District and a 2,787 deficiency in Weymouth and Portland. In
considering a response to these deficiencies the Panel took into account the large rural
area outside Dorchester in West Dorset District. The draft RSS provision in this area is
increased by 15% to allow for the local increased household formation in settlements
such as Bridport. We are also conscious that there is a need to provide a better balance
of jobs and housing and so we are of the opinion that housing growth should be
concentrated in an urban extension at Dorchester to reduce the need to travel.

4.12.14

The constraints on further development at Dorchester were highlighted at the EiP. Our
attention was drawn to the AONB and the water catchment areas to the north of the
town. The scale of demand suggested by the 2003-based projections would support a
release of about 5,000 dwellings and in our view there is a need for a review of the
constraints, particularly the AONB area. We recognise that the level of growth
proposed at Dorchester is substantial when compared with recent rates of development,
but we are of the opinion that an acceleration of development is required to avoid
exacerbating the housing affordability problem. We have taken the programming of
any release into account and propose an additional 3,000 dwellings at Dorchester.

4.12.15

Weymouth is highly constrained and cannot accommodate the identified demand. We
recommend, therefore, that additional provision should be made within an urban
extension in West Dorset, adjoining the Weymouth area. While there is capacity within
the adjacent area of West Dorset, the physical and environmental constraints in the area
do not allow the full deficiency to be met. An additional 700 dwellings is proposed.

4.12.16

As a result we recommend that a new policy, Policy SR12.3 should be inserted.

Recommendation 4.12.4
•

Insert new Policy SR12.4 with the wording as indicated in Appendix C.
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Infrastructure
4.12.17

No indication is given in the draft RSS of any strategic infrastructure on the basis that
the nature of the requirements were essential of a local scale. We note however that the
RFA Guidance includes provision for the Weymouth Relief Road and we understand
that this project has now been granted planning consent. Weymouth and Portland
Borough drew our attention to the need for the Olympic Transport Package, improving
track capacity on the Weymouth –Waterloo Rail Line and port improvements. Dorset
County Council suggested the following text should be included in the draft RSS and
the Implementation Plan should be modified to reflect it.

4.12.18

Dorset County Council1 indicated that the “Key infrastructure required will be
identified through the implementation plan and will include:
•
•
•
•
•

•
•
•
•

Investment in public transport, walking and cycling provision, linking key areas of
employment, education and other key facilities with housing;
Increased demand management;
A354 Weymouth Relief Road, including park and ride;
Weymouth Olympic Games Transport Package;
Rail Improvements:
Reinstatement of dual track between Moreton and Dorchester South and
upgrade of signalling and power supplies to enable greater reliability for
increased train frequencies;
Introduction of a through Exeter-Yeovil Pen Mill-Weymouth service utilising
the current freight only chord at Yeovil;
Improved frequencies on the Bristol to Weymouth line; and
Improved facilities and capacity at Weymouth station and stations on
connecting routes.
Access improvements to Portland Port, particularly for HGVs;
Improved accessibility by public transport, cycling and walking to significant areas
of countryside recreation, including the Dorset and East Devon World Heritage Site
and the South Dorset AONB;
Dualling A31/A354 Yellowham Hill to Weymouth Avenue; and
Improvements to A37 corridor to A303”.

4.12.19

The rail improvements specified above could generally be regarded as measures more
appropriate to the wider corridor approach set out in Chapter 5, but we acknowledge
that they could have beneficial outcomes for making the urban areas work.

4.12.20

In the absence of a draft RSS Key Infrastructure List for the Weymouth and Dorchester
area we conclude that the list proposed by the County Council should be adopted as part
of the draft RSS. The County Council list only includes transport proposals and so it is
particularly relevant to the consideration of Section 5 of the RSS, but it is also relevant
to the consideration of the Implementation Plan.

1

Written Statement by Dorset County Council on Matter 4/12, para 25, page 7.
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Recommendation 4.12.5
•

That a Key Infrastructure List for the Dorchester and Weymouth area should be incorporated
into the draft RSS as shown in Appendix C and carried over into the Implementation Plan.
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4/13 South Somerset HMA Sub-Regional Strategy
Matter 4; 4/13
Policy SR24
Introduction
4.13.1

In this section we consider the strategic elements of draft RSS, namely the housing
market area and sub-regional strategy, particularly with regard to South Somerset.

4.13.2

The South Somerset HMA mirrors the South Somerset District Council’s administrative
area. One SSCT is identified here in draft RSS, namely Yeovil. The HMA is otherwise
predominantly rural, extending from Wincanton and the borders of Salisbury Plain in
the east to Ilminster and Chard in the west.

Issues
4.13.3

The Examination considered five main groups of issues for this Housing Market Area:
•
•
•
•
•

The Sub-Regional Approach;
Role and Function;
Economic Activity;
Housing Provision;
Infrastructure.

The Sub-Regional Approach
4.13.4

Yeovil is considerably larger than any other settlement in this HMA. It has relatively
good communication links, standing some 6 km south of the A303, astride the northsouth A37 route from Weymouth and having two railway stations, Yeovil Pen Mill and
Yeovil Junction. The latter offers direct routes to London, Salisbury, Exeter and Bristol
but is some distance outside the town and interchange facilities with other public
transport are poor. Moreover, the economy of the town is heavily reliant on a single
employer (Augusta Westland Helicopters) and parts of the town centre are in need of
urban renaissance. Nonetheless, given the town’s overall connectivity attributes, its
consequent potential to attract economic growth and the scope for addressing qualitative
issues, the Panel considers Yeovil to be the most appropriate location at which to focus
growth within the sub-region, as draft RSS proposes. In the Panel’s view, the
appropriate strategic emphasis here is to realise the potential of Yeovil to contribute to
Regional prosperity, while addressing local regeneration issues.

4.13.5

That said, both the HMA and the SSCT share a border with Dorset County and West
Dorset District Councils, and Yeovil’s growth options will need to be explored here.
Notably, the town of Sherborne lies in Dorset (and in the neighbouring HMA) only a
short distance across the boundary. The two towns have greater affinity with each other
than many of the townships within their respective HMAs and there is some history of
past joint working in making suitable development provision for this part of the Region.
While the relationship between the two towns is not a dependent one, continuing close
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co-operation will be necessary if dormitory relationships are not to arise, car commuting
between the two settlements along A30 is to be avoided, and their separate identities are
to be retained. Provision is made for this in the Panel’s recommended policy J, but
primarily for the purposes of ensuring full exploration of all opportunities to
accommodate Yeovil’s growth in a sustainable manner. However, the general strategy
approach we have outlined warrants policy expression in RSS, as we recommend
below.
Recommendation 4.13.1
•

Insert new Policy SR13.1 in accordance with the wording indicated in Appendix C.

Role and Function
4.13.6

By reason of its distance from other SSCTs, Yeovil has developed as a relatively selfcontained commercial, administrative and service centre for this part of the Region. It
provides significant employment opportunities, including aerospace and associated
engineering. The Somerset and Exmoor National Park Joint Structure Plan Alteration
2004 proposed that the role and function of Yeovil should be supported through a
higher level of growth than that set out in previous development plans1. These
ambitions are currently being advanced through “Yeovil Vision”2. This proposes
employment-led growth and town centre regeneration with the objectives of
diversifying the economy, broadening the range of retail and leisure opportunities,
improving transport connections and changing the image of the town. The Panel
endorses this approach, which should position Yeovil well to fully realise its potential.

4.13.7

Elsewhere in the HMA, Crewkerne, Chard, Ilminster and Wincanton act as local service
and employment centres. Both Ilminster and Chard lie on the A358 route, which
provides a link between A30 and A303. Nonetheless, given the relatively small size
and wide distribution of all of these towns, they have relatively little potential to
contribute to sustainable patterns of strategic development. We see little prospect of the
existing roles and functions of these settlements changing significantly and no
compelling reason to promote any such change.

Recommendation 4.13.2
•

Insert new Policy SR13.2 in accordance with the wording indicated in Appendix C.

•

Re-draft paragraph 4.2.66 to reflect the Panel’s foregoing analysis of the HMA as a whole.

1
2

SWRA Statement on Matter 4/13, paragraph A1.
Yeovil Vision and Strategy.
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Economic Activity
Employment
4.13.8

There are at present about 31,400 employee jobs in the Yeovil TTWA3 and growth at
3.2% GVA is expected to increase the figure for the HMA as a whole by some 10,700
jobs. The GVA per person is slightly higher than the regional average and the local
economy has remained broadly stable over the last 10 years. Given expected changes in
the sector of the economy on which the town is highly reliant4, Yeovil faces some
serious challenges in securing both a wider range and increased number of employment
opportunities in order to provide for continuing higher levels of growth and to meet the
ambitions of Yeovil Vision.

4.13.9

SWRDA5 suggests that there should be increased focus on the fastest growing sectors of
the local economy (which include professional services, retail and distribution) coupled
with a drive towards a more knowledge-driven economy. The town is well placed with
regard to the latter through the work of the Yeovil Innovation Centre and established
links with Salisbury College, Bournemouth University and the University of Exeter.
While the spatial implications of these initiatives are unquantified, the Panel finds no
reason to question whether the town’s economic aspirations are achievable.

4.13.10

Indeed, there has been a significant upturn in the development of employment land over
recent years and there are now concerns regarding the availability of space to
accommodate the expansion of local companies 6. Some have apparently been forced to
leave the area due to this being lacking and there have also been calls for a high quality
business park to meet the need for quality sites, especially from the aerospace sector.
Demand for retail space is steady and, though historically Yeovil has not been seen as a
commercially attractive location for office space, demand is increasing. The current
employment land supply stands at about 28.83 ha, almost all of which is expected to
come forward within the first 10 years of Plan period, contrasting with an estimated
requirement for 43ha for the Plan period as whole7. This significant and impending
shortfall will need to be suitably addressed through developing a portfolio of sites, the
majority at Yeovil where most employment growth is expected to occur. The Panel
considers that this is a task that can be undertaken through the LDF process within the
broad context of providing for 9,100 new jobs for the TTWA in line with draft RSS
expectations.

Recommendation 4.13.3
•

Insert new Policy SR13.3 for employment in accordance with the wording as indicated in
Appendix C.

3

Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 3.60.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, paragraph 4.65.
SWRDA statement on Matter 4/13, paragraphs 2.3, 2.4.
Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, section on Yeovil.
The Demand & Supply of Employment Land and Premises in the South West, DTZ, Jan 2007, figure D, page 5.

4
5
6
7
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Housing Provision
Housing
4.13.11

Draft RSS proposes provision for 13,600 dwellings in this HMA. DCLG 2003 and
DCLG 2004 projections closely match each other and indicate a trend-based
requirement for about 19,700 dwellings. Clearly, given the economic ambitions for the
area, draft RSS levels of provision are insufficient. The Panel further notes that this
HMA is attractive to non-economic migration, not least because of the quality of its
rural environment. It is unlikely that this element of trend-based growth can be diverted
elsewhere, given that the Panel has taken housing provision in neighbouring HMAs to
high levels of capacity. There is also a need to address locally generated needs relating
to household fission as well as delivering a “step-change” in housing provision
generally. It is therefore the Panel’s view that the DCLG 2003/4 projections represent
the most appropriate figure to aim for.

4.13.12

From comparison of draft RSS Tables 4.1 and 4.2, about 6,400 dwellings (47% of the
total) would be provided for in Yeovil and 7,200 (53%) in the rest of the HMA. The
Panel accepts the Regional Assembly’s view that RSS strategy should maintain an
urban focus and has noted that while there are several other towns and numerous
smaller settlements in this mainly rural HMA, all are of very small scale relative to
Yeovil and many are unlikely to contribute to the development of sustainable mixed
communities. We also acknowledge the Highways Agency’s concern that dispersal of
housing growth to these smaller settlements would be likely to add to commuting
pressures on A303. In the Panel’s view, it would thus be appropriate only to allow (as
draft RSS does) for some locally-generated balanced housing and employment growth
in accordance with policies B and C at settlements selected through the LDF process.
We also add 15% uplift in draft RSS provision, reflecting household fission. On the
latter basis, we come to the view that non-SSCT provision in the HMA should be
increased to about 8,300 dwellings.

4.13.13

That would leave about 11,400 to be provided for at the SSCT itself if DCLG
2003/2004 requirements are to be met. There is acknowledged urban capacity for
6,400, a figure that we thus accept without question, so land for about 5,000 more
would need to be found in the form of urban extension. We recognise that such
numbers represent a daunting task, but the Panel heard that the District Council is
preparing for a 360° search of Yeovil’s surrounds as part of LDF formulation. We were
told also that the search would include land in West Dorset bordering Yeovil’s existing
built-up area, and may include examination of opportunities at Sherborne. Although
outside the HMA, the settlement is sufficiently close and potentially well connected to
make some sustainable contribution to Yeovil’s growth needs if carefully planned with
suitable sustainable transport provision. The Panel understands that work is already in
train between South Somerset and West Dorset District Councils to establish a joint
LDF covering both settlements, with 230 homes and 3.5 ha of employment land
included in the adopted Local Plan for Sherborne8. Continued joint working can be
ensured, if necessary, through our recommended modification of Policy J, so we are
satisfied that the process will be plan-led with an orderly delivery of necessary
community infrastructure. We find no reason for any disaggregation of provision

8

West Dorset DC statement on Matter 4/13.
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between the two Councils as this cannot be determined until the search for suitable
options has run its course. Sufficient comfort can, however, be drawn from the facts
that the search will be both wide-ranging and thorough, and we commend the figure of
11,400 at Yeovil (representing about 58% of the HMA total) accordingly.
Recommendation 4.13.4
•

Delete Policy SR24, replace with new Policy SR13.4 in accordance with the wording identified
in Appendix C.

•

Make consequential modifications to paragraph 4.2.67.

Infrastructure
4.13.14

The Panel acknowledges concern expressed by the Chamber of Trade that growth
should not occur without corresponding levels of infrastructure investment, but no
strategic requirements have been identified on which local growth is dependent that
cannot be suitably and more appropriately dealt with at LDF stage.

4.13.15

We further note that there is an important railway junction at Yeovil (known locally as
the “Yeovil Chord”) which offers the opportunity to provide a link between the northsouth route from Weymouth and the east-west route to Exeter9. We deal with that
(including policy recommendation) in Chapter 5 as part of our consideration of the
strategic corridor between Exeter and Dorchester. Improved public transport links
between the two Yeovil stations and the town would no doubt be useful but are
essentially a local matter. Improvement of A358 (Ilminster by-pass and A303 junction)
has also been mentioned10, and again we deal with that in Chapter 5. We were further
advised at the EiP that A354/A37 traffic growth associated with Portland Harbour
would not be significant as existing traffic from this source was low. We conclude that
there are no strategic infrastructure requirements that require expression in this section
of our Report.

9
10

Dorset CC and West Dorset DC statements on Matter 4/13.
Barton Willmore statement on Matter 4/13 and draft RSS Implementation Plan, page 88 and Regional Funding
Allocations: Advice from the South West Region, Table 1.
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4/14 Broad Housing Distribution
Matter 4; 4/14
Policies HD1 and HD2
Tables 4.1 and 4.2
Introduction
4.14.1

In the preceding sections of this chapter we have considered the draft RSS housing
proposals and recommended changes in order to achieve a greater alignment with the
most up-to-date household projections and the economic projections, which are shared
with the RES. The purpose of this section is to set out the results of those conclusions
by local authority area. We also consider the case for any phasing of the provision over
the plan period.

Background
4.14.2

GOSW drew our attention to the following documents.
•
•
•
•
•
•

PPS1 Delivering Sustainable Development (Feb 2005).
PPS3 Housing (Nov 2006).
PPS11 Regional Spatial Strategies (Sept 2004).
PPS12 Local Development Frameworks (Sept 2004).
PTHG 13.047 and Statement Providing Homes for a Sustainable Future (5 Dec
2005).
Letter from Mike Ash (ODPM 7 Dec 2005).

4.14.3

Paragraph 1.5 of PPS11 indicates that the RSS will need to provide housing figures for
individual districts. Policy HD1 and Table 4.1 reflect this requirement. Paragraph 1.5
of PPS11 also indicates that it may be appropriate to define figures for a particular
settlement or settlements if this is necessary for the implementation of the RSS. We
understand that Table 4.2 is a response to this requirement.

4.14.4

Paragraph 34 of PPS3 requires an RSS to provide an indication of a housing delivery
trajectory. Table 4.1 expresses this trajectory in terms of two ten year periods.

Issues
4.14.5

In view of Government guidance and our findings in the earlier HMA sections we
consider that the issues which require consideration are as follows:
•
•

The phasing of the development programme; and
The SSCT allocations.
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Development Programme Phasing
4.14.6

Our proposed Table 4.1, which is set out in Appendix C (v), has been recast in terms of
our proposals in each of the HMA sections, but there is a need to consider how the total
amount of development allocated for the plan period to each local authority area should
be spread over the plan period. The draft RSS uses two ten year periods and it would
appear that the phasing set out in Table 4.1 of the draft RSS is based on stakeholder
consultation and 4(4) Authority advice. It is impossible for the Panel to replicate this
consultation for the new set of figures.

4.14.7

Table 4.1 of the draft RSS indicates a slightly higher rate of 23,770 dwellings per
annum in the initial 10 year period and a range of 22,020-22,350 for the second period.
Many participants questioned this trajectory on the grounds that the second period
should provide the opportunity for the urban extensions to come into effect. The
Regional Assembly indicated that this was a result of taking the existing land supply
across the region into account. It was pointed out that the draft RSS assumed a
significant decline in the output from some of the higher producing rural areas.

4.14.8

If the initial ten year output of 237,700 dwellings is accepted, then, on a residual basis
from the overall total of our proposals of 569,450 dwellings, the second period would
have to deliver about 33,175 dwellings per annum. An alternative approach would be to
assume an even split between the two periods and this would imply an output of 28,473
dwellings per annum. Paragraph 6.12 of Paper C, presented to the Regional Spatial
Planning and Transport Group (RSPTG) on the 8th, February 2007, considers how far
the strategy could respond to a different level of growth. The RSPTG were advised that
there is scope to “crank the handle” more quickly. We note in this respect that Barton
Willmore suggest a simple trajectory of 27,000 dwellings per annum in the first ten year
period and 29,000 dwellings per annum during the second period.

4.14.9

Some participants link the need for phasing to the availability of infrastructure. We do
not have the information to make precise judgements on this matter, but we are not
aware of any elements of infrastructure that threaten the progress of development in an
absolute way. In the light of Government support for growth areas we expect
infrastructure to be delivered in a timely way, but we do not consider that the RSS
housing trajectory should be dependent on the delivery of general infrastructure.

4.14.10

In the light of the considerable increase in development opportunities implied by our
proposals, we believe that the rate of development in the first ten year period can be
increased. This view is supported by our proposal that the release of the urban
extensions should be brought forward as soon as possible to meet the higher level of
demand. We therefore conclude that the rate of development should be spread evenly
across the plan period. Table 4.1 and 4.2 have been recast to reflect this conclusion and
there is no need to amend Policy HD1 other then to change the policy references.

Recommendation 4.14.1
•

Modify Policy HD1 with the new Tables 4.1 and 4.2, as set out in Appendix C (v and vi) and in
accordance with the wording as indicated in Appendix C.
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4.14.11

Policy HD2 is not mentioned in the supporting text of the draft RSS. The wording of
the Policy could be read to imply a further assessment of housing needs, which could
lead to further delay. In our view the strategic need is for joint working to bring
forward proposals that span local authority boundaries. We conclude that Policy HD2
should be modified as set out in Appendix C.

Recommendation 4.14.2
•

Modify Policy HD2 with the new Tables 4.1 and 4.2, as set out in Appendix C (v and vi) and in
accordance with the wording as indicated in Appendix C.

SSCTs
4.14.12

Table 4.2 of the draft RSS sets out the housing development implications for the SSCTs
as they are defined in the draft RSS. As pointed out in earlier sections of this chapter,
we have taken a slightly wider view of what constitutes the SSCT in some parts of the
region. We have included Bishops Cleeve within the definition of the Cheltenham
SSCT and we have taken a conurbation SSCT view of the South East Dorset
Conurbation as requested by the 4(4) Authorities in the area.

4.14.13

Despite these new definitions, we are of the view that our proposals still reflect the
broad thrust of the strategy. The proportion of housing development accommodated in
our SSCTs amounts to 66 %.
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Chapter 5: Transport
Matter 5; 5/1, 5/2
Policies TR1, TR2, TR3, TR4, TR5, TR6, TR7, TR8, TR9, TR10, TR11, TR12,
TR13
Introduction
5.1

In this chapter we consider the issues arising from the draft RSS Chapter 5, titled Regional
Approach to Transport. We particularly give consideration to the need for a Regional
Transport Strategy as an integral and clearly identifiable part of the draft RSS.

Background
5.2

PPG13 Transport1 sets the national planning context in terms of transport. The key themes
arising from PPG13 are to reduce the need to travel, particularly by car, through better
management of urban growth and by encouraging mixed-use developments to reduce the
length of trips. It also provides encouragement to ensuring that high trip generating uses are
located close to sustainable transport infrastructure and that parking provision is controlled
in such a way that it does not encourage greater use of the car where there are alternative,
more sustainable transport choices available.

5.3

PPS11 Regional Planning2 sets down the Government’s objectives for Regional Spatial
Strategies and states that the Region’s Transport Strategy (RTS) should be an integral and
identifiable part of the RSS. It should set out how national transport policies and
programmes will be delivered in the region, and should be careful to avoid detailed local
schemes which are better dealt with through Local Transport Plans. In particular PPS11
requires that RSS transport priorities are costed and can be realistically implemented during
the life of the strategy. PPS11 sets out the main aims of the RTS and states that the RTS
should provide3:
•
•
•
•
•

•
1
2
3

regional objectives and priorities for transport investment and management across all
modes to support the spatial strategy and delivery of sustainable national transport
policies;
a strategic steer on the future development of airports and ports in the region consistent
with national policy and the development of inland waterways;
guidance on priorities for managing and improving the trunk road network and local
roads of regional or sub-regional importance;
advice on the promotion of sustainable freight distribution where there is an appropriate
regional or sub-regional dimension;
a strategic framework for public transport that identifies measures to improve
accessibility to jobs and key services at the regional and sub-regional level, expands
travel choice, improves access for those without a car and guides the location of new
development;
advice on parking policies appropriate to different parts of the region; and

Planning Policy Guidance 13: Transport, ODPM, March 2001.
Planning Policy Statement 11: Regional Spatial Strategies, ODPM, 2004.
Planning Policy Statement 11: Regional Spatial Strategies, ODPM, 2004, Annex B p.58.
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•

guidance on the strategic context for local demand management measures within the
region.

Air Transport
5.4

The Future of Air Transport4 White Paper (ATWP) was published in December 2003 and
sets out a policy framework to inform decisions on the future development of the UK’s
airports. The ATWP anticipates significant potential for beneficial growth at existing
airports in the South West:
•
•
•

5.5

The expansion of Bristol Airport, including a runway extension and a new terminal to
cope with 10-12 mmpa is supported.
Additional terminal capacity to cope with up to 4mmpa, within the airport boundary at
Bournemouth is supported subject to action to minimise impacts on environmentally
sensitive sites and improved access.
Any proposals to develop Exeter, Plymouth and Newquay Airports should be decided
regionally and/or locally.

The ATWP was the subject of a Progress Report5 in December 2006. This was undertaken
in the light of Government policy on climate change and confirmed the ATWP strategy as
being a ‘balanced and sustainable’ air policy for the UK. Specific support is given for the
growth in regional airports.
Resource Availability

5.6

The Regional Funding Allocation (RFA) process provides some guidance on the scale of
resources available for transportation investment, but rail investment is largely excluded.
The advice presented to Ministers, which was submitted in January 2006, includes many
public transport proposals for the period up to 2016. Paragraph B8 of the Statement on
Matter 5/1 by the Regional Assembly indicates that nearly 50% of the RFA allocation is
focussed on public transport and claims that it is one of the highest proportions in the
country. In his response to the Regional Assembly on the RFA guidance the Minister
indicates that the advice has substantially met the aim of showing how related priorities can
be drawn together to form a coherent strategic vision for improving transport performance in
the region. He recognises that the focus of the advice will greatly assist the future
sustainable growth in key urban areas. The Minister notes that if all of the schemes included
in the priority lists proceeded there would be an overspend against the regional budget and
highlights the heavy call that the Second Strategic Route is likely to place on the RFA funds
in the later RFA years.
Transport Assessments

5.7

4
5
6

Future traffic demand on the main East-West inter-regional network was derived from the
London to South West & South Wales Multi-Modal Study6 (SWARMMS study). This
modelled future growth in traffic within the region, having regard to the levels of change set
out in RPG10 and the national estimates of traffic growth. This study showed that the trunk
road network will increasingly suffer from delays and congestion, with journey times

The Future of Air Transport, The White Paper, DfT, 16 December 2003.
Air Transport White Paper Progress Report DfT, 14 December 2006.
London to South West & South Wales Multi-Modal Study, Halcrow Group Limited for GOSW, May 2002.
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becoming increasingly unreliable. It also identified a lack of resilience in the network with
overdependence on the M4/M5. The SWARMMS study proposed a package of measures,
including selective investment and demand management.
5.8

The SWARMMS Study has been supplemented by the South West Regional Network
Report7 prepared by the Highways Agency, which assessed current and future stress on the
Trunk Road network. This report took into account the future growth in population and
households set out in the draft RSS. It compared anticipated growth in traffic to 2026 with
link capacity of the network and identified parts of the network which are likely to exceed
capacity.

5.9

Given the geography of the region and the fact that SWARMMS only looked at east-west
movements, GOSW commissioned a specific study of north-south movements in the east of
the region. The Bristol/Bath to South Coast Study (BBSCS)8 identified the A34 as the main
national route with HGV traffic being directed to use the route where possible. Other routes
were identified as having a regional function with an emphasis on corridor management
rather than increased capacity.

5.10

These regional studies were supplemented by transport studies of each of the JSAs prepared
by local authorities. The Joint Study Area work assessed alternative levels of growth as
well as spatial options. Work is still going on in some parts of the region where detailed
technical modelling needs to be further up-dated and developed to fully understand the
future demand for transport.

5.11

The South West Regional Planning Assessment9 (RPA) for the railway process emerged
subsequent to the publication of the draft RSS. This process, has not however, as a
technical rail assessment, been able to fully ‘factor in’ potential changes such as
implementation of demand management measures on the trunk road network or road
pricing.

Issues
5.12

In our view the issues which require to be considered are:
•
•
•
•
•
•
•

the need for an identifiable RTS;
the adequacy of the proposed demand management measures;
the need to make the SSCTs work;
the implications of strategic transport corridors;
transport implications of ports and airports;
provision for freight, including modal interchanges;
priorities for investment.

An Identifiable Regional Transport Strategy
5.13

7
8
9

The Regional Assembly has treated transportation as a cross-cutting aspect of the draft RSS.
As a result broad strategic transportation matters, under the heading of connectivity, feature
in the consideration of the regional spatial strategy emphases. The consideration of Policies

South West Regional Network Report, Highways Agency, November 2006.
Bristol/Bath to South Coast Study, Final Reports, WSP, 13 February 2004.
South West Regional Planning Assessment for the Railway, DfT, May 2007.
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A, B and C is also based on the need to ensure a closer link between jobs and housing
provision with a view to obtaining the more sustainable pattern of development and the
reduction in the need to travel sought by Policies SD1 and SD4. Paragraph A1 of the
Regional Assembly Statement on Matter 5/2 states that Section 4 of the draft RSS ‘sets out
spatially specific transport requirements to support the sub-regional strategies.’ Paragraph
A1 also states that Section 5 of the draft RSS ‘provides a strategic steer for the development
of detailed policies’, but paragraph B1 indicates that the policy framework set out in Section
4 and 5 of the draft RSS does not prioritise between “Connectivity” and “Making Urban
Areas Work.”
5.14

Paragraph B2 states that ‘It is the Implementation Plan which seeks to state the region’s
priorities for investment, supported by the RFA advice, but within the context of para. 3.9.1
of the draft RSS, which identifies strategic priorities for investment to support the strategy.’

5.15

This approach spreads the consideration of transport matters from the principles established
in Section 1 of the draft RSS through the consideration of strategic implications in Section
3, the sub-regional implications in Section 4, some policy implications in Section 5 and the
priorities in the Implementation Plan. In our opinion this does not fulfil the requirement of
PPS11 for an identifiable RTS. It is considered that it is possible to maintain the crosscutting approach, but at the same time provide a more identifiable RTS. While this
approach may require some degree of duplication it provides the opportunity for a more
meaningful RTS. We recommend therefore that Section 5 should be recast as an identifiable
RTS.

Recommendation 5.1
•

That Section 5 of the draft RSS should be recast as an identifiable RTS based on the guidance
set out in PPS11.
Transportation Objectives

5.16

192

An identifiable RTS requires, in our view, a set of transportation objectives. GOSW
advised us that the Government’s key objective remains that of reducing the need to travel.
A number of participants argued that the draft RSS should seek to achieve an absolute
reduction in traffic over the plan period. The evidence submitted to the Panel and the
discussions at the EiP highlighted the linkage between Policies SD1 and SD4 and the
consideration of transportation matters in the overall document. Policy SD1 indicates that
the region’s Ecological Footprint will be stabilised and then reduced by:
•

minimising the need to travel by better alignment of jobs, homes and services, reducing
the reliance on the private car by improved public transport and effective planning of
future development and a strong demand management regime applied in the region’s
main centres in particular;

•

requiring a shift towards the more sustainable modes of transport.

Transport

5.17

Policy SD4, which deals with the establishment of sustainable communities, also includes
transportation measures. To some extent they replicate the requirement of Policy SD1 by
seeking to create and maintain Sustainable Communities throughout the region by:
•

linking the provision of homes and jobs and services based on role and function so that
cities, towns and villages and groups of places have the potential to become more self
contained and the need to travel is reduced;

•

promoting a step change in public transport, taking steps to manage demand for travel
and promoting public transport ‘hubs’ and access to them.

5.18

The Regional Assembly drew our attention to the findings of the Greater Bristol Strategic
Transportation Study (GBSTS)10. The Study indicated that even with a strong package of
public transport investment and demand management car use is projected to increase. Our
attention was also drawn to the particular geography of the region and the likely increased
propensity to travel generated by higher economic growth. We concur with the Regional
Assembly and a number of other participants that it would be unrealistic to aspire to an
absolute reduction in the level of traffic. We therefore conclude that the main objective of
the draft RSS should be a reduction in the rate of traffic growth.

5.19

The transportation measures proposed in Policies SD1 and SD4 suggest that consideration
should be given to objectives related to self containment of settlements, more effective
linkage between development and transport facilities and a greater emphasis on sustainable
modes of transport.

5.20

The draft RSS places considerable emphasis on the linkage between the provision of
dwellings and the projected employment growth. We note however that the Regional
Assembly in paragraph B2 of the Statement on Matter 5/1 acknowledges that ‘the draft RSS
cannot require people to live close to where they work.’ Some participants drew our
attention to the fact that, as there is an increasing number of households with several
economically active persons, achieving proximity to work for both workers is more difficult.
It was also pointed out that the high level of change within the employment structure of
many areas within the region also acts against self-containment. In transportation terms we
would be concerned if too much reliance was placed on self-containment. We are aware
that considerable commuting can still be generated between two well-balanced
communities. Nevertheless we do support the objective of seeking a better alignment
between jobs, homes and services as a means of reducing the need to travel and conclude
that this should be included as an RTS objective.

5.21

A number of the sub-regional strategies place an emphasis on linking new development
areas to the availability of existing and proposed public transport facilities. Some
participants supported the intensification of development around transport hubs as suggested
in Policy SD4. We conclude therefore that the draft RTS should seek a more effective
linkage between transport facilities and development as a means of reducing the need to
travel particularly by car.

5.22

In paragraph 5.2.6 the draft RSS places great emphasis on the need for a step change in
public transport and also supports the encouragement of walking and cycling. Our attention
was drawn to the fact that many car journeys are relatively short and therefore susceptible to

10

Greater Bristol Strategic Transportation Study Final Report, Atkins, June 2006.
193

Transport

diversion to more sustainable modes. We conclude, therefore, that the draft RTS should
seek the transfer of journeys to the more sustainable modes of transport, particularly
walking and cycling.
5.23

The employment projections indicate the continuation of economic growth and the Regional
Economic Strategy (RES)11 is based on the support of this process. As the draft RSS should
be consistent with the RES there is a need for transportation planning to reflect the need to
support this growth. We therefore conclude that the draft RTS should seek to support
economic growth.

5.24

PPS11 requires the draft RTS to set out a set of regional objectives for transport investment
and management. On the basis of the above conclusions, we recommend the introduction of
a new Policy TRANs1.

Recommendation 5.2
•

Insert new Policy TRANs1 with the wording indicated in Appendix C.

Demand Management
5.25

The Eddington Transport Study12 found that ‘better use’ options, which include demandside measures to influence travel choice and behaviour such as road pricing and ‘smart’
measures offer a very significant potential to improve the performance of the transport
network. Paragraphs 5.2.5 to 5.2.11 and Policy TR1 deal with Demand Management in the
draft RSS.

5.26

GOSW proposes that the draft RSS should include clear advice on demand management
measures, including parking policies, appropriate to different parts of the region. GOSW
accepts that the precise form of demand management is for Local Authorities to determine,
but suggests that the draft RSS should identify those locations where congestion is
particularly acute and indicate where other policy instruments might be necessary. The
Regional Assembly highlight the demand management measures identified in the subregional sections of the draft RSS and state in paragraph C7 of the Statement on matter 5/1
that ‘It is difficult to see what else could be considered at a regional level taking into
account the diversity of the region and the context of current national policy and in view of
the on-going studies for the SSCTs’. The North and Central Strategic Authorities proposed
that the range and degree of implementation should be related to the functional role of the
individual SSCT and suggested that the toolkit of measures set out in paragraph 5.2.8 of the
draft RSS should also be available to authorities dealing with Development Policy B
settlements. We agree that the intensity of demand management measures will vary
according to the role and function of the settlement and we conclude that some parts of the
demand management ‘toolkit’ would be relevant to ‘B’ settlements.

5.27

We note that there is only one pilot scheme in the South West, under the Transport
Innovation Fund (TIF), which is looking at the potential implementation of congestion

11
12

Regional Economic Strategy, South West Regional Development Agency, February 2006.
Transport's role in sustaining UK's Productivity and Competitiveness: The Case for Action, HM Treasury and DfT,
December 2006.
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charging. This is in the West of England where the authorities concerned are currently using
TIF pump priming funds to research the merits of road user charging options combined with
significant public transport improvements. We note that other bids were submitted,
including bids dealing with Exeter, but were not successful and that further discussions are
ongoing with DfT with regard to possible future bids. In our view the scale of the West of
England conurbation and the existing traffic conditions justify the TIF support and we
believe that the scale of the Plymouth and Bournemouth/Poole conurbations is likely to
justify the application of some form of congestion charging. We are of the opinion that the
rate of development at Exeter combined with the pressures on the urban core may also
require a similar approach. We conclude therefore that Policy TR1 should highlight the
need to give early consideration to some form of congestion charging in Bristol, Plymouth,
Bournemouth/Poole and Exeter.
5.28

Policy TR1 relates specifically to the SSCTs and a number of participants mentioned the
role demand management could make to the efficient operation of the Strategic Road
Network and particularly the M4 and M5 motorway. We were informed that the
introduction of a national road-pricing scheme was at least 10 years away. The South East
Strategic Authorities suggested that an earlier introduction of congestion charging on the
M4/M5 could bring major benefits to the region. The Regional Assembly indicated in
paragraph C12 of the Statement on Matter 5/1 that the Highways Agency is working with
the Regional Assembly and other stakeholders to promote measures to control demand for
travel on the M4/M5. Known as the “ITM Study”, this work is focussed on the M4/M5
around Bristol. We note that Policy TR2 deals with this issue as far as it can do so prior to
wider national policy changes.

5.29

The role of the Highways Agency in managing the motorway and trunk road network is
acknowledged, but a number of participants drew our attention to the use of the Agency’s
powers of direction. It was pointed out that the Agency had objected to all the allocations in
the South Gloucestershire Local Plan, but the objections were subsequently resolved. The
Agency expressed concern that there is insufficient guidance in the draft RSS on the
dependency between proposed growth, the transport improvements needed to support it and
how this infrastructure will be funded. In our opinion the views of the Agency seem like a
counsel for perfection and seem to be made in isolation from wider Government policy to
accommodate higher levels of growth. In this context we consider that the wording of TR4
should take a more pragmatic approach.

5.30

On the basis of the above conclusions we recommend that Policy TR1 should be replaced by
new Policy TRANs2 and Policy TR4 be replaced by new Policy TRANs3.

Recommendation 5.3
•

Replace Policy TR1 by new Policy TRANs2 and replace Policy TR4 with new Policy TRANs3
as indicated in Appendix C.
Parking Policy

5.31

Cornwall County Council indicated that variation in the price of parking and parking
availability were important elements in demand management and suggested that the absence
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of a specific policy on parking was a serious weakness of the draft RSS. The North and
Central Strategic Authorities proposed a new policy to meet this deficiency. The South East
Strategic Authorities accepted the difficulty of setting regional parking standards, but sought
a policy expression on the role of managing parking and stressed the need for a consistent
approach to avoid wasteful competition between competing centres. The Federation of
Small Businesses (FSB) indicated that the reduction of town centre spaces and increasing
the price enhances the attraction of out-of-town/edge-of-town centres.
5.32

The Regional Assembly explains in paragraph C9 of the Statement on Matter 5/1 that
consideration had been given to the question of developing regional parking standards, but
that the diversity and size of the region made it difficult to set standards at a regional scale.
Paragraph C10 indicates that the consideration of parking issues for the draft RSS had
suggested that the focus of the policy should be to manage car use rather than to seek to
control car ownership. Paragraph C11 indicates that the SWRA is revisiting the issue and
anticipates that the work should enable car parking standards to be set for the region, which
will reflect various character areas such as urban centres, suburban, market towns and rural
areas.

5.33

In our view the absence of a parking policy is a serious weakness. The majority of the
comments on this matter were focussed on the need to manage car use and confirm the view
of the SWRA that the emphasis should be on managing the use of the car. We also note the
views of the FSB and are of the view that any policy should put the emphasis on
discouraging commuting while protecting the commercial viability of town centres. We
therefore propose a new Policy TRANs4 to deal with parking issues.

Recommendation 5.4
•

Insert new Policy TRANs4 on Parking with the wording as indicated in Appendix C.

Making Urban Areas Work
5.34

A major aspect of the Strategy proposals set out in Chapter 3 of this report is the
concentration of development at the SSCTs. In Chapter 4 we have sought to ensure that the
new development areas have a range of uses and are well integrated with the public
transport systems in order to allow a high level of movement by sustainable transport
modes. In each sub-regional section of Chapter 4 we have identified the most important
elements of transport infrastructure required to support the regional strategy. These
elements of transport infrastructure have also been set out in the Implementation Report to
allow for their further development.

5.35

Without this element of transport investment the strategy will not be delivered and therefore
an integrated, but identifiable RTS must recognise this component of investment. This view
is supported by the balance of investment proposed through the RFA process, which places
substantial emphasis on public transport and local roads investment within the SSCTs.

5.36

Paragraphs 5.2.2 and 5.2.3 recognise the need for investment in the urban areas and for the
preparation of transportation strategies for each of these areas. Reference is made to
Policies D and F of the draft RSS, but these policies relate to overall provision and deal on
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the one hand with the more general need for cross-boundary co-operation in the provision of
a wide range of infrastructure and on the other hand with the more detailed master planning
of development areas. In our view the RTS should include a policy which requires the
preparation of a transport strategy for each SSCT or groupings of SSCTs taking into account
the elements of key transportation infrastructure identified in each sub-regional section and
in the Implementation Plan.
5.37

The Bristol Civic Society suggested the establishment of Passenger Transport Authority for
the Greater Bristol Area. This suggestion was also made by the Friends of Suburban Bristol
Railways. Our attention was drawn to the need for co-ordinated action across the
conurbation and the opportunity to attract trips from private cars to public transport through
more integrated ticketing arrangements. Given the cross-boundary nature of the key public
transport proposals for the Greater Bristol area and the complexity of the transport services,
we are of the opinion that this type of initiative would be appropriate. It was put to us that
there is a need to extend the scope of such a body to allow it to deal with the transportation
issues between Bath and the West Wiltshire area and we support this suggestion in view of
the need to reduce the level of private transport within the World Heritage Site.

5.38

In response to these conclusions we propose a new Policy TRANs5.

Recommendation 5.5
•

Insert new Policy TRANs5 with the wording indicated in Appendix C.

Strategic Transport Corridors
Inter-Modal Relationships
5.39

In paragraph 5.3.4, on page 115, the draft RSS sets out a description of the Inter-Regional
Road Network and the Strategic Rail Links and then proceeds to deal with these two
elements separately. In addition paragraph 5.5.2 sets out a list of Regionally Significant
Road Routes, which at the EiP the Regional Assembly proposed should be regarded as
Corridors rather than Road Routes. In our view there is a benefit in using the corridor
approach in a more strategic way. Our attention was drawn to the relationship between the
effectiveness of the M4/M5 motorway system and measures proposed to make the SSCTs
work. It was suggested that the effectiveness of the M5/M4 around Bristol was highly
dependent on the public transport measures for the conurbation.

5.40

Our attention was also drawn to the relationship between proposals for Inter-Regional Rail
Links and the measures required to make the urban areas work. The most obvious example
are the proposals in Policy TR5 for investment in the Worle loop and Bristol Parkway
station to facilitate the reliability of inter-regional services, which will also contribute to the
enhancement of the cross-conurbation rail services in the Greater Bristol Area. Some
participants highlighted the role that enhanced local rail services could play in making
transportation in the Exeter urban area more sustainable. The effectiveness of the proposed
new rail station to serve the new developments to the east of Exeter will be dependent on the
frequency of services on the London/Basingstoke to Exeter line. The proposal in Policy
TR5 for additional passing loops between Exeter and Salisbury can therefore be seen to
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contribute not only to connectivity with London and the South East, but also to a more
effective transportation system for the Exeter area.
5.41

Policy TR5 includes improvements in the rail services between Wales, Bristol and the south
coast in order to facilitate modal shifts, address overcrowding and improve the network.
The improvements are to be achieved by enhancing speeds, frequencies and the capacity of
passenger services. In our view this proposal must be related to the M4 to South Coast
corridor which encompasses the suggested West of England to South East Dorset Corridor
and the A36/46 road route.

5.42

These multi-modal relationships also apply in our view to the more strategic connectivity
issues. It was pointed out that the proposal in Policy TR3 for a Second Strategic Route,
which involves the upgrading of the A303 and the A358 to dual carriageway status, is
paralleled by the London/Basingstoke rail link. Some participants suggested that priority
should be given to the more modest rail investment. Our attention was drawn to the
importance of the proposal in Policy TR5 for appropriate engineering measures to secure the
long-term future of the Great Western route through Dawlish. Many representations and
EiP Statements stressed the importance of these measures to connectivity between the
peninsula and the rest of the country.
Strategic Corridors

5.43

In our view the corridor management approach proposed by the Regional Assembly in
relation to Policy TR10 should be widened to take a more strategic and multi-modal
approach to the consideration of the transport system in the South West. This approach
allows the output from the sub-regional considerations to be seen in the wider context that
includes investment in connectivity. Taking into account the above examples and other
representations we conclude that there are eight strategic corridors to consider. These are
set out below with a commentary on the important relationships within each corridor.
A Exeter to London via Bristol.

This corridor includes the SSCTs of Exeter, Taunton, Bridgewater, Weston-super-Mare,
Bristol, Bath, Chippenham and Swindon. The planning of these SSCTs will have
important implications for the effectiveness of the M4 and M5. The planning of the
Great Western Mainline operation will have important implications for making the urban
areas work, providing synergy between road and rail operation. The rail services
between Taunton and Reading we regard as part of this corridor. This corridor provides
access to the Port of Bristol and Bristol Airport and at the eastern end outside the region
provides access to Heathrow Airport.
B Exeter to London via Salisbury and Basingstoke.

This corridor is more rural in character, but the SSCTs of Yeovil and Salisbury can be
seen to be part of it. The major issue in this corridor is the balance to be struck between
the connectivity benefits of the Second Strategic Route and the connectivity and urban
systems benefits associated with improvements to the rail link. Exeter airport falls
within this corridor and is convenient to the proposed new station for the new
community at Cranbrook.
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Exeter to Plymouth and Penzance.

The main issue in this corridor is connectivity in terms of the Dawlish investment for the
security of the rail link to the west and the need to improve the A30 and the A38. The
public transport investment proposed for Plymouth can be seen as linked to the
effectiveness of the A38 in terms of connectivity.
C Weymouth to London via South East Dorset.

This corridor includes the linked SSCTs of Weymouth and Dorchester and the
conurbation of South East Dorset, one of the largest urban areas in the region. The rail
and road facilities within the corridor are important to the proper functioning of the
SSCTs. The ports of Poole and Weymouth also relate to this corridor and it provides
access to Bournemouth Airport.
D Bristol/Bath to the South Coast.

This corridor encompasses the suggested ‘Intra-Regionally Significant Transport
Corridors’ of West of England to South East Dorset corridor and the South East Dorset
to Swindon corridor. The Bristol/Bath to South Coast Study (BB2SC) linked future
investment in the A36/A46 and A350 routes to improvements to the parallel rail services
proposed in Policy TR5. Some participants suggested that enhancement of the rail
network east of Bath should be considered as a contribution to making Bath SSCT work
more effectively.
E Bristol to the North via Gloucester/Cheltenham.

The effective working of the M5 in this corridor is linked to the planning of the two
SSCTs of Gloucester and Cheltenham and their hinterland. Some participants suggested
that the rail network in the area could be more effectively used to reduce travel on the
road network. The A419 and the Swindon to Gloucester rail link can be regarded as
north-south links, but they also have an east-west function in the link to London.
F

Exeter to Dorchester

There is no direct rail route in this corridor, but the provision of the Yeovil Chord could
provide an interchange opportunity. Public transport provision is likely to largely
depend on bus/coach services along the corridor to provide an alternative to car
journeys. In terms of the road network in the corridor, there are no outstanding
proposals and the corridor approach would be appropriate with an emphasis on safety
and reliability of journey speed.
G

Exeter to Barnstaple

This corridor has a rail service from Exeter to Barnstaple and the main road connection
is via the A361 from Barnstaple to the M5, the North Devon Link Road. The rail
service provides an alternative to car journeys from the Barnstaple SSCT. There are no
specific proposals in the corridor so a corridor management approach is appropriate.
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5.44

The latter two corridors cover primarily rural areas. They are important connections for the
areas served, but do not raise wider strategic issues.
Strategic Conclusions

5.45

Our proposed new Policy sets out the main aim of the RTS as seeking to reduce the rate of
growth of traffic and includes a subsidiary objective of achieving a transfer of journeys to
the more sustainable modes of transport. We note the opportunity offered in each corridor
to achieve some measure of modal transfer from vehicular traffic to more sustainable
modes. While this transfer is most critical within the urban areas we are of the opinion that
opportunities should be taken at the strategic level. We are also mindful of the Eddington
report13 proposal that emphasis should be given to proposals that provide multiple benefits.

5.46

An evaluation of the corridor characteristics set out above confirms the strategic importance
of the Exeter to London via Bristol corridor. It can be expected to continue to make the
greatest contribution to inter and intra-regional connectivity as it also provides the most
likely onward connectivity component for the south-western part of the region. The South
West Regional Network Report provided by the Highways Agency indicates that the whole
of the motorway network in this corridor is expected to be experiencing more than 100%
stress by 2026.

5.47

As the corridor contains the largest number of SSCTs, including the Greater Bristol
conurbation it is important that the land-use and transportation proposals for these urban
areas are fully integrated in order not only to make the areas more attractive to live and work
in, but also to reduce the impact on the strategic road network. It is clear from our
conclusions regarding the land use proposals and the appropriate transportation packages for
each sub-region, that they are intended to ensure the viability of the corridor as well as
improving the effectiveness of each urban area.
Greater Bristol

5.48

The Greater Bristol area is the most critical part of the Exeter to London corridor as the
motorway sections involved carry the largest volumes of traffic and parts of the rail network
are known to be incapable of dealing with the desired improvements in inter-city services
and local cross-city services. The West of England sub-regional strategy places the correct
emphasis on the linkage of new developments to the public transport network and we note
and support the priority given in the RFA guidance to the Greater Bristol Bus Network
proposal as well as to a number of Rapid Transit Routes within the conurbation. We note
and support the approach set out in Policy TR2 to seek measures to manage demand on the
M4 and M5 including Intelligent Technology Measures and Access Control Measures.
Policy TR5 includes proposals for the following improvements to the rail system in the
Bristol area:
•
•
•

13

New/Improved Parkway Stations at Worle and Bristol Parkway;
Investment in the Worle (Weston-super-Mare) loop to facilitate the reliability of interregional services; and
Re-signalling and route modernisation of the Great Western Line.

Transport's role in sustaining UK's Productivity and Competitiveness: The Case for Action, HM Treasury and DfT,
December 2006.
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5.49

We recognise that these measures together with the turn-around facility at Yate, which is
linked to our recommendation for additional growth in that location, will assist in the
improvement of the local cross-city services. We are concerned however that the draft RSS
does not highlight the potential synergy between the inter-city infrastructure and the local
cross-city services that could ease congestion on the local and strategic road network. We
are also concerned that the proposed re-signalling and route modernisation does not indicate
any degree of priority for the Bristol part of the Great Western Main Line.
The Second Strategic Route

5.50

Policy TR3 in the draft RSS proposes that regional stakeholders will work with the
Highways Agency to achieve a second strategic route into the region from London to dual
carriageway standard. Policy TR5 proposes additional passing loops on the rail line
between Exeter and Salisbury in the same corridor. As is noted above this corridor is not
highly urbanised with only the SSCTs of Yeovil and Salisbury falling within the corridor
and therefore any major transportation investment in the corridor must be linked to
connectivity.

5.51

The proposed passing loops on the rail line between Exeter and Salisbury are intended to
allow the provision of an hourly timetable on the service to London. At the Exeter end of
the rail line a new station is proposed in the sub-regional package to serve the new
community of Cranbrook. We anticipate that this station will also be able to serve the
additional development area, which we have proposed to the north of the rail line. To be
effective this station will have to be able to offer more than an hourly service and this links
to proposals for an enhanced local rail network serving the wider Exeter area. In our view
provision should be made to allow for higher levels of service on the Exeter to Salisbury rail
line to support the enhancement of local services as well as achieving an hourly inter-city
service to London.

5.52

It is clear from the response of the Minister to the regional guidance on the Regional
Funding Allocations that the costs of the Second Route proposal are threatening to distort
the overall transportation budget. In addition to the implications of the A303 Stonehenge
scheme review it would seem from the costs of the proposed A358 Ilminster to
Taunton/A303 Ilminster Bypass that this is a relatively costly scheme in relation to the cost
of other important public transport and local road improvements elsewhere in the region. As
noted above, the cost of the scheme will include the costs of the improvements in the
vicinity of Stonehenge, which are affected by the desire to protect the setting of a national
heritage site. Taking into account our appreciation of the need to invest in the urban areas to
allow the proposed level of growth to be satisfactorily accommodated, the investment
required to protect the effectiveness of the M4/M5 motorways and the needs of the interregional rail network, we consider that the scale and timing of investment on this route must
be managed to avoid diverting resources from those higher priorities. In view of this
conclusion we are of the view that Policy TR3 should be replaced and the reference deleted
to the achievement of dual carriageway standard for the whole route and that the emphasis
should be placed on achieving reliability of journey times along the route.
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The Peninsula
5.53

An examination of Figure 5.2 in the South West Regional Highway Report14 by the
Highways Agency suggests that apart from a few stretches of the A30 from Exeter
westwards the route is projected to be operating at the lowest level of stress. We note that
the RFA advice includes two schemes which are already in progress that will enhance the
operation of this route. The imminent delivery of these improvements was observed on the
Panel Tour. It also identifies additional schemes to further improve the performance, but we
note that these are not included in the lists of schemes included in the Minister’s response on
the RFA. We assume that these are regarded as longer-term schemes that would be dealt
with under Policy TR4 of the draft RSS.

5.54

It is also evident from Figure 5.2 that two of the stress areas relate to the SSCTs of
Plymouth and Camborne-Pool-Redruth. We note that the Minister’s response includes
investment on the East of Plymouth Developments Stage 1, including Deep Lane Junction,
which is related to the requirements of the Sherford New Community and the Langage
Employment Site. The Minister’s response also includes the Camborne-Pool-Redruth
Transport Package, which will minimise the impact on the A30 of the increased level of
development within the SSCT. This integration of trunk road investment and the needs of
the proposed development areas is not well reflected in the draft RSS policy framework.

5.55

Our attention was drawn to the proposed South Devon Link Road, which is otherwise
known as the Kingskerswell Bypass. This route does not form part of the main corridor, but
clearly provides access to the Torbay area. As noted in the Torbay HMA Section of this
Report consideration of this proposal has to seen in the context of the wider urban area,
including Newton Abbot. It is a relatively expensive scheme and needs to be considered in
the light of the need to adjust the wider network in the area to accommodate the proposed
growth. We believe that a local corridor approach should be applied to the full length of the
A380 and its extension to Brixham via the A3022.

5.56

The other strategic issue within this corridor is the need to secure the long-term future of the
Great Western route through Dawlish. Part of the justification for this investment can be
regarded as improving the resilience and reliability of existing infrastructure to cope with
the consequences of climate change as proposed by Policy SD2. This rail link provides the
services to Plymouth, the second largest urban area the region, and also connections further
west to the SSCTs of West Cornwall and other major towns such as Penzance, Newquay
and St Austell. We support the inclusion of this project within the draft RSS.
The South Dorset Corridor

5.57

Many representations were submitted on the A354 Weymouth Relief Road despite the fact
that it had been included in the Minister’s response on the RFA as an approved scheme not
yet underway. We understand that the planning application for the scheme has been
approved and therefore we do not see a purpose in making any further comments on the
matter.

5.58

The South East Dorset Strategic Authorities highlighted the need for improvements in this
corridor particularly where it serves the South East Dorset conurbation. The Strategic

14

South West Regional Network Report, Highways Agency, November 2006.
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Authorities claim that there is a need to upgrade the A31 to dual carriageway status through
the conurbation to allow the area to accommodate the high level of economic and housing
growth planned for the area. The scheme was included in the advice provided to Ministers
on the RFA as a longer term scheme beyond 2016 and although it did not therefore feature
in the Minister’s response, it is identified as a longer term priority in Annex A of the South
West Regional Network Report. The scheme is not highlighted in paragraph 4.3.14 as part
of the key infrastructure required to support the sub-regional strategy, presumably because it
is part of the trunk road network. In our view this conceals the integration required between
investment to support the urban areas and enhance the strategic road network.
5.59

The rail line within this corridor is part of the South West Main Line and apart from the
connectivity function towards London it provides an important transportation facility for the
two major urban areas, the South East Dorset Conurbation and the Weymouth/Dorchester
area. In both areas there would seem to be opportunities to intensify the use of this facility.
In our view this opportunity is not adequately set out in paragraph 4.3.14 of the draft RSS.
Bristol/Bath to the South Coast

5.60

The BB2SC Study highlighted the need to have an integrated approach to this corridor and
Policy TR5 reflects the rail service part of that approach. The suggested corridor approach
for Policy TR10 by the Regional Assembly sub-divides the broad corridor into the West of
England to South East Dorset corridor and the South East Dorset to Swindon corridor.
These two corridors cross over at Warminster and to some extent have a common
destination in terms of the M4. In our view they should be considered as a single broad
corridor. The draft RSS does not adequately demonstrate the integrated approach required
between road and rail.

5.61

We note that the BB2SC Study concluded that the A350 did not act as an inter-regional
route. The Study tested the impact of a dualling of the A350 to the M4 and found that even
that level of improvement did not achieve the relief of north/south traffic from the Bath area.
At the EiP it emerged that views on the acceptability of the routing of the north south traffic
on the A36/A46 through Bath may be changing. In those circumstances we conclude that
there is a need to review the conclusions of the BB2SC Study in the light of greater traffic
restraint in the Bath area.

5.62

A number of participants highlighted the potential contribution that the rail network to the
east of Bath could make to reducing car journeys from West Wiltshire into Bath. Our
attention was also drawn to the poor quality of the services involved and the potential
benefits of operating them as part of a wider sub-regional network. The evidence available
to us supports the view that towns such as Trowbridge have a strong functional relationship
with Bath in particular. Despite encouraging greater self-containment we conclude that a
high level of interaction is likely to continue. In view of the projected congestion on the
road network within Bath and its status as a World Heritage Site we are of the opinion that
this proposal should be pursued.
South West to the Midlands

5.63

The critical part of this corridor is the Gloucester/Cheltenham urban area. The Highways
Agency expressed concern about the risk of additional growth generating more local trips on
the M5 motorway. The locations for new development have been selected to reduce this
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tendency and the requirement for the developments to be integrated with the local public
transport network should also minimise any impact. Inevitably two major urban areas such
as Gloucester and Cheltenham will interact and this can be expected to generate trips across
the motorway. Paragraph 4.2.39 of the draft RSS indicates the provision of an integrated
transport package, but does not highlight the need for that package to operate at a subregional rather than a settlement level.
5.64

We accept that the sub-corridor between Swindon and Gloucester/Cheltenham fulfils a
double role in that it facilitates movement between Swindon and the Midlands, but it also
provides the connection between Gloucester/Cheltenham and London and the South East.
The growth of Swindon presents both a threat and an opportunity to this corridor. The
extension of Swindon to the east across the A419 could threaten the effectiveness of the link
to the M4. To avoid this problem, the list of infrastructure for the Swindon SSCT includes a
requirement for segregated crossings of the A419. We have also accepted the need for
further development on the western side of Swindon and there may be an opportunity to take
advantage of the rail line to provide more sustainable transport for the new development.
Policy outcomes

5.65

We have considered the policy structure set out in the draft RSS. We accept that it is a
response to the requirements set out in PPS11 by setting out guidance on priorities for
managing and improving the trunk road network and local roads of regional or sub-regional
importance and a strategic framework for investment in the strategic rail network. The
segregation between road and rail, and inter-regional, and local results in a failure to identify
the need to integrate in the following ways:
•
•
•

integration between the sub-regional strategies and the management and improvement of
the inter-regional road and rail infrastructure;
integration between local rail and inter-regional rail investment; and
integration between road and rail investment to provide a more sustainable solution.

5.66

Policy TR5, which deals with the inter-regional rail network, includes two measures that
relate to service quality and passenger facilities, including interchange facilities. Policy
TR6, which deals with inter-regional bus and coach services, includes measures to enhance
the level of services and interchange facilities. Policy TR11 deals with intra-regional public
transport and includes measures to improve rail, bus and coach services including enhanced
station and interchange facilities. In many cases the distinction between inter-regional and
intra-regional facilities and services is artificial. Rail stations often handle both types of rail
services and coach and bus stations are more effective if they deal with local and long
distance services. The measures to introduce better quality trains, buses and coaches in
Policies TR5, TR6 and TR11 are similarly applicable to all services. In our view there is a
need for a single policy to bring these ambitions together in a more meaningful way.

5.67

Policy TR10 sets out a corridor management approach for the Regionally Significant
Corridors suggested by the SWRA. In our view the approach set out could be applied more
generally within the region. We are of the opinion that there is scope to develop modal shift
opportunities on a wider scale across the region and make more sustainable use of the
networks. Policy T10 seeks to improve the reliability and resilience of journey times in the
Regionally Significant Corridors and Policy TR4 seeks measures to maintain safe, efficient
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operation and reliability of journey times on the ‘Remainder of the Trunk Road Network.’
Policy TR2, which deals with the management and improvement of the M4 and M5, seeks
to maintain the reliability of journey times into and out of the region. While we accept that
the prime function of the motorways is to handle inter-regional journeys we are of the
opinion that it will always have to accommodate some intra-regional journeys as part of the
natural functioning of the region e.g. journeys to Bristol for higher-level services. Policy
TR5, which deals with inter-regional rail facilities, seeks to ensure the provision of reliable
train services. In our view there is scope to combine these policy intentions in a single
policy for all the strategic corridors within the region.
5.68

As a result of these conclusions we propose that Policy TR2, Policy TR3, Policy TR5,
Policy TR6, Policy TR10 and Policy TR11 should be replaced by a new set of policies
TRANs6 and TRANs7, which includes general policies on public transport service quality
and a corridor approach policy with associated corridor policy statements TRANs7A,
TRANs7B, TRANs7C, TRANs7D, TRANs4E, TRAN4F, TRANs4G and TRANs4H. Map
5.1 South West Regional Transport Network was acknowledged to be inaccurate in a
number of ways, particularly in relation to the rail network. We are of the opinion that this
map should be corrected and retained as a base for the illustration of the corridors identified
in the above policies. We suggest that the corridors be identified using broad shaded areas.

Recommendation 5.6
•

Replace Policy TR2, Policy TR3, Policy TR5, Policy TR6, Policy TR10 and Policy TR11 with
new policies named Policy TRANs6 and Policy TRANs7 including associated corridor policy
statements named TRANs7A, TRANs7B, TRANs7C, TRANs7D, TRANs4E, TRANs4F,
TRANs4G and TRANs4H with the associated wording identified in Appendix C.

•

Map 5.1 should be corrected and used to illustrate the Strategic Corridors.

5.69

Policy TR5 includes two proposals for action outside the region. These relate to improved
platform capacity at Reading Station and junction improvements at Reading, and to direct
links to Heathrow Airport from the Great Western Main Line. In our view these proposals
should be expressed as recommendations to DfT.

Recommendation 5.7
•

The Department for Transport be recommended that provision should be made for:
-

Improved platform capacity at Reading Station;
Junction improvements at Reading; and;
Direct links to Heathrow Airport from the Great Western Main Line.
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Ports and Airports
Ports
5.70

There were some comments on wider connectivity concerning the ports at Weymouth and
Poole, but the Panel has no reason to question Policy TR7 in the draft RSS other than to
rename it as Policy TRANs8. There were representations on Bristol Port that related to land
provision around the Royal Portbury Docks and these have been dealt with in the West of
England sub-regional section. In view of our comments regarding the need for a
comprehensive review of the future of the port, we are concerned that Policy TR8 requires
LDDs to demonstrate how the projected growth of general and container freight at Bristol
can be supported. As noted earlier we are of the opinion that this assessment could only be
made across the whole dock complex, which involves two authorities. As the Bristol Port
Company has already publicised ambitious expansion plans for the Avonmouth part of the
dock system, we are of the opinion that the Company should be involved in any such
‘demonstration.’ We note the suggestion by SWRDA that a port masterplan should be
prepared and conclude that Policy TR8 should be modified to seek such a document. We
propose the following modification of Policy TR8 and rename as Policy TRANs9.

Recommendation 5.8
•

Rename Policy TR7 as Policy TRANs8 with the wording as indicated in Appendix C.

•

Modify Policy TR8 relating to Bristol Port and rename as Policy TRANs9 with the wording
indicated in Appendix C.
Airports

5.71

The issue of the growth of airports in relation to Policy SD2 on Climate Change has been
dealt with earlier in this report. At this point in our considerations our concern is whether
Policy TR9 adequately reflects the ATWP and provides measures to ensure that a proper
emphasis is placed on achieving a high proportion of trips to and from the airport by public
transport. Policy TR9 of the draft RSS does not mention the levels of growth set out in the
ATWP and does not adequately deal with the issue of seeking a sustainable transport
package for surface access.

5.72

Bristol Civic Society suggested that Bristol airport should be provided with rail access as a
means of reducing emissions. In our view this proposal is both physically and economically
unrealistic. The implementation of such a proposal would inevitably have to be at the
expense of other more worthwhile projects. We conclude that public transport access will
remain bus orientated, but note that road improvements associated with the strategic release
area to the south east of Bristol could provide the opportunity to improve access to the
airport. In our view the airport operator should be required to ensure that the bus services
are designed to attract a significant proportion of the journeys to and from the airport.

5.73

As a result we propose to modify Policy TR9 and rename as Policy TRANs10.
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Recommendation 5.9
•

Modify Policy TR9 and rename as Policy TRANs10 with the wording indicated in Appendix C.

Freight Transport
5.74

There was considerable discussion at the EiP over the value of Map 5.2 Regional Freight
Map. Many participants found it confusing and it was suggested that it be deleted. We were
informed by the Regional Assembly that the Freight Map hierarchy of roads has the
following purposes:
1.
2.
3.
4.
5.

to inform the priority for maintenance investment;
to inform a review of the Primary Route Network, to be completed by 2010;
to inform the network strategy for certain intra-regional transport corridors
to inform policies for rest and service areas; and
to assist Freight Quality Partnerships in the region.

5.75

It was explained that use by lorries of those roads most fit for purpose will help to protect
the environment and minimise harm to local communities, whilst meeting the economic
needs of the region.

5.76

Map 5.2 is clearly wrong. The A361 from the M5 to Barnstaple is indicated as a national
route, but it does not form part of the Trunk Road Network. Furthermore the A36/A46 is
shown as a ‘County Route’ whereas it is shown on Map 5.1 as a ‘Regionally Significant
Road Route’. Apart from drafting errors, we were given the impression that the freight
route map was the outcome of discussions/negotiations and the selection of the network was
not evidence based. There are certain parts of the region where the network of ‘Regionally
Significant Routes’ does seem to be sparse, but given the continuing role of ‘County
Routes’ to provide access to freight facilities, we are of the opinion that the network shown
on Map 5.1 should be used in the meantime. There is clearly a need for an evidence based
review of the regional route network and this should be part of the work for the next review.
As a result we propose the following modification of Policy TR12 and its renaming as
Policy TRANs11. We also make a recommendation to initiate an evidence-based review of
the ‘Regionally Significant Road Routes’.

Recommendation 5.10
•

Modify Policy TR12 and rename as Policy TRANs11 with the wording indicated in Appendix
C.
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Recommendation 5.11
•

Map 5.2 Regional Freight Map should be deleted. An evidence-based review of the ‘Regionally
Significant Road Network’ should be conducted as soon as possible and prior to the next review
of the RSS.
Interchange Facilities

5.77

There was little criticism of Policy TR13 on Rail Freight Interchanges. As a result we do
not propose any modification to this part of the draft RSS but rename it as Policy TRANs12.

Priorities for investment
5.78

The guidance to Ministers on the Regional Funding Allocations sets out priorities for
transport investment for the first ten-year period of the plan. We note that the Minister
indicates that the priorities set out in the guidance reflect the need to support the overall
strategy. In our view the investment proposals put great emphasis on making the urban
areas work and also on ensuring the effectiveness of the M4/M5 corridor.

5.79

The Eddington Report emphasises the value of schemes that provide multiple benefits. In
our view this approach is relevant to the circumstances within the South West. We are of
the opinion that transport investment in many of the SSCTs will not only serve the wider
strategy of concentrating growth in the urban areas, but is essential to the effective operation
of the motorway and trunk road network, which is critical to delivering economic
connectivity.

5.80

From a basic geographical assessment it is clear that the Exeter to London Corridor serves
wider interests. The effectiveness of this corridor is important to the economic connectivity
of the peninsula to the west of Exeter. This is likely to remain true for a good part of the
plan period even if the full “Second Route” was initiated at an early date, due to the time it
would be likely take to complete that project.

5.81

The RTS Objectives that are set out in new Policy TRANs1 provide guidance on priorities.
In our view the objectives support public transport measures that reduce the rate of traffic
growth and that achieve a transfer of journeys to more sustainable modes. While investment
in a wide range of public transport projects, including inter-regional services, will assist in
meeting these objectives, we conclude that investment within the SSCTs will provide the
greatest contribution to the objectives.

5.82

The proposed RTS Objectives also place importance on economic connectivity. In this
context we note that in economic connectivity terms the greatest delays are often in the first
5 miles and the last 5 miles of a journey i.e. within urban areas. The justification for the
“Second Route” relies on the benefits that it provides for economic movement, but a number
of participants pointed out that the additional capacity that it will provide will generate
additional journeys. In our view the proposal is likely to conflict in some degree with the
main objective of reducing the need to travel and the subsidiary objectives related to
transferring journeys to more sustainable modes. We conclude therefore that less emphasis
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should be placed on capacity and speed enhancement and more on the reliability of journey
times. This approach may serve not only to reduce the environmental impact of the
proposal but should also to reduce the pressure on the regional transportation budget and
allow other more critical investments to go ahead.
5.83

We conclude that the Transportation Priorities should generally reflect the objectives in
Policy TRANs1 and on that basis we suggest that the following sequence be adopted:
•

SSCT public transportation investment, particularly where it benefits the effective
operation of the motorway and trunk road network.

•

SSCT roads investment, particularly where it benefits public transport operations and
urban regeneration.

•

Investment in the motorway and trunk road network, particularly where it improves the
operation of a SSCT.

•

Investment in the inter-regional rail network.

•

Demand management measures on the motorway and trunk road network.
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Chapter 6: Housing
Matter 6; 6.1, 6.2
Policies H1, H2, Policy F (Master Planning)
Introduction
6.1

In this Chapter we consider the draft RSS policies on affordable housing and housing
density.

Background
6.2

Current policy guidance is set out in PPS3: Housing1. The relevant advice in PPS3 may be
summarised as follows:
•
•
•
•
•

•
•

In the context of creating sustainable communities, Regional Spatial Strategies should
set out the regional approach to addressing affordable housing needs, including the
affordable housing target for the region and each housing market area.
“Affordable Housing” includes social rented and intermediate housing provided to
eligible households whose needs are not met by the market. It thus excludes low cost
market housing.
Local and regional planning bodies are urged to take account of affordability when
determining how many new homes are needed in their area.
Detailed targets, thresholds and matters such as the size, type and the approach to
developer contributions are to be established in LDDs.
When providing for affordable housing in rural communities, the aim should be to
deliver high quality housing that contributes to the creation and maintenance of
sustainable rural communities in market towns and villages, including by use of “rural
exception site policy”.
There is strong emphasis on improving the quality of design of housing and
neighbourhoods and on the provision of family homes, with consideration being given to
the housing needs of children, including gardens, play areas and green spaces.
Local authorities may also set their own local standards for density (with a national
indicative minimum of 30 dwellings per hectare), and for car parking.

6.3

Further background is included in the Government’s Affordable Housing Policy Statement
Delivering Affordable Housing, published by DCLG in November 2006. Among other
things this aims to support Local Authorities and others in delivering more high quality
affordable housing within mixed sustainable communities. In particular, it explains the
scope for securing affordable housing through developer contributions and outlines the
Housing Corporation’s “Home Buy” scheme for first-time purchasers, key workers and
current and prospective social rented tenants.

6.4

In order to provide a robust, shared evidence base to inform policy formulation on all of the
foregoing matters, Local Planning Authorities are urged to undertake Strategic Housing
Market Assessments of housing need and demand in their areas.

1

Planning Policy Statement 3: Housing (PPS3), DCLG, November 2006.
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Issues
6.5

In our view, there are three groups of issues which arise in this Chapter and these are:
•

affordable housing targets;

•

arrangements for the provision of affordable housing, including tenure and rural
affordable housing;

•

dwelling mix and density.

Affordable Housing Targets
6.6

Paragraph 33 of PPS3 requires that, when setting the appropriate level of housing in a
region, account should be taken of affordability levels, including advice from the National
Housing and Planning Advice Unit (NHPAU) and the Government’s overall ambitions for
affordability across the housing market, including the need to improve affordability and
increase housing supply. The Panel’s consideration of these matters and suggestions that
overall levels of housing provision should be increased in order to address affordability is
included in Chapter 2 of this Report (there being no specific guidance for the region from
the NHPAU when the EiP was in progress). Our overall conclusion there is that general
housing provision should be significantly increased to accord with DCLG 2003 projections
for a range of reasons but should not be further increased specifically to address
affordability. We deal here only with the proportion of the total, including the overall
increase, that should be provided as affordable housing.

6.7

Affordable housing is closely aligned in draft RSS with the development of sustainable
communities. Policy SD4, in particular, urges adequate and affordable housing for all
residents, including the provision of a range and mixture of different housing types to
accommodate the requirements of local communities. Against that background, the Panel
heard considerable evidence that the need for affordable housing throughout the South West
Region is both pressing and acute. This need is manifested in growing waiting lists and
backlogs, resulting in some 10,000 homeless, 25,000 in overcrowded accommodation and
some 150,000 children living in unsatisfactory housing. SWRA advises that there is a
current need for up to 150,000 affordable dwellings across the region, a figure that it
estimates may grow by 112,000 households (5,800 dpa2) over the Plan period3. Taken
together, these figures indicate that provision would need to be in the region of 13,300 dpa
to address both backlog and future need, with over half of this figure needed urgently. In
contrast, current rates of delivery amount to only about 2,000 dpa.

6.8

The numerical target of 7,500 dpa in draft RSS is based on the “technical case” for 25,000
dpa overall, the 30% minimum requirement being what the RPB regards as reasonable,
realistic and deliverable. It compares with the RPG10 Policy HO3 figure of 6,000-10,000
dpa. While superficially draft RSS thus proposes a less demanding target, the RPG10 target
was stated to be for monitoring purposes only and (unlike draft RSS) included low-cost
market housing. To that extent, draft RSS may be said to have reacted pragmatically to

2
3

Dwellings per annum (dpa).
SWRA statement on Matter 6/1, paragraphs A2 and A3.
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promote increased provision for affordable housing relative to RPG10. Nonetheless, even
allowing for the Panel’s recommendation in Chapter 2 of this report, that overall levels of
housing provision for the Region be increased to at least 28,000 dpa, the affordable element
would need to be increased to an average of about 35% in order to broadly accord with
submissions made by Shelter, supported by the National Housing Federation and others, that
an appropriate target should be for about 10,000 affordable dpa.
6.9

Achievement of that figure would be reliant on full funding of some schemes by the
Housing Corporation (which has budgeted for 4,000 dpa in the period 2006-2008) and on
increased “capture” of developer contributions by Local Planning Authorities, mainly
through variation in site size thresholds. It would also take the full span of the Plan period
to deliver, and thus have much less immediate impact than desired on existing levels of
housing need. Particularly in the urban extensions to SSCTs (where the highest numbers are
likely to be most economically delivered), the lengthy lead-in time to delivery of completed
dwellings would certainly count against any “quick fix”. Nonetheless, given the
demonstrable need, we consider that 10,000 affordable dpa should be aspired to and we
recommend that the 30% figure in draft RSS Policy H1 be substituted with 35%
accordingly.

6.10

In that context, and contrary to PPS3 advice, the Panel does not consider it expedient to
recommend disaggregation into sub-regional targets at this stage. To do so simply on a prorata basis would not reflect the flexibility of draft RSS Policy H1, which provides for “up
to” 60% affordable or “more” in areas of greatest need, and might thus undermine the
broader objective of reasonable maximisation within individual Districts at policy
formulation stage. In the interim, pending LDD formulation, it may also inhibit negotiations
on individual sites through the normal development control process. Rather, it will be for
Strategic Housing Market Assessments, compiled by the constituent Local Authorities (and
incorporating assessment of affordable housing needs) to refine the evidence base on which
to establish such targets that better reflect the actual position in each Housing Market Area.
The draft RSS overall target is not intended to pre-empt the outcome of such work but rather
to provide a flexible “top down” framework within which more detailed LDD policies and
actions can be developed from the “bottom up” in the light of local circumstances. Results
of that work should eventually feed back up into sub-regional targets in a future draft RSS
review, but there is no complete evidential basis which the Panel could use to formulate
such targets now. Nonetheless, the Panel considers that use of both “up to” and “higher” in
the penultimate line of draft RSS Policy H1 is potentially contradictory. Given that the
main point is to enable Local Authorities, within reason, to maximise provision within their
individual areas, we recommend a small modification, effectively removing any absolute
upper limit (see recommendation 6.1 below).

6.11

The Panel’s attention was drawn to the findings of extant housing needs surveys and
emerging Strategic Housing Market Assessments, that there are locations within the Region
where affordable housing needs would exceed the whole of draft RSS dwelling provision
for the area concerned. This affects mainly areas away from the SSCTs, and primarily those
districts and Housing Market Areas that are predominantly rural in character, which we
consider further in the specific context of rural affordable housing, below. Nonetheless, in
the Panel’s view it would be wrong to seek yet higher levels of provision in these areas.
Such an approach would not enjoy support from either the house building industry or the
specialist providers of affordable housing, not least because unrealistically high targets for
affordable housing would inhibit the provision of needed market housing. Other planning-
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led approaches may assist in some small measure, for example with regard to the conversion
of large dwellings into smaller, more affordable units, encouragement of the adaptation for
residential use of vacant space above shops and, as some advocated, fuller recognition of the
contribution that may be made from sources as diverse as park homes and houseboats.
These, however, are essentially only possible local policy solutions to local problems, and
they are for LDDs to determine rather than for draft RSS to prescribe. Fundamentally,
however, there is only a limited amount that the planning system can do. The main thrust of
additional provision for social housing, in particular, will have to be delivered through other
mechanisms.
6.12

On a point of detail, the Panel heard concerns that individual planning authorities may have
difficulty in ensuring that affordability targets expressed for whole Housing Market Areas
would be met, given that such areas generally span more than a single Council’s
administrative boundaries. The Panel does not, however, share that concern and views the
second sentence of draft RSS Policy H1 as being directed (like the first sentence) at LPAs
generically rather than individually and simply to indicate uniformity of apportionment and
approach throughout the region.

6.13

For all of these reasons, the Panel regards the general approach to affordable housing targets
set out in draft RSS Policy H1 to be acceptable, subject to the average percentage target
being increased from 30% to 35% (requiring consequential modification of paragraph 6.1.8)
and the ambiguity of expression in the last sentence being clarified.

Recommendation 6.1
•

Modify Policy H1 in accordance with the wording as indicated in Appendix C.

Arrangements for the provision of affordable housing, including tenure and rural
affordable housing
6.14

The Housing Corporation urges setting separate targets for social rented and intermediate
housing. This is a point broadly supported by Shelter and the National Housing Federation,
both of whom suggest a split of about 6,000 social rented dwellings and 4,000 intermediate.
However, paragraph 29 of PPS3 makes clear that this level of detail is for LDDs rather than
draft RSS to determine and the Panel sees no compelling reason to depart from that stance.

6.15

The Affordable Rural Housing Commission in its 2005 report to DEFRA and ODPM
proposed that a separate target should be set for rural affordable housing (effectively
mirrored in paragraph 30 of PPS3). It settled on a figure of 11,000 dpa for the whole of
England’s rural areas. Given that the SW region represents about 10% of that area,
submissions by the RPB indicate that for the 2008-2011 period the Regional Housing Pot
should be sufficient to deliver about 10% of the England figure (1,100 affordable rural
homes) in settlements of less than 3,000 people if called upon to do so4. Notwithstanding
the particular rurality of the South West region as a whole, however, and hearsay evidence
of increasing numbers of rural workers having to “reverse commute” from cheaper and
more readily available urban housing, the Panel is not persuaded to the view that such

4

SWRA Statement on Matter 6.1.
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situations should be addressed by increased provision for affordable housing in the
countryside at large, as many of those with rural interests have urged.
6.16

6.17

The reasons for this may be found in PPS7 Sustainable Development in Rural Areas and
PPS3 Housing (PPG3). In combination, these establish four complementary approaches to
dealing with rural housing needs:
•

Firstly, there is an overarching requirement to guide most new rural housing
development to “sustainable” locations, an approach that finds expression primarily in
draft RSS Policies B and C and which, together, will accommodate the bulk of the some
34% of all new housing development (being that part not taking place in Policy A
SSCTs).

•

Secondly, where there is a gap between local income levels and the cost of housing over
an area as a whole, an element of “affordable housing” can be required as part of
development at the above “sustainable” locations.

•

Thirdly, paragraph 6.1.5 of draft RSS refers to the ability to formulate policy specifically
for “rural exception housing”, as outlined in paragraph 30 of PPS3. This is to enable
small sites to be used (in perpetuity) for affordable housing in small rural communities
which are otherwise subject to policies of restraint. Such housing can be delivered either
via the development control process through the formulation of generic “rural
exception” policy, or by earmarking sites solely for affordable housing in rural areas
where there is evidence of need and it is practical and viable to do so. The guidance
makes clear that, in either case, this requires planning at local and regional level and
demands a positive and pro-active approach informed by evidence and clear targets.
“Rural exception housing” in particular is aimed at accommodating households who are
either current residents or have an existing family or employment connection to the
community.

•

Fourthly, Annex A to PPS7 sets out the arrangements for provision of isolated new
dwellings in the countryside, where this relates to the essential need for a worker to live
permanently at or near their place of work. The effect of any associated occupancy
condition is often to ensure both availability and affordability at all times while a
demonstrable need for such accommodation continues.

There is unlikely therefore to be any instance in which affordable housing in or close to
rural areas cannot be provided for in policy terms where there is a properly identified need.
Importantly, each of the four approaches is formulated to recognise that inappropriate and
poorly located housing will generally endure far longer than an individual’s personal
circumstances or preferences and thus places greater emphasis on avoiding the former than
meeting the latter. In all the circumstances, the Panel does not consider there to be any
“added value” that draft RSS can contribute beyond that in National planning guidance,
Policy H1 as we recommend it be modified, and more detailed work that falls to the LDF
process and development control decision makers to undertake. There is also, in any event,
no evidence on which to base a specific target or policy for rural exceptions housing (as
suggested in paragraph 30 of PPS3), which must await the outcome of Regional and
Strategic Housing Market Assessment.
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Dwelling mix and density
6.18

Draft RSS was formulated before publication of PPS3 and density policy as expressed in
policy H2 largely reflects the approach in the earlier PPG3 document. That focussed
primarily on ensuring efficient use of land and advocated densities in the range of 30-50
dph. PPS3 takes a broader approach to the subject and, in paragraph 46, lists a total of 6
possible objectives of density control covering topics as diverse as design, open space
provision and accessibility to public transport. The now current national indicative
minimum density of 30 dph has displaced the former density range and is advanced to
enable greater responsiveness to local circumstances, including the need to provide a mix of
housing types suitable for the needs of all sections of communities.

6.19

Given this revised National policy guidance, and in the light of the submissions made to the
examination, the Panel regards Policy H2, in its draft RSS form, as unduly prescriptive and
too narrowly focussed. That said, detailed density policy is best left to LDD formulation, at
which stage a greater wealth of analysis can be brought to bear via Strategic Housing
Market Assessments, open space audits and standard setting exercises of the type envisioned
by PPG17, and local parking and transport strategies. For these reasons, the Panel is of the
view that Policy H2 should express densities as indicative targets rather than (as in draft
RSS) firm requirements. That stance should be presaged in paragraph 6.1.10, which should
now also be updated in accordance with PPS3 to include a broader range of advice on how
density control might support the development of sustainable communities through
interaction with draft RSS Policy SD4 (particularly bullet points 2,6,9,10 and 11 of that
Policy). Our recommendation 6.2 below incorporates this point.

6.20

Turning to the density ranges themselves, there is concern (particularly among the South
East Dorset Authorities) that application of those in PPG3 has led to undue focus on the
provision of flats and loss of environmental quality. While there is evidence that the
proportion of flats in new developments in the Region has grown from about 10% to 35%
over the last 6 years, the variation is somewhat less over a 10 year period5. There is also no
clear evidence that flats have failed to contribute in appropriate measure to meeting need
(rather than aspiration) or that they have necessarily eroded the quality of the urban
environment. Indeed, it was a fundamental tenet of PPG3 that higher densities and high
quality design were twin objectives that should be pursued together. Even in Poundbury,
which is characterised primarily by two and three storey houses, the Panel was informed
that densities of about 50 dph are currently being achieved.

6.21

Nonetheless, there is a complexity of issues at play in addition to those mentioned in Policy
SD4. The Panel heard, for example, that high densities were necessary to ensure maximum
efficiency of urban public transport systems, but that there were also potentially downward
pressures within these same (and other) areas arising from the need to move towards zero
carbon homes. The Barker Review of Land Use Planning found that, taking into account
car parking and open space needs, the benefits of higher densities appear to be most
apparent within the range of 30-40 dph. It was also submitted that there should be
flexibility between SCCTs given the wide variations in the scale and nature of such
settlements (Bristol and Barnstaple for example). While the Panel acknowledges all of these
views, they simply reinforce the need for flexibility in the formulation of policy applicable

5

Barton Willmore statement paragraph 1.3 and annexed table 252.
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to the region as a whole and support the Panel’s view that indicative targets are all that
should be established at strategic planning level.
6.22

In that context, we see no reason to depart from the now current PPS3 national indicative
minimum of 30dph for the region as a whole but find this to be undemanding and unsuitable
for use as an overall density target in the light of the draft RSS policy objective. Given the
rural nature of much of the region, we support the draft RSS 40dph averaging figure, on
which there was no significant dissent. Equally, there should be scope for higher density
development around public transport nodes and (particularly in the smaller SSCTs) in places
with easy accessibility other than by car to a range of services and facilities. This would
then not preclude lower densities in more suburban parts. The Panel further takes the view
that the planned urban extensions and new communities should be at the forefront of
innovative design and planned to make the most effective use of land in support of the
sustainability agenda. The size and green field character of these developments should lend
more readily to this than urban brown field. The average target density for these areas
should, in the Panel’s view, be in the range of 40-50 dph (to recognise variations in the
SSCTs to which the urban extensions particularly relate) with higher densities close to
public transport facilities and other services, leaving scope for lower densities, if desired,
elsewhere. This requires a consequential modification of Policy F (Master Planning). All of
the figures should be expressed as net densities to ensure conformity of approach in line
with the PPS3 definition, as we have included in our recommendation 6.2 below.

6.23

The Panel also considers that the last bullet point of paragraph 6.1.9 is misplaced in
explanatory text for Policy H1, since the remit of Strategic Housing Market Assessments
and the need to ensure suitable dwelling “fit” extends beyond affordable housing alone. It
should be incorporated into paragraph 6.1.10, where its effect in meeting the house building
industry’s concern that excessive proportions of affordable housing would militate against
the establishment of mixed communities would be seen more suitably to apply also to the
wider context of mix in housing provision in general. As expressed in our recommendation
6.2 below, however, none of these amendments need depart from the SWRA’s continuing
desire that ensuring efficient use of land remains the primary (albeit not the only) function
of density control in the draft RSS.

6.24

Lastly, a number of participants suggested that density could be more suitably expressed in
terms of habitable rooms per hectare or floorspace per hectare. The former would allow the
mix of house types to be more easily judged, while the latter may be of assistance in the
consideration of mixed-use schemes. However, PPS3 deals only with dwellings per hectare
and in the Panel’s view this is the most appropriate measure for ensuring efficiency in the
use of land as well as compatibility with density figures collated for monitoring purposes
both regionally and nationally. The other measures suggested would, if used, thus need to
be parallel rather than replacement targets and, whatever their respective merits, the Panel
has no evidence on which to base the insertion of the requisite numbers. However, draft
RSS would not prevent the use of these additional means of density calculation if considered
desirable by individual local planning authorities to reflect the findings of their own
Strategic Housing Market Assessments and policy objectives. For these reasons, the Panel
considers the subject best left to LDD formulation within the overall ambit of Policy H2 and
proposes no amendment to draft RSS in this particular respect.
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Recommendation 6.2
•

Modify Policy H2 in accordance with the wording as indicated in Appendix C.

•

Make consequential modifications to paragraph 6.1.10 to include:
-

•

transfer of the last bullet point of paragraph 6.1.9 to paragraph 6.1.10;
reference to the relationship to Policy SD4 objectives;
acknowledgment that a range of factors (drawn from paragraph 46 of PPS3) potentially
influence density policy that may be expressed in LDDs within the overall strategic
objective of avoiding the profligate use of land.

Modify Policy F in accordance with the wording as indicated in Appendix C.
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Chapter 7: The Environment and Resource
Management
Introduction
7.0.1

The Panel considers three main aspects of draft RSS in this Chapter – flood risk,
renewable energy and waste management. We also record here our findings on
submissions made with regard to Development Policy G which, although appearing in
Chapter 3 of draft RSS, is closely intertwined with the subject of renewable energy.

Flood Risk
Matter 7; 7/1
Policies CO1, CO2, F1
Background
7.1.1

The draft RSS was prepared prior to the publication of PPS251 but flood risk was taken
into account when developing the draft RSS. PPS25 establishes a risk-based approach,
identifies responsibilities, and advances sequential and exceptions tests for determining
the acceptability of development proposals. In particular, it advises that RSS should be
informed by Regional Flood Risk Appraisal and should include a broad consideration of
flood risk and set out a strategy for managing it. The Regional Flood Risk Appraisal2,
RFRA, was published in February 2007.

Issues
7.1.2

The Panel identified the following group of issues on flood risk for discussion at the
Examination:
•
•
•
•

flood risks, the overall strategy and the LDF process;
Shoreline and Catchment Management plans;
coastal towns and tourist facilities;
safeguarding the natural environment.

Strategy for managing the risks
7.1.3

1
2
3

The draft RSS identifies strategic areas subject to flood risk. Such areas are also
referred to for each of the Study Areas in the Arup Report South West Draft RSS Urban
Extension Evidence Base Review3 and the Panel has had regard to them in Chapter 4 of
our Report. The Panel considers that, in accordance with the requirement of PPS25, the
identification of specific areas and particular risks is more appropriate at the local level.
We have taken into account such flood risk assessment as has been carried out in
respect of those locations and areas of search identified for development in draft RSS by

Planning Policy Statement 25: Development and Flood Risk, DCLG, December 2006.
Final Flood Risk Appraisal, SWRA, February 2007.
South West Draft RSS Urban Extension Evidence Base Review, Arup, February 2007.
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the Panel. These are referred to in the sub-regional sections of the Panel’s Report. The
DPD process is the appropriate vehicle for assessing Strategic Flood Risk for proposed
development.
7.1.4

Against that background, the Panel is satisfied that development in the areas we have
recommended nor the overall strategy need not be in jeopardy because of flood risk.

7.1.5

As with other matters, Local Authorities will need to liaise with each other and other
bodies, notably the Environment Agency. In many instances, from information given to
the EiP, this is already occurring. This is also an indication that Strategic Flood Risk
Assessments can be carried out in the current policy framework.

7.1.6

The Panel considers that there is sufficient guidance for the preparation of DPDs in the
draft RSS and the RFRA. However, the Panel agrees with the SWRA that it would aid
clarity on important flooding issues if the RFRA is referred to in Policy F1 but believes
it should go further. It should direct LDDs to have regard to the RFRA. This also
requires a reference in paragraph 7.2.21 of draft RSS.

Recommendation 7.1.1
•

Add a bullet point to Policy F1 as in Appendix C: “In preparing their LDDs local authorities
should have regard to the Regional Flood Risk Assessment”.

•

Include a reference to RFRA in paragraph 7.2.21 of draft RSS.

Shoreline Management and Catchment Management plans
7.1.7

Shoreline Management Plans cover the coastline but these are being reviewed (known
as SMP2). Catchment Flood Management Plans are also being prepared under guidance
from DEFRA. Both these are outside the sphere of the draft RSS. It appears that it may
be some time before those Plans receive approval. They are not part of the Statutory
Development Plan process and are not subject to public examination.

7.1.8

Against that background the Panel considers that the identification of areas where
managed realignment of the coast may be acceptable is, for the foreseeable future, more
appropriate at the local level, in Local Development Documents and, as the Catchment
Flood Management Plans are not available, the Panel offers no comment. Clearly any
strategic spatial issues that might arise from either would be for a future review of the
RSS.

Coastal towns and tourist facilities
7.1.9
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In view of the range of difference between coastal towns, including their geography and
their role and purpose, the Panel considers that, without further evidence (which could
not be justified) the RSS should not attempt to give flood related advice regarding those
towns. For similar reasons, the Panel takes the same view on tourist facilities. Thus
Policy CO2 remains unchanged.
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Safeguarding the natural environment
7.1.10

The Panel is aware of the potential tension between safeguarding the natural
environment and development where people already live and lead their everyday lives.
After hearing views on this matter the Panel is of the view that, currently, the RSS is not
in a position to give guidance on the issue.

Renewable Energy
Matter; 7/2
Policies RE1, RE2, RE3, RE4, RE5, Development Policy G
Background
7.2.1

National planning policy for renewable energy is the subject of PPS22. This refers to
the Government’s current target for 10% of electricity to be generated from renewable
resources by 2010, and its aspiration to double this to 20% by 2020. With its
Companion Guide, it explains the implications of various kinds of renewable energy
projects.

7.2.2

In May 2007, the Department of Trade and Industry published the Energy White Paper
– Meeting the Energy Challenge. It has a focus on ensuring energy and climate security
and explains measures proposed both for saving energy and producing energy, and deals
also with a range of administrative matters. Among other things, it records that the
European Council has set a target for 20% of the EU’s energy (for heat and transport as
well as from electricity) to be from renewable sources by 2020, and announces the
Government’s intention to introduce measures, beyond those in the White Paper, for the
UK to meet its share of this target.

7.2.3

PPS1 sets out the Government’s general approach to sustainable development. It is
accompanied by three “daughter documents” - Planning and Climate Change (a
consultation supplement to PPS1), Building a Greener Future – Towards Zero Carbon
Development and The Code for Sustainable Homes. These variously advise on aspects
of sustainable construction and on-site renewable energy generation.

Issues
7.2.4

The Panel identified the following groups of issues on renewable energy for discussion
at the Examination:
•
•
•

whether draft RSS contains a coherent strategy to meet renewables targets;
whether there should be policy recognition of an impending shortfall against the
2010 target;
the implications of the PPS1 “daughter documents” with regard to draft RSS Policy
RE5 and Policy G.
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Coherent strategy
7.2.5

Revised UK targets deriving from The Energy White Paper will give added significance
to draft RSS Policy RE3 (renewable heat targets). However, our consideration is based
only on the UK electricity target, there being no regional disaggregation of energy
targets or demand in general yet available, or produced in evidence. Care should,
however, be taken to avoid confusion over which target (“electricity” or “energy”) is
being referred to, a point of some future relevance with regard to the title of Policy RE2.

7.2.6

In effect PPS22 does not require draft RSS to meet any particular share of the national
electricity target. Rather, it acknowledges that factors such as resource and environment
will impact differently in the various regions. Therefore the requirement is to set targets
on the basis of an assessment of the region’s renewable energy potential, taking account
of environmental, economic and social impacts.

7.2.7

PPS22 advises that the targets should be expressed as the minimum amount of “installed
capacity”, expressed in megawatts (MW). Expression in this way is significant because
the actual amount of electricity generated often falls well short of the rated ability (or
capacity) of generators to supply power, which manufacturers normally measure in
standard conditions that often may not be replicated in practice. For this and other
reasons, PPS22 further advises that targets may additionally be expressed in terms of
the percentage of electricity consumed or supplied. It further cautions that because offshore renewable energy projects are not covered by the land-use planning system,
electricity from this source is not to be used as a justification for setting lower targets
for onshore projects.

7.2.8

The targets in draft RSS Policies RE1, RE2 and RE3 have been derived from exhaustive
work under the banners of REvision 20104 and REvision 20205, these being projects
funded by Government Office for the South West in partnership with the South West
Regional Assembly. Both sets of REvision work have involved extensive consultation
with stakeholders. In essence, Policy RE1 sets out the resulting “installed capacity”
targets for onshore renewables, with the various Counties having agreed to the
disaggregated figures in the light of broad analysis of potential environmental,
economic and social impacts. The cumulative onshore total for 2020 has been derived
in similar fashion. The Panel finds both of these acceptable, and in line with PPS22
advice. However, three modifications are, in the Panel’s view, required to this Policy in
the interests of clarity rather than substance.

7.2.9

The first is to delete the words “installed generating capacity” and replace them with the
words “installed capacity” together with additional text in paragraph 7.3.3 to make
absolutely clear the important distinction between installed capacity and the amount of
electricity generated. The second is to affirm that the 2020 target absorbs the 2010
target and is not additional to it (this may be implied from paragraph 7.3.6, but is not
explicit). The third is to delete the last sentence of the Policy referring to offshore
capacity. That is not policy, and it is also potentially misleading. What that sentence is
actually saying is that if the Policy RE1 on-shore installed capacity targets are taken
together with the off-shore installed capacity targets set out in Policy RE2, the region

4
5

Revision 2010 - Empowering the Region.
Revision 2020 - South West Renewable Electricity, Heat & On Site Generation Targets for 2020, Final Report,
GOSW and SWRA.
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would be able to meet its proportionate share of the UK demand or generation targets.
This in fact requires a rather more complicated calculation because it involves
estimating the region’s current share of the latter target, projecting that forward to 2010
and 2020 and then converting it into an installed capacity target using a range of
conversion rates known as “load factors”. The calculation is further complicated by
various other assumptions, including about the performance of Policies G and RE5
during the respective periods. The impact of these policies, it is suggested, might more
than off-set the implications of DCLG 2003 levels of household growth. The Panel was
informed that this calculation has been carried out as part of REvision2020, with the
coincidental finding that actual output from installed on- and off-shore capacity would
meet 20% of expected demand at that date. In simple terms, however, policy should
express the capacity targets and leave conjecture about the proportion of forecast future
electricity demand that might be generated from a range of sources to supporting text
(where it can also be more clearly explained).
7.2.10

In the light of these points, and the PPS22 exhortation to treat of-shore generation
separately, it is the Panel’s view that it would be better for Policy RE1 to deal with
targets for on-shore generation capacity, and for Policy RE2 to deal with targets for offshore generation capacity. Paragraph 7.3.4 should accordingly be transferred to
supporting text for Policy RE2 and absorb the last paragraph of draft RSS Policy RE1,
while also making passing reference to the assumptions that have been taken into
account in making the 20% claim. This, in the Panel’s view, would then represent a
coherent and clearly expressed strategy to meet the region’s contribution to the UK’s
current renewable electricity target while distinguishing between capacity and
generation and on-and off-shore projects as PPS22 requires.

7.2.11

Turning briefly to the subject of monitoring, it would be beneficial if this could cover
both the installed capacity targets and the generation targets. The latter, in particular,
would give a more accurate picture of actual, rather than theoretical, performance and
enable the veracity of the various underlying assumptions to be checked in readiness for
future review beyond REvision2020. The Panel acknowledges, however, that there is
no requirement to include a figure (or even a percentage) for electricity consumed or
supplied and that collation of information about generation for monitoring purposes
may fall foul of commercial secrecy. Further work in this area might contribute to the
Annual Monitoring Report, but is not therefore a subject on which we make a
recommendation with regard to draft RSS, its practicability being uncertain.

Recommendation 7.2.1
•

Modify Policy RE1 in accordance with Appendix C.

•

Make consequential modifications to paragraph 7.3.3 to include:
-

•

clarification of the difference between “installed capacity” and actual electricity
generation; and
affirmation that the 2020 target absorbs the 2010 target and is not additional to it.

Transfer paragraph 7.3.4 to supporting text for Policy RE2, deleting from paragraph 7.3.4 the
words “... and could play a significant part in achieving the 20% renewable energy target by
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2020" and replacing with “…. and provided on-shore capacity targets are met, could in
combination with other policy initiatives (including those like Policy G concerned with
energy conservation) play a significant part in achieving 20% of the Region’s electricity
generation from renewable sources by 2020, in alignment with UK aspirations.”
Shortfall against 2010 target
7.2.12

Comparison of the Policy RE1 2010 County targets against installed (rather than “in the
pipeline”) capacity to date indicates considerable under-performance, only Cornwall
having met over 60% of its target and the remainder of region varying between about
10-30%6. Given that permissions would need to be in place by early 2008 in order to
ensure installation by 2010, it is clear that the Regional target will inevitably be missed.
In the light of the fact that the 2010 target is intended by PPS22 to reflect
environmental, social and economic capacity rather than to respond in direct proportion
to the national electricity requirement, the Panel questioned whether a lower target
should be set to reflect the likely 2010 outcome. However, we found no support for
this, with participants concurring that the target should maintain high aspirations, not
least to attract the potential economic benefit of technological innovation and
investment.

7.2.13

Given this enthusiasm in the Region to be at the forefront of renewable energy
production, we found precise reasons for the impending shortfall difficult to identify,
with some participants saying that there had been a lack of suitable proposals coming
forward, while others cited planning difficulties. Whatever the case may be, it is clear
from PPS1, its consultation “daughter documents” and the Energy White Paper that the
Government attaches considerable importance to the development of renewable energy
supplies in the interests not only of promoting sustainable development, but also in
terms of ensuring continuity, diversity and security of supply, and distributional
efficiency. While failure to deliver on the 2010 target would not result in capacity
permanently being foregone (because any shortfall may be made up in meeting the 2020
target), the Panel is therefore concerned that a similar or greater shortfall could still be
manifest in 2020. On that point, we were advised that momentum is now building and
that there is considerable optimism in the Region that the present 2020 target would be
met. Indeed, a good deal of preparatory work has been carried out through the Revision
2010 and 2020 projects, which now needs to be matched by active engagement of
operators in the formulation of criteria based policies and site identification at LDF
level, taking account of draft RSS Policy RE4.

7.2.14

Against that background, we do not see different or tighter targets as an answer to
present under-performance. While an interim target for 2015 of 15% was suggested by
some participants, there is no requirement in PPS22 for this and such a figure would not
recognise slow progress in early years and faster progress in later years. Rather, we
consider that it is for those charged with responsibility for the determination of planning
applications and appeals to ensure that future progress towards meeting the extant
targets, derived from the careful Revision 2010 and 2020 work, is henceforth suitably
made. In particular, we consider that incorporation of a renewable electricity/energy
trajectory in the Annual Monitoring Report would clearly identify extant and impending

6

SWRA response to Panel Information Note B and 2006 Annual Monitoring Report.
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shortfalls and enable appropriately balanced decisions to be made. Such an approach
would also be more likely to ensure expeditious progress than embarking upon a further
round of target review. However, the Annual Monitoring Report is not for the Panel’s
consideration, and there are no figures available to the Panel on which to recommend
modification of draft RSS as an alternative. We recommend only deletion of Map 7.6,
which reflects assumptions in Revision 2010 and is not intended as policy for
apportionment. The technology is evolving rapidly and, as such, the map is now passé.
Recommendation 7.2.2
•

Delete Map 7.6.

Implications of PPS1 daughter documents with regard to draft RSS Policy RE5 and
Policy G
7.2.15

Both Policy G and Policy RE5 are supportive of the Government’s climate change
agenda and closely inter-related, so it is convenient to deal with them together in this
Chapter of our report. Each tackles aspects of energy conservation, albeit from different
directions. In essence, Policy G is concerned with building construction, while Policy
RE5 is concerned with on-site renewable energy generation. The Panel’s attention was
drawn to the South West “Energy Hierarchy” – to reduce energy demand through
energy efficiency and low energy design, before meeting the remaining demand firstly
from renewable energy and then from fossil fuels or grid electricity – which explains the
relationship between the two policies in simple terms and also expresses the Region’s
own priorities. Partly for clarification reasons and partly to avoid any implication that
Policy RE5 would relate only to new housebuilding, SWRA produced revised versions
of both Policies G and RE5 for the Examination7 and our consideration is based on
these revisions.

Policy G
7.2.16

All of the PPS1 “daughter documents”, except for the Code for Sustainable Homes were
at the time of the EiP consultative, the Code itself being voluntary. The main point of
concern among participants representing the development industry was that draft RSS
Policy G effectively proposes making the voluntary code mandatory and advancing at a
faster rate than Building a Greener Future (and on-going discussions with building
industry at national level) provides for. Because (amended) Policy G would be
applicable to all building work (including refurbishments), it would also apply to a
wider range of development.

7.2.17

Nonetheless, the Panel was advised by GOSW that the extant and emerging guidance
does not seek to prevent LPAs setting higher standards if these can be achieved locally,
or progressing more quickly than the Government’s agenda. In that context, it seems to
Panel that there is merit in having a single regime that applies across the region as a
whole, rather than a fragmentary approach with each individual LPA setting its own and
potentially different standards. Standards higher or lower than those in Policy G may

7

SWRA statement on Matter 1/3, appendix 1.
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result from the on-going consultation exercise on national policy, but this is a rapidly
evolving area of construction technology and the Region wishes to position itself at the
forefront of energy conservation. We therefore find no reason to include any end-date
or other precaution in the Policy, or to make significant revision to it. However, while
(amended) Policy G requires adherence to BREEAM standards, there is no such
standard for certain types of buildings (medical buildings, for example) so minor
modification is necessary to acknowledge this, in addition to the revised supporting text
advanced by SWRA in explanation of the policy.
Recommendation 7.2.3
•

Modify Policy G in accordance with Appendix C.

•

Substitute text in Appendix 1 to RPB statement on Matter 1/3 for that in draft RSS at paragraph
3.7.7.

Policy RE5
7.2.18

Turning to Policy RE5, paragraph 7 of Planning and Climate Change says that
substantial new development (not just dwellings) should be expected to consider and
take into account the potential for decentralised energy supply systems based on
renewable and low carbon energy. It is important, however, to recognise that energy
efficiency (Policy G) and renewable energy generation (Policy RE5) are not same thing
– the objective of the first is to minimise energy use, while the objective of the second is
to facilitate the shift away from fossil fuels. Both could thus be pursued independently,
but the first sentence of Policy RE5 makes clear that both will be required from “larger
scale developments” (as defined in the draft RSS glossary). This “combined” approach
is contradicted by the revised supporting text8, which implies a “sequential” approach
deriving from the Region’s energy hierarchy. The Panel understands from revised
supporting text for Policy G9 that the reason for this is that a contribution from both
sources (as well as low carbon technologies) would be needed to achieve zero carbon
development. From the discussion at the Examination, the “combined” approach would
also seem to be advanced in support of the wider objective of encouraging innovation
and investment in the renewables sector, which a number of stakeholders (including
SWERDA and agricultural interests) were keen to promote. This should be explained
more clearly in supporting text. The glossary additions proposed by SWRA, included in
our appendix C (vii), should also be made.

7.2.19

The Panel also notes concern that Policy RE5 may have unforeseen consequences (for
example whether the preferred outcome would be a single large turbine/generator within
or alongside an urban extension, or a multitude of micro-installations at each individual
property). This, however, is a matter for master planning (Policy D), local policy
formulation and local development control decision making to resolve.

8
9

SWRA statement on Matter 1/3, appendix 1, paragraphs 7.3.10 and 7.3.11.
SWRA statement on Matter 1/3, appendix 1, paragraph 3.7.7.
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Recommendation 7.2.4
•

Modify Policy RE5 in accordance with Appendix C.

•

Substitute text in Appendix 1 of SWRA statement on Matter 1/3 for that in draft RSS at
paragraphs 7.3.10 and 7.3.11, inserting within paragraph 7.3.10 clarification of the reason for
the expectation in Policy RE5 that developments will be expected to incorporate on-site
renewable energy, when the Region’s energy hierarchy suggests that energy efficiency is the
first priority.

Waste
Matter 7; 7/3
Policies W1, W2, W3, W4
Background
7.3.1

PPS10 sets out National planning policy for sustainable waste management. This says
that RSS should contain a concise strategy for waste management looking forward for a
15-20 year period. It also includes advice on waste requiring management and on
identifying a pattern of waste management facilities (leaving site identification to the
LDF process). The Waste Strategy for England was published by DEFRA in May 2007.
Among other things, this:
•
•
•
•

supports efforts to reduce, re-use and recycle waste, and recover energy from waste;
aims to drive the reduction of waste and diversion from landfill;
targets action on materials, products and sectors with the greatest scope for
improving environmental and economic outcomes; and
stimulates investment in collection, recycling and recovery infrastructure, and
markets for recovered materials.

Issues
7.3.2

The Panel identified the following group of issues on waste for discussion at the
Examination:
•
•
•
•

the implications of future household and economic growth, and reflection of waste
hierarchy;
with particular regard to Policy W1, whether there is adequate identification of
capacity shortfalls;
with particular regard to Policy W2, whether the guidance for broad areas of search
is adequate;
with particular regard to Policy W3, whether there is a need for clearer guidance on
handling Hazardous Waste.
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Implications of future household and economic growth, and reflection of waste
hierarchy
7.3.3

The Panel was informed that the apportionments in draft RSS Appendix 2 are drawn
directly from Waste to Resource (the Region’s Waste Strategy) and have been
comprehensively researched, based on robust forecasts of population and economic
growth. Although formulated under the National Waste Strategy 2000, which has now
been overtaken by the Waste Strategy for England 2007, the effect on assumptions
made in compiling the apportionments are small. Domestic waste, in any event,
amounts to well under half of the total waste handled by the Region, so even with levels
of household growth presaged by DCLG 2003/2004 projections there is no evidence
base on which to suggest need for revision.

7.3.4

As Policy W1 avers, the apportionments are only for indicative purposes and
appropriately show the Region’s intentions for moving from waste disposal to waste
treatment over the period to 2020. Apportionments have been given on a County-byCounty basis because that is the way in which the data is collated. The Panel accepts
that to re-work Appendix 2 on the basis of Waste Planning Authorities would involve
considerable work for relatively little overall benefit. Whatever the case may be,
however, the Panel is of the view that Tables 1 and 2 of Appendix 2 should be
expressed as policy in draft RSS, not simply as background material annexed to it.

7.3.5

It was suggested to the Panel that because Table 1 of Appendix 2 sets maximum levels
for secondary treatment, it might have the effect of sending more waste to landfill than
is achievable or was intended. We also acknowledge that energy recovery from waste is
not necessarily incompatible with higher rates of recycling. For these reasons, even
though Landfill Tax will inevitably drive down the amount of waste sent to landfill, we
are of the opinion that Policy W2 should affirm more clearly that disposal to landfill is
the least preferred option in the waste hierarchy (a point that we incorporate in our
recommendation 7.3.3 below), and that the word “maximum” should be deleted from
the secondary treatment column of Table 1. This would still enable priority to be given
to re-use, recycling and composting before energy recovery.

Recommendation 7.3.1
•

Modify Policy W1 in accordance with Appendix C, to include Tables 1 and 2 from draft RSS
Appendix 2.

•

Delete the word “maximum” from the heading to the secondary treatment column of Table 1.

Policy W1 – Identification of capacity shortfalls
7.3.6
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We heard that work is on-going with the Environment Agency to identify existing
capacity shortfalls for waste handling across the Region. Until that work is completed,
it is thus effectively left to Local Waste Development Frameworks to identify the need
for, and plan the network of, new waste sites. Participants also pointed out that by
2020, all waste handling capacity in the Region would in every likelihood be new, with
most recycling and treatment facilities by then being in commercial ownership. Further,
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reference was made to the absence of any single agency responsible for co-ordinating
the provision of industrial and commercial waste facilities. There may therefore be both
short and long term difficulties in ensuring the establishment of new facilities in
sufficient number and suitable locations to handle any capacity shortfalls. The Waste
Authorities nonetheless said that they have reasonable knowledge of what facilities
currently exist in their individual areas, so they can at least begin their waste planning
from that base point having regard to Policy W2 criteria. While far from ideal, there is
nothing that we can recommend with regard to Policy W1 to better address the situation
on the limited information currently available.
7.3.7

Certain aspects of waste planning, including the scale and distribution of the facilities
required to handle the Policy W1 levels of waste (such as waste recovery parks, referred
to in Policy W2) may, however, require joint working across Local Planning Authority
boundaries. The Panel agrees that provision for this should be included in Policy W1,
as it would not be covered by our recommended modification of Policy J. We have
embraced this in our recommendation 7.3.1 above. Our ensuing recommendation
accordingly deals only with consequential modification of supporting text.

Recommendation 7.3.2
•

Make reference in paragraph 7.4.5 to the fact that joint working may be needed for certain
aspects of waste planning, including the scale and distribution of facilities, such as “waste
recovery parks”.

Policy W2 – Adequacy of guidance for broad areas of search
7.3.8

Policy W2 was criticised by some participants for adhering to the “proximity principle”
even though this is no longer included in national policy guidance. However, given the
size of the Region and the need to minimize the environmental and economic costs of
transport, the Panel considers that draft RSS takes an appropriate approach in seeking to
have waste treated as close as possible to where it is derived. This is the more so now
that requirements for waste treatment are putting greater emphasis on facilities within,
or close to, urban areas compared with past patterns of moving waste from urban to
rural areas for disposal by landfill. These reasons for departure from national guidance
should be given in supporting text (see recommendation below).

7.3.9

Policy W2 proposes that the main locations for waste handling and treatment facilities
should thus be associated with the SSCTs and follow a “search sequence” – effectively
within, or failing that, at the edge of and, failing that, within 16 km of the SSCTs. The
latter figure apparently derives from analysis of how far people are likely to transport
their own refuse to a suitable handling facility. We find this dimension too prescriptive
for policy, however, (especially for those SSCTs that are girdled by Green Belt) and
recommend (below) that it be transferred to supporting text, where it can be expressed
in more indicative fashion.

7.3.10

The Policy then moves on to deal with provision in rural areas. While such provision is
necessary and appropriate, we find the draft RSS formulation unsuitable because it lacks
clarity with regard to the relationship between rural provision and that associated with
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the SSCTs. In effect there is a need for a linking sentence between the two to make
clear that provision in rural areas is only appropriate where SSCT provision cannot
suitably meet rural needs. That would make the last bullet point of the Policy
superfluous. There is also a need to make clear that the two preferred locations stated
earlier in the Policy (namely existing industrial sites and previously developed land)
apply both to SSCTs and to rural areas. While the Panel notes concerns expressed by
some about difficulties of locating treatment plant on some employment sites, this is
primarily a development control matter. Otherwise, the Panel supports the general
approach, and we recommend only re-structuring of Policy W2 to address the points on
clarity.
Recommendation 7.3.3
•

That Policy W2 be modified in accordance with Appendix C.

•

Include in paragraph 7.4.5 an explanation of why the “proximity principle” is applicable to the
South West Region.

•

Transfer the reference to 16km from Policy W2 to paragraph 7.4.8, expressed as an indicator of
the meaning of “close proximity”.

Policy W3 Hazardous Waste
7.3.11

At present there are two hazardous waste sites in the SW Region – one near Swindon
and one at Gloucester. Permission for the latter is due to expire and a degree of
uncertainty therefore prevails over its future. Neither exist for any reason other than
historical accident, and while both may be reasonably well sited to meet needs
generated from surrounding regions, they are not well located relative to the western
peninsula of the south west region.

7.3.12

Although participants referred to a growing need to deal with APC waste from energy
recovery plant and incinerators, the present hazardous waste stream represents a very
small proportion of overall waste (about 1.5% of SW total). It would not therefore be
commercially justifiable to seek the establishment of facilities within each County or to
promote some other network of sites for the Region as a whole. Essentially, such waste
is handled through a national network of sites rather than regionally and, as such, it is a
matter for national rather than regional planning to address. The Panel acknowledges
that Policy W3 is vague and perhaps excessively reliant on existing sites which may not
represent the best locations regionally or nationally. However, there is inadequate data
on which to give any greater guidance than is already in draft RSS. The Panel
accordingly finds that Policy W3 should be retained without modification at this stage
as part of the contribution to the national planning framework.
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Chapter 8: Economy and Employment
Introduction
8.0.1

In this chapter we consider three aspects of draft RSS: economic development
requirements, retailing and city and town centres and tourism development. Each sub
matter is considered in turn as part of this overall economy and employment chapter.

Economic Development Requirements
Matter; 8/1
Policies E1, E2, E3, E4, E5
Background
8.1.1

GOSW referred the Panel to the following documents as the relevant policy background
material.
•
•
•

8.1.2

PPS1 Delivering Sustainable Development (Feb 2005).
PPG4 Industrial and Commercial Development and Small Firms (Nov 1992).
PPS11 Regional Spatial Strategies (Sept 2004).

Reference was also made to PTED 10.06 Employment Land Reviews Guidance Note
(ODPM Dec 2004) and to Guide to Improving the Economic Evidence Base supporting
Regional Economic and Spatial Strategies (ODPM Sept 2005). It was pointed out that
particular interim policy advice is set out in PPS11, prior to a review of PPG4 and that
the advice indicates that Regional Planning Bodies should ensure that they complement
and assist the implementation of the RDAs economic strategies and as a minimum:
•

identify the regional or sub-regional priority areas for economic development and
regeneration. This will include, where appropriate, making provision for the
location, expansion and promotion of clusters or networks of knowledge driven
industry;

•

ensure that regionally, or sub-regionally, significant housing, transport and other
infrastructure proposals support the above priorities and, where necessary, provide
advice on phasing and programming; and

•

advise on the need for simplified planning zones, particularly where this will assist
business development, and on the general locations and the criteria for strategic site
selection, including major inward investment sites, so that sufficient sites are made
available to meet business needs while ensuring that major ‘Greenfield’ sites are not
released unnecessarily as part of a process of competition between nearby
authorities. The RPB should review with other stakeholders, including the RDA,
whether all existing strategic employment sites are still needed. For the reasons set
out in chapter 1 of PPS11, RSS cannot itself identify specific sites for inward
investment.
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Issues
8.1.3

In the Panel’s view the issues are:
•
•
•

whether draft RSS represents an adequate spatial plan for the regional economy;
the provision of sustainable sites and premises to accommodate the full range of the
projected employment growth;
the competition between employment and other uses.

A Spatial Plan
8.1.4

The Regional Assembly claimed that the draft RSS as a whole represented the Spatial
Plan for the Economy. It was pointed out that policies such as Policy A were designed
to ensure a better balance between job growth and housing supply in the areas where the
most job growth was expected and thereby facilitate the economic strategy. The
Assembly indicated that SWRDA had been closely involved in the development of the
employment policies. The Agency acknowledged the opportunity that it had been given
to assist in the development of Section 8 of the draft RSS.

8.1.5

SWRDA argued that the draft RSS needs to establish a spatial plan for the economy
rather than just a land use plan for employment and proposed that there is a need for a
wider policy. The Agency drew our attention to Policy EC1 ‘Economic Development’
in RPG10 and proposed a new Policy E1 ‘Successful and Competitive Business.’ We
accept the view that the draft RSS would be enhanced by a more general policy setting
out the general thrust of the draft RSS in terms of the economy of the region. We take
this view because of the reliance within the draft RSS on the achievement of higher
levels of productivity. However on examining the SWRDA policy proposal (new
Policy E1) we find that it includes matters which seem more related to the RES rather
than the RSS. We do not consider that the draft RSS can contribute to ‘supporting the
development of a more entrepreneurial society’ nor are we convinced that it can be
involved in ‘promoting best practice and opportunities for businesses.’ As a result we
have modified the SWRDA proposal and recommend that a new policy, Policy ES1
should be inserted after paragraph 8.2.5.

Recommendation 8.1.1
•

Insert new Policy ES1 with the words as indicated in Appendix C.

Accommodating the Projected Growth
8.1.6
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Many participants questioned the approach to economic development set out in the draft
RSS. Some participants highlighted the absence of any interpretation of the
employment projections in terms of physical requirements. It was pointed out that not
all of the job growth need have implications for additional land or business
accommodation. Our attention was drawn to the fact that the TTWA job projection
referred to significantly larger areas than the JSAs to which they were applied. In our
view the job growth projections can only be regarded as very broad indicators and
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require further interpretation to provide guidance on economic development. We note
for example that a significant amount of the growth is expected in the health and
education sectors, which do not normally require business accommodation or
employment land.
8.1.7

SWRDA drew our attention to the DTZ study1 that it had commissioned. The study
included an assessment of the implications of the employment projections in terms of
different types of business accommodation. Unfortunately this study was only
published in January 2007 and did not have universal acceptance. In our view this
approach should be pursued as it offers greater understanding of the implications of the
employment projections. We conclude that further work is required to identify the
implications of the projections.

8.1.8

The EiP identified great confusion over the question of the availability of employment
land and the appropriate level of provision. A number of participants highlighted the
fact that some of the JSA sections in Section 4 of the draft RSS include guidance on
employment land and others do not. It was also pointed out that the proposed level of
provision sought at particular SSCTs is not supported by any justification. It was
suggested that the draft RSS simply includes whatever advice was tendered by the
Strategic Authorities involved and that there is no common approach.

8.1.9

The DTZ study, commissioned by SWRDA provides information on the employment
land supply across the region and also provides information on the implications of past
rates of take-up of employment land. Unfortunately doubts were cast on the reliability
of the output of the study. The Strategic Authorities in the South East provided
supplementary information to the EiP, which highlighted the danger of regarding the
figures as relating to the SSCTs involved and not to the TTWA area for which the
projections were made. As a result the forecast requirements cannot be compared
across the region with the appropriate land supply.

8.1.10

The Regional Assembly states2 that the focus in the draft RSS is on employment
provision in its widest sense and states in paragraph A17 that the employment growth
figures will provide a useful starting point for the Local Authorities to develop a
consistent understanding of the sub-regional and local needs of the economy. In our
view this seems guaranteed to generate inconsistency across the region.

8.1.11

The Regional Assembly further states3 that by not rigidly setting employment land
figures in the draft RSS, flexibility is provided to allow need to be reflected in provision
through LDFs. It is claimed that this will lead to more focussed delivery. This is not a
view shared by a number of participants who sought more explicit guidance on
provision. Gloucestershire County Council state4 that ‘it is considered that further
guidance is required in the draft RSS’. The South East Strategic Authorities indicate
that ‘employment land requirements should be such that provision is expressed for
individual districts, to provide clarity and guidance for the preparation of LDFs’.

1
2
3
4

The Demand and Supply of Employment Land, Sites and Premises in South West England, DTZ Consulting &
Research, January 2007.
Regional Assembly Statement on Matter 8/1 para. A13.
Regional Assembly Statement on Matter 8/1 para. A16.
Gloucestershire County Council Statement on Matter 8/1 para. 6.
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8.1.12

Barton Willmore5, indicates that the reconciling of demand and supply is a complex
process which needs to be carried out mainly at the LDF stage, but states that the draft
RSS needs to provide a framework for undertaking this process. Barton Willmore also
highlights the difficulty of making a district assessment when the projections are TTWA
based. Devon County Council emphasises the role of strategic sites and the need to set
these sites in a context which is wider than the individual local authority area. In this
context we note the proposal in the Gloucester/Cheltenham area for the acceptance of
the release of employment land at the Gloucester Business Park for housing, while at
the same time a case was being strongly made for additional employment land just
across the local authority boundary in Cheltenham.

8.1.13

In our view the market for employment land has similar characteristics to housing
markets in that it tends to reflect the city region or conurbation area rather than
individual local authority areas. As the employment projections have been made
available at the Housing Market Area level we are of the opinion that this presents an
opportunity to generate more meaningful assessments at the sub-regional level. In our
opinion the assessment also needs to be carried down to the district level to provide
adequate guidance. The example of the Gloucester Business Park quoted above is
relevant. The Business Park, although relevant to the economies of both Gloucester and
Cheltenham, falls within Tewkesbury District, which must also deal with the competing
claims of the Tewkesbury/Ashchurch area.

8.1.14

GOSW drew our attention to the Guidance Note Employment Land Reviews (ODPM
Dec 2004), which advises that employment land reviews may be an appropriate issue
for joint LDDs, particularly covering larger urban areas and their TTWAs. We view
this advice as confirmation of the desirability of the need to take a sub-regional
approach to the matter. In our view the RSS offers the opportunity of a more consistent
approach between competing sub-regional areas such as Exeter and Taunton or
Swindon and Gloucester/Cheltenham.

8.1.15

We conclude therefore that there is an immediate need for further work on this matter to
inform the next review of the RSS. We would hope that the DTZ study could be
developed to give an HMA/Sub-Regional Framework with District level guidance. We
see no conflict between that sort of framework and the more detailed assessment at LDF
level that might identify the need for some variation.

Recommendation 8.1.2
•

Further work should be initiated prior to the next review of the RSS to provide a sub-regional
framework for the provision of employment land as indicated in Appendix C.

Employment Land Provision and Review
8.1.16

5

We view the policies in the draft RSS as stop-gaps until the next review. SWRDA have
offered new policies which in effect merge Policies E1 and E2 and Policies E3 and E4.
While we see some advantage in the proposed consolidation we have some reservations

Barton Willmore Statement on Matter 8/1 para. 2.6.
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concerning the wordings proposed. The SWRDA policy calls for support for the role of
airports as ‘economic drivers’, which in our view could generate demand for
employment land provision adjacent to Bristol Airport within the Green Belt. We have
seen no evidence that justifies that type of provision. We accept that both ports and
airports have need for land to accommodate their functional requirements, such as
runway related developments at airports and storage /processing activities at ports.
Most other economic activities that are linked to ports and airports can be
accommodated in the land supply of the adjoining conurbation.
8.1.17

The SWRDA policy E2 omits the sequential approach in draft RSS Policy E2, but we
are aware of the constant advice from the Regional Assembly that the document should
be read as a whole. Furthermore we are not totally convinced of the need for this
hierarchical approach in this context, as the requirement should be driven by the
employment prospects of each area. We are also concerned that the SWRDA policy
proposes that the employment land supply should be involved in the delivery of ‘icon
projects’. This description could cover a wide range of activities and by their nature
iconic projects need to be dealt with on a one-off basis. We believe that this reference
should be excised. The final part of the SWRDA Policy E2 suggests that in identifying
strategic employment sites consideration should be given to promoting on-site support
facilities including access to child care and training facilities. In our view this level of
detail is a matter for local planning and has no place in the identification of strategic
sites through the RSS.

8.1.18

SWRDA Policy E3 combines draft RSS Policies E3 and E4. The only difference is a
requirement to identify and preserve a portfolio of the best employment sites. This was
a measure sought by a number of other participants. The example of the Gloucester
Business Park shows the relevance of this measure as it represents an important asset in
a very strategic location, which cannot be easily replicated. We therefore support the
addition. Furthermore, we are of the opinion that this policy correctly reflects the
changing needs of business and attempts to maximise the employment contribution
arising from development. We therefore support the addition.

8.1.19

As a result of our conclusions set out above we recommend that: draft RSS Policy E1,
Policy E2, Policy E3 and Policy E4 should be replaced by new Policies ES2 and ES3.

Recommendation 8.1.3
•

Replace Policy E1, Policy E2, Policy E3 and Policy E4 with new Policy ES2 and new Policy
ES3 and the wording as indicated in Appendix C.

Major Office Development
8.1.20

Concern was expressed by a number of participants that the considerable growth in
suburban employment development around certain SSCTs implied by the employment
projections could threaten the viability of city and town centres. It was suggested that
some guidance should be provided to steer the provision of office development towards
city centres where there is a greater opportunity to accommodate high intensity
developments in a sustainable way. We conclude that the draft RSS should provide
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guidance on this matter and it is dealt with in the following section of this Chapter by
recommendation 8.2.3, which proposes an amendment to Policy TC1.
Waterside Employment Sites
8.1.21

We see no reason to amend draft RSS Policy E5 on Waterside Employment Sites, but it
will require to be renamed as Policy ES4.

Recommendation 8.1.4
•

Retain Policy E5 but rename as Policy ES4 with the wording as indicated in Appendix C.

Retailing and City and Town Centres
Matter 8; 8/2
Policy TC1
Background
8.2.1

GOSW drew our attention to the following Government policy documents that relate to
this matter.
•
•
•
•
•
•
•

8.2.2

PPS1 Delivering Sustainable Development (Feb 2005).
PPG4 Industrial and Commercial Development and Small Firms (Nov 1992).
PPS6 Planning for Town Centres (March 2005).
PPS11 Regional Spatial Strategies (Sept 2004).
PPG13 Transport (March 2001).
PPG17 Planning for Open Space, Sports and Recreation (July 2002).
Guide to Improving the Economic Evidence Base supporting regional Economic
and Spatial Strategies (ODPM Sept 2005).

GOSW highlighted PPS6 which sets out in paragraph 2.13 that RSS should:
•

develop a strategic framework for the development of a network of centres in their
region and, where appropriate, for any identified sub-regions, taking into account the
need to avoid an over-concentration of growth in the higher level centres;

•

make strategic choices about those centres of regional and, where appropriate, subregional significance;
-

•
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where growth should be encouraged; and
where appropriate, the need for new centres in areas of planned major growth.

in broad terms, assess the overall need for additional floor space over the regional
spatial strategy period, especially for comparison retail, leisure and office
development, and for five-year periods within it and having regard to capacity and
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accessibility of centres, indicate where the identified needs would best be met having
regard to the Government’s objectives; and
•

monitor and regularly review the implementation of the strategy.

Issues
8.2.3

In the Panel’s view the issues to be considered are the adequacy of:
•
•
•

guidance on office development;
guidance on the accommodation of the anticipated scale of retail development for
town and city centres;
guidance on other centres, particularly in relation to the Cribbs Causeway retail
development

Office Development
8.2.4

Paragraph 8.4.8 of the draft RSS indicates that ‘research has shown that provision will
need to be made for additional floor space between 2.7 and 3.2 million sq. m. in Bristol,
Weston-super-Mare, Gloucester, Cheltenham, Swindon, Bournemouth/Poole, Taunton,
Exeter, Torbay and Plymouth’. GOSW state that this assessment needs to be more
clearly articulated by place. Other participants also sought clearer guidance on this
matter. The Regional Assembly indicate in paragraph A11 of the Statement on Matter
8/2 that it does not consider it the role of the RSS, as a strategic document, to provide
detailed direction on issues for individual town centres.

8.2.5

In our view it is clear from PPS6, paragraph 2.13 that the RSS is expected to give
guidance on the strategic centres. We do not consider the information provided in
paragraph 4.8.4 can be regarded as guidance because it is not expressed as a policy.
Furthermore it does not disaggregate the figures for the individual centres and is
therefore of little use for the preparation of LDDs, other than as a warning of a very
general scale of change. The Regional Assembly places the onus on local authorities to
make more detailed assessments for individual centres, but this ignores the interrelationship and competition between SSCTs such as Weston-super-Mare and Bristol or
Gloucester and Cheltenham.

8.2.6

The Regional Assembly referred to a number of studies on the need for further office
floorspace and the DTZ study was also referred to by other participants because it
interpreted the employment projections to show the office component. We do not
consider that it is either possible or appropriate at this stage in the RSS preparation
process to bring forward guidance on this matter. We believe that the development of
guidance on this type of issue would require to be the subject of consultation and SA
evaluation. We do consider it to be a serious deficiency and conclude that there is a
need for further work prior to the next review. As a result we make the following
recommendation.
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Recommendation 8.2.1
•

Further work should be carried out prior to the next review of the RSS to confirm the broad
order of future need for office floor space and what implications that will have for the strategic
centres.

8.2.7

In addition to the concerns on the lack of guidance on the broad floor space
requirements, a number of participants expressed the view that the considerable growth
in suburban employment development around the SSCTs implied by the employment
projections could threaten the viability of city and town centres. It was suggested that
some guidance should be provided to steer the provision of office development towards
city centres where there is a greater opportunity to accommodate high intensity
developments in a more sustainable way. The Regional Assembly rely on the second
paragraph of Policy TC1 despite the fact that it is acknowledges in paragraph A12 of
the Statement on Matter 8/2 that research has identified significant levels of out of town
office development in the pipeline. The Regional Assembly brought forward an
amendment to Section 8 of the draft RSS, which proposes an additional paragraph at
paragraph 8.4.9. In many ways this paragraph sets out an approach to the threat of
office development outside of the main centres. While the proposed paragraph is
expressed in development control terms the Regional Assembly does not propose a
policy modification to Policy TC1.

8.2.8

We are of the opinion that the additional paragraph should be inserted as paragraph
8.4.9 and that Policy TC1 should be modified to reflect the directions suggested in the
new paragraph.

Recommendation 8.2.2
•

That a new paragraph, as indicated in Appendix C, should be inserted as Paragraph 8.4.9 and
that the existing Paragraph 8.4.9 should be retained as Paragraph 8.4.10.

Recommendation 8.2.3
•

Policy TC1 should be amended as indicated in Appendix C.

Retail Development
8.2.9
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Paragraph 8.4.2 of the draft RSS states that the region will need to plan for an increase
in provision of retail floor space of between 1.31 and 1.97 million sq.m gross in
addition to the current floor space in the region of 3.39 million sq.m. This amounts to a
prospective increase of between 38% and 58% and yet no guidance is provided on how
that amount of new floor space should be distributed. GOSW state in paragraph 1 of
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the Statement on Matter 8/2 that ‘it is not clear from the RSS as to whether it has
provided an indication as to the location of where growth should be encouraged.’ The
same paragraph asks the question; ‘Which centres are being earmarked for what
quantity of floor space growth?’ The Statement from GOSW notes that housing and
employment figures are given for each major location and indicates that PPS6 requires
equivalent retail figures. The Regional Assembly position is that the identification of
specific floor space figures for PPS6 town and city centre uses is a matter to be
determined by local authorities through locally based retail assessments.
8.2.10

The Regional Assembly approach ignores the competitive relationship between SSCTs
in adjoining local authority areas such as Weston-super-mare and Bristol and
Gloucester and Cheltenham. In our view the distribution of this scale of development
requires to be done at the regional level. We note that the DTZ Pieda study South
West’s Town Centres Regional Study focussed on assessing floorspace requirements
based on four statistical sub-regions for broad retail catchments. This sub-division of
the region does not reflect the reality of most shopping trips and we are of the opinion
that a more detailed assessment is required. We note in this context that in May 2006 a
workshop was held to discuss if any further work could be undertaken to provide further
sub-regional guidance on retail and other town centres issues. Paragraph A8 of the
Regional Assembly Statement on Matter 8/2 reports concerns that local assessments
may only look inwards and not take full account of sub-regional impacts. It is also
common practice for local retail assessments to make aggressive assumptions about
‘claw-back’ from higher level centres. We conclude that there is a need for a regional
distribution of the future retail demand.

8.2.11

There was some debate on the need for a retail hierarchy. Cushman and Wakefield
reminded the EiP that PPS6 requires the development of a strategic framework for the
development of a network of centres. Devon County Council indicated that while
Policy TC1 was accepted it was considered that there should be some hierarchical
aspects to it. The North East Strategic Authorities supported the concept of a hierarchy
and pointed out that paragraph 1.3.1 of the draft RSS already identifies a hierarchy. The
North East Authorities suggested that a hierarchy could have a ‘policy-on’ approach for
a centre such as Swindon, which it was suggested was ‘punching below its weight’ at
present. We are of the opinion that the hierarchy identified in this report in the
modified Policy A would provide a reasonable starting point for any further work. In
the view of the Panel any policy approach to the distribution of the overall future
demand must take into account the different roles played by centres in the region. In
our view the wider role of places such as Bristol, Bournemouth/Poole and Plymouth
would have to be recognised.

8.2.12

We agree with the view of Devon County Council that Policy TC1 can be accepted as
guidance in the meantime. In our view the absence of a hierarchy-based distribution of
demand is a serious deficiency, but we do not consider that we have the evidence to
carry out a distribution of the future demand at this point in time.

8.2.13

As a result of the conclusions set out above we recommend that further work is
undertaken to inform the next review.
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Recommendation 8.2.4
•

Further work should be undertaken prior to the next review of the RSS to provide the following:
-

a more disaggregated estimate of future demand;
a hierarchy-based distribution;
an assessment of the capacity of centres; and
the identification of where growth should be encouraged including new centres in areas of
planned growth.

Other Centres
8.2.14

At the EiP there was a discussion of the future role of the Cribbs Causeway centre. This
centre is mentioned in paragraph 8.4.6 in the draft RSS as an out-of-town centre, which
is described in the draft RSS as a major visitor attraction generating high volumes of car
journeys. The draft RSS indicates in Policy TC1 that the development of major new
regional shopping facilities outside town and city centres will not be supported, but
some participants expressed concern that the policy did not restrict the continued
growth of the centre. This concern is related to paragraph 4.2.11 of the draft RSS,
which refers to the need for investigation to take place with regard to Cribbs
Causeway’s role as a centre for local communities in the light of planned development
around Bristol. Paragraph D6 of the Regional Assembly Statement on Matter 8/2
indicates that the draft RSS does not rule out the future potential role that Cribbs
Causeway could play if need was identified in line with the policy tests of PPS6 and
development comes forward in line with requirements outlined in PPG13: Transport.

8.2.15

Paragraph 4.2.11 of the draft RSS states that ‘opportunities for redevelopment in the
Cribbs Causeway retail area on the north west edge of the urban area will need to be
investigated to enhance its role as a centre for local communities in the light of planned
development.’ A map of the Cribbs Causeway Retail Park was provided at the EiP and
the scope for further development was discussed. The opportunity to intensify the use
of the surface level car parks was identified together with the fact that the mall adjoins
an area of single storey retail outlets with associated car parking. We conclude that
there is substantial potential scope in the area for further retail development.

8.2.16

As noted above the draft RSS acknowledges that the Cribbs Causeway Retail Park is a
major visitor centre and, as paragraph D3 of the Regional Assembly Statement on
Matter 8/2 indicates, it attracts shoppers from a wide area and ranks number 25 on the
DTZ list of centres for the region. Given the scale and quality of provision in the Retail
Park it is difficult to find a strategic justification for further retail growth ‘to enhance its
role as a centre for local communities in the light of planned development’. The
provision of enhanced local services at the Retail Park to serve the planned
development has been dealt with in proposed Policy SR2.

8.2.17

We note that paragraph 8.4.12 indicates that ‘proposals for facilities at out-of-centre
locations should not be detrimental to the regeneration, vitality and viability of the
centre’. This text reads like a policy statement, but is not reflected in Policy TC1. We
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conclude that the Regional Assembly has elected not to take a strategic judgement on
these matters and, as indicated in the above quote from paragraph D6, is relying on
development control mechanisms. In our view the future of the Cribbs Causeway area
should not be dealt with on a one-off basis, but as part of the wider network of centres
that can be expected to be needed to serve the proposed urban extensions in the Greater
Bristol conurbation. Given the scale of the Cribbs Causeway retail facilities it would
seem that the focus should be placed on the establishment of a balanced network of
centres around the conurbation.
8.2.18

The draft RSS also mentions Clarks Village in central Somerset as a ‘major shopping
centre’. The Panel visited this centre, noted its proximity to the existing centre of Street
and the anomalous scale of the development in relation to the adjoining settlement.
Given the relative isolation from any planned growth areas there would seem to be little
justification for further strategic growth.

8.2.19

It is noticeable that the draft RSS is silent on the retail implications of the new centres
that will emerge to serve the planned developments proposed. The issue is not
restricted to the Bristol conurbation as new centres will be required at the new
communities of Sherford and Cranbrook and the urban extensions at places such as
Gloucester, Cheltenham and Swindon will also require new local centres. The scale of
such local developments and the strategic location of the urban extensions could
encourage retail developments that compete with rather than complement the ‘mother’
centre. As these new centres are a product of the draft RSS, we conclude that the draft
RSS should provide the context for their planning.

8.2.20

On the basis of our conclusions we are of the opinion that there is a need for greater
clarification on the planning of retail centres outside the main strategic centres. As
Policy TC1 mainly deals with the planning of the town and city centres, we conclude
that there is merit in creating another policy to clarify the context for the planning of
other centres in the region. As a consequence we propose to delete the last sentence of
Policy TC1 and place it in the new Policy TC2. We propose that the new policy should
cover the need for new regional shopping centres, strategic extensions to existing out-of
–town centres and the context for new centres to serve new communities and urban
extensions.

8.2.21

We recommend that the final sentence of Policy TC1 should be deleted and new Policy
TC2 should be inserted.

Recommendation 8.2.5
•

Insert new Policy TC2 Other Centres with the wording as indicated in Appendix C.
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Tourism
Matter 8; 8/3
Policies TO1, TO2, TO3
Background
8.3.1

After the submission of the draft RSS, the Government published guidance on tourism
Good Practice Guide on Planning for Tourism6. Since then the SWRA has worked
with and gained agreement with the South West Regional Development Agency, South
West Tourism and Culture South West to revise7 the whole of tourism section of the
draft RSS including the policies. In doing this regard was had to People Places and
Spaces8. The Panel’s comments and recommendations are based on this revision.

Issues
8.3.2

In the Panel’s view the three groups of issues which arise in this section are:
•
•

compliance with DCLG advice on Tourism - The Good Practice Guide;
particular issues that require attention.

The Good Practice Guide
8.3.3

6
7
8

The Good Practice Guide on Planning for Tourism advises on what the RSS should
make clear (paragraph 3.10), its vision and strategy, the contribution to broader
objectives, the aspirational level of growth and any special characteristics. The next
paragraph (3.11) sets out 8 bullet points on what the RSS should cover:
•

what the scale and distribution of tourist activity within the area is and what it is
likely to be. The strategy needs to be clear about what degree of change it is
seeking to oversee, what the nature of that change will be and where it will occur;

•

likely future trends and change in volume, distribution and type of activity. There
needs to be an understanding of what the underlying trends are and how the strategy
intends to respond to the opportunities which they present;

•

what the implications of those trends are for land-use, traffic flows, and the
transport system. It should explain the extent to which these trends are (i)
dependent upon improvements to the transport network and (ii) where they are
likely to increase the need for such improvements;

•

identification of areas within the region where there are, or are likely to be, any
problems associated with growth or decline in tourism. For example, it might be
necessary to reconcile demand for tourist accommodation with the need for
affordable housing within an area;

Good Practice Guide on Planning for Tourism, DCLG, May 2006.
EiP Statement of SWRA to Matter 8/3, Tourism –Appendix 1 Proposed changes to Section 8.5.
People Places and Spaces - A Cultural Strategy for the South West, Consultation Draft, April 2007.
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8.3.4

•

how increased demand for tourism might be best accommodated. It might be that
the provision of accommodation and attractions should be increased in towns
adjoining existing resorts in order to spread the benefits and to diffuse pressures;

•

environmental impacts of tourism and, where these have adverse effects, how they
can be tackled;

•

the need to protect key tourism assets. In addition to features that already have
statutory protection (e.g. national parks), there will be other features such as the
wider environment, the quality of beaches, choice of accommodation, availability of
sports and leisure facilities and the presence of ‘night life’ that are important in
sustaining the attractiveness of the area; and

•

ways in which tourism can contribute positively to other objectives e.g. economic
development, regeneration, rural diversification, conservation, and environmental
improvements.

Without going through each of the above points it is clear that the draft RSS does not
indicate the degree of change that might be expected in different sectors, change in
trends and the impacts on traffic flows and the environment and so on. Maybe because
of the time constraints, the RSS does not make a response to these bullets. In this
regard, the Panel finds that the draft RSS does not meet the requirements of the Good
Practice Guide and this part of the RSS should be the subject of an early review.

Recommendation 8.3.1
•

The section on Tourism should be subject an early review of the RSS.
Policies and text

8.3.5

The Panel appreciates the pressures that bore upon the SWRA to produce a speedy
response to the revised guidelines. Although the Panel has some concerns regarding the
response to the Good Practice Guide, we considers that the revision is a step forward
and, subject to the comments below, should be retained until the next review.

8.3.6

In revised Policy TO1 the first paragraph states that various bodies over which it has no
control will promote the development of sustainable tourism. This is outwith its
powers. The sentence should read: “Local Authorities, regional partners, stakeholders
and the tourism industry (particularly Destination Management Organisations) should
have regard to the development of sustainable tourism by:”. The Panel recommends
that change to Policy TO1.
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Recommendation 8.3.2
•

Modify replacement Policy TO1 as indicated in Appendix C.

8.3.7

In Policy TO2 the second paragraph refers to “investing in new facilities where they
would be viable ….. into particular markets suited to their location”. In the Panel’s
view these references to investment and viability are not appropriate in the RSS. The
second paragraph should read: “The role of existing resorts should be maintained and
enhanced, especially the major resorts of Bournemouth, Poole, Torbay, Weymouth,
Weston-super-Mare and Newquay, by safeguarding existing high quality
accommodation and facilities, developing new facilities where appropriate and be of an
appropriate scale and supporting the specialisation of resorts into particular markets
suited to their location”.

Recommendation 8.3.3
•

Modify replacement Policy TO2 as indicated in Appendix C.

8.3.8

The revised Policy TO1 and revised paragraph 8.5.11 of the RDS refers to tourist
accommodation. This paragraph 8.5.11 is directed at existing stock. But Policy TO1 is
somewhat ambiguous, other than a reference to accommodation related to outdoor
leisure pursuits and recreational cycle and footpath networks. Otherwise, there is no
guidance towards the provision of new tourist accommodation – of whatever sort.
Clearly, this is a matter for a review of the RSS (See recommendation 8.3.1 above). In
the meantime we believe that new tourist accommodation should be referred to in the
text of the RSS. In the absence of any guidance, the Panel recommends that the words
“existing and new” be inserted in the second sentence of paragraph 8.5.11 so that it
would read, “The tourism industry should focus on maintaining and enhancing the
diversity, quality and provision of existing and new accommodation stock”.

Recommendation 8.3.4
•

Insert the words “existing and new” in the second sentence of new paragraph 8.5.11 as indicated
in Appendix C.

Particular Issues
Landscape restoration and tourism
8.3.9
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The Panels attention at the EiP was drawn to the development of the Cotswold Water
Park, particularly with reference to the “restoration” of mineral extraction sites. That
has provided not only a tourist water facility and tourist accommodation but also a
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substantial environmental asset over and above that which pre-dated the mineral
extraction. The Panel feels that this has some positive relevance to furthering the
opportunities for restoration of clay pits in the Cornwall landscape. Again, this must be
for a future review of the RSS, although there would seem to be no reason why this
arena of restoration could not be advanced via the LDD process.
Urban tourism
8.3.10

There was a rather muted enthusiasm at the EiP for furthering the opportunities for
“urban tourism”. It seems to the Panel that there should be a role for the RSS to set out
a regional spatial aspect to urban tourism provision in the region especially as
sustainable locations are to be sought for future proposals. If only for the reason that
there may not be the market for similar enterprises in a number of locations. However,
again, this is a matter to be considered at the next review.
Transport and tourism

8.3.11

We understand that some 90% of all visitors to the southwest arrive by car. It hardly
needs saying that a modal shift to public transport is desirable. This is supported in the
new Policy TO1 and in the revised text which directs new tourism to sustainable
locations. However, it is unrealistic to assume that within the short or medium-term a
modal shift of any sizeable impact could be accommodated. Some parts of the tourist
economy are dependent on car-based travel.
Expansion of existing facilities

8.3.12

Some participants sought support from the RSS for the expansion of existing tourist
facilities (attractions and accommodation) in locations where development would not
normally be allowed. For instance near rivers or on the flood plain where tourist
activities could be managed to avoid conflict with flood dangers. And there was some
criticism that some local authorities were not as helpful as they might be to the holiday
homes sector. The Panel takes the view that the RSS strategy as a whole, together with
the revised tourism section, provides sufficient guidance for the LDF process, which is
the local policy background to development control decisions.
Specific attractions

8.3.13

The EiP received a number of statements that sought recognition in the RSS for various
facilities for instance, recreational facilities, the citing of Bristol and Bath in Policy TO2
and the identification of Swindon as a tourist location. The Panel are of the view that
naming particular places is beyond the scope and ability of this Panel. And it makes no
recommendation on these; it is content for the text to remain as it is.
Major New High Quality, High Profile (‘Iconic’) Built Attractions

8.3.14

From the EiP discussions and against the recommended early review, the Panel is not
suggesting any changes to revised Policy TO3.
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Recommendation 8.3.4
•

Replace draft RSS Policy TO3 with revised Policy TO3 as indicated in Appendix C.
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Chapter 9: Implementation and Monitoring
Matter 9; 9/1, 9/2
Policies None
Introduction
9.1

In this Chapter, the Panel’s attention turns mainly to the form and content of the draft RSS
Implementation Plan. We consider in particular the arrangements proposed for bringing
forward development and infrastructure and for monitoring the achievements and
effectiveness of the draft RSS policies and proposals. We also consider whether there are
any consequential implications for draft RSS itself.

Background
9.2

The requirement for an Implementation Plan, which may be incorporated within draft RSS
or produced as a separate document, is set out in Chapter 3 of PPS11. This says that for
each policy and priority proposal, the Implementation Plan should set out which
organisation(s) are responsible for delivery, the current status of the proposal and the
timescales for the key actions to deliver the policy, including any output targets. Purposes
of the Implementation Plan include setting priorities, focussing action and informing both
lower order strategies and the plans and programmes of national delivery agencies, such as
the Highways Agency. An Annual Monitoring Report (AMR) is also to be produced1 for
the purposes, among other things, of recording contextual changes and measuring the
performance of the various policies and proposals against them. This, however, is a freestanding document related to both RSS and the Implementation Plan but not part of either.

Issues
9.3

The Panel considered two main groups of issues:
Delivery and infrastructure
•
•
•
•

Timelines for LDD formulation;
Distinction between strategic and non-strategic infrastructure;
Guidance on phasing;
Clarity on cross-boundary infrastructure funding;

Implementation and monitoring
•
•
•
•

1

Requirements of Policy MON1 of RPG10;
Measurement of ecological footprint and sustainable communities;
Expression of targets against baselines;
Trigger points for remedial action.

As required by Regulation 5 of The Town and Country Planning (Regional Planning) (England) Regulations 2004.
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Overview of the document:
9.4

As allowed for in PPS11, SWRA has produced the Implementation Plan as a “stand alone”
document, bound separately from draft RSS. Paragraph 1.1.4 of the Implementation Plan
says it will not be a static document and will continue to evolve alongside draft RSS as it
moves towards formal approval. Paragraph 1.4.1 further intimates that, after approval of
RSS, it will thereafter be reviewed annually (although tri-annually was suggested at the
Examination). It also has no policy content in its own right. For all of these reasons, the
Panel does not regard the draft RSS Implementation Plan as a document that is intended to
become an integral part of the statutory development plan framework for the Region.
Rather, it is presented to us as a “work in progress” which will support draft RSS and both
inform, and be informed by, the Annual Monitoring Report (AMR). In that context, we see
it as a welcome addition to the overall process of regional planning and the delivery of
successful outcomes, particularly of the broad objectives listed in paragraph 1.3.1 of draft
RSS.

9.5

It follows, however, that while we have commented on its broad content and structure, we
have not commented directly on the various errata and corrections to the Implementation
Plan advanced by SWRA2, which we regard as part of the ongoing process of in-house
editing and revision. We have also confined our recommendations on the Implementation
Plan to a small number of areas where we consider that delivery mechanisms could be more
sharply focussed, rather than matters of detail.

Delivery and infrastructure
Timelines for LDD formulation
9.6

A main concern of the private sector in responding to increased levels of development
proposed in draft RSS is to avoid delays arising within the planning process. However,
much of draft RSS is effectively concerned with establishing the appropriate quantum,
distribution and future directions of growth, whether at the SSCTs or in the wider Housing
Market Areas, as a preliminary to more detailed site selection at LDF level. Such site
selection is necessarily a plan-led process, as required by PPS1 in the interests of lending
certainty and transparency to the system, ensuring potential obstacles to development are
identified and resolved at an early stage and enabling service providers to plan for the
funding and provision of requisite supporting infrastructure. Particularly where sizeable
urban extensions are involved, this may be expected to be both a complex and somewhat
time consuming exercise, but is also necessary if well-designed sustainable communities are
to be the result.

9.7

The Panel accepts, however, that it is essential to have a clear programme for ensuring the
necessary preparatory work is carried out expeditiously and that Local Development
Documents are brought forward in timely fashion. We consider the particular problems of
doing so in areas where joint working is necessary under Policy J of draft RSS in Chapter 3
of this Report. However, it is apparent from Appendix 1 to the draft RSS Implementation
Plan that, both in such places and elsewhere, and well into the draft RSS period, only a few
approved Local Development Schemes (LDSs) have yet begun to absorb this imperative.
LDSs are expected to establish the programme of plan-making some 3-5 years ahead.
Proposals for Plymouth and South Hams are well advanced but Bristol, as far as we are

2

Errata and Corrections to Draft Regional Spatial Strategy Documents, 16 January 2007.
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aware, for example, has only a City Centre Area Action Plan in its recently approved LDS
(for adoption in 2009), and nothing as yet to lead South Bristol regeneration, let alone for
urban expansion. As matters currently stand, it will already be some years into the RSS
period before some necessary planning work even commences.
9.8

That said, the Panel is aware that draft RSS, with or without our recommended
modifications, will place a significant and enduring burden of work upon many of the
Region’s Local Planning Authorities, particularly those who will be required to engage with
several urban extensions in or adjacent to their own administrative areas. Bristol, in
particular, will have direct or indirect involvement in 5 urban extensions if all of the Panel’s
recommendations are adopted3, quite apart from progressing continued regeneration of the
City’s existing urban area on other fronts than South Bristol alone. As paragraph 2.4.3 of
the Implementation Plan implies, there may also be a number of other reasons why draft
RSS proposals for the sub-Regions may not progress as quickly as desired.

9.9

However, innovative approaches are possible. These might include partnership working
with the private sector, and/or the preparation of Area Action Plans in parallel with Core
Strategies, or proceeding directly to Area Action Plans and master planning on the basis of
approved RSS alone. Representatives of the development industry suggested the formation
of dedicated “delivery teams”, with private sector involvement, to progress development
more expeditiously than Local Planning Authorities might otherwise be able to manage
themselves. The Panel neither supports nor opposes such arrangements, since circumstances
will vary from case to case. However, we see no insurmountable problem of probity in this
respect, because publicity and consultation arrangements would be governed by the
Councils’ adopted Statements of Community Involvement, while the Local Planning
Authorities would retain the power to accept or reject recommendations of a “delivery team”
through normal democratic processes. The alternative of large scale schemes being initiated
through the development control process independently by the private sector, and thus preempting the plan-led process of site selection within the Areas of Search, is hardly likely to
be more attractive.

9.10

It is therefore the Panel’s view that the Implementation Plan has a crucial role to play in
ensuring the plan-led system operates effectively, co-ordinating work programmes across
LPA boundaries, providing an overview of the orderly progression of Local Development
Schemes for SWRA and Government Office, and signalling the need for support or
intervention to tackle problems of underperformance where necessary. Appendix 1 of the
Implementation Plan has particular importance at the beginning of this process and should,
in the Panel’s view be informed by the incorporation of “time lines” for each area of search
to establish the necessary targets against which performance can be monitored and kept
under close review. We recommend accordingly.

Recommendation 9.1
•

3

That the Implementation Plan include “time lines” showing the key stages and dates leading to
the commencement of development within each of the “areas of search” for urban extensions
identified in the Panel’s Report and that the Plan-making aspects of these time lines be reflected
in Appendix 1 of the Implementation Plan.

Areas of search A, B, C, D and Yate, for urban extensions.
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Distinction between strategic and non-strategic infrastructure
9.11

In preparing the draft RSS, the Section 4(4) Authorities4 were invited to submit their views
of strategic infrastructure requirements to facilitate potential levels of development5. For the
most part, these requirements have been carried forward, with only relatively minor
“filtering”, via the Section 4 Sub-regional statements into the tabulations in Section 2.4 of
the Implementation Plan.

9.12

This process, while reasonably comprehensive, lacks transparency and has led to a
fragmentary approach that obscures an overview of the infrastructure priorities for the
Region as a whole. It has also created a degree of inconsistency in the sub-Regional
content. For example, the Implementation Plan’s tabulation for policy SR4 (Bristol) mainly
focuses on large-scale transport schemes, while that for policies SR15-SR18 (Exeter)
includes projects of much smaller scale and more local significance, such as an additional
recycling centre on the eastern edge of the City. A number of important schemes would
appear to have been excluded6 no less arbitrarily.

9.13

Moreover, in draft RSS itself, references to infrastructure requirements are widely dispersed,
variously in Inset Diagrams (such as inset Diagram 4.3), text (such as paragraph 4.2.39) and
policy (such as policy TR5). Some (such as the reference in paragraph 7.3.4 to a need to
strengthen the electricity grid to accommodate off-shore renewable electricity generation)
attract no more than passing comment and, for whatever reason, have no mention in the
Implementation Plan at all.

9.14

Much clearer exposition is required if Regional and sub-Regional strategic priorities are to
be readily differentiated from each other and from locally generated “wish lists”. This is
also essential if the key priorities are to be identified, action suitably focussed, and the
funding programmes of important service providers influenced as PPS11 expects.
Importantly, it is the Panel’s view that key infrastructure requirements should be more
clearly expressed in draft RSS as policy, not text, nor relegated to the Implementation Plan.

9.15

In Chapter 5 of our Report we have identified key Regional transport investment priorities
for inclusion in Regional Transport Strategy and given voice to them in our recommended
policies TRANs6 and TRANs7A-H. While they require no further policy expression, it
follows that the Implementation Plan should treat them in the same way as other DRSS
policies and indicate (among other things) key actions, outcomes, lead organisations,
partners, delivery mechanism, funding required and timescales/targets.

9.16

The appropriate place for policy expression of most other (non transport) infrastructure
requirements is within the Section 4 sub-regional statements themselves. The starting point
for doing so is the suite of key infrastructure paragraphs in draft RSS (paragraphs 4.2.13 –
West of England, 4.2.31 – Swindon, 4.2.39 – Cheltenham and Gloucester, 4.2.53 – Exeter,
4.2.61 – Taunton/Bridgwater, 4.3.14 – South East Dorset, 4.4.10 – Plymouth, 4.4.17 Torbay, and 4.4.24 – CPR). It seems to the Panel that there are priorities within these. We
draw particular attention in Chapter 5 of this Report, where we comment on prioritisation on
the basis of the Eddington concept of delivering “multiple benefits”. Thus, for example, the
South Bristol Ring Road (paragraph 4.2.13 of the draft RSS) could be said to fall into the

4
5
6

Planning authorities as listed in Section 4(4) of the Planning and Compulsory Purchase Act 2004.
SWRA statement on Matter 9/1, paragraph B1.
Regional Funding Allocations: Advice from the South West Region.
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category of key regional infrastructure because of its ability to make the Bristol conurbation
operate more effectively (while potentially aiding regional connectivity by reducing local
traffic off M4/M5), to support regeneration of South Bristol and to release development
potential within Areas of Search A and B. Much the same might apply to complementary
investment in the Greater Bristol Bus network.
9.17

Nonetheless, the range of projects cited in the various parts of draft RSS are both varied in
scale and mixed in type. In the absence of any systematic evaluation by the promoters of
these or other projects, the Panel has no way of assessing their relative practicality, priority,
economic feasibility or social and environmental acceptability. Much more work needs to
be done in this regard before policy can be formulated and timescales and mechanisms for
delivery identified in the Implementation Plan. Our recommendations in Chapter 4 are thus
concerned primarily with additions to text to remedy obvious infrastructure omissions that
we have identified from the submissions before us, and we have no alternative but to leave
detail to the Implementation Plan as work in progress.

Recommendation 9.2
•

Present policies TRANs6 and TRANs7A-H in the Implementation Plan in the same way as
other policies and indicate (among other things) key actions, outcomes, lead organisations,
partners, delivery mechanism, funding required and timescales/targets.

Recommendation 9.3
•

Further work is required in the form of a systematic evaluation of infrastructure bids and
priorities to inform infrastructure policy formulation and the related identification of timescales
and delivery mechanisms in the Implementation Plan.
Guidance on phasing

9.18

We have considered (in our Chapter 4 sub-regional appraisals) the need for phasing of
greenfield development within the proposed areas of search relative to brownfield
regeneration within the SSCTs, in those cases where it has been suggested. We have
concluded that such phasing is unnecessary. This is because the two development streams
serve different markets and, in all cases, there would be a large measure of natural phasing
in any event. The latter point applies equally to phasing of development generally in draft
RSS, because the bulk of housing delivery in the early part of the Plan period is likely to
come from existing commitments, urban regeneration and other urban capacity sites.
Conversely, responses to Panel Note 27 indicate that construction of dwellings within the
proposed areas of search (other than those where work is already well under way) would be
unlikely to commence much before 2015 even if these preparatory stages begin
straightaway. We do not therefore support phasing in this respect either.

9.19

Nonetheless, a number of participants expressed concern about the phasing of development
relative to infrastructure provision. The Panel acknowledges an inherent difficulty in the

7

Panel Note 2, Programming of Development Areas.
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RSS process of making direct connections between individual developments and the
delivery of necessary infrastructure, because RSS is not site specific. This can have serious
implications both in terms of development costs and timing where, for example, Highways
Agency finds itself in the position of having to use Article 14 powers8 to object to
development proposals because necessary road infrastructure has not been identified
sufficiently well in advance to be suitably planned for and committed, yet has considerable
lead-in times.
9.20

Nonetheless, in places like Swindon East, where development anywhere within the
recommended area of search G is likely to require new crossings of A419, and in Bristol
where timing of construction of sections of the South Bristol Ring Road is crucial to the
orderly release of sites within the areas of search A and B, availability of funding is likely to
be determinative of phasing rather than a phasing policy in itself. Such matters would more
appropriately be identified in infrastructure policy as we have identified in the preceding
issue, and costed, prioritised and planned for accordingly.

9.21

For these and for other transport infrastructure requirements, Government Office informed
the Examination that the Good Practice Guide for Regional Transport Strategies advises that
funding priorities be established in blocks of 2, 3 or 5 years. Given that is so, and in the
light of our finding that further work is necessary on non-transport infrastructure
requirements, the Panel need do no more than welcome the SWRA intention to keep the
Implementation Plan under frequent review.
Clarity on cross-boundary infrastructure funding

9.22

The Panel fully understands the concern of the Local Planning Authorities to avoid
commitments to development, especially in the various areas of search, without funding
mechanisms to ensure delivery of necessary local as well as regional infrastructure first
being in place. It is clear from the work undertaken so far by the Section 4(4) Authorities
that infrastructure requirements will be of widely varying scale and type and that the
cumulative cost is likely to be considerable9. Draft RSS paragraphs 3.6.5- 3.6.8 and
Development Policy D refer to these concerns and the measures proposed to address them.
To the extent that there will be reliance on funding from Central Government, considerable
uncertainties nevertheless remain. These include the nature and amount of future funding
for the New Growth Points10 and the size of the Regional Funding Allocation (both of which
are subject to Government spending review), together with the level of support for the
innovative Regional Infrastructure Fund which is being jointly advanced with the South East
England Regional Assembly to forward fund projects11. Future reforms of the planning
system, notably with regard to the prospect of the introduction of some new form of
development charge, are also likely to have an impact on development-led funding. In this
latter connection, the Panel is aware that some Local Planning Authorities in the Region are
only now gearing up to the production of SPD on developer contributions, which may have
a particular bearing on affordable housing provision (this having been identified as one of
the greatest potential calls on expenditure).

9.23

A particular complexity arises where cross-boundary funding is required. This applies
equally with reference to developer contributions for individual schemes and to cross

8
9
10
11

Town and Country Planning (General Development Procedure) Order 1995.
See, for example, Statement on Matter 9/1 by South West Strategic Authorities (SE).
SWRA statement on Matter 9/1, appendix 2.
SWRDA statement on Matter 9/1, appended “Regional Infrastructure Funds: A Prospectus”.
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regional issues. There can be no fixed formula in such cases, because of the diversity both
of their funding needs and their potential funding sources. Paragraph 3.6.7 refers to
possibilities of pooling of contributions between Authorities across areas and the
establishment of consortia and development companies with private sector partners. No
doubt other approaches will be devised to address particular circumstances.
9.24

Whatever the case may be, RSS cannot guarantee funding, it can only put in place suitable
mechanisms to identify needs and priorities for such funding as becomes available. Policy
D and the further work that we have recommended above do that. The Panel is firmly of the
view that it would be wrong promote a counsel for perfection with regard to infrastructure
funding as a reason to delay the start of work on planning for the delivery of much needed
housing and other development for the region as a whole. The scale of the task facing the
region demands nothing less than for the process to begin positively and without
prevarication.

Implementation and Monitoring
Requirements of Policy MON1 of RPG10
9.25

Policy MON 1 requires the Regional Planning Body to consider and agree with the
Government Office and other regional partners the arrangements for monitoring, and to
prepare and issue a Technical Manual setting out the form and frequency for data collection.
Paragraph 1.3.27 of the draft Implementation Plan indicates work on first of these matters is
still in progress. With regard to second, a monitoring manual has been produced to deal
with technical requirements and notably includes provision for on-line data collection.

9.26

Comprehensive annual monitoring reports have now been produced for some years by
SWRA, and Government Office regards these as a “brand leader” among the regions.
Although largely in accord with the advice in the Good Practice Guide12, the range of data
capture will need to be reviewed to reflect differences in policy framework between RPG10
and draft RSS (as approved) and to reflect the requirements of PPS3 and PPS11. A
Strategic Information Providers Group has been set up involving the respective LPAs to take
this work forward.

9.27

Although the Panel heard some criticism that the monitoring process was too inward
looking, as paragraph 1.3.23 of the Implementation Plan makes clear the AMR is not the
only source of information on contextual changes that may be taking place. The Regional
Observatory provides statistics too, for example, as does the Highways Agency in the form
of published reports. There is some scope for engaging more with other stakeholders who
may have useful inputs, such as the Home Builders’ Federation and amenity bodies, but
there is also a need to avoid the process of monitoring and compilation of the AMR
becoming over-burdened with consultation and procedural complexity. The Panel
understands that there may be some scope for wider contributions to be advanced through
what SWRA refer to as a proposed “interface document”. We are content that arrangements
are progressing satisfactorily.

12

Regional Spatial Strategy Monitoring: A Good Practice Guide, published by ODPM in 2005.
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Measurement of ecological footprint and sustainable communities
9.28

There was debate on the extent to which it is possible to measure broad concepts like
ecological footprint and the development of sustainable communities for monitoring
purposes. Such concepts are expressed in Policies SD1, SD3 and SD4 (among others),
where the Implementation Plan refers to the establishment of measurable targets simply as
being “on-going”. The Panel accepts, however, that these policies are themselves “broadbrush” with detail picked up and expressed more specifically in later policies such as those
in Section 4 of draft RSS. Again, the proposed “Interface Document” may help ensure
uniformity of data capture among contributors to the AMR. We were also told that SWRA
is working with partners on arrangements for “bundling” indicators together in various
groupings that might allow for at least some empirical measurement. Such approaches will
be necessary as the AMR moves away from the RPG10 topic-based format and becomes
increasingly focussed on objectives and outcomes. The Panel acknowledges the complexity
of the subject and is content that due efforts are being made to comply with Good Practice
Guide recommendations.
Expression of targets against baselines

9.29

Concern was expressed to the Panel that the AMR does not provide sufficient information to
enable the effectiveness of the draft RSS in delivering progress towards policy objectives to
be clearly identified. We are aware that measurement of progress requires a fixed starting
point and a consistent stream of data over a lengthy period. This is difficult to achieve at the
outset of the new policy regime that will be established on approval of draft RSS, because
many of the baselines will be different from those under RPG10, and data collection in such
instances will have to be started afresh. The Good Practice Guide requires both contextual
and core indicators to be identified and monitored and we understand that SWRA is
considering the production of carbon trajectories, as well as using a trajectory based
approach for matters such as the degree of urbanisation that draft RSS policies are
delivering. In Chapter 7 of this Report, we have also suggested the adoption of a trajectory
approach for measuring performance on renewables. The AMR has been produced now for
some 5 years or so and is likely to continue to evolve organically and become more refined
as time goes by. We find no reason to intervene in this process.
Trigger points for remedial action

9.30
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Some participants wanted to see the inclusion of “trigger points” in the Implementation
Plan, so that should certain targets not be met – such as an insufficient delivery of affordable
housing – a prescribed remedial action would be swiftly and automatically initiated. This,
as it was expressed to the Panel, would better reflect a “plan, monitor and manage” approach
than what might otherwise become the alternative of “wait and see”. The Panel is not
convinced, however that suitable remedial action can be pre-determined in this way, because
under-performance may be caused by a number of factors which precipitate action might
exacerbate rather than resolve. Arbitrarily altering an affordable housing threshold, for
example, could make provision less economic and thus reduce supply rather than increase it.
At the extreme, it might be wrong to initiate a partial or wholesale review of draft RSS
simply because a single indicator had temporarily slipped. We are more persuaded to the
view that the outcomes of monitoring need a considered response, tailored to the particular
circumstances concerned.

Implementation and Monitoring

9.31

In sum, we find no reason to recommend modification of draft RSS in response to any of
these points, and acknowledge that “work in progress” on the Implementation Plan is
travelling in a suitable direction. We make no recommendation on the AMR as this is
outside our remit and, even so, find no reason to do so.

.
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Glossary
Abbreviations
Terms referred to in the Report
AA
AMR
AONB
BER
CO2
DCLG 2003
DCLG 2004
DER
draft RSS
ECP
EiP
ERM
GVA
ha
HMAs
HRA
IRS
JSAs
LDD
LDF
LTP
LZCs
N2K
NGP
PDL
PMM
PPG
PPS
PUA
RES
RFA
RFRA
RHS
RPA
RPG
RPG10
RSS
RTS
RUC
Section 106
SA
SAC
SANGS

Appropriate Assessment
Annual Monitoring Report
Area of Outstanding Natural Beauty
Building Emissions Rate
Carbon Dioxide
DCLG Household Projections 2003
DCLG Household Projections 2004 (Published 16 March 2007)
Dwelling Emissions Rate
Draft Regional Spatial Strategy for the South West 2006-2026 (June 2006)
European Convergence Programme
Examination in Public
Environment Resources Management
Gross Value Added
Hectares
Housing Market Areas
Habitats Regulations Assessment
Integrated Regional Strategy for the South West - ‘Just Connect!’
Joint Study Areas
Local Development Document
Local Development Framework
Local Transport Plan
Low and Zero Carbon energy sources
Natura 2000 Sites
New Growth Point
Previously Developed Land
Plan, Monitor and Manage
Planning Policy Guidance
Planning Policy Statement
Principal Urban Area
Regional Economic Strategy
Regional Funding Allocation
Regional Flood Risk Assessment
Regional Housing Strategy
Regional Planning Assessment
Regional Planning Guidance
Regional Planning Guidance for the South West (RPG10) September 2001
Regional Spatial Strategy
Regional Transport Strategy
Road User Charging
Section 106 Agreement
Sustainability Appraisal
Special Area of Conservation
Suitable Alternative Natural Green Space
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SEA
SFRA
SHMA
SME
SSA
SSCTs
SSSI
SuDS
SWARMMS
TER
TIF
WHS
WLDD
WPA
ZNM

Strategic Environmental Assessment
Strategic Flood Risk Assessment
Strategic Housing Market Assessment
Small and Medium Enterprise
Strategic Sustainability Appraisal
Strategically Significant Cities and Towns
Sites of Special Scientific Interest
Sustainable Drainage Systems
London to South West & South Wales Multi-Modal Study
Target Emissions Rate
Transport Innovation Fund
World Heritage Site
Waste Local Development Document
Waste Planning Authority
Zero Net Migration
Participants/organisations referred to in the Report

CPRE
DCLG
DfT
EA
EH
FOE
FSB
GOSW
HBF
HA
MoD
NHPAU
NHF
ONS
RA
RPB
SWRA
SWRDA
UCR
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Campaign to Protect Rural England
Department for Communities and Local Government
Department for Transport
Environment Agency
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Friends of the Earth
Federation of Small Businesses
Government Office for the South West
Home Builders Federation
Highways Agency
Ministry of Defence
National Housing and Planning Advice Unit
National Housing Federation
Office of National Statistics
Regional Assembly
Regional Planning Body
South West Regional Assembly (Regional Planning Body)
South West Regional Development Agency (Regional Development Agency)
Urban Regeneration Company
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Overall regional total
dpa

Housing Market Areas
South West England

31,600
20,500
9,200
13,800
13,600

4/9 West Cornwall HMA

4/10 Polycentric Devon and Cornwall
HMA,
4/11 Salisbury District HMA
4/12 Weymouth & Dorchester HMA

4/13 South Somerset District HMA

459,550
22,978

400
100

45,100

4/ 8 Plymouth HMA

Exmoor National Park
Isles of Scilly

40,150

4/7 Bournemouth & Poole HMA

1,000

12,442
22,498

10,000
27,900

4/5 Torbay District HMA
4/6 Taunton HMA

Dartmoor National Park

35,090

38,400

4/4 Exeter HMA

563,834
28,192

0
0

0

19,698

48,807

37,521

48,220

19,919
37,254

58,679

57,986

48,600

4/3 Gloucester & Cheltenham HMA

39,365

49,000

126,355

110,200

4/1 West of England HMA

4/2 Swindon HMA

2003 DLCG

Draft RSS

Housing Market Areas

564,490
28,225

0
0

0

19,703

11,407
20,406

37,246

49,930

46,956

46,518

20,960
34,159

64,835

48,769

34,148

129,453

2004 DLCG

+0.1%

0.0%

-8.3%
-9.3%

+6.1%

+2.3%

+25.1%

-3.5%

+5.2%
-8.3%

+10.5%

-15.9%

-13.3%

+2.5%

% Change DLCG
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Cheltenham
Gloucester
Exeter
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Appendix A (i): Housing Market Areas Sub-Regional Level: Draft RSS and DCLG Household Projections

Draft RSS and DCLG Household Projections

A1

Draft RSS and DCLG Household Projections

A2

Draft RSS Housing Totals, 2003 DCLG Housing Projections & Panel Modifications

Appendix A (ii): Comparison of Housing Market Areas, Unitary
Authorities & Districts: Draft RSS Housing Totals, 2003 DCLG Housing
Projections & Panel Modifications

WEST OF ENGLAND
HOUSING MARKET
AREA
BRISTOL CITY
SOUTH
GLOUCESTERSHIRE
NORTH SOMERSET
BATH AND NORTH
EAST SOMERSET
WEST WILTSHIRE

Draft RSS
2006-2026
Overall net
increase in
dwellings
(Number)

2003 DLCG
Projections

Difference
Between
2003 DCLG
projections
and Draft
RSS

Panel Mods
2006-2026
Overall net
increase in
dwellings
(Number)

Difference
Between
Draft
RSS
and
Panel Mods

Difference
Between
2003 DLCG
Projections
and
Panel Mods

110,200

126,355

- 16,155

126,950

16,750

595

28,000

29,768

- 1,768

30,000

2,000

232

23,000

27,499

- 4,499

30.800

7,800

3,301

26,000

24,799

+ 1,201

26,750

750

1,951

15,500

13,353

+ 2,147

18,800

3,300

5,447

10,500

18,604

- 8,104

12,300

1,800

- 6,304

MENDIP
SWINDON HOUSING
MARKET AREA
SWINDON

7,200

12,332

- 5,132

8,300

1,100

- 4,032

49,000

39,365

9,635

53,900

4,900

14,535

34,000

18,511

15,489

34,200

200

15,689

NORTH WILTSHIRE

10,000

13,450

- 3,450

13,700

3,700

250

KENNET
GLOUCESTER &
CHELTENHAM
HOUSING MARKET
AREA
GLOUCESTER

5,000

7,404

- 2,404

6,000

1,000

-1,404

48,600

57,986

- 9,386

56,400

7,800

- 1,586

11,500

12,267

- 767

11,500

0

- 767

CHELTENHAM

8,500

9,304

- 804

8,100

- 400

- 1,204

TEWKESBURY

10,500

9,289

1,211

14,600

4,100

5,311

STROUD

6,700

10,301

- 3,601

9,100

2,400

- 1,201

COTSWOLD

6,000

8,553

- 2,553

6,900

900

- 1,653

FOREST OF DEAN
EXETER HOUSING
MARKET AREA
EXETER CITY

5,400

8,272

- 2,872

6,200

800

- 2,072

38,400

58,679

- 20,279

46,900

8,500

- 11,779

10,500

12,269

- 1,269

12,000

1,000

- 269

EAST DEVON
ELSEWHERE IN
EXETER JSA (Exeter
City/East Devon/
Teignbridge) (+)
MID DEVON ***

11,400

19,357

- 7,457

17,100

5,200

- 2,257

6,400

10,388

- 3,988

7,400

1,000

- 2,988

TEIGNBRIDGE ***
TORBAY UNITARY
AUTHORITY HOUSING
MARKET AREA

8,600

16,665

- 7,565

10,400

1,300

- 6,265

10,000

19,919

- 9,919

20,000

10,000

81

1,500
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TAUNTON HOUSING
MARKET AREA
TAUNTON DEANE

Draft RSS
2006-2026
Overall net
increase in
dwellings
(Number)

2003 DLCG
Projections

Difference
Between
2003 DCLG
projections
and Draft
RSS

Panel Mods
2006-2026
Overall net
increase in
dwellings
(Number)

Difference
Between
Draft
RSS
and
Panel Mods

Difference
Between
2003 DLCG
Projections
and
Panel Mods

27,900

37,254

- 9,354

34,500

6,600

- 2,754

17,300

17,495

- 195

21,800

4,500

4,305

SEDGEMOOR

8,400

15,453

- 7,053

10,200

1,800

- 5,253

WEST SOMERSET**
BOURNEMOUTH &
POOLE HOUSING
MARKET AREA
BOURNEMOUTH

2,200

4,306

- 2,106

2,500

300

- 1,806

40,150

48,220

- 8,070

48,100

7,950

- 120

14,600

14,731

- 131

16,100

1,500

1,369

POOLE

9,500

10,419

- 919

10,000

500

- 419

CHRISTCHURCH

3,450

4,223

- 773

3,450

0

- 773

EAST DORSET IN JSA
ELSEWHERE IN EAST
DORSET DISTRICT (+)
PURBECK

5,200

7,185

- 1,785

6,400

1,000

- 785

2,100

3,286

- 1,186

5,150

3,050

1,864

NORTH DORSET
PLYMOUTH HOUSING
MARKET AREA
PLYMOUTH CITY
SOUTH HAMS ***
CARADON
WEST DEVON***
WEST CORNWALL
HOUSING MARKET
AREA
PENWITH

5,100

8,376

- 3,276

7,000

1,900

- 1,376

45,100

37,521

7,579

47,200

2,100

9,679

24,500
11,000
5,800
3,800

15,549
8,154
8,544
5,274

8,951
2,846
- 2,744
- 1,474

24,500
11,800
6,500
4,400

0
800
700
600

8,951
3,646
- 2,044
- 874

31,600

48,807

- 17,207

48,800

17,200

-7

200

4,800

7,738

- 2,938

7,800

3,000

62

KERRIER

8,200

13,663

- 5,463

14,400

6,200

737

CARRICK

10,000

11,671

- 1,671

10,900

900

- 771

RESTORMEL
POLYCENTRIC
DEVON & CORNWALL
HOUSING MARKET
AREA
NORTH CORNWALL

8,600

15,735

- 7,135

15,700

7100

- 35

20,500

35,090

- 14,590

35,000

14,500

- 90

7,600

13,466

- 5,866

13,400

5,800

- 66

TORRIDGE

4,800

10,686

- 5,886

10,700

5,900

14

NORTH DEVON **
SALISBURY DISTRICT
HOUSING MARKET
AREA
WEYMOUTH &
DORCHESTER
HOUSING MARKET
AREA
WEST DORSET

8,100

10,938

- 2,838

10,900

2,800

- 38

9,200

12,442

- 3,242

12,400

3,200

- 42

13,800

22,498

- 8,698

18,100

4,300

- 4,398

8,200

14,111

- 5,911

12,500

4,300

- 1,611
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WEYMOUTH &
PORTLAND
SOUTH SOMERSET
DISTRICT HOUSING
MARKET AREA
DARTMOOR
NATIONAL PARK*
EXMOOR NATIONAL
PARK*
ISLES OF SCILLY*

Draft RSS
2006-2026
Overall net
increase in
dwellings
(Number)

2003 DLCG
Projections

Difference
Between
2003 DCLG
projections
and Draft
RSS

Panel Mods
2006-2026
Overall net
increase in
dwellings
(Number)

Difference
Between
Draft
RSS
and
Panel Mods

Difference
Between
2003 DLCG
Projections
and
Panel Mods

5,600

8,387

- 2,787

5,600

0

- 2,787

13,600

19,698

- 6,098

19,700

6,100

2

1,000

1,000

1,000

400

400

400

100

100

100

TOTAL

459,550

563,834

dpa

22,978

28,192

Notes *
**
***
(+)

- 104,284

569,450

109,900

5,616

28,473

Estimated strictly local needs provision only.
Excludes part in Exmoor National Park.
Excludes part in Dartmoor National Park.
The draft RSS distinguishes between allocations for complete districts and allocations for
“elsewhere” within the HMA. In this Table the “elsewhere” components have been taken into
account in the relevant district “difference” columns. See Appendix B (i) for distributional
guidance.
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Appendix A (iii): Draft RSS HMA Strategic Assessments: District Level
& Locations and Panel Modifications
Panel
Modifications

DCLG 2003
Difference +/-

Bristol City

30,000

232

South Gloucestershire District

30.800

3,301

North Somerset District

26,750

1,951

Bath & NE Somerset District

18,800

+5,447

West Wiltshire District

12,300

- 6,304

8,300

- 4,032

126,950

595

HMA Strategic Assessments
(Panel’s proposed change)

4/1 West of England
STRATEGIC ASSESSMENT
West of England HMA- DCLG 2003 based demand - 126,355

Mendip District

126,355
126,950

Bristol City - DCLG 2003 based demand – 29,768
Bristol Urban Area (Increase by 2,000)
Bristol Urban Extension (A) part

28,500
1,500
30,000

30,000
- 29,768
232

South Gloucestershire - DCLG 2003 based demand – 27,499
Urban Area (Increase by 2,500 Cribbs Causeway and Filton)

15,500

Urban Extension (C&D)

8,000

Area of Search at Yate (5,000)

5,000

Remainder of District (Increase by 15%)

2,300
30,800

30,800
- 27,499
3,301

North Somerset - DCLG 2003 based demand – 24,799
WsM Urban Area

3,000

Bristol Urban Extension (A) part

9,000
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HMA Strategic Assessments

Panel
Modifications

WsM Urban Extension (F)

9,000

Remainder of District (Increase by 15%)

5,750
26,750

DCLG 2003
Difference +/-

26,750
- 24,799
1,951

Bath & NE Somerset - DCLG 2003 based demand – 13,353
Bath Urban Area

6,000

Bath Urban Extension (E)

1,500

Bristol Urban Extension (B)

6,000

Area of Search at Keysham (3,000)

3,000

Remainder of District (Increase by 15%)

2,300
18,800

18,800
- 13,353
5,447

West Wiltshire - DCLG 2003 based demand – 18,604
Trowbridge (Increase by 1,000)

6,000

Remainder of District (Increase by 15%)

6,300
12,300

12,300
- 18,604
- 6,304

Mendip - DCLG 2003 based demand – 12,332
District Total (Increase by 15%)

8,300

8,300
- 12,332
- 4,032

Overall HMA Summary
West of England HMA Districts
West of England HMA- DCLG 2003 based demand - 126,355

126,950

595
126,355
126,950
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Panel
Modifications

DCLG 2003
Difference +/-

Swindon Borough

34,200

15,689

North Wiltshire District

13,700

250

6,000

-1,404

53,900

14,535

HMA Strategic Assessments
4/2 Swindon HMA
STRATEGIC ASSESSMENT
Swindon HMA- DCLG 2003 based demand - 39,365

Kennet District

39,365
53,900

Swindon Borough - DCLG 2003 based demand - 18,511
Borough Urban Area

19,000

Urban Extension East (G)

12,000

Small Scale Urban Extensions

2,000

Remainder of Borough (Increase by 15%)

1,200
34,200

34,200
-18,511
15,689

North Wiltshire District - DCLG 2003 based demand - 13,450
Urban extension(s) to Swindon (Increase by 2,000)

3,000

Chippenham (Increase by 1000)

5,500

Remainder of District (Increase by 15%)

5,200
13,700

13,700
-13,450
250

Kennet District - DCLG 2003 based demand - 7,404
Overall District (Increase by 15%)

6,000

6,000
-7,404
-1,404

Overall HMA Summary
Swindon HMA Districts
Swindon HMA- DCLG 2003 based demand - 39,365

53,900

14,335
39,365
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/53,900

4/3 Gloucester and Cheltenham HMA
STRATEGIC ASSESSMENT
Glous & Chel HMA- DCLG 2003 based demand - 57,986
11,500

- 767

8,100

- 1,204

14,600

5,311

Stroud District

9,100

- 1,201

Cotswold District

6,900

- 1,653

Forest of Dean District

6,200

- 2,072

56,400

- 1,586

Gloucester City
Cheltenham Borough
Tewksbury District

57,986
56,400

Gloucester - DCLG 2003 based demand – 12,267
Gloucester Urban Area

11,500

11,500
- 12,267
- 767

Cheltenham - DCLG 2003 based demand – 9,304
Cheltenham Urban Area

6,500

Remainder of District
Urban Extension (IA) (600)

600

Urban Extension (I) (1000)

1,000
8,100

8,100
- 9,304
- 1,204

Tewksbury - DCLG 2003 based demand – 9,289
Cheltenham Urban Extension (I) (3000)

3,000

Cheltenham Urban Extension (I +) (1000)

1,000

Cheltenham Urban Extension (IB) (1000)

1,000

Cheltenham Urban Extension (IA) (700)
Gloucester Urban Extension (H)
Gloucester Urban Extension (H+)
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2,000
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HMA Strategic Assessments

Panel
Modifications

Gloucester Urban Extension (HA)

1,500

Existing Commitments (Gloucester)

2,000

Remainder of District (Increase by 15%)

2,900
14,600

DCLG 2003
Difference +/-

14,600
- 9,289
5,311

Stroud- DCLG 2003 based demand – 10,301
Gloucester Urban Extension (HB)

1,500

Existing Commitments (Gloucester)

2,000

Remainder of District (Increase by 15%)

5,600
9,100

9,100
- 10,301
- 1,201

Cotswold- DCLG 2003 based demand – 8,553
Overall District (Increase by 15%)

6,900

6,900
- 8,553
- 1,653

Forest of Dean- DCLG 2003 based demand – 8,272
Overall District (Increase by 15%)

6,200

6,200
- 8,272
- 2,072

Overall HMA Summary
Gloucester & Cheltenham HMA Districts

56,400

- 1,586
57,986

Glous & Chel HMA- DCLG 2003 based demand - 57,986

56,400

4/4 Exeter HMA
STRATEGIC ASSESSMENT
Exeter HMA - DCLG 2003 based demand – 58,679
Exeter District

12,000

- 269

East Devon

17,100

- 2,257

Mid Devon

7,400

- 2,988
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HMA Strategic Assessments
Teignbridge

Panel
Modifications

DCLG 2003
Difference +/-

10,400

-6,265

46,900

- 11,779
58,679
46,900

Exeter District - DCLG 2003 based demand – 12,269
District Urban Area (Increase by 1000)
Urban Extension (K1)

11,500
500
12,000

12,000
-12,269
- 269

East Devon - DCLG 2003 based demand – 19,357
Urban Extension (J)

6,500
1,000

Urban Extension (J1) (post 2021)
Urban Extension (K2) (part of 2

nd

New Community of 6,000

3,000

Urban Extension (K1) (increase by 500)

1,000

Remainder of District (increase by 15%)

5,600
17,100

17,100
- 19,357
-2,257

Mid Devon - DCLG 2003 based demand – 10,388
Overall District (increase by 15%)

7,400

7,400
-10,388
- 2,988

Teignbridge - DCLG 2003 based demand – 16,665
Remainder of District (increase by 15%)
Urban Extension (K1)

9,900

9,900

500

500

10,400

10,400
-16,665
- 6,265

Overall HMA Summary
Exeter HMA Districts
Exeter HMA - DCLG 2003 based demand – 58,679

A12

46,900

- 11,779
58,679
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/46,900

4/5 Torbay District HMA
STRATEGIC ASSESSMENT
Torbay District - DCLG 2003 based demand – 19,919
Torbay District

20,000

81
19,919
20,000

Torbay District - DCLG 2003 based demand – 19,919
Urban Area
Adjoining Urban Area (Urban Extension)

7,200
12,800
20,000

20,000

- 19,919

- 19,919

- 9,919

81

20,000

81

Overall HMA Summary
Torbay District HMA

19,919

Torbay District HMA- DCLG 2003 based demand – 19,919

20,000

4/6 Taunton HMA
STRATEGIC ASSESSMENT
Taunton HMA - DCLG 2003 based demand – 37,254
Taunton Deane District

21,800

4,305

Sedgemoor District

10,200

- 5,253

2,500

- 1,806

34,500

- 2,754

West Somerset District

37,254
34,500

Taunton Deane District - DCLG 2003 based demand – 17,495
Taunton Urban Area

11,000

Taunton Urban Extension (L) (Increase by 1000)

4,000

Taunton Urban Extension (SW) (3000)

3,000

Remainder of District (Increase by 15% including Wellington

3,800

A13
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/-

21,800

21,800

Urban Area)

- 17,495
4,305

Sedgemoor District - DCLG 2003 based demand – 15,453
Bridgwater Urban Area

6,200

Adjoining Urban Area (Urban Extension)

1,500

Remainder of District (increase by 15%)

2,500
10,200

10,200
- 15,453
- 5,253

West Somerset DCLG 2003 based demand – 4,306
Overall District (increase by 15%)

2,500

2,500
- 4,306
- 1,806

Overall HMA Summary
Taunton HMA Districts

34,500

- 2,754
37,254

Taunton HMA - DCLG 2003 based demand – 37,254

34,500

4/7 Bournemouth and Poole HMA
STRATEGIC ASSESSMENT
Bournemouth & Poole HMA- DCLG 2003 based demand –
48,220
Bournemouth District

16,100

1,369

Poole District

10,000

- 419

Christchurch District

3,450

- 773

East Dorset District

6,400

- 785

Purbeck District

5,150

1,864

North Dorset District

7,000

- 1,376

48,100

-120
48,220
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/48,100

Bournemouth District - DCLG 2003 based demand – 14,731
Bournemouth Urban Area
Bournemouth Urban Extension (Q)

14,600
1,500
16,100

16,100
- 14,731
1,369

Poole District - DCLG 2003 based demand – 10,419
Poole Urban Area (Increase by 500)

10,000

10,000
- 10,419
-419

Christchurch District - DCLG 2003 based demand – 4,223
Christchurch Urban Area
Christchurch Urban Extension (M)

2,850
600
3,450

3,450
- 4,223
- 773

East Dorset District - DCLG 2003 based demand – 7,185
Remainder of Strategy Area (Increase by 1000)
Urban Extension (N)
Urban Extension (O&P)
Further Remainder of District

3,800
700
1,700
200
6,400

6,400
- 7,185
- 785

Purbeck District - DCLG 2003 based demand – 3,286
Area of Search in NE Purbeck within the SSCT Area (2,750)

2,750

Remainder of District (increase by 15%)

2,400
5,150

5,150
- 3,286
+1,864
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/-

North Dorset District - DCLG 2003 based demand – 8,376
Area of Search Shaftesbury/Gillingham

1,000

Remainder of District (increase by 15%)

6,000
7,000

7,000
- 8,376
- 1,376

Overall HMA Summary
Bournemouth & Poole HMA- Districts

48,100

-120
48,220

Bournemouth & Poole HMA- DCLG 2003 based demand – 48,220

48,100

4/8 Plymouth HMA
STRATEGIC ASSESSMENT
Plymouth HMA - DCLG 2003 based demand – 37,521
Plymouth City

24,500

8,951

South Hams

11,800

3,646

Caradon

6,500

- 2,044

West Devon

4,400

- 874

47,200

9,679
37,521
47,200

Plymouth City - DCLG 2003 based demand – 15,549
Urban Area Capacity
Additional Urban Area Capacity

24,000
500
24,500

24,500
-15,549
8,951

South Hams District - DCLG 2003 based demand – 8,154
Urban Extension (R)
Remainder of Strategic Area
Remainder of District (Increase by15%)
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5,500
500
5,800
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/-

11,800

11,800
-8,154
3,646

Caradon District - DCLG 2003 based demand – 8,544
Saltash Torpoint

1,000

1,000

Remainder of District (Increase by 15%)

5,500

5,500

6,500

6,500
-8,544
-2,044

West Devon District - DCLG 2003 based demand – 5,274
Total District (Increase by15%)

4,400

4,400
-5,274
-874

Overall HMA Summary
Plymouth HMA Districts

47,200

9,679
37,521

Plymouth HMA - DCLG 2003 based demand – 37,521

47,200

4/9 West Cornwall HMA
STRATEGIC ASSESSMENT
West Cornwall HMA - DCLG 2003 based demand - 48,807
Penwith District

7,800

62

Kerrier District

14,400

737

Carrick District

10,900

- 771

Restormel District

15,700

- 35

48,800

-7
48,807
48,800

Penwith District - DCLG 2003 based demand – 7,738
Overall District (Increase by 3,000)

7,800

7,800
-7,738
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/62

Kerrier District - DCLG 2003 based demand - 13,663
CPR Urban Area

6,000

CPR Urban Extension (5,100)

5,100

Falmouth Penryn Urban Extension (800)
Remainder of District (Increase by15%)

800

800

2,500
14,400

14,400
-13,663
737

Carrick District - DCLG 2003 based demand - 11,671
Truro Urban Area

1,000

Truro Urban Extension (S)

4,000

Truro Urban Extension (+) (1,400)

1,400

Falmouth / Penryn Urban Area

2,000

Remainder of District (Increase by15%)

2,500
10,900

10,900
-11,671
-771

Restormel District - DCLG 2003 based demand - 15,735
Overall District (Increase by 7,100)

15,700

15,700
-15,735
-35

Overall HMA Summary
West Cornwall HMA Districts

48,800

-7
48,807

West Cornwall HMA - DCLG 2003 based demand - 48,807

48,800

4/10 Polycentric Devon and Cornwall HMA
STRATEGIC ASSESSMENT
Polycentric D & C HMA - DCLG 2003 based demand – 35,090
North Cornwall District

13,400

- 66

Torridge District

10,700

14
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HMA Strategic Assessments
North Devon District

Panel
Modifications

DCLG 2003
Difference +/-

10,900

- 38

35,000

- 90
35,090
35,000

North Cornwall District - DCLG 2003 based demand – 13,466
Overall District (Increase by 5,800)

13,400

13,400
- 13,466
- 66

Torridge District - DCLG 2003 based demand – 10,686
Overall District (Increase by 5,900)

10,700

10,700
- 10,686
14

North Devon District - DCLG 2003 based demand – 10,938
Barnstaple Urban Area

4,800

Barnstaple Urban Extension (2,400)

2,400

Remainder of District (Increase by15%)

3,700
10,900

10,900
- 10,938
-38

Overall HMA Summary
Polycentric D & C HMA Districts

35,000

- 90
35,090

Polycentric D & C HMA - DCLG 2003 based demand – 35,090

35,000

4/11 Salisbury District HMA
STRATEGIC ASSESSMENT
Salisbury District HMA- DCLG 2003 based demand – 12,442
Salisbury District

12,400

- 42
12,442
12,400

Salisbury District - DCLG 2003 based demand – 12,442
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Panel
Modifications

DCLG 2003
Difference +/-

Salisbury City Urban Area (Increase by 1,000)

6,000

6,000

Remainder of District (Increase by 2,200)

6,400

6,400

12,400

12,400

HMA Strategic Assessments

- 12,442
- 42

Overall HMA Summary
Salisbury District HMA

12,400

-42
12,442

Salisbury District HMA- DCLG 2003 based demand – 12,442

12,400

4/12 Weymouth & Dorchester HMA
STRATEGIC ASSESSMENT
Weymouth & Dorchester HMA- DCLG 2003 based demand –
22,498
West Dorset District
Weymouth & Portland District

12,500

-1,611

5,600

- 2,787

18,100

- 4,398
22,498
18,100

West Dorset District - DCLG 2003 based demand – 14,111
Dorchester Urban Area

4,000

Dorchester Urban Extension

3,000

Weymouth Urban Extension

700

Remainder of District (Increase by 15%)

4,800
12,500

12,500
- 14,111
- 1,611

Weymouth & Portland District - DCLG 2003 based demand –
8,387
Weymouth Urban Area
Remainder of District

5,000
600
5,600

5,600
- 8,387
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HMA Strategic Assessments

Panel
Modifications

DCLG 2003
Difference +/- 2,787

Overall HMA Summary
Weymouth & Dorchester HMA Districts
Weymouth & Dorchester HMA- DCLG 2003 based demand –
22,498

18,100

- 4,398
22,498
18,100

4/13 South Somerset District HMA
STRATEGIC ASSESSMENT
South Somerset District - DCLG 2003 based demand – 19,698
South Somerset District

19,700

2
19,698
19,700

South Somerset District - DCLG 2003 based demand – 19,698
Yeovil Urban Area

6,400

Yeovil Urban Extension

5,000

Remainder of District (Increase by 15%)

8,300
19,700

19,700
- 19,698
2

Overall HMA Summary
South Somerset District HMA
South Somerset District - DCLG 2003 based demand – 19,698

19,700

2
19,698
19,700
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Appendix A (iv): Employment Projections by Housing Market Area
HMA

Projected HMA growth in employment
2006 -2026 @ 3.2% GVA

West of England

137,200

Swindon

42,700

Gloucester and Cheltenham

41,700

Exeter

40,600

Torbay

10,100

Taunton

25,800

Bournemouth and Poole

45,400

Plymouth

30,500

West Cornwall

33,100

Polycentric

20,300

Salisbury

13,900

Weymouth and Dorchester

11,900

South Somerset

10,700

Source: Cambridge Econometrics, Scenario 2 (3.2%) November 2006.
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100

48800

West Cornwall

UE = Urban Extension(s)
SSUE = Small Scale Urban Extension(s)
RESA = Remainder of Strategy Area
AoS = Area of Search
NP= National Park
OT = Overall Total
RE = Remainder
* Location not specified

35000

NP

400

47200

Plymouth

1000

Torbay

20000

NP

Polycentric Devon & Cornwall

SSCT = Strategically Significant Cities and Towns Area
UA = Urban Area
AUA = Adjoining Urban Area
EC =Existing Commitments

Notation

Panel Modifications to Draft RSS (569,450 dwellings, 28,473 dpa)

South West Housing Market Areas by Districts

Housing Market Area (HMA) Figures

46900

Exeter

Taunton

18100

S.Somerset

Salisbury

48100

Bournemouth & Poole

19700

Weymouth & Dorchester

34500

126950

Swindon

56400

12400

53900

Gloucester & Cheltenham

West of England

Appendix B: (i) Draft RSS: Housing Market Areas Figures and Panel Modifications

Housing Market Areas Figures and Panel Modifications

B1

B2

UA 28500

* Location not specified

North Somerset

RE 5750

UE (F) 9000

UA 3000

Weston-Super-Mare

UE (A) 9000

UE (A) 1500

Bristol

UA 15500

RE 2300

UE (C&D)
8000
SSCT 102000

3000 *

Keynsham

RE 2300

UE (E) 1500

UA 6000

Bath

West of England SSCT Area

5000

Yate

OT 8300

Mendip

Bath and North East Somerset

UE (B) 6000

South Gloucestershire

West of England HMA Overall Housing Totals 2006-2026

4/1 West of England HMA Panel Modifications

RE 6300

West Wiltshire

6000 *

Trowbridge

OT 126950

Housing Market Areas Figures and Panel Modifications

5500

Chippenham

RE 5200

North Wiltshire

OT 53900

Kennet

OT 6000

RE 1200

SSCT 36000

Swindon

UE (G) 12000

SSUEs 2000

UA 19000

Swindon SSCT Area
UEs 3000

Swindon HMA Overall Housing Totals 2006-2026

4/2 Swindon HMA Panel Modifications

Housing Market Areas Figures and Panel Modifications

B3

B4

OT 6200

Tewksbury

EC 2000

Stroud

RE 5600

UE (IA) 600

UA 6500

Cheltenham

UE (I) 1000

UE (I) 3000

UE (I +) 1000

UE (IA) 700

UE (HA) 1500

EC 2000

UE (H) 2000

UE (H+) 500

UE (HB) 1500

UA 11500

Gloucester

SSCT 34800

UE (IB) 1000

RE 2900

Gloucester and Cheltenham SSCT Area

Forest of Dean

Gloucester and Cheltenham HMA Overall Housing Totals 2006-2026

4/3 Gloucester and Cheltenham HMA Panel Modifications

Cotswold

OT 6900

OT 56400

Housing Market Areas Figures and Panel Modifications

Teignbridge

UE (J1) 1000
(post 2021)

UE (K1) 500

RE 9900

UE (K1) 500

UE (J) 6500

UE (K2) 3000 +

UE (K1) 1000

SSCT 24000

UA 11500

Exeter

Exeter SSCT Area

OT 7400

Mid Devon

Exeter HMA Overall Housing Totals 2006-2026

4/4 Exeter HMA Panel Modifications

East Devon

RE 5600

OT 46900

Housing Market Areas Figures and Panel Modifications

B5

B6

* Location not specified

Torbay

Torbay SSCT Area

UAUA 12800 *

UA 7200

SSCT 20000

Torbay Unitary Authority HMA Overall Housing Totals 2006 -2026

4/5 Torbay Unitary Authority HMA Panel Modifications
OT 20000

Housing Market Areas Figures and Panel Modifications

OT 2500

West Somerset

UA 6200

UA/UE 1500

Bridgwater

RE 2500

Sedgemoor

OT 34500

Taunton Deane

RE 3800

SSCT 25700

UE (SW) 3000

UA 11000

UE (L) 4000

Taunton

Taunton and Bridgwater SSCT Area

Taunton HMA Overall Housing Totals 2006 -2026

4/6 Taunton HMA Panel Modifications

Housing Market Areas Figures and Panel Modifications

B7

B8

Purbeck

RE 2400

AoS SG 1000

RE 6000

North Dorset

AoS 2750

Poole

UA 10000

UE (N) 700

RESA 3800

RE 200

East Dorset

Bournemouth

UA 14600

UE (Q) 1500

UEs (O&P) 1700

OT 48100

Christchurch

UA 2850

UE (M) 600

SSCT 38500

South East Dorset SSCT Area

Bournemouth & Poole HMA Overall Housing Totals 2006 – 2026

4/7 Bournemouth & Poole HMA Panel Modifications

Housing Market Areas Figures and Panel Modifications

RE 5500

Caradon

UA 1000

Saltash &
Torpoint

Plymouth

AUA 500

UA 24000

Plymouth SSCT Area

Plymouth HMA Overall Housing Totals 2006 – 2026

4/8 Plymouth HMA Panel Modifications

UE (R) 5500

RE 500

SSCT 31500

RE 5800

South Hams

OT 4400

West Devon

OT 47200

Housing Market Areas Figures and Panel Modifications

B9

B10
RE 2500

Carrick

Kerrier

UA 2000

Falmouth-Penryn

UE (+) 1400

UE (S) 4000

UA 1000

Truro

SSTCs 20300

RE 2500

UE (FP) 800

UE 5100 *

UA 6000

CambornePool-Redruth

Camborne/Pool/Redruth,
Falmouth-Penryn
and Truro SSCT Area

* Location not specified

OT 7800

Penwith

West Cornwall HMA Overall Housing Totals 2006 -2026

4/9 West Cornwall HMA Panel Modifications

OT 15700

Restormel

OT 48800

Housing Market Areas Figures and Panel Modifications

OT 13400

North Cornwall

OT 10700

Torridge

OT 35000

RE 3700

UE 2400

UA 4800

Barnstaple

North Devon

Polycentric Devon & Cornwall HMA Overall Housing Totals 2006-2026

4/10 Polycentric Devon & Cornwall HMA Panel Modifications

Housing Market Areas Figures and Panel Modifications

B11

B12

RE 6400

Salisbury

Salisbury District HMA Overall Housing Totals 2006 -2026

4/11 Salisbury District HMA Panel Modifications

UA 6000

Salisbury City

OT 12400

Housing Market Areas Figures and Panel Modifications

* Location not specified

UE 3000 *

UA 4000

Dorchester

Weymouth & Portland

5000

Weymouth

UE 700

RE 4800

West Dorset

RE 600

Weymouth & Dorchester HMA Overall Housing Totals 2006 - 2026

4/12 Weymouth & Dorchester HMA Panel Modifications
OT 18100

Housing Market Areas Figures and Panel Modifications

B13

B14

* Location not specified

RE 8300

South Somerset

UE 5000 *

UA 6400

Yeovil

South Somerset District HMA Overall Housing Totals 2006 - 2026

4/13 South Somerset District HMA Panel Modifications
OT 19700

Housing Market Areas Figures and Panel Modifications

Index to Draft RSS Policies and Panel’s Recommended Policies

Appendix C (i): Index to Draft RSS Policies and Panel’s Recommended
Policies
Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

SD1 The Ecological Footprint

Retain Policy

Policy SD1 Ecological Footprint

No Change

SD2 Climate Change

Retain Policy

Policy SD2 Climate Change

No Change

SD3 The Environment and Natural
Resources
SD4 Sustainable Communities

Retain Policy

Policy SD3 Environment and Natural
Resources
Policy SD4 Sustainable
Communities

No Change

SECTION 1 SUSTAINABLE FUTURE FOR
THE SOUTH WEST
Sustainable Development Statements

Retain Policy

No Change

SECTION 2 THE CONTEXT FOR THE
SPATIAL STRATEGY
No Policy Statements
SECTION 3 THE SPATIAL STRATEGY
AND GUIDANCE FOR THE SCALE AND
LOCATION OF DEVELOPMENT
Spatial Strategy Statements

New Policy
Development Policy A
Development at the Strategically
Significant Cities and Towns
(SSCTs)
Development Policy B
Development at Market Towns
Development Policy C
Development in Small Towns and
Villages

Modify Policy

Policy SS Overall Core Spatial
Strategy
Policy A Development at the
Strategically Significant Cities and
Towns (SSCTs)

3.1

Modify Policy
and rename
Modify Policy
and rename

Policy B Settlements Suitable for
Locally Significant Development
Policy C1 Development in Small
Towns and Villages

3.2

New Policy

Policy C2 Development in the Open
Countryside
Policy D Infrastructure for
Development

3.3

3.2

3.2

Development Policy D
Infrastructure for Development
Development Policy E High Quality
Design
Development Policy F Master
Planning
Development Policy G Sustainable
Construction
Development Policy H Re-using
Land
Development Policy I Release,
Redevelopment or Disposal of
Land
Development Policy J Joint
Working

Retain Policy

No Change

SR1 The North and Centre of the
Region
SR25 South East of the Region
SR32 The Western Peninsula

Delete

3.1

Delete
Delete

3.1
3.1

Not
considered
Modify Policy

No Change
Policy F Master Planning

6.2

Modify Policy

Policy G Sustainable Construction

7.2.3

Modify Policy

Policy H Re-using Land

3.4

Delete
Modify Policy

3.4
Policy J Joint Working

3.5

C1

Index to Draft RSS Policies and Panel’s Recommended Policies

Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

SECTION 4 SUB REGIONAL STRATEGY
STATEMENTS AND HOUSING
DISTRIBUTION
Sub Regional Strategy Statements
4.1 West of England HMA sub- regional
strategy

SR2 Joint Planning for West of
England

SR3 Bristol and Bath Green Belt
SR4 Bristol
SR5 Bath
SR6 Weston-super-Mare
SR23 Trowbridge

Delete and
replace with
new Policy
New Policy
New Policy
New Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

Policy SR1.1 Sub-Regional
Approach

4.1.1

Policy SR1.2 Role and Function
Policy SR1.3 Employment Provision
Policy SR1.4 Housing Provision
Policy SR1.5 Green Belt

4.1.2
4.1.4
4.1.5
4.1.7
4.1.5
4.1.5
4.1.5
4.1.5

4.2 Swindon HMA sub- regional strategy

New Policy

SR7 Swindon
SR8 Swindon
SR9 Swindon
SR22 Chippenham

New Policy
New Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

Policy SR2.1 Sub-Regional
Approach
Policy SR2.2 Role and Function
Policy SR2.3 Employment Provision

Policy SR2.4 Housing Provision

4.2.1
4.2.2
4.2.3
4.2.2
4.2.4
4.2.2
4.2.2

4.3 Gloucester and Cheltenham HMA subregional strategy

SR10 Joint Planning for Gloucester
and Cheltenham

SR11 Gloucester and Cheltenham
Green Belt

C2

Delete and
replace with
new Policy
New Policy
New Policy
New Policy
Delete and
replace with
new Policy

Policy SR3.1 Sub-Regional
Approach

4.3.1

Policy SR3.2 Role and Function
Policy SR3.3 Employment Provision
Policy SR3.4 Housing Provision
Policy SR3.5 Green Belt

4.3.2
4.3.3
4.3.4
4.3.5

Index to Draft RSS Policies and Panel’s Recommended Policies

Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

SR12 Gloucester

Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

SR13 Cheltenham
SR14 Stroud, Tewkesbury and
Forest of Dean Towns

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

4.3.3
4.3.3
4.3.3

4.4 Exeter HMA sub-regional strategy

SR15 Exeter
SR16 Exeter
SR17 Exeter
SR18 Exeter
SR19 Newton Abbot

Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

Policy SR4.1 Sub-Regional
Approach

4.4.1

Policy SR4.2 Role and Function

4.4.2

Policy SR4.3 Employment Provision

4.4.3

Policy SR4.4 Housing Provision

4.4.4
4.4.2

4.5 Torbay Unitary Authority HMA subregional strategy

SR36 Torbay

SR37 Torbay

Delete and
replace with
new Policy
New Policy

Policy SR5.1 Sub-Regional
Approach

4.5.1

Policy SR5.2 Role and Function

4.5.2

New Policy
Delete and
replace with
new Policy

Policy SR5.3 Employment Provision
Policy SR5.4 Housing Provision

4.5.3
4.5.4

New Policy

Policy SR6.1 Sub-Regional
Approach
Policy SR6.2 Role and Function
Policy SR6.3 Employment Provision
Policy SR6.4 Housing Provision

4.6 Taunton HMA sub-regional strategy

SR20 Taunton, Bridgwater and
Wellington
SR21 Taunton, Bridgwater and
Wellington

New Policy
New Policy
New Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

4.6.1
4.6.2
4.6.3
4.6.4
4.6.1
4.6.4

4.7 Bournemouth and Poole HMA subregional strategy

SR26 Joint Planning for South East
Dorset

Delete and
replace with
new Policy

Policy SR7.1 Sub-Regional
Approach

4.7.1
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Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

SR27 South East Dorset Green
Belt
SR28 Pattern of Development and
the Environment
SR29 South East Dorset

Panel
Modifications
(PMs)

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

New Policy
New Policy
New Policy
New Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy

Policy SR7.2 Role and Function
Policy SR7.3 Employment Provision
Policy SR7.4 Housing Provision
Policy SR7.5 Ecological Integrity
Policy SR7.6 Green Belt

4.7.3
4.7.4
4.7.5
4.7.7
4.7.9

Delete and
replace with
new Policy
Delete and
replace with
new Policy
New Policy
New Policy
Delete and
replace with
new Policy

Policy SR8.1 Sub-Regional
Approach

4.7.7
4.7.5

4.8 Plymouth HMA sub-regional strategy

SR33 Plymouth, South East
Cornwall and South West Devon A
SR34 Plymouth, South East
Cornwall and South West Devon B

SR35 Plymouth, South East
Cornwall and South West Devon C

4.8.1
4.8.1

Policy SR8.2 Role and Function
Policy SR8.3 Employment Provision
Policy SR8.4 Housing Provision

4.8.2
4.8.3
4.8.4

4.9 West Cornwall HMA sub-regional strategy

SR38 The European Objective 1
Region
SR39 Cornwall Towns –
Cambourne-Pool-Redruth, Truro
and Falmouth-Penryn
SR40 Cornwall Towns –
Cambourne-Pool-Redruth, Truro
and Falmouth-Penryn
SR41 Cornwall Towns –
Cambourne-Pool-Redruth, Truro
and Falmouth-Penryn C
SR42 The Isles of Scilly,

Delete and
replace with
new Policy
Delete and
replace with
new Policy
New Policy
Delete and
replace with
new Policy
Delete and
replace with
new Policy
Retain and
rename

Policy SR9.1 Sub-Regional
Approach

4.9.1

Policy SR9.2 Role and Function

4.9.3

Policy SR9.3 Employment Provision
Policy SR9.4 Housing Provision

4.9.4
4.9.5
4.9.5

Policy SR9.5 The Isles of Scilly

No Change
but rename

4.10 Polycentric Devon and Cornwall HMA
sub-regional strategy

SR43 Barnstaple and Bideford

Delete and
replace with
new Policy
New Policy
New Policy
New Policy

Policy SR10.1 Sub-Regional
Approach

4.10.1

Policy SR10.2 Role and Function
Policy SR10.3 Employment
Provision
Policy SR10.3 Housing Provision

4.10.2
4.10.3
4.10.4

4.11 Salisbury District HMA sub-regional
strategy

New Policy
C4
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and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

New Policy
SR30 Salisbury

Delete and
replace with
new Policy

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Approach and Role and Function
Policy SR11.2 Employment
Provision
Policy SR11.3 Housing Provision

Recommendation in
Panel Report to Policy
and/or supporting text

4.11.2
4.11.3

4.12 Weymouth and Dorchester HMA subregional strategy

SR31 Dorchester and Weymouth

Delete and
replace with
new Policy
New Policy
New Policy
New Policy

Policy SR12.1 Sub-Regional
Approach

4.12.1

Policy SR12.2 Role and Function
Policy SR12.3 Employment
Provision
Policy SR12.4 Housing Provision

4.12.2
4.12.3
4.12.4

4.13 South Somerset District HMA subregional strategy

New Policy
New Policy
New Policy
SR24 Yeovil

Delete and
replace with
new Policy

Policy SR13.1 Sub-Regional
Approach
Policy SR13.2 Role and Function
Policy SR13.3 Employment
Provision
Policy SR13.4 Housing Provision

4.13.1
4.13.2
4.13.3
4.13.4

4.14 Overall Demand and Sub regional
Capacity
Housing Distribution

HD1 Sub-regional Distribution of
Housing 2006-2026
HD2 Phasing of Housing
Development and Ensuring Land
Supply

Retain Policy
with new
Tables
Modify Policy
with new
Tables

Policy HD1 Sub-Regional
Distribution of Housing 2006-2026

4.14.1

Policy HD2 Phasing of Housing
Development and Ensuring Land
Supply

4.14.2

New Policy

Policy TRANs1 RTS Aims and
Objectives
Policy TRANs2 Demand
Management and Public Transport
in the SSCTs

SECTION 5 REGIONAL APPROACH TO
TRANSPORT
Regional Transport Strategy Statements

TR1 Demand Management and
Public Transport in the SSCTs

Replace with
new Policy

TR2 The M4 and M5

Replace with
new Policy
Replace with
new Policy
Replace with
new Policy
New Policy
New Policy

TR3 Second Strategic Route
TR4 Remainder of the Trunk Road
Network

5.2
5.3
5.6
5.6

Policy TRANs3 Managing Demand
from Development
Policy TRANs4 Parking
Policy TRANs5 Transport Strategies
for the SSCTs

5.3
5.4
5.5
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Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

New Policy

Policy TRANs6 Public Transport
Services
Policy TRANs7 Strategic Transport
Corridor Management
Policy TRANs7A Exeter to London
via Bristol.
Policy TRANs7B Exeter to London
via Salisbury and Basingstoke.
Policy TRANs7C Exeter to Plymouth
and Penzance
Policy TRANs7D Weymouth to
London via South East Dorset.
Policy TRANs7E Bristol/Bath to the
South Coast.
Policy TRANs7F Bristol to the North
via Gloucester/Cheltenham.
Policy TRANs7G Exeter to
Dorchester
Policy TRANs7H Exeter to
Barnstaple

5.6

New Policy
New Policy
New Policy
New Policy
New Policy
New Policy
New Policy
New Policy
New Policy
TR5 Inter-regional Rail Network
TR6 Inter-regional Bus and Coach
Network
TR7 Ports
TR8 Bristol Port
TR9 Airports
TR10 Regional Connectivity
TR11 Intra-regional Public
Transport
TR12 Regional Freight Map
TR13 Rail Freight Interchange
Facilities

Replace with
new Policy
Replace with
new Policy
No change
but rename
Modify Policy
and rename
Modify Policy
and rename
Replace with
new Policy
Replace with
new Policy
Modify Policy
and rename
Policy
Rename
Policy

5.6
5.6
5.6
5.6
5.6
5.6
5.6
5.6
5.6
5.6
5.6

Policy TRANs8 Ports

5.8

Policy TRANs9 Bristol Port

5.8

Policy TRANs10 Airports

5.9
5.6
5.6

Policy TRANs11 Regional Freight
Transport

5.10
5.11

Policy TRANs12 Rail Freight
Interchange Facilities

No Change
but rename

Policy H1 Affordable Housing
Policy H2 Housing Densities

6.1
6.2
No Change

SECTION 6 HARNESSING THE
BENEFITS OF POPULATION GROWTH
AND MANAGING THE IMPLICATIONS OF
POPULATION CHANGE

H1 Affordable Housing
H2 Housing Densities
GT1 Assessment of Need for
Gypsy and Traveller
Accommodation Requirements
CS1 Provision of Community
Services
HE1 Planning for Health Care
HE2 Provision of Additional Health
Care Facilities

C6

Modify Policy
Modify Policy
Not
considered
Not
considered
Not
considered
Not
considered

No Change
No Change
No Change
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Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

HE3 Health Impact Assessments

Not
considered
Not
considered
Not
considered
Modify Policy

SK1 Facilitating Access to Skills
Training
LCF1 Local Cultural Facilities
GI1 Green Infrastructure

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

No Change
No Change
No Change
Policy GI1 Green Infrastructure

4.0.3
4.0.4

SECTION 7 ENHANCING DISTINCTIVE
ENVIRONMENTS AND CULTURAL LIFE

C1 Regional and Sub-regional
Cultural Infrastructure
ENV1 Protecting and Enhancing
the Region’s Natural and Historic
Environment
ENV2 Landscape Character Areas
ENV3 Protected Landscapes
ENV4 Nature Conservation
ENV5 The Historic Environment
CO1 Defining the Coastal Zone

Not
considered
Modify Policy
Not
considered
Not
considered
Not
considered
Not
considered
Retain Policy

CO2 Coastal Planning
F1 Flood Risk
RE1 Renewable Electricity
Targets: 2010 and 2020
RE2 Coastal Zones and Offshore
Energy
RE3 Renewable Heat Targets
RE4 Meeting the Targets Through
Development of New Resources

Retain Policy
Modify Policy
Modify Policy

RE5 Renewable Energy and New
Development
RE6 Water Resources

Modify Policy

RE7 Sustainable Land
Management
RE8 Woodlands and Forests
RE9 Air Quality
RE10 Supply of Aggregates and
Other Minerals
RE11 Maintaining a Land Bank of
Aggregates
RE12 Recycled and Secondary
Aggregates
W1 Provision of Waste Sites
W2 Waste Facilities and the Waste
Hierarchy
W3 Hazardous Waste

Retain Policy
Retain Policy
Retain Policy

Not
considered
Not
considered
Not
considered
Not
considered
Not
considered
Not
considered
Not
considered
Modify Policy
Modify Policy
Retain Policy

No Change
Policy ENV1 Protecting and
Enhancing the Region’s Natural and
Historic Environment

1.2.1
1.2.2
No Change
No Change
No Change
No Change

Policy CO1 Defining the Coastal
Zone
Policy CO2 Coastal Planning
Policy F1 Flood Risk
Policy RE1 Renewable Electricity
Targets: 2010 and 2020
Policy RE2 Coastal Zones and
Offshore Energy
Policy RE3 Renewable Heat Targets
Policy RE4 Meeting the Targets
Through Development of New
Resources
Policy RE5 Renewable Energy and
New Development

No Change
No Change
7.1.1
7.2.1
No change
No change
No change
7.2.4
No Change
No Change
No Change
No Change
No Change
No Change
No Change

Policy W1 Provision of Waste Sites
Policy W2 Waste Facilities and the
Waste Hierarchy
Policy W3 Hazardous Waste

7.3.1
7.3.3
No Change
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Draft RSS for the SW Policies (May 2006)
and revisions proposed by the RA at the
Examination in Public

Panel
Modifications
(PMs)

Panel Modifications to Policies and/or
supporting text as detailed in Appendix C
(iii)

Recommendation in
Panel Report to Policy
and/or supporting text

W4 Controlling, Reusing and
Recycling Waste in Development

Retain Policy

Policy W4 Controlling, Reusing and
Recycling Waste in Development

No Change

New Policy

Policy ES1 Successful and
Competitive Business

8.1.1

SECTION 8 ENHANCING ECONOMIC
PROSPERITY AND QUALITY OF
EMPLOYMENT OPPORTUNITY

E1 Assessing Employment Land
Provision
E2 Identification of Employment
Sites
E3 Review of Employment Sites
E4 Redevelopment of Employment
Sites

Replace with
new Policy
Replace with
new Policy
Replace with
new Policy
Replace with
new Policy
New Policy
New Policy

E5 Waterside Employment Sites
TC1 City and Town Centres
TO1 Sustainable Tourism
TO2 Safeguarding and Investing in
Tourism Destinations
TO3 Major New High Quality, High
Profile Attractions
CA1 Regional and Large Casinos

Retain but
rename.
Amend Policy
New Policy
Modify
replacement
Policy
Modify
replacement
Policy
Replace with
revised Policy

8.1.3
8.1.3
8.1.3
8.1.3
Policy ES2 Providing for
Employment Land and Premises
Policy ES3 Review of Employment
Sites
Policy ES4 Waterside Employment
Sites
Policy TC1 City and Town Centres
Policy TC2 Other Centres
Policy TO1 Sustainable Tourism

8.1.3
8.1.3
8.1.4
8.2.3
8.2.5
8.3.2

Policy TO2 Safeguarding and
Investing in Tourism Destinations

8.3.3

Policy TO3 Major New High Quality,
High Profile (‘Iconic’) Built
Attractions

8.3.5

Not
considered

No Change

Not
considered
Not
considered

No Change

SECTION 9 ADDRESSING DEPRIVATION
AND DISADVANTAGE TO REDUCE
INTRA-REGIONAL INEQUALITIES
SECTION 10 ENSURING PEOPLE ARE
TREATED FAIRLY AND CAN
PARTICIPATE IN SOCIETY

SI1 Equality Impact Assessment
SI2 Taking Account of the Needs
of All Groups in Society

No Change

IMPLEMENTATION PLAN

The Implementation Plan
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Appendix C (ii): List of Panel Recommendations
This Appendix provides a summary of the recommendations contained in Chapters 1 to 9 of the
Panel Report. The recommendations have been drawn together and follow the relevant chapter
headings, including those requiring further work.
As indicated in the Preface, recommendations fall into three categories, namely those that require:
•

modifications to Policies and new Policies;

•

modifications to the supporting text, diagrams, maps and figures; and

•

further work or studies beyond the immediate scope of the Plan.

Clearly, those in the third category are beyond the scope of the Panel’s remit. Nevertheless, the
Panel hopes that these will assist the RSS process in the longer-term and the future planning of the
South West Region. These recommendations are distinguished by the use of italic text.
1. A Sustainable Future
Recommendation 1.2.1

•

Add to Policy ENV1:
“Any development that could have any negative effect on the integrity and conservation objectives of a N2K site
would not be in accordance with the development plan. Further assessment of the implications for N2K sites may
be required at subsequent levels including LDDs, and any development that would be likely to have a significant
effect on a N2K site, either alone or in combination, will be subject to assessment at the project application stage”.

Recommendation 1.2.2

•

Add to Policy ENV1 - “Three locations are considered to be particularly vulnerable and require special protection
– Dorset Heaths, River Avon (Hampshire) and Severn Estuary”.

•

Add text so that specific sub-regional sections specifically refer to the following sites:

•

River Avon SAC and Avon Valley SPA and Ramsar (South East Dorset and Salisbury).
Chesil & The Fleet SAC, Chesil Beach & The Fleet SPA, Ramsar (South East Dorset, Dorchester and
Weymouth).
Somerset Levels & Moors SPA and Ramsar (Taunton and Yeovil).
Hestercombe House SAC (Taunton).
Mendip Limestone Grassland SAC (Weston-super-Mare).
North Somerset & Mendip Bats SAC (Bristol).
Bath & Bradford-on-Avon SAC (Bath).
South Hams SAC (Newton Abbott and Torbay).
Wye Valley & Forest of Dean Bat Sites SAC and Wye Valley Woodlands SAC (Forest of Dean Towns).

The text should specify the above N2K sites and say that:
“The integrity of the N2K sites should be protected from adverse effects; there is likely to be a need for HRAs at an
LDD stage or project level application proposals”.
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2. Context for Spatial Strategy
Recommendation 2.1

•

That the draft RSS should be predicated on the number of dwellings implied by the DCLG 2003 Household
Projections and be based on provision for at least 28,000 dwellings per annum at the regional level.

3. The Spatial Strategy
Recommendation 3.1

•

Re-title Section 3 of the draft RSS to refer to “Spatial Strategy Statement and Guidance for the Scale and Location
of Development” and paragraph 3.1 to refer to “The Core Spatial Strategy Statement”.

•

Modify paragraph 3.1.1 to indicate that the contextual background provided by Sections 1 and 2 of the draft RSS
leads to a strategy designed to meet change and development needs in the most sustainable way, while improving
the quality of life in the Region and safeguarding the quality of the Region’s environment.

•

Modify the third and subsequent sentences of paragraph 3.1.2 and paragraph 3.1.4 to refer to two strategy emphases
rather than three.

•

Make consequential modifications to Map 3.1.

•

Delete paragraph 3.1.3 in its entirety.

•

Insert after paragraph 3.1.4 a paragraph referring to the qualitative aspects of development, to link to Policies D-H.

•

Insert a further new paragraph referring to the complementary aims of the Regional Transport Strategy – improving
connectivity and enabling places to function more efficiently.

•

Add a new Policy SS: Core Spatial Strategy Statement (as set out in Appendix C).

•

Delete the first three bullet points in the bold text following paragraph 3.9.1 and make consequential modifications
to paragraph 3.2.4.

•

Delete Policies SR1, SR25 and SR32.

Recommendation 3.2
•

Modify Policies A, B and C as set out in Appendix C.

•

Merge paragraph 3.2.2 into 3.1.2, avoiding repetition of the strategy of “guiding most development to a relatively
small number of places” but retaining the point that development needs of villages and smaller towns, where a
significant proportion of the Region’s population live, will not be neglected.

•

Include text to explain that Policies A, B and C are not for sequential application.

•

Modify the title of Section 3.4 of the draft RSS to read “Settlements Suitable for Locally Significant Development”.

•

Delete the last sentence of paragraph 3.4.1.

•

Replace the last sentence of paragraph 3.4.2 with the last bullet point of paragraph 3.3.3 and include a caution that
planning for increased self-containment where “dormitory relationships” are an issue will generally require a
commitment to provision of jobs in parallel with additional housing development, because increases in jobs cannot
be “allocated” through the plan-making process, and an integrated approach to transport planning.

•

Insert in paragraph 3.5.1 a sentence to the effect that the smaller towns and villages identified through Policy C
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should be the primary focus of development permitted in the wider countryside away from Policy A and B
settlements.
•

Delete Map 4.1.

Recommendation 3.3
•

Include new Policy C2 as set out in Appendix C.

•

Insert a paragraph of supporting text for Policy C2 to indicate that there is a need to prevent development from
eroding the open quality of the environment that makes the countryside attractive in the first place, while ensuring
that suitable provision is made for necessary development. This should acknowledge that positive interactions
between urban and rural areas should be recognised and strengthened, where appropriate. Local food production,
some types of recreational and tourism development and certain forms of energy generation serving urban areas
may, for example, demand a rural location but the countryside might also need to be protected for its own sake, as a
setting for urban economic development, and as a tourist destination in its own right.

Recommendation 3.4

•

Modify Policy H as set out in Appendix C.

•

Delete Policy I and paragraphs 3.7.10 and 3.7.11.

Recommendation 3.5

•

Modify heading of Section 3.8 of the draft RSS to read “Implementation and Joint Working”.

•

Modify Policy J as set out in Appendix C.

•

Add to the end of paragraph 3.8.2 sentences to the effect that Policy J will be of particular importance in coordinating the process of LDD formulation at those SSCTs where cross-boundary joint working is necessary. It will
ensure timely delivery of RSS development requirements including major new development opportunities such as
urban extensions that require a coherent, focussed approach to implementation, including funding arrangements for
infrastructure to achieve the sub-regional development outcomes set out in Chapter 4.

•

Insert between paragraphs 3.6.7 and 3.6.8 an additional paragraph to the effect that a further example of where cooperation across administrative boundaries might be necessary is where the Habitats Regulations require
Appropriate Assessment in connection with sub-regional development proposals and mitigation measures need to
be adopted.

4. Housing Market Areas Sub-Regional Strategies
4/0 Overview
Recommendation 4.0.1

•

The HMA Figures set out in Appendix B should be incorporated in the final RSS.

Recommendation 4.0.2

•

There is no need for any phasing of the greenfield supply to support the brownfield supply.
C11

List of Panel Recommendations

•

There is a need to bring forward as soon as possible Area Action Plans and Master Plans to ensure the required
level of provision.

Recommendation 4.0.3

•

The next review of the RSS should include the identification of strategic green infrastructure which should be
protected, enhanced or developed.

Recommendation 4.0.4

•

Modify Policy GI1 with the words as indicated in Appendix C.

4/1 West of England HMA sub-regional Strategy
Recommendation 4.1.1

•

Delete Policy SR2 in the draft RSS and replace with new Policy SR1.1 with wording as indicated in Appendix C.

Recommendation 4.1.2

•

Insert new Policy SR1.2 with wording as indicated in Appendix C.

Recommendation 4.1.3

•

Policy SR1.1 should be extended to require the preparation of a Joint Area Action Plan for the Avonmouth and
Severnside area.

Recommendation 4.1.4

•

Insert new Policy SR1.3 with the wording as indicated in Appendix C.

Recommendation 4.1.5

•

Delete Policies SR4, SR5, SR6 and SR23 in the draft RSS and replace with new Policy SR1.4 with the wording as
indicated in Appendix C.

Recommendation 4.1.6

•

The supporting text and Inset Diagram 4.1 should be amended to reflect new Policy SR1.4.
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Recommendation 4.1.7

•

Delete Policy SR3 in the draft RSS and replace with new Policy SR1.5 re-worded to deal with Green Belt Matters
as indicated in Appendix C.

Recommendation 4.1.8

•

The supporting text and Inset Diagram 4.1 should be modified to reflect new Policy SR1.5.

Recommendation 4.1.9

•

That the Key Infrastructure List for the West of England should be incorporated in the draft RSS as shown in
Appendix C and carried over into the Implementation Plan.

4/2 Swindon HMA sub-regional strategy
Recommendation 4.2.1

•

Insert new Policy SR2.1 with wording as indicated in Appendix C.

Recommendation 4.2.2

•

Delete Policy SR7, Policy SR9 and Policy SR22 and replace with new Policy SR2.2 and the wording as indicated
in Appendix C.

Recommendation 4.2.3

•

Insert a new Policy SR2.3, with references to “at least 32,000 jobs”, the provision of at least 128 ha of land in
Swindon and 42 ha in Chippenham, as indicated in Appendix C.

Recommendation 4.2.4

•

Delete Policy SR8 and replace with new Policy SR2.4 and the wording as indicated in Appendix C.

Recommendation 4.2.5

•

That the modified Key Infrastructure List for the Swindon area should be incorporated in the draft RSS as shown in
Appendix C and carried over into the Implementation Plan.
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4/3 Gloucester and Cheltenham HMA sub-regional strategy
Recommendation 4.3.1

•

Delete Policy SR10 and replace with new Policy SR3.1 in accordance with the wording indicated in Appendix C.

Recommendation 4.3.2

•

Modify paragraphs 4.2.33 and 4.2.34 to reflect the Panel’s foregoing analysis of the HMA as a whole.

•

Insert new Policy SR3.2 in accordance with the wording indicated in Appendix C.

Recommendation 4.3.3

•

Delete policies SR12, SR13 and SR14 and replace with new Policy SR3.3 in accordance with the wording
indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.35 – 4.2.45.

Recommendation 4.3.4

•

Insert new Policy SR3.4 in accordance with the wording indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.35- 4.2.45 and Inset Diagram 4.3.

Recommendation 4.3.5

•

Delete Policy SR11 and replace with new Policy SR3.5 in accordance with the wording indicated in Appendix C.

Recommendation 4.3.6

•

That the modified Key Infrastructure List for the Gloucester and Cheltenham area should be incorporated in the
draft RSS as shown in Appendix C and carried over into the Implementation Plan.

4/4 Exeter HMA sub-regional strategy
Recommendation 4.4.1

•

Delete draft RSS Policy SR15 and replace with the wording for new Policy SR4.1 included in Appendix C.

Recommendation 4.4.2

•

Delete draft RSS Policy SR16 and Policy SR19 and replace with the wording for new Policy SR4.2 included in
Appendix C.
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Recommendation 4.4.3

•

Delete draft RSS Policy SR17 and replace with the wording for new Policy SR4.3 included in Appendix C.

Recommendation 4.4.4

•

Delete draft RSS Policy SR18 and replace with the wording for new Policy SR4.4 included in Appendix C.

Recommendation 4.4.5

•

The supporting text and Inset Diagram 4.4 should be amended to reflect the wording of new Policy SR4.4.

Recommendation 4.4.6

•

The work to inform the next review of the RSS should include consideration of how the housing demand for the
Housing Market area and the job growth at Exeter can be resolved in a sustainable manner.

Recommendation 4.4.7

•

That the modified Key Infrastructure List for the Exeter Sub-Region should be incorporated in the draft RSS as
shown in Appendix C and carried over into the Implementation Plan.

4/5 Torbay Unitary Authority HMA sub-regional strategy
Recommendation 4.5.1

•

Delete Policy SR36 and replace with new Policy SR5.1 and the wording as indicated in Appendix C.

Recommendation 4.5.2

•

Insert new Policy SR5.2 with the wording as indicated in Appendix C.

Recommendation 4.5.3

•

Insert new Policy SR5.3 with the wording as indicated in Appendix C.

Recommendation 4.5.4

•

Delete Policy SR37 and replace with new Policy SR5.4 and the wording as indicated in Appendix C.
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Recommendation 4.5.5

•

That the modified key infrastructure List for Torbay Sub-Region should be incorporated in the draft RSS as shown
in Appendix C and carried over into the Implementation Plan.

4/6 Taunton HMA sub-regional strategy
Recommendation 4.6.1

•

Delete Policy SR20 and replace with new Policy SR6.1 in accordance with the wording indicated in Appendix C.

Recommendation 4.6.2

•

Re-draft paragraphs 4.2.57 and 4.2.58 to reflect the Panel’s foregoing analysis of the HMA as a whole.

•

Insert new Policy SR6.2 in accordance with the wording indicated in Appendix C.

Recommendation 4.6.3

•

Insert new Policy SR6.3 in accordance with the wording indicated in Appendix C.

Recommendation 4.6.4

•

Delete Policy SR21 and replace with new Policy SR6.4 in accordance with the wording indicated in Appendix C.

•

Make consequential modifications to paragraphs 4.2.59 – 4.2.60 and Inset Diagram 4.5.

Recommendation 4.6.5

•

That the modified Key Infrastructure List for the Taunton HMA should be incorporated in the draft RSS as shown
in Appendix C and carried over into the Implementation Plan.

4/7 Bournemouth and Poole HMA sub-regional strategy
Recommendation 4.7.1

•

Delete Policy SR26 and replace with new Policy SR7.1 with the wording as indicated in Appendix C.

Recommendation 4.7.2

•

The next review of the RSS should be informed by a comprehensive evaluation of the urban structure of the
northern part of the conurbation.
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Recommendation 4.7.3

•

Insert new Policy SR7.2 with the wording as indicated in Appendix C.

Recommendation 4.7.4

•

Insert new Policy SR7.3 with the wording as indicated in Appendix C.

Recommendation 4.7.5

•

Delete Policy SR29 and replace with new Policy SR7.4 with the wording as indicated in Appendix C.

Recommendation 4.7.6

•

The supporting text and Inset Diagram 4.6 should be amended to reflect the proposed replacement of Policy SR29.

Recommendation 4.7.7

•

Delete Policy SR28 and replace with new Policy SR7.5 with the wording as indicated in Appendix C.

Recommendation 4.7.8

•

It is recommended that the replacement text submitted by the Regional Assembly should form the basis of the
supporting text for new Policy SR7.5.

Recommendation 4.7.9

•

Delete Policy SR27 and replace with new Policy SR7.6 and the wording as indicated in Appendix C.

Recommendation 4.7.10

•

That the Key Infrastructure List for the South Dorset Sub-Region should be incorporated in the draft RSS as shown
in Appendix C and carried over into the Implementation Plan.

4/8 Plymouth HMA sub-regional strategy
Recommendation 4.8.1

•

Delete Policies SR33 and SR34 and replace with new Policy SR8.1 and the wording indicated in Appendix C.

C17

List of Panel Recommendations

Recommendation: 4.8.2

•

Insert new Policy SR8.2 with the wording as indicated in Appendix C.

Recommendation 4.8.3

•

Insert new Policy SR8.3 with the wording as indicated in Appendix C.

Recommendation 4.8.4

•

Delete Policy SR35 and replace with new Policy SR8.4 and the wording as indicated in Appendix C.

Recommendation 4.8.5

•

That the key infrastructure for the Plymouth Sub-Region should be incorporated in the draft RSS as shown in
Appendix C and carried over into the Implementation Plan.

4/9 West Cornwall HMA sub-regional strategy
Recommendation 4.9.1

•

Delete Policy SR38 and replace with new Policy SR9.1 and the wording as indicated in Appendix C.

Recommendation 4.9.2

•

In the text add a reference to St Austell clay country, in the context of Convergence funding and the opportunity to
combine re-generation with green infrastructure and tourism.

Recommendation 4.9.3

•

Delete Policy SR39 and replace with new Policy SR9.2 and the wording as indicated in Appendix C.

Recommendation 4.9.4

•

Insert new Policy SR9.3 and the wording as indicated in Appendix C.

Recommendation 4.9.5

•

Delete Policy SR40 and Policy SR41 and replace with new Policy SR9.4 and wording in as indicated in Appendix
C.
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Recommendation 4.9.6

•

That the Key Infrastructure List for the West Cornwall Sub-Region should be incorporated in the draft RSS as
shown in Appendix C and carried over into the Implementation Plan.

4/10 Polycentric Devon and Cornwall HMA sub-regional strategy
Recommendation 4.10.1

•

Delete Policy SR43 and replace with a new Policy SR10.1 and the wording as indicated in Appendix C.

Recommendation 4.10.2

•

Insert a new Policy SR10.2 with the wording as indicated in Appendix C.

Recommendation 4.10.3

•

Insert a new Policy SR10.3 with the wording as indicated in Appendix C.

Recommendation 4.10.4

•

Insert new Policy SR10.4 as indicated in Appendix C.

4/11 Salisbury District HMA sub-regional strategy
Recommendation 4.11.1

•

Insert new Policy SR11.1 in accordance with the wording included in Appendix C.

•

Re-draft paragraph 4.3.15 to reflect the Panel’s foregoing analysis of the HMA as a whole.

Recommendation 4.11.2

•

Insert new Policy SR11.2 for employment in accordance with the wording as indicated in Appendix C.

Recommendation 4.11.3

•

Delete Policy SR30, replace with new Policy SR11.3 in accordance with the wording indicated in Appendix C.

•

Make consequential modifications to paragraph 4.3.15.
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Recommendation 4.11.4

•

That a List of Key Infrastructure for the Salisbury area be incorporated in the RSS as shown in Appendix C and
carried over into the Implementation Plan.

4/12 Weymouth and Dorchester HMA sub-regional strategy
Recommendation 4.12.1

•

Delete Policy SR31 and replace with new Policy SR12.1 with the wording as indicated in Appendix C.

Recommendation 4.12.2

•

Insert new Policy SR12.2 with the wording as indicated in Appendix C.

Recommendation 4.12.3

•

Insert new Policy SR12.3 with the wording as indicated in Appendix C.

Recommendation 4.12.4

•

Insert new Policy SR12.4 with the wording as indicated in Appendix C.

Recommendation 4.12.5

•

That a Key Infrastructure List for the Dorchester and Weymouth area should be incorporated into the draft RSS as
shown in Appendix C and carried over into the Implementation Plan.

4/13 South Somerset District HMA sub-regional strategy
Recommendation 4.13.1

•

Insert new Policy SR13.1 in accordance with the wording indicated in Appendix C.

Recommendation 4.13.2

•

Insert new Policy SR13.2 in accordance with the wording indicated in Appendix C.

•

Re-draft paragraph 4.2.66 to reflect the Panel’s foregoing analysis of the HMA as a whole.

Recommendation 4.13.3

•

Insert new Policy SR13.3 for employment in accordance with the wording as indicated in Appendix C.
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Recommendation 4.13.4

•

Delete Policy SR24, replace with new Policy SR13.4 in accordance with the wording identified in Appendix C.

•

Make consequential modifications to paragraph 4.2.67.

4/14 Broad Housing Distribution
Recommendation 4.14.1

•

Modify Policy HD1 with the new Tables 4.1 and 4.2, set out in Appendix C (v and vi) and in accordance with the
wording as indicated in Appendix C.

Recommendation 4.14.2

•

Modify Policy HD2 with the new Tables 4.1 and 4.2, as set out in Appendix C (v and vi) and in accordance with
the wording as indicated in Appendix C.

Transport/Regional Transport Strategy
Recommendation 5.1

•

That Section 5 of the draft RSS should be recast as an identifiable RTS based on the guidance set out in PPS11.

Recommendation 5.2

•

Insert new Policy TRANs1 with the wording indicated in Appendix C.

Recommendation 5.3

•

Replace Policy TR1 by new Policy TRANs2 and replace Policy TR4 with new Policy TRANs3 as indicated in
Appendix C.

Recommendation 5.4

•

Insert new Policy TRANs4 on Parking with the wording as indicated in Appendix C.

Recommendation 5.5

•

Insert new Policy TRANs5 with the wording indicated in Appendix C.
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Recommendation 5.6

•

Replace Policy TR2, Policy TR3, Policy TR5, Policy TR6, Policy TR10 and Policy TR11 with new policies named
Policy TRANs6 and Policy TRANs7 including associated corridor policy statements named TRANs7A,
TRANs7B, TRANs7C, TRANs7D, TRANs4E, TRANs4F, TRANs4G and TRANs4H with the associated wording
identified in Appendix C.

•

Map 5.1 should be corrected and used to illustrate the Strategic Corridors.

Recommendation 5.7

•

The Department for Transport be recommended that provision should be made for:

-

Improved platform capacity at Reading Station;
Junction improvements at Reading; and;
Direct links to Heathrow Airport from the Great Western Main Line.

Recommendation 5.8

•

Rename Policy TR7 as Policy TRANs8 with the wording as indicated in Appendix C.

•

Modify Policy TR8 relating to Bristol Port and rename as Policy TRANs9 with the wording indicated in Appendix
C.

Recommendation 5.9

•

Modify Policy TR9 and rename as Policy TRANs10 with the wording indicated in Appendix C.

Recommendation 5.10

•

Modify Policy TR12 and rename as Policy TRANs11 with the wording indicated in Appendix C.

Recommendation 5.11

•

Map 5.2 Regional Freight Map should be deleted. An evidence-based review of the ‘Regionally Significant Road
Network’ should be conducted as soon as possible and prior to the next review of the RSS.
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Housing
Recommendation 6.1

•

Modify Policy H1 in accordance with the wording as indicated in Appendix C.

Recommendation 6.2

•

Modify Policy H2 in accordance with the wording as indicated in Appendix C.

•

Make consequential modifications to paragraph 6.1.10 to include:

-

•

transfer of the last bullet point of paragraph 6.1.9 to paragraph 6.1.10;
reference to the relationship to Policy SD4 objectives;
acknowledgment that a range of factors (drawn from paragraph 46 of PPS3) potentially influence density
policy that may be expressed in LDDs within the overall strategic objective of avoiding the profligate use of
land.

Modify Policy F in accordance with the wording as indicated in Appendix C.

The Environment and Resource Management
Recommendation 7.1.1

•

Add a bullet point to Policy F1 as in Appendix C: “In preparing their LDDs local authorities should have regard to
the Regional Flood Risk Assessment”.

•

Include a reference to RFRA in paragraph 7.2.21 of draft RSS.

Recommendation 7.2.1

•

Modify Policy RE1 in accordance with Appendix C.

•

Make consequential modifications to paragraph 7.3.3 to include:

•

clarification of the difference between “installed capacity” and actual electricity generation; and
affirmation that the 2020 target absorbs the 2010 target and is not additional to it.

Transfer paragraph 7.3.4 to supporting text for Policy RE2, deleting from paragraph 7.3.4 the words “... and could
play a significant part in achieving the 20% renewable energy target by 2020" and replacing with “…. and
provided on-shore capacity targets are met, could in combination with other policy initiatives (including those like
Policy G concerned with energy conservation) play a significant part in achieving 20% of the Region’s electricity
generation from renewable sources by 2020, in alignment with UK aspirations.”

Recommendation 7.2.2

•

Delete Map 7.6.
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Recommendation 7.2.3
•

Modify Policy G in accordance with Appendix C.

•

Substitute text in Appendix 1 to RPB statement on Matter 1/3 for that in draft RSS at paragraph 3.7.7.

Recommendation 7.2.4
•

Modify Policy RE5 in accordance with Appendix C.

•

Substitute text in Appendix 1 of SWRA statement on Matter 1/3 for that in draft RSS at paragraphs 7.3.10 and
7.3.11, inserting within paragraph 7.3.10 clarification of the reason for the expectation in Policy RE5 that
developments will be expected to incorporate on-site renewable energy, when the Region’s energy hierarchy
suggests that energy efficiency is the first priority.

Recommendation 7.3.1

•

Modify Policy W1 in accordance with Appendix C, to include Tables 1 and 2 from draft RSS Appendix 2.

•

Delete the word “maximum” from the heading to the secondary treatment column of Table 1.

Recommendation 7.3.2

•

Make reference in paragraph 7.4.5 to the fact that joint working may be needed for certain aspects of waste
planning, including the scale and distribution of facilities, such as “waste recovery parks”.

Recommendation 7.3.3

•

That Policy W2 be modified in accordance with Appendix C.

•

Include in paragraph 7.4.5 an explanation of why the “proximity principle” is applicable to the South West Region.

•

Transfer the reference to 16km from Policy W2 to paragraph 7.4.8, expressed as an indicator of the meaning of
“close proximity”.

Economy and Employment
Recommendation 8.1.1

•

Insert new Policy ES1 with the words as indicated in Appendix C.

Recommendation 8.1.2

•

Further work should be initiated prior to the next review of the RSS to provide a sub-regional framework for the
provision of employment land as indicated in Appendix C.
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Recommendation 8.1.3

•

Replace Policy E1, Policy E2, Policy E3 and Policy E4 with new Policy ES2 and new Policy ES3 and the wording
as indicated in Appendix C.

Recommendation 8.1.4

•

Retain Policy E5 but rename as Policy ES4 with the wording as indicated in Appendix C.

Recommendation 8.2.1

•

Further work should be carried out prior to the next review of the RSS to confirm the broad order of future need
for office floor space and what implications that will have for the strategic centres.

Recommendation 8.2.2

•

That a new paragraph, as indicated in Appendix C, should be inserted as Paragraph 8.4.9 and that the existing
Paragraph 8.4.9 should be retained as Paragraph 8.4.10.

Recommendation 8.2.3

•

Policy TC1 should be amended as indicated in Appendix C.

Recommendation 8.2.4

•

Further work should be undertaken prior to the next review of the RSS to provide the following:

-

a more disaggregated estimate of future demand;
a hierarchy-based distribution;
an assessment of the capacity of centres; and
the identification of where growth should be encouraged including new centres in areas of planned growth.

Recommendation 8.2.5

•

Insert new Policy TC2 Other Centres with the wording as indicated in Appendix C.

Recommendation 8.3.1

•

The section of the draft RSS on Tourism should be the subject of an early review of the RSS.
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Recommendation 8.3.2

•

Modify replacement Policy TO1 as indicated in Appendix C.

Recommendation 8.3.3

•

Modify replacement Policy TO2 as indicated in Appendix C.

Recommendation 8.3.4

•

Insert the words “existing and new” in the second sentence of new paragraph 8.5.11 as indicated in Appendix C.

Recommendation 8.3.4

•

Replace draft RSS Policy TO3 with revised Policy TO3 as indicated in Appendix C.

Implementation and Monitoring
Recommendation 9.1

•

That the Implementation Plan include “time lines” showing the key stages and dates leading to the commencement
of development within each of the “areas of search” for urban extensions identified in the Panel’s Report and that
the Plan-making aspects of these time lines be reflected in Appendix 1 of the Implementation Plan.

Recommendation 9.2

•

Present policies TRANs6 and TRANs7A-H in the Implementation Plan in the same way as other policies and
indicate (among other things) key actions, outcomes, lead organisations, partners, delivery mechanism, funding
required and timescales/targets.

Recommendation 9.3

•

Further work is required in the form of a systematic evaluation of infrastructure bids and priorities to inform
infrastructure policy formulation and the related identification of timescales and delivery mechanisms in the
Implementation Plan.
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Appendix C (iii): List of Panel Modifications to Policies and New
Policies
Panel Modifications to Policies and new Policies; and
Panel Modifications to the supporting text, diagrams, maps and figures.
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

Chapter 1
SD1

A Sustainable Future: Policy/Text
SD1 The Ecological Footprint

Rec. No

The region’s Ecological Footprint will be stabilised and then reduced by:

No change

• Ensuring that development respects environmental limits
• Requiring the wise use of natural resources and reducing the consumption of
•
•
•

•
•

key resources such as energy, water and minerals
Building a sustainable, low carbon and low resource consuming economy
which can be secured within environmental limits to bring prosperity and
well-being to all parts of the region
Requiring sustainable construction and design as the norm in all future
development and when opportunities arise, improving the region’s existing
building stock in line with current best practice
Minimising the need to travel by better alignment of jobs, homes and
services, reducing the reliance on the private car by improved public
transport and effective planning of future development, and a strong demand
management regime applied in the region’s main centres in particular
Requiring a shift towards the more sustainable modes of transport
Meeting national and regional targets relating to renewable energy, resource
consumption/extraction and waste production/recycling.

Local authorities, regional agencies and others will include policies and
proposals in their strategies, plans and programmes to assess how all new
developments, regeneration areas and major refurbishments contribute to
stabilising and reducing the region’s ecological footprint.
SD2

SD2 Climate Change
The region’s contribution to climate change will be reduced by:

No change

• Reducing greenhouse gas emissions at least in line with current national
targets, ie by 30% by 2026 (compared to 1990 levels)

• Following the principles outlined in SD1

The region will adapt to the anticipated changes in climate by:

• Managing the impact of future climate change on the environment, economy
•
•
•
•
•

and society
Identifying the most vulnerable communities and ecosystems given current
understanding of future climate change and provide measures to mitigate
against these effects
Avoiding the need for development in flood risk areas and incorporating
measures in design and construction to reduce the effects of flooding
Recognising and putting in place policies and measures to develop and
exploit those opportunities that climate change will bring
Requiring ‘future proofing’ of development activity for its susceptibility to
climate change
Improving the resilience and reliability of existing infrastructure to cope
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Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

with changes in climate and in the light of future demand. It will be a
priority for the places identified in Section 3 to determine potential future
climate change impacts and plan ways in which key services and
infrastructure needs to adapt
All Local Authorities in their LDDs will need to demonstrate how they intend to
contribute towards the required 60% cut in CO2 emissions by 2050 and how
they intend to identify and respond to the potential impacts of climate change in
their area.
SD3

SD3 The Environment and Natural Resources
The region’s environment and natural resources will be protected and enhanced
by:

No change

• Ensuring that development respects landscape and ecological thresholds of
settlements

• Reducing the environmental impact of the economy, transport and
•
•
•

•
SD4

development
Positively planning to enhance natural environments through development,
taking a holistic approach based on landscape or ecosystem scale planning
Planning and design of development to reduce pollution and contamination
and to maintain tranquility
Positive planning and design to set development within and to enhance local
character (including setting development within the landscape of the historic
environment), and bringing historic buildings back into viable economic use
and supporting regeneration
Contributing to regional biodiversity targets through the restoration,
creation, improvement and management of habitats

SD4 Sustainable Communities
Growth and development will be planned for and managed positively to create
and maintain Sustainable Communities throughout the region by:

• Realising the economic prosperity of the South West and reducing disparity
• Setting a clear vision and strategy to meet the diverse needs of all people in
•
•
•
•
•
•
•
•
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existing and future communities, based on the role and function of cities,
towns and villages and their local character and distinctiveness
Linking the provision of homes, jobs and services based on role and
function so that cities, towns and villages and groups of places have the
potential to become more self contained and the need to travel is reduced
Promoting a step change in public transport, taking steps to manage demand
for travel, and promoting public transport ‘hubs’ and access to them
Encouraging business activity and particularly small businesses and their
contribution to the region’s prosperity, including through promoting
regional sourcing
Making adequate and affordable housing available for all residents,
including the provision of a range and mixture of different housing types to
accommodate the requirements of local communities
Making the best use of existing infrastructure and ensuring that supporting
infrastructure is delivered in step with development
Investing in and upgrading cultural facilities, including their marketing and
management
Creating healthy, safe and secure places to live, for example by following
Lifetime Homes and Secure by Design principles
Providing homes which are adaptable to the changing needs of individuals
and provide an opportunity for live/work space

No change
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Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

• Delivering a step change in the quality of urban living
• Providing networks of accessible green space for people to enjoy
• Supporting social and economic progress by enhancing education, skills
development and training

ENV1

ENV1 Protecting and Enhancing the Region’s Natural and Historic
Environment

1.2.1 and 1.2.2

The quality, character, diversity and local distinctiveness of the natural and
historic environment in the South West will be protected and enhanced, and
developments which support their positive management will be encouraged.
Where development and changes in land use are planned which would affect
these assets, local authorities will first seek to avoid loss of or damage to the
assets, then mitigate any unavoidable damage, and compensate for loss or
damage through offsetting actions. Priority will be given to preserving and
enhancing sites of international or national landscape, nature conservation,
geological, archaeological or historic importance. Tools such as characterization
and surveys will be used to enhance local sites, features and distinctiveness
through development, including the setting of settlements and buildings within
the landscape and contributing to the regeneration and restoration of the area.

Modify Policy
ENV1

Any development that could have any negative effect on the integrity and
conservation objectives of a N2K site would not be in accordance with the
development plan. Further assessment of the implications for N2K sites may be
required at subsequent levels including LDDs, and any development that would
be likely to have a significant effect on a N2K site, either alone or in
combination, will be subject to assessment at the project application stage.
Three locations are considered to be particularly vulnerable and require special
protection – Dorset Heaths, River Avon (Hampshire) and Severn Estuary.
Modify Text

1.2.2

Add text so that specific sub-regional sections specifically refer to the following
sites:

Modify Text

-

River Avon SAC and Avon Valley SPA and Ramsar (South East Dorset
and Salisbury).
Chesil & The Fleet SAC, Chesil Beach & The Fleet SPA, Ramsar (South
East Dorset, Dorchester and Weymouth).
Somerset Levels & Moors SPA and Ramsar (Taunton and Yeovil).
Hestercombe House SAC (Taunton).
Mendip Limestone Grassland SAC (Weston-super-Mare).
North Somerset & Mendip Bats SAC (Bristol).
Bath & Bradford-on-Avon SAC (Bath).
South Hams SAC (Newton Abbott and Torbay).
Wye Valley & Forest of Dean Bat Sites SAC and Wye Valley Woodlands
SAC (Forest of Dean Towns).

The text should specify the above N2K sites and say that:
“The integrity of the N2K sites should be protected from adverse effects; there
is likely to be a need for HRAs at an LDD stage or project level application
proposals”.
Chapter 2

Context for the Spatial Strategy: Policy/Text
Modify Text

Rec. No
2.1

That the draft RSS should be predicated on the number of dwellings implied by

Modify Text
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Recommendation
in Panel Report

the DCLG 2003 Household Projections and be based on provision for at least
28,000 dwellings per annum at the regional level.
Chapter 3
SS

The Spatial Strategy: Policy/Text
Policy SS Overall Core Spatial Strategy

Rec. No
3.1

1. The Overall Core Spatial Strategy of the RSS will be advanced through the
formulation of strategic and LDF policies and proposals that:

New Policy

a) seek to meet identified housing and community needs;

Delete Policies
SR1, SR25 and
SR32

b) improve inter- and intra-regional connectivity and the functional
efficiency of places;
c) minimise the environmental impact of development; and
d) enhance economic prosperity.
2. Strategic and LDF policies, proposals and investment strategies will seek to
achieve a more balanced economy across the region through applying the
following strategy emphases:
i)

realising the economic and other potential, particularly of the SSCTs, to
add to general regional prosperity and address local regeneration,
particularly in the east of the region; and

ii) stimulating economic activity and development to help achieve
regeneration and reduce disparities, particularly in the western part of
the peninsula.
These emphases may apply in different combinations across the region, and are
not mutually exclusive.
3. In order to accommodate growth in the most sustainable way and to support
their economic and service role and regeneration, most new development will
be concentrated at 21 Strategically Significant Cities and Towns (SSCTs). More
limited provision will be made for development in smaller settlements identified
through the LDF process, where this would deliver more self-contained,
balanced communities and a better local environment.
4. In providing for new development, policy formulation and implementation
will seek to secure the timely delivery of necessary supporting infrastructure,
the highest possible quality of sustainable design, a co-ordinated approach to
development planning and the optimum use of previously developed land.
5. The Regional Transport Strategy will seek to improve connectivity within
the region and between the South West and other regions, while reducing the
environmental impact of travel, reducing congestion and promoting increased
use of sustainable travel modes.
Modify Text

3.1

•

Modify Text

•
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Re-title Section 3 of the draft RSS to refer to “Spatial Strategy Statement
and Guidance for the Scale and Location of Development” and paragraph
3.1 to refer to “The Core Spatial Strategy Statement”.
Modify paragraph 3.1.1 to indicate that the contextual background provided
by Sections 1 and 2 of the draft RSS leads to a strategy designed to meet
change and development needs in the most sustainable way, while
improving the quality of life in the Region and safeguarding the quality of
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diagrams, maps and figures

•
•
•
•
•
•
A

Recommendation
in Panel Report

the Region’s environment.
Modify the third and subsequent sentences of paragraph 3.1.2 and
paragraph 3.1.4 to refer to two strategy emphases rather than three.
Make consequential modifications to Map 3.1.
Delete paragraph 3.1.3 in its entirety.
Insert after paragraph 3.1.4 a paragraph referring to the qualitative aspects
of development, to link to Policies D-H.
Insert a further new paragraph referring to the complementary aims of the
Regional Transport Strategy – improving connectivity and enabling places
to function more efficiently.
Delete the first three bullet points in the bold text following paragraph 3.9.1
and make consequential modifications to paragraph 3.2.4.

Policy A Development at the Strategically Significant Cities and
Towns (SSCTs)

3.2
Modify Policy

The primary focus for development in the South West will be on those places
(the SSCTs) which offer the greatest opportunities for employment, and the
greatest levels of accessibility by means other than car to cultural, transport,
health, education and other services. These SSCTs, and the roles intended for
them, are:

•
•
•
•

Bristol, as Regional centre and major European City;
Plymouth, as the economic hub for the far south west;
Swindon, Exeter, Cheltenham, Gloucester, Bath, Bournemouth, Poole,
Weston-super-Mare and Taunton as sub-regional focal points for economic
growth;
Barnstaple, Bridgwater, Chippenham, Dorchester, Salisbury, Torbay,
Trowbridge, Weymouth, Yeovil, Camborne/Pool/Redruth, FalmouthPenryn and Truro (the Cornwall Towns), as main town centres acting as
local focal points for growth.

These SSTCs will continue to have regionally and sub-regionally important
functions and potential, and play critical roles in delivering development in the
period to 2026.
Provision will be made to maintain and enhance the strategic function of these
SSCTs through the development of a wide range of commercial and public
services, community and cultural facilities and non-car links to the communities
they serve.
B

Policy B Settlements Suitable for Locally Significant Development

3.2

Local Planning Authorities should identify in their LDFs, following analysis of
roles and functions, those settlements that are suitable for locally significant
development by reason of having all of the following:

Modify Policy and
Rename

•

an existing concentration of business and employment, or realistic potential
for employment opportunities to be developed and enhanced; and

•

a wide range of shopping and cultural, religious and faith, educational,
health and public services that are, or can be, provided to meet the needs of
the settlement and the surrounding area whilst minimising car dependence;
and

•

sustainable transport modes that can be maintained or developed including
accessible local public transport services to meet identified community
needs both within and beyond the settlement.
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Recommendation
in Panel Report

Within these settlements, LDFs should make provision for the bulk of District
housing provision outside the SSCTs and, as appropriate, for development that
is specifically geared to meeting local objectives by:

•
•
•
•
•
•
•

increasing self-containment of the places identified and/or;
enabling development of their function as service centres especially in
terms of employment and service accessibility and/or ;
securing targeted development which can address regeneration needs and
secure environmental enhancement and/or;
tackling pockets of deprivation and/or;
meeting needs for affordable housing and/or;
addressing the impacts of larger shopping centres on local town centres;
and/or
delivering elements of local economic strategies.

Development that reinforces dormitory relationships with SSCTs will be
discouraged.
C1

Policy C1 Development in Small Towns and Villages

3.2

Independently of Policy B, in small towns and villages identified following an
analysis of roles and functions, development will be appropriate where it:

Modify Policy and
rename

•

supports small-scale economic activity which fits the scale of the settlement
and can accommodate the future growth of businesses in the development
permitted; or

•

extends the range of services available including outreach delivery of
services, making use of existing premises where possible; and

•

does not significantly increase traffic on local roads and where traffic
implications can be demonstrated to be acceptable; and

•

promotes self containment, strengthens local communities, and helps to
support key services.

In their LDFs, Local Planning Authorities may identify or allocate housing in
these settlements where it relates to requirements identified in housing market
assessments and other studies of local needs for housing verified by the local
authority or where housing development is necessary to support employment
provision locally.
Modify Text

3.2

•

Modify Text

•
•
•
•
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Merge paragraph 3.2.2 into 3.1.2, avoiding repetition of the strategy of
“guiding most development to a relatively small number of places” but
retaining the point that development needs of villages and smaller towns,
where a significant proportion of the Region’s population live, will not be
neglected.
Include text to explain that Policies A, B and C are not for sequential
application.
Modify the title of Section 3.4 of the draft RSS to read “Settlements
Suitable for Locally Significant Development”.
Delete the last sentence of paragraph 3.4.1.
Replace the last sentence of paragraph 3.4.2 with the last bullet point of
paragraph 3.3.3 and include a caution that planning for increased selfcontainment where “dormitory relationships” are an issue will generally
require a commitment to provision of jobs in parallel with additional
housing development, because increases in jobs cannot be “allocated”
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•

C2

D

through the plan-making process, and an integrated approach to transport
planning.
Insert in paragraph 3.5.1 a sentence to the effect that the smaller towns
and villages identified through Policy C should be the primary focus of
development permitted in the wider countryside away from Policy A and
B settlements.

Delete Map

3.2

Delete Map 4.1.

Delete Map

Policy C2 Development in the Open Countryside

3.3

Most rural development will be guided to locations in or adjacent to settlements
in accordance with National Planning Policy guidance but Local Planning
Authorities may make policy provision in LDFs for development elsewhere in
the countryside if it is of a type that inherently demands a rural location.

New Policy

Modify Text

3.3

Insert a paragraph of supporting text for Policy C2 to indicate that there is a
need to prevent development from eroding the open quality of the environment
that makes the countryside attractive in the first place, while ensuring that
suitable provision is made for necessary development. This should
acknowledge that positive interactions between urban and rural areas should be
recognised and strengthened, where appropriate. Local food production, some
types of recreational and tourism development and certain forms of energy
generation serving urban areas may, for example, demand a rural location but
the countryside might also need to be protected for its own sake, as a setting for
urban economic development, and as a tourist destination in its own right.

Modify Text

Policy D Infrastructure for Development
Local authorities working with GOSW, the RDA and other significant Regional
bodies (such as the Strategic Health Authorities) will co-operate across
administrative boundaries to ensure that existing infrastructure is used most
effectively; and infrastructure required to support strategically significant
development is secured; and investment in transport infrastructure, community
services such as education, health, culture, faith, sport and green infrastructure
is phased in step with economic, residential and other development proposals.
Delivery of the RSS will require:

•

•
•

H

Recommendation
in Panel Report

No change

Local authorities, working in partnership with GOSW, the SWRDA and
other Regional bodies, to ensure that development contributes to the cost of
necessary infrastructure and environmental improvements and will bring
forward supplementary planning documents to secure new arrangements
for infrastructure funding from developers and from other sources;
Mechanisms to be established to provide forward funding for infrastructure,
which enables the sub-Regional development strategies to be implemented;
Resources from public funding sources throughout the plan period to
contribute towards the costs of transport, social and community
infrastructure needed to ensure that high quality living and working
environments are created. Strategic Transport Authorities and GOSW will
ensure that investment identified through Local Transport Plans supports
the delivery of strategic development proposed.

Policy H Re-using Land

3.4

Local authorities will ensure that the full potential of previously developed land

Modify Policy
C33
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Recommendation
in Panel Report

is taken into account in providing for new development, whilst recognizing that
previously developed land may not always be in the most sustainable locations
and that development may not necessarily always be the most sustainable land
use. For the Region as a whole the aim should be to achieve at least 50% of new
housing development on previously developed land (including the conversion of
existing buildings).
I

J

Policy I Release, Redevelopment or Disposal of Land

3.4

Delete Policy I and paragraphs 3.7.10 and 3.7.11.

Delete Policy

Policy J Joint Working

3.5

Local Authorities should work together, and with stakeholders, to prepare and
develop co-ordinated Local Development Schemes leading to the adoption of
LDDs covering all or parts of the strategy areas of the following SSCTs and
other specified areas in accordance with the timelines set out in the
Implementation Plan:

Modify Policy

•
•
•
•
•
•
•
•
•
•
•
•

Modify Text

3.5

•

Modify Text

•

C34

Bristol (Bristol City, BANES, South Gloucester, North Somerset and West
Wiltshire Councils, with West Wiltshire County Council);
Swindon (Swindon and North Wiltshire Councils, with Wiltshire County
Council);
Gloucester/Cheltenham (Cheltenham, Gloucester, Stroud and Tewkesbury
Councils, with Gloucestershire County Council);
Exeter (Exeter City, East Devon and Teignbridge Councils, with Devon
County Council);
Torbay (Torbay, Teignbridge and South Hams Councils, with Devon
County Council);
Taunton/Bridgwater (Taunton Deane and Sedgemoor Councils, with
Somerset County Council);
Bournemouth/Poole (Bournemouth, Poole, Christchurch, East Dorset and
Purbeck Councils, with Dorset County Council);
Plymouth (South Hams and Caradon Councils, with Devon and Cornwall
County Councils);
Falmouth-Penryn (Carrick and Kerrier Councils, with Cornwall County
Council);
Weymouth/Dorchester (West Dorset and Weymouth and Portland
Councils, with Dorset County Council);
Yeovil (South Somerset and West Dorset Councils, with Somerset and
Dorset County Councils);
Severnside/Avonmouth Area (Bristol City and South Gloucester Councils).

Add to the end of paragraph 3.8.2 sentences to the effect that Policy J will
be of particular importance in co-ordinating the process of LDD
formulation at those SSCTs where cross-boundary joint working is
necessary. It will ensure timely delivery of RSS development requirements
including major new development opportunities such as urban extensions
that require a coherent, focussed approach to implementation, including
funding arrangements for infrastructure to achieve the sub-regional
development outcomes set out in Chapter 4.
Insert between paragraphs 3.6.7 and 3.6.8 an additional paragraph to the
effect that a further example of where co-operation across administrative
boundaries might be necessary is where the Habitats Regulations require
Appropriate Assessment in connection with sub-regional development
proposals and mitigation measures need to be adopted.
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Recommendation
in Panel Report

SR1

Sub-Regional Policy SR1

3.1

Delete
SR25

Sub-Regional Policy SR25

3.1

Delete
SR32

Sub-Regional Policy SR32

3.1

Delete
Chapter 4/0

GI1

Overview HMA Sub-Regional Strategy: Policy/Text
Modify Text

Rec. No
4.0.1

The HMA Figures set out in Appendix B should be incorporated in the final
RSS.

Modify Text

Modify Text

4.0.2

•

There is no need for any phasing of the greenfield supply to support the
brownfield supply.

Modify Text

•

There is a need to bring forward as soon as possible Area Action Plans and
Master Plans to ensure the required level of provision.

New Study

4.0.3

The next review of the RSS should include the identification of strategic green
infrastructure which should be protected, enhanced or developed.

New Study

Policy GI1 Green infrastructure

4.0.4

Development of networks of Green Infrastructure (GI) will be required to
enhance quality of life in the region and support the successful accommodation
of change. GI networks will comprise multifunctional, Accessible, connected
assets, planned around existing environmental characteristics. Measures should
be taken to realise the opportunities offered by major strategic components such
as the River Stour Valley in South East Dorset. This may take the form of
protection, enhancement or extension of existing resources or the provision of
new or replacement facilities.

Modify Policy

When planning the proposed distribution of development, opportunity should be
taken to extend the network. GI is required as an integral part of development,
with provision for a network incorporated in the masterplan.
Local authorities and partners will:
•
•
•
Chapter 4/1
SR1.1

Build upon existing expertise and initiatives to identify priorities and
partnerships for GI
Incorporate GI policies setting out broad locations for GI appropriate to the
extent and distribution of development proposed, co-ordinated across
administrative boundaries as appropriate.
Develop a GI Plan with a delivery programme to support GI policies

West of England HMA Sub-Regional Strategy: Policy/Text
Policy SR1.1 Sub-Regional Approach

Rec. No
4.1.1
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Recommendation
in Panel Report

The Local Authorities within the HMA should plan for the balanced growth of
the city region, maximising the use of previously developed land and buildings
and ensuring that housing and employment opportunities are reasonably in
balance. This will require provision to be made, within a revised green belt, for
significant urban extensions at the designated SSCTs for mixed-use
development to meet the longer-term needs of those areas. In the more
peripheral parts of the HMA the emphasis should be on provision for locally
generated needs. Co-operation between the local authorities will be required on
sub-regional issues such as transportation and where development has crossborder implications involving joint work on LDDs addressing the distribution of
financial contributions arising from Section 106 agreements and other funding
mechanisms to deliver key infrastructure. In particular a Joint Area Action Plan
should be prepared for the Avonmouth and Severnside area.

Delete Policy SR2
and replace with
new Policy SR1.1.

Policy SR1.2 Role and Function

4.1.2

Within the Housing Market Area the main strategy directions should be as
follows:

New Policy SR1.2

1. The central areas of Bristol are regarded as the most appropriate locations
for the accommodation of the growth of higher order services and facilities.
2. Increased efforts should be made to maximise the regeneration opportunities
within the urban areas.
3. Urban extensions around Bristol should be planned as balanced and
sustainable communities within a revised green belt. These developments
should be planned to complement the functions of the city centre and to
avoid damage to major renewal initiatives.
4. An increase in local services at the Cribbs Causeway retail centre will be
provided to serve the local communities, but not to the scale of a formal
town centre.
5. The role of Bath as an international cultural and tourist centre should be
reinforced and provision should be made to accommodate its continuing role
as the focal point for higher level services for the surrounding area. An urban
extension should be provided to allow the city to accommodate growth in a
sustainable way.
6. Priority should be given to economic development at Weston-super-Mare to
encourage its development as a more balanced community, but recognition
should be given to the integrated nature of the development requirements.
7. The planning of Trowbridge should give priority to the potential of the town
centre and its role as the functional centre for the surrounding network of
towns.
8. The planning of the peripheral parts of the HMA should be based on the
accommodation of locally generated growth.

SR1.3
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Policy SR1.1 Addition

4.1.3

Policy SR1.1 should be extended to require the preparation of a Joint Area
Action Plan for the Avonmouth and Severnside area.

Policy Addition

Policy SR1.3 Employment Provision

4.1.4

Provision should be made for growth of 137,200 jobs within the HMA. In order

New Policy
SR1.3.
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Recommendation
in Panel Report

to accommodate the economic growth potential of the sub-region in a
sustainable way the following measures are required:

SR1.4

1.

To maintain Bristol’s role as the economic hub of the South West,
provision will be made for job growth in the Bristol TTWA to
accommodate at least 92,000 jobs over the plan period.

2.

In order to accommodate this level of jobs in a sustainable manner,
consideration should be given to ensuring that Bristol city centre can
accommodate continuing growth.

3.

In order to ensure that the proposed urban extensions are balanced
communities and that job opportunities are more evenly distributed around
the city region consideration should be given to economic development in
the urban extensions. The level of provision should reflect existing
employment opportunities and should not put at risk the strategy set out in
any approved Local Development Document for the city centre or the
Master Plan for the South Bristol Regeneration area.

4.

As part of the efforts to provide a more balanced distribution of
employment opportunities provision should be made to encourage new
employment opportunities within the South Bristol Regeneration Area.

5.

To ensure that Bath can continue to realise economic opportunities,
provision should be made to accommodate between 16,000 and 20,200 jobs
within the Bath TTWA over the plan period. In addition to the
opportunities expected to arise within the urban area consideration should
be given to the provision of a further economic development opportunity at
the southern edge of the city.

6.

To enable development at Weston-super-Mare to be economy led provision
should be made for 10,000 jobs in the Weston-super-Mare TTWA over the
plan period. In addition to the regeneration of the town centre and the sea
front provision should be made to increasing the provision of employment
opportunities.

7.

The planning of Trowbridge should focus on the growth potential of its
town centre.

8.

In order to establish the longer term potential of the Avonmouth and
Severnside area a Joint Area Action Plan should be carried out by Bristol
City Council and South Gloucester Council.

9.

In order to accommodate the growth in employment that is expected to
arise in the more peripheral parts of the HMA consideration should be
given to the adequacy of the economic development opportunities.

Policy SR1.4 Housing Provision

4.1.5

Provision should be made within the HMA for 126,950 dwellings to meet the
requirements of the HMA. Within the HMA the dwellings should be provided
as follows:

Delete Policies
SR4, SR5, SR6,
SR23 and replace
with New Policy
SR1.4

1.

Within Bristol City and the adjoining urban area within South
Gloucestershire development will focus on the re-use of previously
developed land and buildings, providing 44,000 dwellings.

2.

Around Bristol the following urban extensions will be provided:
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Recommendation
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South West of Bristol, about 10,500 dwellings (Area of Search A).
South East of Bristol, about 6,000 dwellings (Area of Search B).
North and North East of Bristol about 8,000 dwellings (Areas of
Search C and D).
Yate to the north-east of Bristol about 5,000 dwellings.

3.

Development within the remainder of South Gloucestershire will amount to
2,300 dwellings.

4.

Development within Bath will focus on the re-use of previously developed
land and buildings within the urban area, maximising densities, reflecting
the impact on the historic environment and its setting and providing about
6,000 dwellings.

5.

Development at Bath will take the form of an urban extension to
accommodate 1,500 dwellings to the south/south west of Bath (Area of
Search E).

6.

An urban extension will be provided at Keynsham to accommodate about
3,000 dwellings.

7.

Development within the remainder of Bath and North East Somerset
District will amount to 2,300 dwellings.

8.

Development within and adjoining Weston-super Mare urban area will
amount to 3,000 dwellings.

9.

An urban extension will be provided to the east of Weston-super-Mare
accommodating 9,000 dwellings (Area of Search F).

10. Development within the remainder of North Somerset will amount to 5,750
dwellings.
11. Development at Trowbridge will amount to 6,000 dwellings.
12. Development within the remainder of West Wiltshire District will amount
to 6,300 dwellings.
13. Development within Mendip District Council area will amount to 8,300
dwellings.

SR1.5

Modify Text and Diagram

4.1.6

The supporting text and Inset Diagram 4.1 should be amended to reflect new
Policy SR1.4.

Modify Text and
Diagram

Policy SR1.5 Green Belt

4.1.7

Around the built-up areas of Bristol (including contiguous built-up areas within
North Somerset and South Gloucestershire) and Bath, the inner boundary of the
Green Belt will follow generally the limits of existing development or that
already committed. The outer boundary of the approved Green Belt will be
retained. The general extent of the Bristol and Bath Green Belt is maintained
subject to the following alterations:

Delete policy SR3
and replace with
new Policy SR1.5

1.
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Between the Royal Portbury Dock and the M5 motorway the Green Belt
will be removed, the detailed boundary to be established through the Local
Development Framework process having regard to the development needs
of the Royal Portbury Dock.
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2.

Between the Royal Portbury Docks and Portishead the Green Belt will be
extended to ensure the separation of the two areas and the maintenance of a
green corridor to the coast.

3.

Land at Bristol International Airport will be removed from the Green Belt,
the detailed boundary to be established through the Local Development
Framework process having regard to the development needs of the Airport
and the need to maintain the openness of the Green Belt and the purposes
of its designation.

4.

Land within the areas of search identified in Policy SR1.4 for urban
extensions at Bristol and Bath will be removed from the Green Belt, the
detailed boundary to be established through the Local Development
Framework process. Opportunities should be taken for sustainable and
sensible additions to the capacities set out in new Policy SR1.4 for the areas
of search to reflect their role as the direction of longer-term growth.

Recommendation
in Panel Report

Modify Text

4.1.8

The supporting text and Inset Diagram 4.1 should be modified to reflect new
Policy SR1.5.

Modify Text and
Diagram

Modify Text

4.1.9

The key infrastructure will be identified in the Implementation Plan and should
include the following transportation component:

Modify Text

•
•
•
•
•

•
•
•
•

Greater Bristol Bus Network/ showcase bus routes along strategic
corridors;
Major Park and Ride improvements;
Strategic rapid transit network (Hengrove/ North Fringe, Ashton
vale/Emerson’s Green, Bath/Cribbs Causeway);
Improvements to the roads in South Bristol, including the South Bristol
Ring Road, improving access to the airport and facilitating investment for
the regeneration of South Bristol;
Selective strategic highway capacity to serve business investment and
selective strategic links to motorways and other trunk route networks
including investigation of a new River Avon crossing and Bristol Parkway
link;
Improvements to the Greater Bristol Rail Network, such as additional turnaround facilities and platform capacity to allow increases in cross Bristol
local services;
Weston-super-Mare package including improvements to motorway
junction;
Significantly enhanced interchange facilities at Weston-super-mare; and
Bath public transport package including longer-term Rapid Transit
measures

In addition the following other infrastructure will be required:

•
Chapter 4/2
SR2.1

Coastal defences expected to be necessary to enable the economic
potential of Avonmouth and Severnside to be realised.

Swindon HMA Sub-Regional Strategy: Policy/Text
Policy SR2.1 Sub-Regional Approach

Rec. No
4.2.1

Strategic growth should be concentrated at Swindon and Chippenham.

New Policy SR2.1
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Recommendation
in Panel Report

Elsewhere in the HMA the emphasis should be on meeting local economic and
housing needs in order to minimise commuting to Swindon and Chippenham.
At Swindon the planning of the additional growth will require:
•

•
•
SR2.2

co-operation, particularly at cross-boundary locations, through work on
LDDs, addressing the distribution of financial contributions arising from
Section 106 agreements and other funding mechanisms to deliver key
infrastructure;
co-operation with the adjoining authorities in Oxfordshire to minimise the
transportation impact of the eastern extension; and
investment in key infrastructure to enable the achievement of the
development proposed in this policy.

SR2.2 Role and Function

4.2.2

The planning of Swindon and Chippenham should be based on Swindon’s role
as the functional centre for the sub-region.

Delete Policy
SR7, Policy SR9
and Policy SR22
and replace with
new Policy SR2.2

The role of Swindon should be developed by measures to:
•
•
•
•
•

support the regeneration of the central area through measures to ensure that
Swindon Central Area remains the focus of economic, retail, entertainment
and cultural activities;
ensure that Swindon town centre shall be the focus for retail expansion, the
provision of office floor space, entertainment and public services;
upgrade the higher educational facilities to ensure the availability of the
higher skills required for economic growth;
improve the general environment to make the town a more attractive place
to live and work in; and
ensure that the planning of the proposed urban extensions reflect the need
to ensure the renaissance of the central area.

The role of Chippenham should be developed by measures to:
•
•
SR2.3

encourage employment growth to promote self-containment and
minimise commuting; and
develop the town centre to allow it to accommodate the increased
demand from the proposed housing development.

Policy SR2.3 Employment Provision

4.2.3

Provision should be made for growth of 42,700 jobs within the HMA.

New Policy SR2.3

Development planning in the Swindon TTWA shall have regard to the provision
of at least 32,000 jobs in the plan period and to the provision of at least 128 ha
of land in Swindon during the plan period by resolving delivery problems or by
new allocations. All development on employment land in Swindon should be
complementary to employment development in the town centre.
Development planning in the Chippenham TTWA shall have regard to the
provision of at least 6,200 jobs and 42 ha of employment land in the plan
period.
Employment land shall be provided elsewhere in the HMA having regard to the
guidance of Policies B and C.
SR2.4

Policy SR2.4 Housing Provision

4.2.4
Delete Policy SR8
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Recommendation
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Housing provision in the Swindon HMA shall be 53,900 dwellings allocated as
follows:

and replace with
new Policy SR2.4

Swindon Borough
19,000 in the Urban Area.
2,000 in Strategic urban extensions.
12,000 in a Strategic urban extension to the east of Swindon.
1,200 in the remainder of the Borough.
North Wilts
5,500 at Chippenham.
3,000 as an urban extension to Swindon.
5,200 in the remainder of the District.
Kennet
6,000 in the whole District.
LDFs for Swindon Borough and North Wiltshire District should bring forward
urgently urban extensions to assist in delivering the scale of growth over the
plan period, addressing the distribution of financial contributions arising from
Section 106 agreements and other funding mechanisms to deliver key
infrastructure.
The necessary infrastructure will be identified and will be provided to enable
the achievement of the development proposed in this Policy.
Modify Text

4.2.5

Key infrastructure required will be identified through the Implementation Plan
and will include:

Modify Text

The transport package:
•
•
•
•
•
•
•
•

Capacity and or safety works to improve the A419/A420 Junction;
Provision of overbridges across the A419 to provide direct links into the
town centre for use by bus services and other modes;
A connecting link from the Eastern Development Area to Commonhead
Roundabout and provision of short lengths of additional lanes between the
roundabout and the M4 J15 for safety reasons;
Demand management to include access control measures;
Provision of a HQPT system from the eastern area to the town centre;
Swindon integrated transport package;
North Swindon strategy (Great Weston Way to Purton Link corridor); and
Swindon wide corridor and junction improvements (including urban traffic
control systems).

Other key infrastructure:
•
•
•
•
•

Provision of strategic water resources to match the demand of houses and
jobs generated by the projected growth levels, including a new reservoir
(Upper Thames reservoir) in the South East region;
Provision of sufficient waste water discharge and treatment facilities to
match the additional supply of houses and jobs generated by the projected
growth levels (including a new sewage treatment plant);
Improved Higher Education facilities;
Major public realm improvements to Swindon Central Area including
schemes for principal public spaces, streetscape schemes and new railway
crossings at Swindon Railway Station;
Upgrading of existing and new regional level sporting, leisure and cultural
C41
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•
Chapter 4/3
SR3.1

facilities; and
Expansion of health provision.

Gloucester and Cheltenham HMA Sub-Regional Strategy:
Policy/Text
Policy SR3.1 Sub-Regional Approach

Rec. No

The Local Authorities within the HMA should seek to reverse past
underperformance by Cheltenham and Gloucester relative to the regional
economy and ensure that their economic and other potential contribution to add
to general Regional prosperity and address local regeneration is fully realised.
Their separate identities should be maintained but their social, economic and
physical growth should be planned in a balanced and complementary way,
within a high quality of environment. In particular, the Local Authorities
should:

Delete Policy
SR10 and replace
with New Policy
SR3.1

•
•

•
•

SR3.2

Recommendation
in Panel Report

4.3.1

undertake the planning of housing, employment and transport in the wider
Gloucester/Cheltenham area in an integrated manner, especially with regard
to the areas of search/urban extensions;
co-operate, particularly at cross-boundary locations, through work on
LDDs, addressing the distribution of financial contributions arising from
Section 106 agreements and other funding mechanisms to deliver key
infrastructure;
make investment in key infrastructure to enable the achievement of the
development proposed in this policy;
in other parts of the HMA, outside the Gloucester/Cheltenham urban area,
recognise the scope for some employment-led development in LDFs where
this would support (rather than lead) realisation of the economic potential
of the sub-region, while avoiding increased use of the M5 corridor and
other parts of the strategic road network for car commuting.

Policy SR3.2 Role and Function

4.3.2

In making sufficient and suitable provision for extant and future strategic and
local needs within the sub-region, particular importance should be attached to:

New Policy SR3.2

•
•

the regeneration of Gloucester City Centre and docks area in order to
support the delivery of improved retail facilities together with enhanced
cultural and further education facilities;
the improvement of Cheltenham town centre to support its role as a major
retail and employment centre and to stimulate tourism and cultural
development.

In other parts of the HMA the planning of settlements should be based on the
need to support local service centre functions. In the Forest of Dean there
should be a particular focus on qualitative enhancement of the urban areas.

SR3.3
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Modify Text

4.3.2

Modify paragraphs 4.2.33 and 4.2.34 to include revised analysis of the HMA as
a whole.

Modify Text

Policy SR3.3 Employment Provision

4.3.3

Land use provision should be made within the HMA for growth in number of
jobs of at least 41,700. Of these, about 12,750 jobs should be provided for in
the Gloucester TTWA, and about 10,750 should be provided for in the
Cheltenham TTWA, in both cases focussed mainly on the SSCT area.
Elsewhere, provision should be for locally generated growth only. 39 ha of

Delete Policies
SR12, SR13 and
SR14 and replace
with New Policy
SR3.3
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Recommendation
in Panel Report

employment land will be made available at Cheltenham from existing and
future commitments.

SR3.4

Modify Text

4.3.3

Make consequential modifications to paragraphs 4.2.35 – 4.2.45.

Modify Text

Policy SR3.4 Housing Provision

4.3.4

Provision should be made within the HMA for about 56,400 dwellings,
distributed as follows:

New Policy SR3.4

Gloucester
1. 11,500 dwellings within Gloucester City.
2. 2,000 dwellings as an urban extension to the south of Gloucester,
within Stroud District.
3. 1,500 dwellings within an area of search to the south of Gloucester,
within Stroud District.
4. 2,000 dwellings as an urban extension to the east of Gloucester, within
Tewkesbury District.
5. 1,500 dwellings within an area of search to the east of Gloucester,
within Tewkesbury District.
6. 2,500 dwellings within an area of search to the north of Gloucester,
within Tewkesbury District.
Cheltenham
7. 6,500 dwellings within Cheltenham Borough.
8. 1,300 dwellings within an area of search to the south of Cheltenham,
partly (600) within Cheltenham Borough and partly (700) within
Tewkesbury Borough.
9. 5,000 dwellings within an area of search to the north of Cheltenham
partly within Cheltenham Borough and partly within Tewkesbury
Borough.
10. 1,000 dwellings in an area of search to the north of Bishop’s Cleeve.
Elsewhere in the HMA outside the SSCT Area
11.
12.
13.
14.

SR3.5

5,600 dwellings within the rest of Stroud District.
2,900 dwellings within the rest of Tewkesbury District.
6,200 dwellings within Forest of Dean.
6,900 dwellings within Cotswold District.

Modify Text and Diagram

4.3.4

Make consequential modifications to paragraphs 4.2.35- 4.2.45 and Inset
Diagram 4.3.

Modify Text and
Diagram

Policy SR3.5 Green Belt

4.3.5

Around the built up areas of Gloucester and Cheltenham the inner boundary of
the Green Belt shall follow generally the limits of existing and committed
development. The outer boundary of the Green Belt in Gloucestershire shall run
eastwards from Brockworth and northwards to the west of A46 up to the
southern edge of Cheltenham at (but excluding) Leckhampton. It shall then
continue from the north of Cheltenham at Westbury to (but excluding) Bishop’s
Cleeve, continuing westwards to A38 and thence southwards to Gloucester in
the vicinity of Longford.

Delete SR11 and
replace with New
Policy SR3.5

Land within the areas of search identified in the RSS for urban extensions at
C43

List of Panel Modifications to Policies and New Policies
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

Gloucester and Cheltenham will be removed from the Green Belt, the detailed
boundaries to be established in Local Development Frameworks.
Modify Text

4.3.6

Key infrastructure required will be identified through the Implementation Plan
and will include the following transport component:

Modify Text

•

Gloucester South West Bypass;

•

Increased demand management;

•

A comprehensive approach to public transport provision;

•

Gloucestershire Parkway Station (supported by and subject to an impact
assessment, including impact on existing Gloucester and Cheltenham
stations);

•

Integrated transport package;

•

Gloucester and Cheltenham Park and Ride sites;

•

Improvements to the A40 to the north of Gloucester and between
Gloucester and Cheltenham and key intersections;

•

Gloucester Key Intersections Improvements.

In addition the following other infrastructure will be required:

Chapter 4/4
SR4.1

SR4.2

•

Provision of improvements to public spaces, infrastructure, historic
buildings and the urban fabric of both Gloucester City and Cheltenham
town centres;

•

Enhancement of existing education facilities provided by GLOSCAT and
the University of Gloucester to address employer labour force needs;

•

Maintenance and enhancement of the range and high quality of retail
outlets in Cheltenham, continuing its successful retail status within the
region.

Exeter HMA Sub-Regional Strategy: Policy/Text
Policy SR4.1 Sub-Regional Approach

Rec. No
4.4.1

Devon County, Exeter City, East Devon District, Teignbridge District and Mid
Devon District Councils should plan for the balanced growth of the HMA to
meet the longer-term needs of the area. This will require co-operation,
particularly at cross-boundary locations, through joint work on LDDs
addressing the distribution of financial contributions arising from Section 106
agreements and other funding mechanisms to deliver key infrastructure.

Delete Policy SR
15 and replace
with renamed new
Policy SR4.1

Policy SR4.2 Role and Function

4.4.2

The main strategy directions should be as follows:

Delete Policy
SR16 and Policy
SR19 and replace
with new Policy
SR4.2

1.
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Development within Exeter will focus on the regeneration of the City’s
urban area through the re-use of previously developed land and buildings,
maximising densities whilst seeking high quality design. Efforts should be
made to attract employment development as well as housing in mixed use
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Recommendation
in Panel Report

developments and to accommodate further retail services, tourism
attractions and cultural facilities.

SR4.3

SR4.4

2.

The location of growth at Exeter will focus on the eastern side of the city,
including the new community of Cranbrook, and will require joint working
between East Devon and the City of Exeter. Development in this area
should complement the city centre rather than compete with it.

3.

LDDs should identify where opportunity can be taken to maintain the
viability of the towns and villages in the HMA through the accommodation
of local employment growth and housing requirements.

Policy SR4.3 Employment Provision

4.4.3

Provision should be made for growth of 40,600 jobs within the HMA of which
28,500 jobs are to be within the Exeter TTWA. This provision should include
the following:

Delete Policy
SR17 and replace
with new Policy
SR4.3

1.

Employment land provision should be made for 40 hectares within
Exeter’s urban area (Exeter City’s administrative area) and 100
hectares adjacent to Exeter in Exeter City and East Devon District
administrative areas.

2.

Provision for at least 20 hectares of employment land associated with
Area of Search K.

3.

LDDs should identify where opportunities for job growth within the
other towns in the HMA should be promoted.

Policy SR4.4 Housing Provision

4.4.4

Provision should be made within the HMA for 46,900 dwellings as follows:

Delete Policy
SR18 and replace
with new Policy
SR4.4

1.
2.
3.
4.

5.
6.
7.

Within Exeter Urban Area provision should be made for 11,500
dwellings.
At Cranbrook New Community (J) about 7,500 dwellings should be
provided.
Within Area of Search K 2,000 dwellings should be provided within
Exeter City, Teignbridge District and East Devon District. Efforts
should be made to bring this contribution forward as soon as possible.
Within Area of K Plus provision should be made in East Devon
District for a new community of at least 6,000 dwellings and with an
output of a minimum of 3,000 dwellings within the plan period. This
will require cooperation between Exeter City and East Devon District
Councils.
Development in the remainder of East Devon will amount to 5,600
dwellings.
Development in the remainder of Teignbridge District will amount to
9,900 dwellings.
Development in Mid Devon District will amount to 7,400 dwellings.

Modify Text and Diagram

4.4.5

The supporting text and Inset Diagram 4.4 should be amended to reflect the
replacement of Policy SR4.4.

Modify Text and
Diagram

New Study

4.4.6

The work to inform the next review of the RSS should include consideration of

New Study
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Recommendation
in Panel Report

how the housing demand for the Housing Market area and the job growth at
Exeter can be resolved in a sustainable manner.
Modify Text

4.4.7

The Key Infrastructure Package for the Exeter Sub-region should be identified
through the Implementation Plan and include the following transportation
component:

Modify Text

•

•
•
•
•
•
•
•
•

•

A major step change in public transport with enhanced quality, frequency
and capacity through significant new investment in innovative public
transport systems and high quality public transport links between Exeter
and the New Community;
Progressive implementation of bus priority measures;
Intelligent transport systems;
Demand management, including parking management and allocation of
road space;
Improved railway stations and additional train capacity on the local
network;
Additional park and ride sites to the west and north of the city;
Improved public transport interchanges, notably at Exeter St. David’s and
Exeter Central stations, Exeter Bus/Coach Station, Honiton Road
Interchange;
Provision of a new railway station at Cranbrook/Exeter Airport on the
Waterloo to Exeter railway;
Strategic road infrastructure including Monkerton link Road, Clyst
Honiton Bypass and improvements in the vicinity of Junctions 29 and 30.
This provision should include the use of additional segregated links across
the M5; and
Improved public transport access for the airport by direct bus service and
shuttles from the railway stations.

Commercial transport infrastructure should include:

•
•
•

Intermodal freight terminal;
Increased capacity at Exeter International Airport and quality of terminal
facilities (approximately 2.3 million passengers per year by 2030); and
Improved airport apron capacity and taxiways.

Other key infrastructure should include:

•
•
•
•
Chapter 4/5
SR5.1

Cultural, visitor, sport and recreational facilities to meet increased demand;
Complementary waste treatment facility at or close to Exeter;
Additional recycling centre on the eastern side of the city; and
Two strategic in-vessel composting plants within the Exeter sub-region.

Torbay HMA Sub-Regional Strategy: Policy/Text
Policy SR5.1 Sub-Regional Approach

Rec. No
4.5.1

Development at Torbay will reflect the requirement to accommodate subregional demand for housing and employment development. There will be a
need to maximise the contribution from its existing urban areas through the reuse of previously developed land and buildings, but the planning of the housing
and transportation needs of the area, including the consideration of urban
extensions, will require wider consideration of the relationship with Newton
Abbot in Teignbridge District and the rural fringe with South Hams District.

Delete Policy
SR36 and replace
with new Policy
SR5.1

Co-operation will be required, particularly at cross-boundary locations, through
C46
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Recommendation
in Panel Report

work on LDDs, addressing the distribution of financial contributions arising
from Section 106 agreements and other funding mechanisms to deliver key
infrastructure.
Investment will be made in key infrastructure to enable the achievement of the
development proposed in this policy.
SR5.2

Policy SR5.2 Role and Function

4.5.2

Development at Torbay will reflect Torbay’s role as a major coastal resort and
as a major service centre. Measures to promote these roles will include:

New Policy SR5.2

•
•
SR5.3

SR5.4

Support for tourism development in Torquay, Paignton and Brixham; and
Support for the enhancement of the role of Torquay, Paignton and Brixham
as nodes for the delivery of commercial and community services.

Policy SR5.3 Employment Provision

4.5.3

Provision for job growth in the Torbay TTWA should be made for about 11,700
jobs over the plan period. Some 29 ha of employment land should be made
available in Torbay within the plan period.

New Policy SR5.3

Policy SR5.4 Housing Provision

4.5.4

Housing provision in the Torbay HMA shall be 20,000 over the plan period.

Delete Policy
SR37 and replace
with new Policy
SR5.4

Urban extension(s) should be brought forward through the Torbay LDD or
through joint LDFs, to complement the urban focus approach, assessing
locations immediately adjoining the Torbay urban area.
Key infrastructure to enable the achievement of the development proposed in
this Policy will be provided concomitantly.
Modify Text

4.5.5

Key infrastructure required will be identified through the Implementation Plan
and will include the following transport component:

Modify Text

•
•
•
•
•
Chapter 4/6
SR6.1

Improving highway access within the Borough;
On going investment in walking and cycling networks linking key areas of
employment, education and other key facilities with housing;
Progressive implementation of bus priority measures and improving bus
services, in the context of the existing Torbay Quality Bus Partnership;
Improving rail facilities and capacity; and
Improvements to the Torbay/Newton Abbot corridor – public transport, rail
and road.

Taunton HMA Sub-Regional Strategy: Policy/Text
Policy SR6.1 Sub-Regional Approach

Rec. No
4.6.1

The Local Authorities within the HMA should seek to realise the potential of
Taunton and Bridgwater to contribute to Regional prosperity and focus on the
planning and regeneration of these two SSCTs in an integrated manner,
especially in relation to the provision of appropriate levels and types of housing,
employment, retail and leisure provision, and of facilities for sustainable travel
and transport. This will require co-operation through work on LDDs and should
be with a particular view to avoiding increased use of the M5 corridor and other
parts of the strategic road network for car commuting, while minimising
congestion that obstructs access to other parts of the sub-region. Where

Delete Policy
SR20 and replace
with New Policy
SR6.1
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Recommendation
in Panel Report

development has cross boundary implications, joint working on LDDs,
addressing such matters as the distribution of funding arising from Section 106
agreements and other funding mechanisms to deliver key infrastructure may be
necessary..
SR6.2

Policy SR6.2 Role and Function

4.6.2

Growth in the sub-region should be planned on the basis that Taunton will
develop its role as the major business, commercial, educational, service and
cultural centre for this part of the Region, with Bridgwater diversifying its
economy and retaining a subordinate but complementary role. In both towns
regeneration and urban extensions will make sufficient and suitable provision
for their respective strategic development needs, while addressing or avoiding
areas at risk of flooding, particularly in Bridgwater.

New Policy SR6.2

In other parts of the HMA, the planning of settlements should be based on the
need to support local tourism and service centre functions, while avoiding
creating or intensifying dormitory relationships.

SR6.3

SR6.4

Modify Text

4.6.2

Modify paragraphs 4.2.57 and 4.2.58 to include revised analysis of the HMA as
a whole.

Modify Text

Policy SR6.3 Employment Provision

4.6.3

Provision should be made for growth of 25,800 jobs within the HMA, of which
18,500 jobs should be within the TTWA and focussed mainly on the SSCT area
of Taunton and Bridgwater. This requires 34 ha of employment land in Taunton
and 54 ha in Bridgwater. Elsewhere, provision should be for locally generated
growth only.

New Policy SR6.3

Policy SR6.4 Housing Provision

4.6.4

Provision should be made within the HMA for about 34,500 dwellings,
distributed as follows:

Delete Policy
SR21 and replace
with new Policy
SR6.4

Taunton
1. 11,000 dwellings within the existing urban area of Taunton;
2. 4,000 dwellings within an area of search to the north east of Taunton,
within Taunton Deane Borough;
3. 3,000 dwellings within an area of search to the south west of Taunton,
within Taunton Deane Borough.
Bridgwater
4. 6,200 dwellings within the existing urban area of Bridgwater;
5. 1,500 dwellings within an area of search partly within the existing
urban area and partly as an extension to it, to the north of the
Bridgwater, within Sedgmoor District.
Elsewhere in the HMA, outside the SSCT area
6. 3,800 dwellings within the rest of Taunton Deane Borough;
7. 2,500 dwellings within the rest of Sedgmoor District;
8. 2,500 dwellings within West Somerset District.
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Modify Text and Diagram

4.6.4

Make consequential modifications to paragraphs 4.2.59 – 4.2.60 and Inset
Diagram 4.5.

Modify Text and
Diagram
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Modify Text

4.6.5

Key infrastructure required will be identified through the Implementation Plan
and will include:

Modify Text

The transport package:

•
•
•
•
•

On-going investment in walking and cycling networks linking key areas of
employment, education and other key facilities with housing;
Progressive implementation of bus priority measures, particularly along the
A38 public transport corridor between Bridgwater and west of Taunton;
The North West Taunton Package;
Implementation of the “Third Way” and Northern Inner Distributor Road,
to deliver the town centre regeneration sites;
Access from Comeytrowe area of search to M5 junction 25 and to A38.

In addition the following other infrastructure will be required:

•
•
Chapter 4/7
SR7.1

SR7.2

Spatial provision for increased skill levels through training programmes to
assist in meeting the economic opportunities as well as redressing
disadvantage in five specific wards;
Appropriate infrastructure investment to accommodate and integrate the
strategic urban extensions.

Bournemouth and Poole HMA Sub-Regional Strategy: Policy/Text
Policy SR7.1 Sub-Regional Approach

Rec. No
4.7.1

Dorset County Council, Bournemouth Borough, Borough of Poole,
Christchurch Borough, Purbeck District, East Dorset and North Dorset District
Councils should plan for the balanced growth of the housing market area,
particularly the conurbation (Bournemouth, Poole, Christchurch and parts of
East Dorset and Purbeck Districts), maximising the use of previously developed
land and buildings with urban extensions within a revised green belt. This will
require co-operation, particularly at cross-boundary locations, through joint
work on LDDs, addressing the distribution of financial contributions arising
from Section 106 agreements and other funding mechanisms to deliver key
infrastructure.

Delete SR26 and
replace with New
Policy SR7.1

New Study

4.7.2

The next review of the RSS should be informed by a comprehensive evaluation
of the urban structure of the northern part of the conurbation.

New Study

Policy SR7.2 Role and Function

4.7.3

Within the Housing Market Area the main strategy directions should be as
follows:
1. Within the urban areas of South East Dorset opportunity should be
taken to continue the process of urban renaissance, particularly within
Bournemouth, Poole and Christchurch, by increasing the density of
development in conjunction with high quality design at locations
which offer a wide range of services and facilities.
2. The town centres of Bournemouth (including the Lansdowne Area)
and Poole will be the main focal points for retail and commercial
development.
3. In order to achieve a more sustainable pattern of development priority
should be given to investment required to release the potential of the
Twin Sails Regeneration Area.

New Policy SR7.2
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4.
5.
SR7.3

Recommendation
in Panel Report

Development proposals in suburban locations should complement
plans for the town centres and the Regeneration Area rather than
compete with them.
Development in the remainder of the HMA should be based on
meeting locally generated growth.

Policy SR7.3 Employment Provision

4.7.4

In order to accommodate the growth potential of the sub-region in a sustainable
way, the following measures are required:

New Policy SR7.3

South East Dorset should balance its economic potential, taking into account the
high quality environmental assets, and provide for job growth, and make
provision for growth of 45,400 jobs within the HMA.

SR7.4

1.

In the Bournemouth and Poole TTWA provision should be for about
42,000 jobs over the plan period, with about 23,000 jobs at
Bournemouth and about 19,000 jobs at Poole. A search for an
additional 110 ha. of employment land should be conducted across the
conurbation.

2.

In accommodating this level of growth the opportunity should be taken
to maximise the potential of Bournemouth town centre including
Lansdowne, Poole town centre and the Twin Sails Regeneration Area
in order to take advantage of access to sustainable modes of transport.

3.

Development opportunities outside the above areas, including Area of
Search Q, the Airport Business Park and Wessex Fields, should be
planned to complement rather than compete with the policies in the
LDDs for each town centre and the Regeneration Area. The planning
of those opportunities should not aspire to development that would be
better accommodated in the town centres and Regeneration Area.

4.

Provision to meet any deficiency in employment land arising from the
economic growth expected in the remainder of the HMA should be
identified through the LDF process in the Policy B and C settlements.

Policy SR7.4 Housing Provision

4.7.5

Within the Housing Market Area provision should be made for about 48,100
dwellings distributed as follows:

Delete Policy
SR29 and replace
with New Policy
SR7.4

1.
2.
3.
4.
5.
6.
7.

14,600 dwellings within Bournemouth Borough Urban Area
1,500 dwellings within Bournemouth Urban Extension (Q)
10,000 dwellings within Poole Borough.
2,850 dwellings within Christchurch Borough.
600 dwellings within Urban Extension (M) in Christchurch Borough.
3,800 dwellings within East Dorset Urban Area.
2,400 dwellings within Areas of Search (N, O & P) within East Dorset
District.
8. 200 dwellings within the remainder of East Dorset District.
9. 2,750 dwellings within the ‘Western Sector’ Search Area.
10. 2,400 dwellings within the remainder of Purbeck District.
11. 1.000 dwellings within Area of Search Shaftesbury/Gillingham.
12. 6,000 dwellings within the remainder in North Dorset District.
Modify Text and Diagram
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SR7.5
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Recommendation
in Panel Report

The supporting text and Inset Diagram 4.6 should be amended to reflect the
proposed replacement of Policy 28.

Modify Text and
Diagram

Policy SR7.5 Ecological Integrity

4.7.7

New residential development in the sub-region will be facilitated by policy
measures to secure effective avoidance and mitigation of the potential adverse
effects on the ecological integrity of the Dorset heathlands internationally
designated sites.

Delete Policy
SR28 and replace
with new Policy
SR7.5

The relevant Authorities will work with Natural England, supported by central
and regional government and other relevant stakeholders, to encourage
appropriate forms and designs of development and to secure, through policy in
Local Development Frameworks including a Joint Development Document,
appropriate and deliverable mitigation and mechanisms that will fund and
enable implementation of these measures.

SR7.6

Modify Text

4.7.8

It is recommended that the replacement text submitted by the Regional
Assembly should form the basis of the supporting text for new Policy SR7.5

Modify Text

Policy SR7.6 Green Belt

4.7.9

The Inner boundary of the Green belt will generally follow the edge of the main
urban area as extended by the development proposed in the plan. The general
course of the outer boundary will be some eight to thirteen kilometres beyond
this inner boundary. Existing urban areas will be excluded from the Green Belt.

Delete Policy
SR27 and replace
with New Policy
SR7.6

Land at Bournemouth Airport will be removed from the Green Belt, the detailed
boundary to be established through the Local Development Framework process,
having regard to the requirements of the development needs of the Airport and
the need to prevent encroachment into the open countryside, unrestricted sprawl
and the setting and character of surrounding settlements.
Land within the Areas of Search identified in the Regional Spatial Strategy for
urban extensions in South East Dorset will be removed from the Green Belt, the
detailed boundary to be established through the Local Development Framework
process.
Modify Text

4.7.10

The Key Infrastructure List for the South East Dorset sub-region should be
identified through the Implementation Plan and include the following transport
package:

Modify Text

•
•
•
•
•
•
•
•

Investment in public transport, walking and cycling provision;
Increased demand management by transferring more road space to priority
vehicles and managing the supply and use of parking;
Prime transport corridor improvements;
Poole Bridge regeneration network;
A31 to Poole corridor improvements;
Provision of new local rail passenger services and stations, including a
Swanage connection and use of rail for local Park and Ride;
Improvements to rail links to other major centres;
Improved accessibility by public transport, cycling and walking to
significant areas of countryside recreation, including the Dorset and East
Devon Coast World Heritage Site, Cranborne Chase and the New Forest.
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Recommendation
in Panel Report

Commercial Transport Proposals:

•
•
•

Provision of a new passenger terminal at Bournemouth Airport;
A package of measures to improve access to the airport, including a link
road to the A338 (further work required; and
Port of Poole deeper access channel and berth improvement (subject to
further study).

Other Key Infrastructure:

•
Chapter 4/8
SR8.1

Provision of green infrastructure close to the urban edge.

Plymouth HMA Sub-Regional Strategy: Policy/Text
Policy SR8.1 Sub-Regional Approach

Rec. No
4.8.1

Devon and Cornwall County Councils, Caradon and South Hams District
Councils, Plymouth City Council, West Devon Borough Council and the
Dartmoor National Park Authority should plan for the balanced growth of the
Plymouth, S.E. Cornwall and S.W. Devon area by:

Delete Policies
SR33 and SR34
and replace with
New Policy SR8.1

•
•
•
•

Maximising the use of previously developed land;
Bringing forward a strategic urban extension to the east of Plymouth;
Setting the context for the future relationship between Plymouth and
Saltash and Torpoint; and
Taking account of the role and potential for balanced growth of other towns
in the area.

This will require cooperation, particularly at cross-boundary locations, through
joint work on LDDs, addressing the distribution of financial contributions
arising from Section 106 agreements and other funding mechanisms to deliver
key infrastructure.
SR8.2

Policy SR8.2 Role and Function

4.8.2

At Plymouth, measures will be taken to transform and revitalise the city to
allow it to realize its potential, enhance its sub-regional role and become one of
Europe’s finest and most vibrant waterfront cities. These measures will include:

New Policy SR8.2

•
•
•

The provision of a range of employment opportunities, services and
facilities to improve the physical fabric of the urban area;
The improvement of the retail performance of the city centre \and its
continued development as the focus for town centre uses for the wider
urban area; and
The transformation of the city by the development of cultural and tourist
attractions and a high quality public realm, as envisaged in the “Mackay
Vision,” into a place where people will want to live, work and visit.

Outside Plymouth City Centre, the planning of centres such as Derriford and
Sherford should be complementary to the City Centre and be based on the
provision of local community needs, retail and service provision.
SR8.3
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Policy SR8.3 Employment Provision

4.8.3

Plymouth’s economy will be stimulated to enable a transformation of the City
through the provision for job growth in the Plymouth TTWA of about 42,000
jobs over the plan period. Employment land provision of 150 hectares should
be provided within and adjoining the Plymouth urban area over the plan period.

New Policy SR8.3

List of Panel Modifications to Policies and New Policies
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

SR8.4

Policy SR8.4 Housing Provision

4.8.4

Housing provision in Plymouth HMA shall be 47,200 allocated as follows:

Delete Policy
SR35 and replace
with new Policy
SR8.4

Within Plymouth Borough 24,500 made up as follows:
24,000 in the urban area,
500 at the urban area;
Within South Hams 11,800 made up as follows:
5,500 at Sherford as an urban extension to Plymouth,
500 at the Plymouth Urban area,
5,800 to be distributed in the district under Policies B & C:
Within Caradon 6,500 made up as follows:
1,000 at Saltash/Torpoint,
5,500 to be distributed in the district under Policies B & C.
Within West Devon 4,400:
4,400 to be distributed in the district under Policies B & C.
Investment will be made in key infrastructure to enable the achievement of the
development proposed in this Policy.
Modify Text

4.8.5

Key infrastructure required will be identified through the Implementation Plan
and will include the following transport component:

Modify Text

Transport Package

•
•

•
•
•
•
•
•
•

Provision of a High Quality Public Transport (HQPT) link between the
Sherford New Community and Plymouth City Centre along an Eastern
Corridor;
Improvements to junctions along transport corridors between the new
community at Sherford and the City Centre, provision of a transport
interchange (including strategic Park and Ride facilities) accessible to the
proposed HQPT link and road based public transport networks
Upgrading to a HQPT link along a Northern Corridor into the City Centre;
Improvements to links from the Sherford New Community to the A379;
Provision of a new boulevard link between Millbay and the City Centre
and HQPT extension through the City Centre to Millbay and Devonport;
Improved links between the City and Saltash/Torpoint and along the
waterfront including ferry, bridge tolling, water transport and public
transport links (with Park and Ride provision);
Improvements to Plymouth Airport including runway extension, new
terminal facilities and surface access (subject to further study);
Provision of a road/rail freight interchange at Tavistock junction; and
Creation of sea freight/cruise liner facilities and rationalization of land
uses.

Other key infrastructure:

•
•
•
Chapter 4/9
SR9.1

Creation of regionally significant recreational facilities, linked with leisure
and commercial facilities in the City Centre;
Replacement of conference facilities to create a new arena and facilities;
and
Improvements to the cultural provision.

West Cornwall HMA Sub-Regional Strategy: Policy/Text
Policy SR9.1 Sub-Regional Approach

Rec. No
4.9.1
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Recommendation
in Panel Report

LDD policies will seek to stimulate the economy, reduce social inequalities,
address housing affordability and reflect the complex inter-relationships
between many of the settlements.

Delete Policy
SR38 and replace
with new Policy
SR9.1

The spatial strategy for this area should build on Objective 1 and Convergence
Funding opportunities and create a framework to enable sustained prosperity
and growth after the removal of these funding support mechanisms. This will
require concerted action to stimulate the economy across the whole sub-region
including cultural and environmental tourism. Particular attention should be
given to the problems and opportunities presented by the ‘Clay Country’ around
St. Austell.
The implementation of the strategy will require co-operation through joint work
on LDDs, addressing the distribution of financial contributions arising from
Section 106 agreements and other funding mechanisms.
Co-operation will be required at cross-boundary locations through work on
LDDs particularly between Carrick and Kerrier District Councils to deal with an
urban extension to meet the development requirements of the Falmouth-Penryn
settlement.
Investment will be made in key infrastructure to enable the achievement of the
development proposed in this policy.

SR9.2

Modify Text

4.9.2

In the text add a reference to St Austell “Clay Country”, in the context of
Convergence Funding and the opportunity to combine regeneration with green
infrastructure and tourism.

Modify Text

Policy SR9.2 Role and Function

4.9.3

Cornwall County Council, Carrick and Kerrier Districts should plan for the
growth of Camborne/Pool/Redruth, Truro and Falmouth-Penryn. This will
involve:

Delete Policy
SR39 and replace
with new Policy
SR9.2

•
•

Focusing development, particularly town centre uses at the above
settlements; and
Maximising the use of previously developed land.

The planning of these settlements should be based on the following guidance:
•
•
•

Truro should be planned as a major employment, commercial, service and
retail centre;
Camborne/Pool/Redruth should be regarded as a regional regeneration
priority with an emphasis on the consolidation of the urban area and
advantage should be taken of the World Heritage Site designation: and
Falmouth-Penryn’s role should be to enhance its maritime, tourist,
business, education and retail functions.

Elsewhere in the area, development should focus on the towns and villages
identified through Policies B and C. Among these, some towns with significant
sub-regional role should be considered for higher levels of development, to be
defined in LDFs. Other towns and villages have an important local role as
service centres. Emphasis should be placed on the re-use of previously
developed land.
SR9.3
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Policy SR9.3 Employment Provision

4.9.4

List of Panel Modifications to Policies and New Policies
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

Provision should be made for about 33,100 jobs in the HMA of which 16,500
jobs should be in the Camborne/Pool/Redruth, Truro and Falmouth-Penryn
TTWA.

New Policy SR9.3

Provision should be made for at least 58 ha of employment land in the HMA.
SR9.4

Policy SR9.4 Housing Provision

4.9.5

Housing provision in the West Cornwall HMA shall be 48,800 allocated as
follows:

Delete Policy
SR40 and Policy
SR41 and replace
with new Policy
SR9.4

Carrick
1,000 in the urban area of Truro.
4,000 in a strategic urban extension to the south of Truro.
1,400 additional to the urban extension to the south of Truro.
2,000 in the urban area of Falmouth-Penryn.
2,500 for the remainder of the District.
Kerrier
6,000 within the urban area of Camborne/Pool/Redruth.
5,100 in an area of search to Camborne/Pool/Redruth.
800 as an urban extension to Falmouth-Penryn.
2,500 for the remainder of the District.
Penwith
7,800 for the whole District.
Restormel
15,700 for the whole District.
Modify Text

4.9.6

The Key transport infrastructure package required will be identified through the
Implementation Plan and will include:

Modify Text

•
•
•
•
•
•
•

Integrated land use and transport strategies for Camborne/Pool/Redruth;
Truro and Falmouth-Penryn;
On-going investment in walking and cycling networks linking key areas of
employment, education and other key facilities with housing;
An integrated public transport system linking the main towns and based on
a strategic network of public transport routes comprising the rail network,
core bus corridors (an hourly weekday service) and waterborne transport;
Improved railway stations and additional train capacity on the local rail
network;
Improvements to the A30 ‘strategic spine road’ through Cornwall;
Improvements at key ports and Newquay airport to improve links beyond
the County; and
Isles of Scilly sea link.

The other key infrastructure is:

•

SR9.5

Increased investment in education facilities to accommodate the scale of
growth proposed, including Higher Education at the Combined
Universities of Cornwall (CUC).

Policy SR9.5 The Isles of Scilly
The Isles of Scilly, a uniquely peripheral part of England, with a high quality

No Change
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Recommendation
in Panel Report

environment, continues to struggle to maintain viable and balanced
communities on the Islands. The LDD should ensure that housing is available
for local people, to diversify the local economy (which is heavily dependent on
tourism), maintain and improve the air and sea links to the Islands and protect
the environment.
Chapter 4/10
SR10.1

Polycentric Devon & Cornwall HMA Sub-Regional Strategy:
Policy/Text
Policy SR10.1 Sub-Regional Approach

Rec. No

In the northern Devon area Barnstaple will be the prime focus for development,
particularly in terms of town centre uses. Cooperation will be required,
however, between North Devon and Torridge District Councils concerning the
spatial planning context for the Barnstaple/Bideford area to define the
complementary role expected of Bideford as a Policy B category town.

Delete Policy
SR43 and replace
with new Policy
SR10.1

4.10.1

In the remainder of Torridge District and North Cornwall District the Policy B
category towns will perform an important role as a focus for employment,
services and significant housing provision in a manner that increases selfcontainment and supports surrounding rural communities.
In view of the geography of the area a wider range of smaller towns and villages
may be identified under Policy C to act as local service centres and housing
locations.
SR10.2

Policy SR10.2 Role and Function

4.10.2

The planning of Barnstable should be based on its role as the functional and
employment centre for the northern part of the sub-region. This role will be
supported by measures to upgrade higher education facilities to ensure the
availability of skills required for economic growth.

New Policy
SR10.2

The role and function of centres, other than Barnstaple, are important as local
job and service centres. These will be supported through economic development
and provision of housing and services according to Policies B and C in a
manner that increases self-containment and supports surrounding rural
communities.
Development that stimulates the economy, and reflects the environmental
quality of the locality with particular emphasis on other functionally important
centres to be defined in LDFs will be supported.
SR10.3

Policy SR10.3 Employment Provision

4.10.3

Provision should be made for growth of 20,300 jobs within the HMA of which
about 6,300 jobs should be in the Barnstaple TTWA and about 50 hectares of
employment land (in total) in Barnstaple.

New Policy
SR10.3

LDF policies should be targeted at stimulating the economy, promoting a
sustainable pattern of development and reflecting the high quality
environmental assets.
SR10.4

Policy SR10.4 Housing Provision

4.10.4

Housing provision within the HMA should be made for 35,000 dwellings
distributed as follows:

New Policy
SR10.4

Within North Devon: 10,900 made up as follows;
4,800 in the Barnstaple urban area;
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Chapter/label
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Recommendation
in Panel Report

2,400 as an urban extension to Barnstaple;
3,700 to be distributed in the district under Polices B and C.
Within Torridge: 10,700 to be distributed in the district under Policies B and C.
Within North Cornwall: 13,400 to be distributed in the district under Policies B
and C.
Chapter 4/11
SR11.1

Salisbury District HMA Sub-Regional Strategy: Policy/Text
Policy SR11.1 Sub-Regional Approach and Role and Function

Rec. No
4.11.1

The social, economic and physical growth of Salisbury should be planned for as
the main centre within the HMA, developing a mix of employment, housing,
educational and cultural opportunities and revitalising retail and tourism
provision, while also taking steps to reduce City centre traffic and enhance the
character and setting of the City. Limited Plan-led dispersal of development to
settlements that have an established physical and/or functional relationship with
Salisbury may be provided for, where the development is displaced from the
City by regeneration initiatives or is of a type that would be incompatible with
the historic character of the City.

New Policy
SR11.1

In other parts of the HMA the planning of settlements should be based on the
need to support local service centre functions.

SR11.2

SR11.3

Modify Text

4.11.1

Re-draft paragraph 4.3.15 to reflect the Panel’s analysis of the HMA as a whole.

Modify Text

Policy SR11.2 Employment Provision

4.11.2

Land use provision should be made within the HMA for growth in number of
jobs of about 13,900, with 13,500 focussed on the Salisbury SSCT and specific
related settlements identified through the LDF process. A total of some 37 ha of
employment land should be made available to meet identified needs. Elsewhere,
provision should be for locally generated growth only.

New Policy

Policy SR11.3 Housing Provision

4.11.3

Provision should be made within the HMA for about 12,400 dwellings
distributed as follows:

Delete Policy
SR30 and replace
with New Policy
SR11.3

•
•

Modify Text

4.11.3

Make consequential modifications to paragraph 4.3.15.

Modify Text

Modify Text

4.11.4

Key infrastructure required will be identified through the Implementation Plan
and will include the following transport package:

Modify Text

•
•
Chapter 4/12
SR12.1

6,000 dwellings within the existing urban area of Salisbury SSCT.
6,400 dwellings elsewhere in the HMA, outside the SSCT.

Brunel Link and Harnham Relief Road;
Interchange improvements at Salisbury railway station.

Weymouth and Dorchester HMA Sub-Regional Strategy: Policy/Text
Policy SR12.1 Sub-Regional Approach

Rec. No
4.12.1
C57

List of Panel Modifications to Policies and New Policies
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Dorset County Council, West Dorset and Weymouth/Portland District Councils
should plan for the balanced growth of Dorchester and Weymouth maximising
the use of previously developed land and buildings. This will require
cooperation, particularly at cross-boundary locations, through joint work on
LDDs, addressing the distribution of financial contributions, arising from
Section 106 Agreements and other funding mechanisms to deliver key
infrastructure.
SR12.2

Recommendation
in Panel Report

Delete Policy
SR31 and replace
with new Policy
SR12.1

Policy SR12.2 Role and Function

4.12.2

Weymouth should be planned as an important sub-regional centre and a major
tourist resort, with improved retail and health facilities and the capacity to
attract knowledge based industries.

New Policy
SR12.2

Dorchester should be planned as an important sub-regional retail and service
centre with upgraded heritage and cultural facilities.
In other parts of the HMA the planning of settlements should be based on the
need to support local service centre functions.
SR12.3

Policy SR12.3 Employment Provision

4.12.3

Provision should be made for growth of 11,900 jobs within the HMA of which
9,500 jobs should be within the Dorchester and Weymouth TTWA.

New Policy
SR12.3

Measures should be put in place to broaden Weymouth’s economic base with a
view to achieving a better balance of jobs and housing. These measures should
include provision to bring forward the employment land supply in the
Weymouth area.
SR12.4

Policy SR12.4 Housing Provision

4.12.4

Housing provision in the Weymouth and Portland HMA shall be 18,100
dwellings, allocated as follows:

New Policy
SR12.4

West Dorset District
4,000 in Dorchester Urban Area.
3,000 at Dorchester Urban Extension.
700 at Weymouth Urban Extension.
4,800 in the remainder of the District.
Weymouth and Portland District
5,000 in Weymouth Urban Area.
600 in the remainder of the District.
Modify Text

4.12.5

The key infrastructure for Dorchester and Weymouth sub-region should be
identified through the Implementation Plan and include the following transport
proposals:

Modify Text

•
•
•
•
•
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Investment in public transport, walking and cycling provision, linking key
areas of employment, education and other key facilities with housing;
Increased demand management;
A354 Weymouth Relief Road, including park and ride;
Weymouth Olympic Games Transport Package;
Rail Improvements:
Reinstatement of dual track between Moreton and Dorchester South
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•
•
•
•
Chapter 4/13
SR13.1

SR13.2

Recommendation
in Panel Report

and upgrade of signalling and power supplies to enable greater
reliability for increased train frequencies
Introduction of a through Exeter-Yeovil Pen Mill-Weymouth service
utilising the current freight only chord at Yeovil;
Improved frequencies on the Bristol to Weymouth line; and
Improved facilities and capacity at Weymouth station and stations on
connecting routes.
Access improvements to Portland Port, particularly for HGVs;
Improved accessibility by public transport, cycling and walking to
significant areas of countryside recreation, including the Dorset and East
Devon World Heritage Site and the South Dorset AONB;
Dualling A31/A354 Yellowham Hill to Weymouth Avenue; and
Improvements to A37 corridor to A303.

South Somerset HMA Sub-Regional Strategy: Policy/Text
Policy SR13.1 Sub-Regional Approach

Rec. No
4.13.1

The social, economic and physical growth of Yeovil should be planned for as
the main centre within the sub-region, realising the potential of the town to
drive the wider area’s contribution to regional prosperity. The planning of the
SSCT should be undertaken in an integrated and balanced manner especially
with regard to the areas of search/urban extensions, where cross-boundary
working is necessary, while also avoiding dormitory relationships and the
propensity for increased car commuting between neighbouring settlements.

New Policy
SR13.1

Policy SR13.2 Role and Function

4.13.2

At Yeovil, a mix of employment, residential, educational and cultural
opportunities should be developed with the aims of meeting the bulk of the subregion’s housing needs, diversifying the town’s economy, broadening its range
of retail and leisure opportunities, improving transport connections and bringing
about urban renaissance.

New Policy SR
13.2

In other parts of the HMA, the planning of settlements should be based on the
need to support local service centre functions.

SR13.3

SR13.4

Modify Text

4.13.2

Re-draft paragraph 4.2.66 to reflect the Panel’s foregoing analysis of the HMA
as a whole.

Modify Text

Policy SR13.3 Employment Provision

4.13.3

Land use provision should be made within the HMA for growth in the number
of jobs of about 10,700, of which 9,100 should be within the Yeovil TTWA and
focussed mainly on the SSCT area. Elsewhere, provision should be for locally
generated growth only. Some 43 ha of employment land should be made
available focussed mainly on Yeovil.

New Policy
SR13.3

Policy SR13.4 Housing Provision

4.13.4

Provision should be made within the HMA for about 19,700 dwellings,
distributed as follows:

Delete Policy
SR24 and replace
with New Policy
SR13.4

•
•
•

6,400 dwellings within the existing urban area of Yeovil SSCT.
5,000 dwellings within an area of search for urban extension of Yeovil.
8,300 dwellings elsewhere in the HMA, outside the SSCT.
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Chapter 4/14
SRHD1

SRHD2

Chapter 5

TRANs1

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

Modify Text

4.13.4

Make consequential modifications to paragraph 4.2.67.

Modify Text

Broad Housing Distribution: Policy/Text
Policy HD1 Sub-Regional Distribution of Housing 2006-2026

Rec. No
4.14.1

LDDs should deliver an average annual net increase in housing across their area
according to the locational principles and priorities set out in the Development
Policies A to C, and the sub regional statements. The overall distribution to
2026 is set out in new Tables 4.1 and 4.2.

Modify Policy
HD1 with new
Tables 4.1 and
4.2

Policy HD2 Phasing of Housing Development and Ensuring Land
Supply

4.14.2

Local Planning Authorities will carry out joint work so that proposals on
housing and related matters that transcend local authority boundaries can be coordinated. When undertaking the joint working required by Policy J, provision
should be made across the HMAs and LPA areas to deliver the total number of
dwellings in the periods between 2006 and 2016 and between 2016 and 2026 as
set out in new Tables 4.1 and 4.2

Modify Policy
HD2 with new
Tables 4.1 and
4.2

Transport/Regional Transport Strategy: Policy/Text
Modify Text and Format

Rec. No
5.1

Section 5 of the draft RSS should be recast as an identifiable RTS based on the
guidance set out in PPS11.

Modify Text and
Format

Policy TRANs1 RTS Aims and Objectives

5.2

The main aim of the RTS should be reduction in the rate of traffic growth and
the following objectives should guide the preparation of the RTS:

New Policy
TRANs1

•
•
•

Seeking a better linkage between homes, jobs and services based on role
and function so that cities, towns and villages and groups of places have the
potential to become more self contained and the need to travel is reduced;
Seeking a more effective linkage between transportation facilities and
development so that the need to travel by car is reduced; and
Seeking the transfer of journeys to the more sustainable modes of transport.

In addition the RTS should seek to support economic growth.
TRANs2

Policy TRANs2 Demand Management and Public Transport in the
SSCTs

5.3

In order to reduce the rate of traffic growth, demand management measures will
be introduced to all settlements where there is a need to reduce traffic levels and
congestion. The range and degree of demand management measures will be
determined by the functional role of the particular settlement, but priority
should be given to the Development Policy A settlements.

Replace Policy
TR1 by new
Policy TRANs2

Consideration should be given to the following range of measures:
•
•
•
•
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Congestion charging/road pricing;
Parking strategies including charging regimes and park-and-ride;
Management of road space including bus priority; and
The promotion of more sustainable travel behaviour e.g. ‘Smarter Choices.’

List of Panel Modifications to Policies and New Policies
Panel Report
Chapter/label

Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

Priority should be given to the consideration of the benefits of congestion
charging in the following conurbations:
•
•
•
•

Bristol;
Plymouth;
Bournemouth/Poole; and
Exeter.

Early consideration should be given to the introduction of demand management
measures to control the demand for travel on the M4/M5 motorways around
Bristol.
TRANs3

TRANs4

Policy TRANs3 Managing Demand from Development

5.3

Regional stakeholders will work with the Highways Agency to manage demand
in a way that minimises congestion on the trunk road network while meeting the
requirements for development.

Replace Policy
TR4 with new
Policy TRANs3

Policy TRANs4 Parking

5.4

Parking measures will be implemented where appropriate to reduce reliance on
the car and encourage the use of sustainable transport modes. These measures
include:

New Policy
TRANs4

Parking Standards
The Regional Assembly will set parking standards to deal with the provision of
parking associated with new development. The standards will reflect the range
of circumstances within the region.
Parking Provision
The total parking stock should be managed to reflect local circumstances and
the relative accessibility by sustainable transport modes.
Parking Charges
Parking charging regimes should be designed to:
• Discourage commuting while protecting the commercial viability of town
centres;
• Avoid wasteful competition between different locations; and
• Reflect the availability of alternative more sustainable travel modes.
TRANs5

Policy TRANs5 Transport Strategies for the SSCTs

5.5

Local authorities, working collectively and with transport providers and
stakeholders should prepare a transport strategy for each SSCT or grouping of
SSCTs and the hinterlands of the urban areas. These strategies should take into
account the list of key transport infrastructure for each sub-regional area, which
is set out in the Implementation Plan. Each strategy should:

New Policy
TRANs5

•
•
•

Provide for growth and regeneration;
Address congestion, safety and pollution; and
Minimise the use of the motorway network and main longer distance
routes.

In the case of the wider Bristol City Region consideration should be given to the
establishment of a Passenger Transport Authority.
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Recommendation
in Panel Report

TRANs6

Policy TRANs6 Public Transport Services

5.6

Improved rail, bus and coach services will be sought to facilitate sustainable
travel within the region and to other parts of the country. This will be achieved
by;

Replace Policy
TR2, Policy TR3
Policy TR5, Policy
TR6, Policy TR10
and Policy TR11
with new Policies

TRANs7 and
TRANs7A to
TRANs7H

•

Better quality trains and buses/coaches and in particular improved quality
and capacity trains on the inter-regional services, particularly replacement
High Speed Trains; and

•

Enhanced train and bus/coach stations and interchange facilities between
rail and bus and bus and coach.

Policy TRANs7 Strategic Transport Corridor Management

5.6 cont.

A Corridor Management approach will be applied for the strategic corridors
within the region. The approach will seek to make the best use of the networks
available and improve the reliability and resilience of journey times along each
corridor. As part of the Corridor Management approach, Local Authorities
working with the rail and bus industries will develop opportunities to facilitate
modal shift. Within the scope of the Corridor Management approach, highway
authorities should also develop proposals to reduce the impact of long distance
traffic on the built and natural environment and improve the quality of life of
communities, seeking to improve air quality, reduce accidents, severance and
the impact of noise. A Corridor Strategy will be produced for each corridor
taking into account the following corridor statements.

Plus set of new
corridor strategy
Policies

Policy TRANs7A Exeter to London via Bristol.
The M4/M5 together represent the key transportation component in the corridor.
They will be managed and where appropriate improved, in order to ensure that
they perform their function as the main strategic inter-regional links to London
and the Midlands. Measures should seek to maintain the reliability of journey
times into and out of the region. Regional stakeholders will work with the
Highways Agency to seek a complementary package of measures to manage
demand for travel in relation to the M4/M5 and ensure the most effective use of
the trunk road network and reduce congestion including the implementation of:
•
•
•
•

Incident Management;
Intelligent Technology Measures;
Information Management; and
Access Control Measures.

Investment related to the M4/M5 should be used to support the sub-regional
strategies including:
•
•

Improvements in the vicinity of M5 Junctions 29 and 30; and
Junction improvements at Weston-super-Mare.

To complement these measures re-signalling and route modernisation of the
strategic inter-regional rail route, the Great Western Main Line, will be
implemented so as to facilitate the provision of reliable train services with
enhanced capacity to meet the growth in demand embodied in the Spatial
Strategy. This will include the following:
•
•
•
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New/improved Parkway stations at Worle, Bristol Parkway and Tiverton;
Investment in the Worle (Weston-super-Mare) loop to facilitate the
reliability of inter-regional services; and
Taking advantage of the opportunities to supplement the above measures in
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Panel Modifications to Policies, New Policies and /or supporting text,
diagrams, maps and figures

Recommendation
in Panel Report

the Greater Bristol area, taking into account the availability of a new
development sponsored turn-around facility at Yate, to achieve
improvements to the Greater Bristol Rail Network.
As the corridor contains the largest number of SSCTs, the transportation
packages required to support the sub-regional strategies will be critical in
allowing the urban areas to accommodate the proposed level of growth and in
making the urban areas attractive places to live and work. The public transport
proposals should be prioritised as part of the means of reducing car travel and as
a contribution to minimising the impact of growth on the M4/M5.
Certain elements of the sub-regional packages are not only important for the
particular sub-region, but are also important to the effective operation of the
M5. Particular consideration should be given to the following:
•
•
•

The provision of enhanced segregated crossings of the M5 at Exeter;
The enhancement of the A38 link between Taunton and Bridgwater; and
A new River Avon crossing.

Policy TRANs7B Exeter to London via Salisbury & Basingstoke.
In order to improve the resilience of the inter-regional networks and to maintain
the competitiveness of the South West the following measures will be taken to
enhance connectivity to London and the South East:
•
•

Regional Stakeholders will work with the Highways Agency to achieve a
second strategic route into the region from London utilising the A303/A358
and placing the emphasis on ensuring the reliability of journey times; and
The performance of the Exeter to London via Salisbury and Basingstoke
rail line will be enhanced to allow an hourly service by the provision of
passing loops between Exeter and Salisbury.

In addition to improving the connectivity to London the investment in the rail
line should also take into account:
•
•

the need to support enhanced services through the proposed new station to
serve the new development areas to the east of Exeter; and
the opportunity to achieve better interchange between the London services
and the Bristol to Dorchester services by the construction of a new chord at
Yeovil.

Policy TRANs7C Exeter to Plymouth and Penzance.
The A30 and the A38 will be managed and investment targeted so as to ensure
its strategic function.
The transportation packages identified in the sub-regional strategies are required
to support the level of growth proposed, but the following transportation
elements from the sub-regional strategies while required to support the level of
growth proposed at Plymouth and Camborne/Pool/Redruth, are also critical to
the effective operation of the A38 and A30 respectively:
•

•

Provision of improvements to the east of Plymouth between the new
community at Sherford and the City Centre, including public transport
improvements, junction improvements and transport interchange facilities;
and
Camborne/Pool/Redruth Transport Package.

In order to maintain inter-regional rail connectivity to the Plymouth area and
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beyond and thereby provide a sustainable alternative to journeys on the A38 and
A30, appropriate engineering measures are required to secure the long-term
future of the Great Western Line through Dawlish.
Policy TRANs7D Weymouth to London via South East Dorset.
In order to ensure the strategic function of the A35/A31 corridor and to support
the level of development proposed in the South East Dorset conurbation the
A31 should be improved to dual carriageway standard through the conurbation.
The South Western Main Line provides a more sustainable alternative to the
A35/A31 but, as part of the enhancement of the route, opportunity should be
taken to improve the contribution services on the line could make to supporting
the increased level of development proposed for both the South East Dorset
conurbation and the Weymouth/Dorchester SSCTs. This could include the
following:
•
•
•

New local rail services;
New stations; and
The use of rail for local Park and Ride.

The transport packages identified for the sub-regional strategies within the
corridor are required to support the level of growth proposed, but the following
elements have particular strategic significance:
•
•

A31 to Poole corridor improvements are required in order to better
accommodate port traffic; and
The Poole Bridge regeneration network is required to realise the Twin Sails
Regeneration Area.

Policy TRANs7E Bristol/Bath to the South Coast.
A Corridor Management Approach will be applied for the A46, A36 and the
A350 with an emphasis on the reliability and resilience of journey times. Within
this approach proposals should be developed to:
•
•

Reduce the impact of traffic on the built and natural environment; and
Improve the quality of life of communities, seeking to improve air quality
and to reduce accidents, severance and the impact of noise.

A review should be carried out of the relationship between the A36/A46 and the
A350 in the northern part of the corridor to consider the impact of stronger
traffic management measures at Bath.
Opportunities to enhance the rail network in the corridor should facilitate modal
shifts, address overcrowding and improve the network by:
•
•
•

Enhancing speeds;
Increasing frequencies; and
Increasing the capacity of passenger services.

In particular consideration should be given to the role of the rail network in
connecting the West Wiltshire area to Bath and Bristol as an integral part of a
wider sub-regional network.
The transport packages for Bath and Trowbridge SSCTs are required to support
the level of growth proposed.
Policy TRANs7F Bristol to the North via Gloucester/Cheltenham.
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Recommendation
in Panel Report

The M5 will be managed and where appropriate improved so as to ensure that it
performs its function as the main strategic road link to the Midlands. Measures
should seek to maintain the reliability of journey times into and out of the
region. Regional stakeholders will work with the Highways Agency to seek a
complementary set of measures to manage the demand for travel in relation to
the M5 and ensure the most effective use of the strategic road network and
reduce congestion including the implementation of:
•
•
•
•

Incident Management;
Intelligent Technology Measures;
Information Management; and
Access Control Measures.

Rail infrastructure, signalling systems and stations on the strategic rail route will
be enhanced so as to ensure the provision of reliable train services with
increased capacity to meet the growth in demand embodied in the Spatial
Strategy and provide a more sustainable option to journeys on the M5. This may
include:
•

A new Parkway Station at Gloucester.

The transport package for the sub-region is required to support the level of
growth proposed for the area and to minimise the impact of traffic generated
within the urban areas on the M5, but the sub-regional strategy for Swindon
includes measure which have a wider impact as follows:
•
•

Additional segregated crossings of the A419 to accommodate the new
urban extension; and
The possibility of a new station on the Swindon to Gloucester/Cheltenham
rail line to serve new development areas.

Policy TRANs7G Exeter to Dorchester
A Corridor Management approach will be adopted for the corridor, making the
best use of the network. The approach will be to ensure the reliability and
resilience of journey times on the A30/A35 and other roads within the corridor.
As part of the Corridor Management approach, Local Authorities, working with
the bus industry will develop opportunities to facilitate modal shift.
Policy TRANs7H Exeter to Barnstaple
A corridor management approach will be adopted for the corridor, making the
best use of the network. The approach will be to ensure the reliability and
resilience of journey times on the A361 and other roads within the corridor.
As part of the Corridor Management approach, Local Authorities, working with
the rail and bus industries will develop opportunities to facilitate modal shift.
Recommendation

5.7

The Department for Transport be recommended that provision should be made
for:

Recommendation

•
•
•

Improved platform capacity at Reading Station;
Junction improvements at Reading; and
Direct links to Heathrow Airport from the Great Western Main Line.
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TRANs8

Policy TRANs8 Ports

5.8

Proposals at all of the region’s ports which facilitate the development of
markets for freight and passenger services are supported, particularly where
they include measures, such as improved rail access, in order to reduce the use
of road based haulage. LDDs should facilitate the growth of ports to provide
(where appropriate):

Rename Policy
TR7 as Policy
TRANs8

•
•
•
•
•
•
TRANs9

TRANs10

Improved passenger facilities;
New recreational passenger services;
Facilities to support the fishing industry;
Land for port growth, marine sectors and related uses;
Rail connections; and
Container and other freight facilities.

Policy TRANs9 Bristol Port

5.8

Bristol City and North Somerset Councils, together with the Bristol Port
Company and other related stakeholders, should work jointly to plan the Bristol
Dock System to consider how best the projected growth of general and
container freight can be supported, taking into account all the relevant
environmental constraints. Special consideration should be given to where
opportunities can be related to rail access in order to provide for sustainable
distribution.

Modify Policy TR8
relating to Bristol
Port and rename
as Policy TRANs9

Policy TRANs10 Airports

5.9

Proposals for the growth of airports in the region should be supported as
follows:

Modify Policy TR9
and rename as
Policy TRANs10

•
•
•

At Bristol, Bournemouth and Exeter Airports within the currently agreed
levels of growth as set out in the Air Transport White Paper;
At Newquay as an important infrastructure asset to support Cornwall’s
Objective 1 and Convergence Programme; and
At Plymouth and Gloucestershire Airport to sustain their roles as airports of
sub-regional significance.

Airport Surface Access Strategies should be provided by the airport operator to
achieve:
•
•
TRANs11

TRANs12

The management of the environmental impact of surface access; and
A higher modal share in favour of public transport.

Policy TRANs11 Regional Freight Transport

5.10

The strategic network (national and regional routes) as shown on Map 5.1 will
be promoted for use by HGV vehicles. Local authorities, through their LTPs,
will reflect the regional hierarchy of routes and give priority to strategic routes
in determining allocations for road maintenance.

Modify Policy
TR12 and rename
as Policy
TRANs11

New Study

5.11

An evidence-based review of the ‘Regionally Significant Road Network’ should
be conducted as soon as possible and prior to the next review of the RSS.

New Study

Policy TRANs12 Rail Freight Interchange Facilities
Sites for rail freight interchange facilities will be identified and safeguarded in
LDDs for East Devon and Plymouth, and should be identified in Cornwall and
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other locations in the region, subject to viability.

TRANs12

Housing: Policy/Text
Policy H1 Affordable Housing

Rec. No
6.1

Within the 28,000 dwellings per annum (at least) required for the region, the
aim should be to provide at least 10,000 affordable homes per annum in the
period to 2026. Policy provision should accordingly be made for at least 35% of
all housing development annually across each local authority area and Housing
Market Area to be affordable, with authorities specifying rates of 60% or higher
in areas of greatest need.

Modify Policy H1

Policy H2 Housing Densities

6.2

In formulating and monitoring their LDDs and when exercising their
development control functions, Local Panning Authorities should:

Modify Policy H2

•
•
•
•

Modify Text

6.2

Make consequential modifications to paragraph 6.1.10 to include:

Modify Text

•
•
•

F

aim to exceed the national indicative minimum net density of 30dph;
aspire to achieving a target net density of 40 dph averaged across all new
housing provision in their respective Housing Market Areas;
seek to ensure that the net density of housing development within the
SSCTs falls within the range of 40-50dph, with higher densities in the most
accessible locations
Promote net densities of 40-50 dph or more overall in the planned urban
extensions to SSCTs and adjacent new communities.

Transfer of the last bullet point of paragraph 6.1.9 to paragraph 6.1.10;
Reference to the relationship to Policy SD4 objectives;
Acknowledgment that a range of factors (drawn from paragraph 46 of
PPS3) potentially influence density policy that may be expressed in LDDs
within the overall strategic objective of avoiding the profligate use of land.

Policy F Master Planning

6.2

Developers, local authorities and public agencies will ensure that major
development areas, such as mixed-use developments and urban extensions to
the SSCTs will be planned on a comprehensive and integrated basis within an
overall master plan and phasing regime. These will be planned and developed as
sustainable communities, which deliver a high quality of life through high
standards of design and access and lowest practicable levels of energy and car
use, protect and maintain environmental assets and landscape setting, avoid
areas susceptible to flooding, reflect the heritage and provide the appropriate
physical and social infrastructure. Local authorities should work closely with
landowners, developers, stakeholders and service providers to achieve a master
plan which takes account of the need to secure mixed and balanced
developments, with high density development of housing of varied types and
tenures averaging 40-50 dph and higher wherever possible, cycling, walking
and public transport links, local cultural and retail facilities, and health care and
education facilities commensurate with the expected population of the area.
Master plans should also ensure provision of sufficient amenity space and green
infrastructure to enhance the living environment and support biodiversity.
Within urban areas and urban extensions, and where sites are close to public
transport nodes, consideration should be given to increasing dwelling density to
in excess of 50dph.

Modify Policy F
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Chapter 7
F1

The Environment and Resource Management: Policy/Text
Policy F1 Flood Risk

Rec. No
7.1.1

Taking account of climate change and the increasing risk of coastal and river
flooding, the priority is to:

Modify Policy F1

•

Defend existing properties and, where possible, locate new development in
places with little or no risk of flooding;
Protect flood plains and land liable to tidal or coastal flooding from
development;
Follow a sequential approach to development in flood risk areas;
Use development to reduce the risk of flooding through location, layout and
design;
Relocate existing development from areas of the coast at risk, which cannot
be realistically defended;
Identify areas of opportunity for managed realignment to reduce the risk of
flooding and create new wildlife areas; and
In preparing their LDDs local authorities should have regard to the
Regional Flood Risk Assessment.

•
•
•
•
•
•

RE1

Modify Text

7.1.1

Include a reference to RFRA in paragraph 7.2.21 of draft RSS.

Modify Text

Policy RE1 Renewable Electricity Targets: 2010 and 2020

7.2.1

Local Development Documents will include positive policies to enable the
achievement of the following targets:

Modify Policy RE1

1. By 2010, a minimum of 509 to 611 MWe installed capacity, from a range of
onshore renewable electricity technologies in the following broad distribution:
Sub-region
Former Avon
Gloucestershire
Wiltshire
Somerset
Devon
Dorset
Cornwall
Total

Installed Electricity
Generating Capacity (MWe)
35-52
40-50
65-85
61-81
151
64-84
93-108
509-611

2. By 2020, a minimum of 850 MWe installed capacity, from a range of
onshore renewable electricity technologies.
Modify Text

7.2.1

Make consequential modifications to paragraph 7.3.3 to include:

Modify Text
Paragraphs 7.3.3
and 7.3.4

•
•

clarification of the difference between “installed capacity” and actual
electricity generation; and
affirmation that the 2020 target absorbs the 2010 target and is not
additional to it.

Transfer paragraph 7.3.4 to supporting text for Policy RE2, deleting from
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paragraph 7.3.4 the words “….and could play a significant part in achieving the
20% renewable electricity target by 2020” replacing them with “…. and
provided on-shore capacity targets are met, could in combination with other
policy initiatives (including those like Policy G concerned with energy
conservation) play a significant part in achieving 20% of the Region’s
electricity generation from renewable sources by 2020, in alignment with
current UK aspirations”.

G

Delete Map

7.2.2

Delete Map 7.6

Delete Map

Policy G Sustainable Construction

7.2.3

Developers, local authorities, regional agencies and others must ensure that their
strategies, plans and programmes achieve best practice in sustainable
construction by:

Modify Policy G

•

Following the principles contained within the Future Foundations, the
South West’s sustainable construction charter, to raise awareness of
sustainable construction; and

•

Requiring that all new and refurbished residential buildings achieve as a
minimum the requirements of Level 3 of the Code for Sustainable Homes
in order to minimise lifetime resource use, energy consumption, water use
and waste production; and

•

Requiring that all new and refurbished non-residential buildings achieve, as
a minimum, the requirements of BREEAM Very Good standard (or, in the
case of buildings for which there is no such standard, the nearest
comparable standard for the industry) in order to minimise lifetime
resource use, energy consumption, water use and waste production; and

•

Requiring that all larger scale residential developments and, in particular,
urban extensions, are designed and constructed to meet or exceed the levels
of the Code for Sustainable Homes set out in appendix C (vii) table 1; and

•

Requiring that all larger scale non-residential developments are designed
and constructed to meet or exceed the carbon reduction minimum
requirements set out in appendix C (vii) table 2; and

•

Requiring the use of sustainability statements for larger scale residential
and/or mixed-use planning applications (as defined in paragraph 3.7.7), the
contents of which should meet, or exceed, the South West Sustainability
Checklist for Developments; and

•

Minimising the environmental impact of new and refurbished buildings,
including reducing air, land, water, noise and light pollution throughout the
building’s lifetime; and

•

Requiring the use of sustainable drainage systems to minimise flood risk
associated with new developments; and

•

Designing homes which are safe and adaptable, for example by following
Lifetime Homes standards, Secured by Design principles and including
live/work space; and

•

Taking action to improve the energy efficiency of existing buildings, and
ensuring that all refurbished buildings achieve the best current standards of
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energy efficiency.

RE5

Modify Text

7.2.3

3.7.7 The aim of this draft RSS is for all new residential development to meet at
least Level 3 of the ‘Code for Sustainable Homes’. Over the lifetime of the RSS,
the ambition is for new residential developments to eventually achieve low and
zero carbon emissions from energy use through the use of energy efficiency
measures and on-site renewable energy and low carbon technologies. This is
equivalent to the energy standards in Levels 5 and 6 of the ‘Code for
Sustainable Homes’. A further aim is that larger non-residential developments
should move towards zero carbon emissions from regulated energy use, with a
44% reduction, relative to current Building Regulations, by 2016. The
requirements add value to the proposed changes in the Building Regulations in
that they come in faster, cover the non-residential sector, and are based on a
detailed evidence base which has considered the difficulty of achieving viability
of zero carbon for small scale developments. Also, for larger scale
developments, sustainability checklists should be used to inform sustainability
statements within planning applications, enabling developers to demonstrate the
sustainability credentials of proposed developments. Use of the South West
Sustainability Checklist for Development is to be encouraged to promote a
consistent approach to realising the opportunities of sustainable design and
construction.

Modify Text
Paragraph 3.7.7

Policy RE5 Renewable Energy and New Development

7.2.4

When meeting carbon reduction requirements in new developments set out in
Policy G, larger-scale developments will be expected to provide, as a minimum,
sufficient on-site renewable energy to reduce CO2 emissions from energy use
by users of the buildings constructed on site by the equivalent of 20% of
regulated emissions. Developers will be expected to demonstrate that they have
explored all renewable energy options, and designed their developments to
incorporate any renewable energy requirements.

Modify Policy RE5

Modify Text

7.2.4

7.3.10 PPS22 emphasises the importance of developing positively expressed
policies on building integrated renewables, incorporating renewable energy
projects in all new developments. The draft Planning and Climate Change
supplement to PPS 1 goes further, and requires that local authorities, in the
absence of more detailed evidence, should set minimum targets of 10% of total
emissions to be saved from on-site renewables. Policies that encourage the onsite generation of renewable energy must be placed within a wider context of
the need for development, both new build and refurbishment, to incorporate the
principles of sustainable energy design (see also Section 3 of the draft RSS,
Policy G). This will involve reducing building energy demand through energy
efficiency and low energy design, before meeting the remaining demand from
firstly renewable energy and then fossil fuels or grid electricity. This approach
has been characterised as the ‘Energy Hierarchy’ within the South West, and
will ensure that energy efficiency opportunities are maximised before renewable
energy is considered within proposals for new developments. The aim is to
achieve affordable energy-efficient homes, so reducing both fuel poverty and
CO2 emissions. Nonetheless, as draft RSS paragraph 3.7.7 explains, and not
withstanding the ‘Energy Hierarchy’ the achievement of low and zero carbon
emissions is likely to require energy efficiency measures, on-site renewable
energy and low carbon technologies in combination. Policy RE5 recognises this.

Modify Text
Paragraphs
7.3.10 and 7.3.11

7.3.11 Proposals for larger scale developments (for definition see Glossary)
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should be accompanied by an Energy Strategy which describes how much
energy is expected to be used within the proposal, and therefore carbon
emissions produced and considers ways in which the ‘Energy Hierarchy’ can be
put into effect. The carbon reduction requirements set out in appendix C (vii) to
Policy G and Policy RE5 have been set based on a detailed analysis of technical
viability and costs for different scales and types of development.
W1

W2

Policy W1 Provision of Waste Sites

7.3.1

Waste Planning Authorities will make provision in their Waste Development
Frameworks (involving joint working where necessary) for a network of
strategic and local waste collection, transfer, treatment (including recycling) and
disposal sites to provide the capacity to meet the indicative allocations for their
area tabulated below (insert draft RSS tables 1 and 2, and delete from the
heading of the Secondary Treatment column of Table 1 the word “maximum”).

Modify Policy W1

Modify Text

7.3.2 & 7.3.3

Modify paragraph 7.4.5 to make reference to the fact that joint working may be
needed for certain aspects of waste planning, including the scale and
distribution of facilities, such as “waste recovery parks” and to explain why the
“proximity principle” is applicable to the South West region.

Modify Text
Paragraph 7.4.5

Policy W2 Hazardous Waste

7.3.3

Provision for new waste facilities should seek to minimise the amount disposed
of through landfill and will take account of the following waste hierarchy:

Modify Policy W2

•
•

Waste should be managed on the site where it arises, wherever possible
(waste minimisation); and
Waste that is not managed at its point of arising should be managed
according to the proximity principle.

For SSCTs, the location of new waste management or disposal facilities should
accord with the following sequential approach:

•
•
•

Within, or if that is not practicable;
On the edge of, or if that is not practicable;
In close proximity to the urban area primarily served by the facility.

To the extent that such facilities cannot meet the needs of smaller towns and
rural areas, there should be provision of:

•

A network of local waste management facilities concentrated at, or close to,
centres of population identified through Policy B.

At the SSCTS and at smaller towns in the rural areas, identification of sites for
facilities will take account of the following:

•
•

Established and proposed industrial sites, in particular those that have scope
for the co-location of complementary activities, such as proposed resource
recovery parks, and
Other previously developed land, including use of mineral extraction and
landfill sites during their period of operation for the location of related
waste treatment activities.

Modify Text

7.3.3
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Modify paragraph 7.4.8 to include reference to 16km as an indicator of “close
proximity”.

Modify Text
Paragraph 7.4.8

Economy and Employment: Policy/Text
Policy ES1 Successful and Competitive Business

Rec. No
8.1.1

Local Authorities, working with SWRDA, other public sector organisations and
the private sector, should include measures in their LDDs to promote a switch
from employment-led to productivity-led growth. These measures should
include:

New Policy ES1

•

Guiding investment to locations where it will have maximum benefit,
recognising the role of the region’s large urban areas as key drivers of
productivity, the need to diversify the rural economy and to achieve
successful regeneration;

•

Ensuring a range and choice of appropriate sites and premises to meet
business need, including a quota of smaller sites for micro, small and
medium sized enterprises, to cater for both organic growth and inward
investment;

•

Promoting innovation and the development of the knowledge driven
economy by harnessing the potential of Higher and Further Education
Institutions, hospitals and other knowledge intensive institutions;

•

Supporting the development of science parks, innovation centres and
incubator units through the identification, provision and safeguarding of
appropriate sites and premises; and

•

Supporting the development of priority business sectors (as identified in the
RES), including clusters of related activity and other key sectors of
importance sub-regionally.

New Study

8.1.2

Further work should be initiated prior to the next review of the RSS to provide a
sub-regional framework for the provision of employment land. The framework
should:

New Study

ES2

provide an interpretation of the development implications of the
employment projections for each sub-region;
provide a consistent assessment of the land supply within the sub-region;
identify the strategic elements of that supply that should be protected; and
include a strategic assessment by district of the land supply requirements.

Policy ES2 Providing for Employment Land and Premises

8.1.3

Local Authorities working in partnership with SWRDA and other public and
private sector representatives and sub-regional partnerships will ensure that
LDDs provide a range and choice of available employment land and premises to
meet the need of businesses both in terms of organic growth and inward
investment.

Replace Policy
E1, Policy E2,
Policy E3 and
Policy E4 with
new Policy ES2
and new Policy
ES3

A 20 year supply of employment land, including strategic sites, will be
identified to support:
•
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•
•
•
•
•

•
•
•
•

Recommendation
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A better balance between the location of jobs and housing;
The on-going restructuring and diversification of the economy, including
the rural economy;
The successful delivery of economic development and regeneration
initiatives;
The development of key established and emerging business sectors,
including clusters of related activity;
The development of the knowledge driven economy by fostering linkages
with knowledge intensive institutions including HEIs/FEIs, hospitals and
research institutions through the development of science parks, innovation
centres and incubator units;
The development of more accommodation for smaller businesses, including
smaller units for SMEs and micro-businesses;
The functional role of airports and ports;
The role of non B use class sectors, including health, leisure, tourism and
education as key employment generators; and
The contribution of mixed-use development to employment supply.

The location of new employment land should reflect the objective to reduce the
need to travel, maximising the use of ICT and sustainable transport modes.
ES3

Policy ES3 Review of Employment Sites

8.1.3

The supply of land should be critically reviewed inline with Policy ES2 on a
three year rolling basis so as to ensure that allocations continue to meet the
needs of business and the current and longer term needs for economic
development. A portfolio of the best employment sites should be identified and
preserved for such uses.

Replace existing
Policies with new
policy as above

Sites which no longer meet the needs of business or are poorly located for
economic development purposes should be considered for redevelopment for
alternative uses in the following sequence:
•
•
•
ES4

For non-B use class employment generating uses;
For mixed use re-development including residential use taking account of
the potential for higher employment densities; and
For residential use only.

Policy ES4 Waterside Employment Sites

8.1.4

Within coastal towns and the developed coast, waterside sites must be
safeguarded for social and economic uses which require such a location, giving
priority to maritime industries.

Retain Policy E5
but rename as
Policy ES4

New Study

8.2.1

Further work should be carried out prior to the next review of the RSS to
confirm the broad order of future need for office floor space and what
implications that will have for the strategic centres.

New Study

Modify Text

8.2.2

As a key generator of movement within Travel to Work Areas, major new office
development should be located in SSCTs and places identified as Policy B
towns based on the ‘centres first’ principle and sequential test. Outside town
centre locations in these places, other office development should be subject to
the sequential approach and will be acceptable if part of a mixed development.
Outside town centres development should not take place to the detriment of
more central locations. In all cases new office development should be located

Modify Text
Paragraph 8.4.9
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close to public transport hubs or corridors. There should be capacity to
accommodate the development on the public transport network and/or the
development should contribute to increased capacity. Transport Assessments
should demonstrate the accessibility to the site in terms of public transport,
which should be linked to parking provision. Where practical, office and retail
uses should be integrated.
TC1

Policy TC1 City and Town Centres

8.2.3

In order to meet the need of local communities within the region, local
authorities and other agencies will work together to ensure that the vitality and
viability of the region’s existing network of towns and city centres is maintained
and enhanced. In doing so it will be important to ensure that such centres are not
adversely affected by inappropriate development elsewhere and that provision is
made for a mix of uses within town centres, including retail, cultural facilities,
offices, other employment and housing.

Modify Policy TC1

The central areas of the SSCTs identified in Policy A will be the main focus for
new investment in retail and other major facilities requiring high levels of
accessibility to the communities they serve, recognising their function as focal
points for extensive catchment area populations. The sub-regional policies
provide the strategic direction for these places.
The central areas of the SSCTs will also be the prime location for office
development (B1a), which is not related to other commercial uses. The planning
of office development at other employment development areas should reflect
the need to avoid putting at risk any approved Local Development Document
for a city or town centre.
Within those settlements identified in the context of Development Policy B, the
range and quality of central area facilities will also be maintained and enhanced
to meet future needs. In all settlements, measures should be introduced to
improve accessibility by sustainable modes and to enhance the public realm and
quality of the town centre environment. In doing so, local authorities and other
agencies must recognise the role of central area investment in supporting
regeneration objectives.
The scale of new investment in retail and other facilities within city and town
centres should take full account of changing patterns of behaviour and future
levels of population growth. (Last sentence deleted in advance of later proposal)
New Study

8.2.4

Further work should be undertaken prior to the next review of the RSS to
provide the following:

New Study

TC2

Policy TC2 Other Centres

8.2.5

Outside the strategic centres the planning of retail provision should be based on
the following principles:

New Policy TC2

•
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a more disaggregated estimate of future demand;
a hierarchy-based distribution;
an assessment of the capacity of centres; and
the identification of where growth should be encouraged including new
centres in areas of planned growth.

The development of major new regional shopping facilities will not be
supported.
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•

The strategic extension of the existing major shopping centres of Cribbs
Causeway and Clarks Village will not be supported.

•

The planning of new centres to serve proposed new development areas
should reflect the need to complement rather than compete with the retail
facilities in the relevant strategic centre.

New Study

8.3.1

The section of the draft RSS on Tourism should be subject an early review of the
RSS.

New Study

Policy TO1 Sustainable Tourism

8.3.2

Local Authorities, regional partners, stakeholders and the tourism industry
(particularly Destination Management Organizations) should have regard to the
development of sustainable tourism by:

Modify
replacement
Policy TO1

•
•
•
•
•

•

TO2

Recommendation
in Panel Report

embedding sustainability practices in all new tourism development;
taking into account identified regional and sub-regional cultural needs of
our visitors and local communities;
improving the quality and diversity of existing facilities and
accommodation throughout the region, particularly where this would
increase out of season visitation especially in the winter and spring periods;
realising the potential of the region’s environmental, cultural and heritage
assets as a basis for the development of sustainable tourism, where
consistent with their conservation;
ensuring that, as far as possible, new tourism developments are accessible
by public transport and supported by green transport plans and visitor
management programmes. In rural areas creative and collaborative
solutions may need to be found where it is difficult to meet the objectives
of access by sustainable modes of transport; and,
identifying opportunities for the development of new facilities and
accommodation related to outdoor leisure pursuits and recreational cycle
and footpath networks within the region.

Policy TO2 Safeguarding and Investing in Tourism Destinations

8.3.3

Within the context of Policy TO1, Local Authorities, Destination Management
Organisations and stakeholders should collaborate across administrative
boundaries to define the future role of tourism in each of the nine recognised
destination zones, identify the measures required to support it, and develop
action plans for their delivery. Such plans should identify:

Modify
replacement
Policy TO2

•
•
•
•

the need to allocate specific sites for new tourism related investment;
the developmental needs of existing businesses to tackle the seasonality
challenge;
the nature and mix of new investment required; and
the necessary infrastructure and investment required to support the industry
within the context of the need for regeneration and economic viability.

The role of existing resorts should be maintained and enhanced, especially the
major resorts of Bournemouth, Poole, Torbay, Weymouth, Weston-super-Mare
and Newquay, by safeguarding existing high quality accommodation and
facilities, developing new facilities where appropriate and be of an appropriate
scale and supporting the specialisation of resorts into particular markets suited
to their location.
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Local Development Documents and Local Transport Plans developed in the
south east of the region will in particular need to give full consideration to the
tourism infrastructure development opportunities offered by the 2012 Olympics
and Paralympics.
Modify Text

8.3.4

The second sentence of revised paragraph 8.5.11 should read:

Modify Text
Revised para.
8.5.11

The tourism industry should focus on maintaining and enhancing the diversity,
quality and provision of new and existing accommodation stock.
TO3

TO3 Major New High Quality, High Profile (‘Iconic’) Built Attractions

8.3.5

Major new iconic tourism attractions should be located within, or close to,
SSCTs where they will:

Replace draft
RSS Policy TO3
with revised
Policy TO3

•
•
•
•
•
•
Chapter 9
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enhance the overall quality of the tourism offer in the region;
develop new tourism markets complementary to those in established
tourism areas, particularly those areas under greatest pressure;
be readily accessible by public transport, cycle and pedestrian networks;
help to extend the tourism season and contribution to the regional economy;
demonstrate that their development will add substantive additional value to
the local area and increase, rather than just displace visitors from other
areas and attractions; and,
be financially self-sustaining.

Implementation and Monitoring: Policy/Text
New Format

Rec. No
9.1

That the Implementation Plan include “time lines” showing the key stages and
dates leading to the commencement of development within each of the “areas of
search” for urban extensions identified in the Panel’s Report and that the Planmaking aspects of these time lines be reflected in Appendix 1 of the
Implementation Plan.

New Format

New Format

9.2

Present policies TRANs6 and TRANs7A-H in the Implementation Plan in the
same way as other policies and indicate (among other things) key actions,
outcomes, lead organisations, partners, delivery mechanism, funding required
and timescales/targets.

New Format

New Study

9.3

Further work is required in the form of a systematic evaluation of infrastructure
bids and priorities to inform infrastructure policy formulation and the related
identification of timescales and delivery mechanisms in the Implementation
Plan.

New Study

New Studies

Appendix C (iv): New Studies
Further work or studies beyond the immediate scope of the Plan.
4. Housing Market Areas Sub-Regional Strategies
Recommendation 4.0.3

•

The next review of the RSS should include the identification of strategic green infrastructure which should be
protected, enhanced or developed.

4/4 Exeter HMA sub-regional strategy
Recommendation 4.4.6

•

The work to inform the next review of the RSS should include consideration of how the housing demand for the
Housing Market area and the job growth at Exeter can be resolved in a sustainable manner.

4/7 Bournemouth and Poole HMA sub-regional strategy
Recommendation 4.7.2

•

The next review of the RSS should be informed by a comprehensive evaluation of the urban structure of the
northern part of the conurbation.

Transport/Regional Transport Strategy
Recommendation 5.11

•

Map 5.2 Regional Freight Map should be deleted. An evidence-based review of the ‘Regionally Significant Road
Network’ should be conducted as soon as possible and prior to the next review of the RSS.

Economy and Employment
Recommendation 8.1.2

•

Further work should be initiated prior to the next review of the RSS to provide a sub-regional framework for the
provision of employment land as indicated in Appendix C.

Recommendation 8.2.1

•

Further work should be carried out prior to the next review of the RSS to confirm the broad order of future need
for office floor space and what implications that will have for the strategic centres.
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New Studies

Recommendation 8.2.4

•

Further work should be undertaken prior to the next review of the RSS to provide the following:

-

a more disaggregated estimate of future demand;
a hierarchy-based distribution;
an assessment of the capacity of centres; and
the identification of where growth should be encouraged including new centres in areas of planned growth.

Recommendation 8.3.1

•

The section of the draft on Tourism should be the subject of an early review of the RSS.

Implementation and Monitoring
Recommendation 9.3

•

Further work is required in the form of a systematic evaluation of infrastructure bids and priorities to inform
infrastructure policy formulation and the related identification of timescales and delivery mechanisms in the
Implementation Plan.
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Policy H1 and H2 Panel Modifications to Table 4.1

Appendix C (v): Policy H1 and H2 Panel Modifications to Table 4.1
Housing Market Areas, Unitary Authorities and Districts: Housing Totals and Phasing
the Panel Modifications
Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

2006-2026
Overall net
increase in
dwellings
(Number)

2006-2026
Overall
Annual
Average Net
Dwelling
Requirement

2006-2016
Overall net
increase in
dwellings
(Number)

2006-2016
Overall
Annual
Average Net
Dwelling
Requirement

2016-2026
Overall net
increase in
dwellings
(Number)

2016-2026
Overall
Annual
Average Net
Dwelling
Requirement

WEST OF ENGLAND
HOUSING MARKET
AREA

126,950

6,347

63,475

6,347

63,475

6,347

BRISTOL CITY

30,000

1,500

15,000

1,500

15,000

1,500

SOUTH
GLOUCESTERSHIRE

30,800

1,540

15,400

1,540

15,400

1,540

NORTH SOMERSET

26,750

1,338

13,375

1,338

13,375

1,338

BATH AND NORTH
EAST SOMERSET

18,800

940

9,400

940

9,400

940

WEST WILTSHIRE

12,300

615

6,150

615

6,150

615

MENDIP

8,300

415

4,150

415

4,150

415

53,900

2,695

26,950

2,695

26,950

2,695

34,200

1,710

17,100

1,710

17,100

1,710

NORTH WILTSHIRE

13,700

685

6,850

685

6,850

685

KENNET
GLOUCESTER &
CHELTENHAM
HOUSING MARKET
AREA

6,000

300

3,000

300

3,000

300

56,400

2,820

28,200

2,820

28,200

2,820

GLOUCESTER

11,500

575

5,750

575

5,750

575

CHELTENHAM

8,100

405

4,050

405

4,050

405

TEWKESBURY

14,600

730

7,300

730

7,300

730

STROUD

9,100

455

4,550

455

4,550

455

COTSWOLD

6,900

345

3,450

345

3,450

345

FOREST OF DEAN

6,200

310

3,100

310

3,100

310

EXETER HOUSING
MARKET AREA

46,900

2,345

23,450

2,345

23,450

2,345

EXETER CITY

12,000

600

6,000

600

6,000

600

EAST DEVON

17,100

855

8,550

855

8,550

855

MID DEVON ***

7,400

370

3,700

370

3,700

370

SWINDON HOUSING
MARKET AREA
SWINDON
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Policy H1 and H2 Panel Modifications to Table 4.1
Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

2006-2026
Overall net
increase in
dwellings
(Number)

2006-2026
Overall
Annual
Average Net
Dwelling
Requirement

2006-2016
Overall net
increase in
dwellings
(Number)

2006-2016
Overall
Annual
Average Net
Dwelling
Requirement

2016-2026
Overall net
increase in
dwellings
(Number)

2016-2026
Overall
Annual
Average Net
Dwelling
Requirement

10,400

520

5,200

520

5,200

520

20,000

1,000

10,000

1,000

10,000

1,000

34,500

1,725

17,250

1,725

17,250

1,725

TAUNTON DEANE

21,800

1,090

10,900

1,090

10,900

1,090

SEDGEMOOR

10,200

510

5,100

510

5,100

510

WEST SOMERSET**

2,500

125

1,250

125

1,250

125

BOURNEMOUTH &
POOLE HOUSING
MARKET AREA

48,100

2,405

24,050

2,405

24,050

2,405

BOURNEMOUTH

16,100

805

8,050

805

8,050

805

POOLE

10,000

500

5,000

500

5,000

500

CHRISTCHURCH

3,450

173

1,725

173

1,725

173

EAST DORSET

6,400

320

3,200

320

3,200

320

PURBECK

5,150

258

2,575

258

2,575

258

NORTH DORSET

7,000

350

3,500

350

3,500

350

PLYMOUTH
HOUSING MARKET
AREA

47,200

2,360

23,600

2,360

23,600

2,360

PLYMOUTH CITY

24,500

1,225

12,250

1225

12,250

1,225

SOUTH HAMS ***

11,800

590

5,900

590

5,900

590

CARADON

6,500

325

3,250

325

3,250

325

WEST DEVON***

4,400

220

2,200

220

2,200

220

WEST CORNWALL
HOUSING MARKET
AREA

48,800

2,440

24,400

2,440

24,400

2,440

PENWITH

7,800

390

3,900

390

3,900

390

KERRIER

14,400

720

7,200

720

7,200

720

CARRICK

10,900

545

5,450

545

5,450

545

RESTORMEL

15,700

785

7,850

785

7,850

785

POLYCENTRIC
DEVON &
CORNWALL
HOUSING MARKET
AREA

35,000

1,750

17,500

1,750

17,500

1,750

TEIGNBRIDGE ***
TORBAY UNITARY
AUTHORITY
HOUSING MARKET
AREA
TAUNTON HOUSING
MARKET AREA
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Policy H1 and H2 Panel Modifications to Table 4.1
Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

Panel Mods

2006-2026
Overall net
increase in
dwellings
(Number)

2006-2026
Overall
Annual
Average Net
Dwelling
Requirement

2006-2016
Overall net
increase in
dwellings
(Number)

2006-2016
Overall
Annual
Average Net
Dwelling
Requirement

2016-2026
Overall net
increase in
dwellings
(Number)

2016-2026
Overall
Annual
Average Net
Dwelling
Requirement

NORTH CORNWALL

13,400

670

6,700

670

6,700

670

TORRIDGE

10,700

535

5,350

535

5,350

535

NORTH DEVON **

10,900

545

5,450

545

5,450

545

SALISBURY
DISTRICT HOUSING
MARKET AREA

12,400

620

6,200

620

6,200

620

WEYMOUTH &
DORCHESTER
HOUSING MARKET
AREA

18,100

905

9,050

905

9,050

905

WEST DORSET

12,500

625

6,250

625

6,250

625

5,600

280

2,800

280

2,800

280

19,700

985

9,850

985

9,850

985

1,000

50

500

50

500

50

EXMOOR NATIONAL
PARK*

400

20

200

20

200

20

ISLES OF SCILLY*

100

5

50

5

50

5

569,450

28,473

284,725

28,473

284,725

28,473

WEYMOUTH &
PORTLAND
SOUTH SOMERSET
DISTRICT HOUSING
MARKET AREA
DARTMOOR
NATIONAL PARK*

TOTAL
Notes *
**
***

Estimated strictly local needs provision only.
Excludes part in Exmoor National Park.
Excludes part in Dartmoor National Park.
May be small differences in totals due to rounding.
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Policy H1 and H2 Panel Modifications to Table 4.1
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Policy H1 and H2 Panel Modifications to Table 4.2

Appendix C (vi): Policy H1 and H2 Panel Modifications to Table 4.2
Housing Market Areas & Strategically Significant Cities and Towns: Housing Totals
and Panel Modifications
Panel Mods

Panel Mods

2006-2026
Overall net
increase in dwellings
(Number)

2006-2026
Overall Annual Average Net
Dwelling
Requirement

WEST OF ENGLAND HOUSING
MARKET AREA

126,950

6,347

West of England SSCT Area

102,000

5,100

Bristol

73,500

3,675

Bath

10,500

525

Weston-super-Mare

12,000

600

Trowbridge

6,000

300

SWINDON HOUSING MARKET AREA

53,900

2,695

Swindon SSCT Area

36,000

1,800

Chippenham

5,500

275

GLOUCESTER & CHELTENHAM
HOUSING MARKET AREA

56,400

2,820

Gloucester and Cheltenham SSCT Area

34,800

1,740

Gloucester

21,000

1,050

Cheltenham

13,800

690

EXETER HOUSING MARKET AREA

46,900

2,345

Exeter SSCT Area

24,000

1,200

TORBAY UNITARY AUTHORITY
HOUSING MARKET AREA

20,000

1,000

Torbay SSCT Area

20,000

1,000

TAUNTON HOUSING MARKET AREA

34,500

1,725

Taunton and Bridgwater SSCT Area

25,700

1,285

Taunton

18,000

900

Bridgwater

7,700

385

BOURNEMOUTH & POOLE
HOUSING MARKET AREA

48,100

2,405

HMAs/SSCTs
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Policy H1 and H2 Panel Modifications to Table 4.2

Panel Mods

Panel Mods

2006-2026
Overall net
increase in dwellings
(Number)

2006-2026
Overall Annual Average Net
Dwelling
Requirement

South East Dorset SSCT Area

38,500

1,925

Bournemouth

16,100

805

Poole

10,000

500

PLYMOUTH HOUSING MARKET
AREA

47,200

2,360

Plymouth SSCT Area

31,500

1,575

48,800

2,440

20,300

1,015

35,000

1,750

Barnstaple

7,200

360

SALISBURY DISTRICT
HOUSING MARKET AREA

12,400

620

Salisbury

6,000

300

WEYMOUTH & DORCHESTER
HOUSING MARKET AREA

18,100

905

Dorchester

7,000

350

Weymouth

5,700

285

SOUTH SOMERSET DISTRICT
HOUSING MARKET AREA

19,700

985

Yeovil

11,400

570

DARTMOOR NATIONAL PARK*

1,000

50

EXMOOR NATIONAL PARK*

400

20

ISLES OF SCILLY*

100

5

Total at SSCT Areas and
free-standing SSCTs

375,600

18,780

Total for Housing Markets Areas

569,450

28,473

66%

66%

HMAs/SSCTs

WEST CORNWALL HOUSING
MARKET AREA
Camborne/Pool/Redruth, FalmouthPenryn and Truro SSCT Area
POLYCENTRIC DEVON & CORNWALL
HOUSING MARKET AREA

% at SSCT Areas and
free-standing SSCTs
Notes *
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Estimated strictly local needs provision only.
May be small differences in totals due to rounding.

Schedule of Carbon Reduction Requirements

Appendix C (vii): Schedule of Carbon Reduction Requirements
Table 1: Schedule of carbon reduction requirements for residential developments.
Date

Scale of
Development

Level of the
Code for
Sustainable
Homes

Of Which, Minimum
Requirements for
On-Site CO2
Reduction Required
Beyond
Requirement of Part
L BR 2006
To meet requirements of Development
Policy G

2008-2010

Residential, 10
or more
dwellings

Level 4

44% regulated
emissions (44% of
2006 TER)

2011-2015

Residential, 10
or more
dwellings

Level 5

100% regulated
emissions (100% of
2006 TER)

2016 on

Residential: 10
to 50 dwellings

Level 5

100% regulated
emissions (100% of
2006 TER)

Residential: >
50 dwellings

Level 6

100% total
emissions

Of Which,
Minimum On- Site
Renewables
Required to Meet
Policy RE5
To meet
requirement of
Policy RE5
20% regulated
emissions (20%
of 2006 TER)

Table 2: Schedule of carbon reduction requirements for non-residential Developments
Date

Scale of
Development

2008-2010

Non residential >
1000m2

Minimum Requirements
for On-Site CO2 Reduction
Required Beyond
Requirement of Part L BR
2006 to Meet Development
Policy G
25% regulated emissions
(25% of 2006 TER)

2011-2015

Non residential >
1000m2

34% regulated emissions
(34% of 2006 TER1)

2016 on

Non residential >
1000m2

44% regulated emissions
(44% of 2006 TER)

Of Which,
Minimum Onsite
Renewables
Required to Meet
Policy RE5
20% regulated
emissions (20% of
2006 TER)

Notes on tables:

1

Or 60% of predicted 2016 TER
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Schedule of Carbon Reduction Requirements

For both residential and non-residential developments:
The use of on-site carbon sequestration or any kind of carbon offset payments will not count towards the
carbon reduction minimum requirements. Neither will purchasing green energy generated off-site, unless
there is a physical connection (i.e. private wire or district heating or cooling network) between the
generator and the development.

1.

Individual Local Planning Authorities may use lower thresholds for what constitutes a larger-scale
development or set higher percentages for carbon reduction, as long as they can demonstrate that
there will not be an undue burden.

2.

All minimum requirement figures in the above tables relating to regulated emissions should be read
as “equivalent to” a percentage of regulated emissions. That is, the carbon reduction does not have
to be achieved solely from measures that directly reduce the carbon emissions from regulated energy
uses (e.g. solar water heating, or energy efficiency). It can also be achieved from other building
mounted technologies, such as PV, or site-wide technologies, such as large-scale wind or biomass
CHP. These generate electricity that can go towards meeting either regulated or unregulated energy
uses, or, indeed, could export all of their energy to the grid to offset carbon emissions from power
generation.

3.

The Building Regulations Target Emissions Rate (TER) is on an annual basis. Therefore, the carbon
reduction to be met is also on a net annual basis. That is, the net carbon reduction achieved after
subtracting all CO2 savings over a year (e.g. from exporting renewable electricity to the grid) from
the total CO2 emissions from consuming fossils fuels and gird electricity on site should equal or
exceed the target reduction figure.

For residential only:
1.

All requirements referring to regulated emissions are against the sum of TERs for all dwellings in a
development generated by Part L1A calculation for the 2006 Building Regulations.

2.

It is not clear at this stage whether the Code for Sustainable Homes will continue to use the TER
from the 2006 Building Regulations as the benchmark for measuring compliance once the Building
Regulations change in 2011. The precise benchmark for the figures in table 3 will need to be
reviewed once the more detailed guidance for the Code comes out in April 2007.

3.

Even if the carbon reduction requirement is met entirely through energy efficiency measures (e.g.
for 44% regulated), a minimum contribution from on-site renewable energy equivalent to 20% of the
TER is still required.

For non-residential developments only:
•

All requirements referring to regulated emissions are against the sum of TERs for all nonresidential buildings in a development generated by Part L2A calculations for the 2006 Building
Regulations.

•

The requirement for 2016 assumes that Building Regulations by that date will also require a 44%
reduction in regulated emissions compared to 2006 (this is based on a 25% reduction in allowable
emissions in 2011 and a further 25% reduction in 2016, 0.25 x (0.25x0.75) = 0.44.)

•

If the TER for future building regulations does not reduce as much as the amount assumed by
2016, then the requirement of 44% (relative to 2006 TER) may need to be reviewed to ensure it is
viable.
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Consequential additions to draft RSS glossary of terms
Regulated emissions

This refers to the carbon emissions resulting from energy used to meet
those services in a building that are regulated under the Building
Regulations. Currently, these services are: space heating, water heating,
fixed internal lighting, cooling and ventilation pumps and fans.

Unregulated emissions This refers to the carbon emissions resulting from energy used to meet
those services in a building, or on a site, that are not currently regulated
under the Building Regulations. Currently, these include: cooking,
appliances, small power, communal lighting for flats, lifts, external
lighting, IT equipment, etc.
Total emissions

This is the total carbon emissions from energy used in a building or on a
site and is the sum of both regulated and unregulated emissions.

Low and Zero Carbon This is the standard term used in the Building Regulations to cover both
energy sources (LZCs) renewable energy technologies, such as solar panels, as well as low carbon
energy sources such as micro-CHP, absorption cooling, ground cooling
and heat pumps. It does not include energy efficiency measures.
It is often used interchangeably with “renewable energy” but strictly
speaking, as explained above, it also covers low carbon technologies.
On-site renewable
energy generation

The definition of what counts as “on-site” generation allows for a site to
connect up to an existing or proposed energy network off site, e.g. to a
district heating or cooling network. It also allows for on-site electricity
generation where electricity is supplied directly into the grid, and does not
require there to be a private wire distribution network on site. It does not
include the purchase of electricity on a “green tariff” generated at a facility
which would not be considered a part of the wider development.

Target Emissions Rate
(TER)

TER means the Target carbon dioxide Emissions Rate measured in
kilograms of carbon dioxide per square metre of floor area per year. This
is the target for the maximum regulated emissions that any building is
allowed to produce in order to comply with Part L1A of the Building
Regulations, for housing, and Part L2A for non-residential buildings.

Dwelling Emissions
Rate (DER), and
Building Emissions
Rate (BER)

The DER is the actual emissions rate calculated for a dwelling and must be
equal to or less than the TER in order to comply with Building
Regulations. BER is the equivalent term for non-residential buildings.
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April 2007
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Background Information & Purpose of the Examination in Public

EiP Dates and Examination in Public Sessions 2007

Panel Secretariat Office
South West RSS EiP
2 Rivergate
Temple Quay
Bristol BS1 6EH

D1

Page D2
D6
D7

Panel Secretariat Office
General email: enquiries@southwesteip.co.uk
Telephone enquires: 0117 900 1814
Statements email: statements@southwesteip.co.uk
Website: www.southwesteip.co.uk

Matter numbers commencing during EiP weeks 6,7,8,9 & 10 by 5.00 pm, Friday, 16 March 2007.

Matter numbers commencing during EiP weeks 1,2,3,4 & 5 by 5.00 pm, Friday, 2 March 2007 and

Please note: The deadlines for the submission of electronic and paper copy Written Statements are now

Timetable, Final List of Matters and Participants

Final Programme

EXAMINATION IN PUBLIC

Appendix D ( i ) :

Timetable, Final List of Matters and Participants

D2

EiP Week 2 (Tuesday 24 April to Friday 27 April)
Day 5
Tuesday 24 April
Day 5.1 am
2/2 Regional population implications
Day 5.2 am
2/2 Regional population implications
Day 5.3 pm
2/3 Overall level of housing
Day 5.4 pm
2/3 Overall level of housing
Day 6
Wednesday 25 April
Day 6.1 am
2/3 Overall level of housing
Day 6.2 am
2/3 Overall level of housing
Day 6.3 pm
2/3 Overall level of housing
Day 6.4 pm
2/3 Overall level of housing
Day 7
Thursday 26 April

EiP Week 1 (Tuesday 17 April to Friday 20 April)
Day 1
Tuesday 17 April
Day 1.1 am
Chairman’s Opening Statement
& RPB Opening Statement
Day 1.2 am
1/1 Sustainability appraisal – soundness /
role
Day 1.3 pm
1/2 Appropriate assessment
Day 1.4 pm
1/2 Appropriate assessment
Day 2
Wednesday 18 April
Day 2.1 am
1/2 Appropriate assessment
Day 2.2 am
1/2 Appropriate assessment
Day 2.3 pm
1/3 Climate change
Day 2.4 pm
1/3 Climate change
Day 3
Thursday 19 April
Day 3.1 am
1/3 Climate change
Day 3.2 am
1/3 Climate change
Day 3.3 pm
2/1 Level of economic change
Day 3.4 pm
2/1 Level of economic change
Day 4
Friday 20 April
Day 4.1 am
2/1 Level of economic change
Day 4.2 am
2/1 Level of economic change

Timetable, Final List of Matters and Participants

am
am

am
am
pm
pm

2/4 Housing market implications
2/4 Housing market implications
2/4 Housing market implications
2/4 Housing market implications
Friday 27 April
3/1 Strategy approach
3/1 Strategy approach

EiP Week 3 (Tuesday 1 May to Thursday 3 May)
Day 9
Tuesday 1 May
Day 9.1 am
3/2 Strategy approach - SSCTs and other
settlements
Day 9.2 am
3/2 Strategy approach - SSCTs and other
settlements
Day 9.3 pm
3/2 Strategy approach - SSCTs and other
settlements
Day 9.4 pm
3/2 Strategy approach - SSCTs and other
settlements
Day 10
Wednesday 2 May
Day 10.1 am
3/3 Strategy approach - Rural areas
Day 10.2 am
3/3 Strategy approach - Rural areas
Day 10.3 pm
3/3 Strategy approach - Rural areas
Day 10.4 pm
3/3 Strategy approach - Rural areas
Day 11
Thursday 3 May
Day 11.1 am
3/4 Reuse of previously developed land
and buildings
Day 11.2 am
3/4 Reuse of previously developed land
and buildings
Day 11.3 pm
3/5 The selection of strategic greenfield
development areas
Day 11.4 pm
3/5 The selection of strategic greenfield
development areas
Day A
Friday 4 May
Day A.1 am
Keep Free

Day 7.1
Day 7.2
Day 7.3
Day 7.4
Day 8
Day 8.1
Day 8.2

Keep Free

EiP Week 5 (Tuesday 22 May to Friday 25 May)

EiP Panel not sitting early spring holiday week 19
EiP Week 4 (Tuesday 15 May to Friday 18 May)
Day 12
Tuesday 15 May
Day 12.1 am
4/1 West of England HMA sub-regional
Strategy
Day 12.2 am
4/1 West of England HMA sub-regional
Strategy
Day 12.3 pm
4/1 West of England HMA sub-regional
Strategy
Day 12.4 pm
4/1 West of England HMA sub-regional
Strategy
Day 13
Wednesday 16 May
Day 13.1 am
4/1 West of England HMA sub-regional
Strategy
Day 13.2 am
4/1 West of England HMA sub-regional
Strategy
Day 13.3 pm
4/1 West of England HMA sub-regional
Strategy
Day 13.4 pm
4/1 West of England HMA sub-regional
Strategy
Day 14
Thursday 17 May
Day 14.1 am
4/1 West of England HMA sub-regional
Strategy
Day 14.2 am
4/1 West of England HMA sub-regional
Strategy
Day 14.3 pm
4/2 Swindon HMA sub-regional strategy
Day 14.4 pm
4/2 Swindon HMA sub-regional strategy
Day 15
Friday 18 May
Day 15.1 am
4/2 Swindon HMA sub-regional strategy
Day 15.2 am
4/2 Swindon HMA sub-regional strategy

Day A.2 am

am
am

am
am
pm
pm
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Tuesday 22 May
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
Wednesday 23 May
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
4/3 Gloucester and Cheltenham HMA subregional strategy
Thursday 24 May
4/4 Exeter HMA sub-regional strategy
4/4 Exeter HMA sub-regional strategy
4/4 Exeter HMA sub-regional strategy
4/4 Exeter HMA sub-regional strategy
Friday 25 May
4/4 Exeter HMA sub-regional strategy
4/4 Exeter HMA sub-regional strategy
EiP Panel not sitting spring holiday week 22
EiP Week 6 (Tuesday 5 June to Friday 8 June)
Day 20
Tuesday 5 June
Day 20.1 am
4/4 Exeter HMA sub-regional strategy
Day 20.2 am
4/4 Exeter HMA sub-regional strategy
Day 20.3 pm
4/5 Torbay Unitary Authority HMA subregional strategy

Day 18
Day 18.1
Day 18.2
Day 18.3
Day 18.4
Day 19
Day 19.1
Day 19.2

Day 17.4 pm

Day 17.3 pm

Day 17.2 am

Day 17
Day 17.1 am

Day 16.4 pm

Day 16.3 pm

Day 16.2 am

Day 16
Day 16.1 am

Timetable, Final List of Matters and Participants

am

am
am
pm
pm

4/5 Torbay Unitary Authority HMA subregional strategy
Wednesday 6 June
4/6 Taunton HMA sub-regional strategy
4/6 Taunton HMA sub-regional strategy
4/6 Taunton HMA sub-regional strategy
4/6 Taunton HMA sub-regional strategy
Thursday 7 June
4/7 Bournemouth and Poole HMA subregional strategy
4/7 Bournemouth and Poole HMA subregional strategy
4/7 Bournemouth and Poole HMA subregional strategy
4/7 Bournemouth and Poole HMA subregional strategy
Friday 8 June
4/7 Bournemouth and Poole HMA subregional strategy
4/7 Bournemouth and Poole HMA subregional strategy

D4

EiP Week 7 (Tuesday 12 June to Friday 15 June)
Day 24
Tuesday 12 June
Day 24.1 am
4/7 Bournemouth and Poole HMA subregional strategy
Day 24.2 am
4/7 Bournemouth and Poole HMA subregional strategy
Day 24.3 pm
4/7 Bournemouth and Poole HMA subregional strategy
Day 24.4 pm
4/7 Bournemouth and Poole HMA subregional strategy
Day 25
Wednesday 13 June
Day 25.1 am
4/8 Plymouth HMA sub-regional strategy

Day 23.2 am

Day 23
Day 23.1 am

Day 22.4 pm

Day 22.3 pm

Day 22.2 am

Day 21
Day 21.1
Day 21.2
Day 21.3
Day 21.4
Day 22
Day 22.1

Day 20.4 pm

Timetable, Final List of Matters and Participants

am
am
pm

am
pm
pm

4/8 Plymouth HMA sub-regional strategy
4/8 Plymouth HMA sub-regional strategy
4/8 Plymouth HMA sub-regional strategy
Thursday 14 June
4/8 Plymouth HMA sub-regional strategy
4/8 Plymouth HMA sub-regional strategy
4/9 West Cornwall HMA sub-regional
strategy
4/9 West Cornwall HMA sub-regional
strategy
Friday 15 June
4/9 West Cornwall HMA sub-regional
strategy
4/9 West Cornwall HMA sub-regional
strategy

EiP Week 8 (Tuesday 19 June to Friday 22 June)
Day 28
Tuesday 19 June
Day 28.1 am
4/10 Polycentric Devon and Cornwall HMA
sub-regional strategy
Day 28.2 am
4/10 Polycentric Devon and Cornwall HMA
sub-regional strategy
Day 28.3 pm
4/11 Salisbury District HMA sub-regional
strategy
Day 28.4 pm
4/11 Salisbury District HMA sub-regional
strategy
Day 29
Wednesday 20 June
Day 29.1 am
4/12 Weymouth and Dorchester HMA subregional strategy
Day 29.2 am
4/12 Weymouth and Dorchester HMA subregional strategy
Day 29.3 pm
4/13 South Somerset District HMA subregional strategy
Day 29.4 pm
4/13 South Somerset District HMA sub-

Day 27.2 am

Day 27
Day 27.1 am

Day 26.4 pm

Day 25.2
Day 25.3
Day 25.4
Day 26
Day 26.1
Day 26.2
Day 26.3

demand and sub-

demand and sub-

demand and sub-

demand and sub-

EiP Week 9 (Tuesday 26 June to Friday 29 June)
Day 31
Tuesday 26 June
Day 31.1 am
5/1 Management of the transport network
Day 31.2 am
5/1 Management of the transport network
Day 31.3 pm
5/2 Improvements to the transport
network
Day 31.4 pm
5/2 Improvements to the transport
network
Day 32
Wednesday 27 June
Day 32.1 am
5/2 Improvements to the transport
network
Day 32.2 am
5/2 Improvements to the transport
network
Day 32.3 pm
6/1 Affordable housing
Day 32.4 pm
6/1 Affordable housing
Day 33
Thursday 28 June
Day 33.1 am
6/2 Housing density
Day 33.2 am
6/2 Housing density
Day 33.3 pm
7/1 Flood risk
Day 33.4 pm
7/1 Flood risk

Day B
Day B.1 am
Day B.2 am

Day 30.4 pm

Day 30.3 pm

Day 30.2 am

Day 30
Day 30.1 am

regional strategy
Thursday 21 June
4/14 Reconciling overall
regional capacity
4/14 Reconciling overall
regional capacity
4/14 Reconciling overall
regional capacity
4/14 Reconciling overall
regional capacity
Friday 22 June
Keep Free
Keep Free

Friday 29 June
7/2 Energy & renewable targets
7/2 Energy & renewable targets

EiP Week 10 (Tuesday 3 July to Friday 6 July)
Day 35
Tuesday 3 July
Day 35.1 am
7/3 Waste management
Day 35.2 am
7/3 Waste management
Day 35.3 pm
8/1 Employment development
requirements
Day 35.4 pm
8/1 Employment development
requirements
Day 36
Wednesday 4 July
Day 36.1 am
8/1 Employment development
requirements
Day 36.2 am
8/1 Employment development
requirements
Day 36.3 pm
8/2 Retailing and city and town centres
Day 36.4 pm
8/2 Retailing and city and town centres
Day 37
Thursday 5 July
Day 37.1 am
8/3 Tourism development
Day 37.2 am
8/3 Tourism development
Day 37.3 pm
9/1 Delivery and infrastructure
Day 37.4 pm
9/1 Delivery and infrastructure
Day 38
Friday 6 July
Day 38.1 am
9/1 Delivery and infrastructure
Day 38.2 am
9/1 Delivery and infrastructure
Day 38.3 pm
9/2 Implementation and monitoring
Day 38.4 pm
9/2 Implementation and monitoring
Chairman’s Closing Statement
Close of EiP

Day 34
Day 34.1 am
Day 34.2 am
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The Deposit Draft (Draft RSS for the South West) of the
revised RSS was published for consultation on Tuesday 6
June 2006.

The Secretary of State has decided that an Examination in
Public (EiP) should be held to discuss and test the Draft
revision to the Regional Spatial Strategy (RSS) for the South
West. The EiP is to be held by an independent Panel
appointed by the Secretary of State. Jim Parke has been
appointed as the Panel Chairman, assisted by Rhys Davies as
Panel Member and David Lavender as Panel Inspector.

Further information on the EiP process is available in the
Notes for Participants prepared to assist people who have
been invited to participate in, or who wish to observe, the
EiP and in PPS11. These Notes are on the EiP website:

1.2

1.3

1.4
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2.1

The Examination in Public will commence on Tuesday 17 April
2007 at 10.00 am and is anticipated to run for 10 weeks. It
will be conducted in the Thistle Hotel, Exeter.

1.6

The main purpose of the EiP is to provide an opportunity for
a structured discussion and testing in public, of the Deposit
Draft before an independent Panel appointed by the
Secretary of State. The discussion will be guided by a
selection of matters arising from consultation on the Deposit
Draft revision and what the Panel considers it needs to hear

Purpose of the Examination in Public

The deadlines for the submission of electronic and paper
copy written statements are now - EiP weeks 1,2,3,4 & 5
by 5.00 pm, Friday, 2 March 2007 and EiP weeks 6,7,8,9 &
10 by 5.00 pm, Friday, 16 March 2007.

1.5

www.southwesteip.co.uk

The Regional Spatial Strategy (RSS) for the South West is
being revised by the South West Regional Assembly (SWRA)
which is the Regional Planning Body (RPB) for the South
West.

1.1

Background Information

Timetable, Final List of Matters and Participants

2.4

2.3

2.2

In preparing its report following the Examination the Panel
will include recommendations for amending the Deposit
Draft. When completed the Panel Report will be published.
The Panel Report, together with all the other consultation
responses, must be taken into account when the Secretary
of State decides whether any changes need to be made to
the Deposit Draft. The Secretary of State will publish any
proposed changes in the light of the report allowing at least
eight weeks for comment.

The Examination is not a review of all the proposals
contained in the Deposit Draft, nor is it a hearing of all
objections. It will, however, ensure that there is public
discussion of those major issues of concern where the Panel
considers that an examination could usefully provide further
information. As the EiP is directed at the discussion of
selected matters, and not the hearing of all representations,
individual objectors do not have an automatic right to
appear. The Panel will consider all written representations
relating to the matters being examined.

The broad questions selected by the Panel in consultation
with the Government Office for the South West (GO-SW) and
the SWRA are set out in the Proposed Timetable, Preliminary
List of Matters and Participants. They are designed to
stimulate discussion about the main elements of the
consultation on the Deposit Draft. Potential Participants have
been selected in consultation with the GO-SW and SWRA to
ensure a broad mix of viewpoints on each Matter for
discussion. In preparing written statements, and in
discussion, participants will be asked to focus on the wording
of the Deposit Draft and whether or not changes are
required as well as the underlying issues.

debated in order to test the soundness of the revision. This
will provide the main basis on which the Secretary of State
can decide whether any changes are required to the revision
before it is adopted.

8/2
8/2
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1/1, 1/ 2, 2/1, 3/1, 3/2, 3/3, 3/5, 4/10, 7/1,
7/3, 8/2
1/ 2,
2/1, 2/2, 3/ 4, 3/5
2/2, 3/3
3/1
3/4
4/3
4/8
4/10, 4/11, 4/12, 4/13, 6/1, 8/1
4/11, 4/12
4/11
5/1, 5/2, 9/1
7/2
7/2
7/3
7/3
8/1

Highways Agency (447)

English Heritage (419)
Business West (499)
National Trust (515)
Sustainability South West (400)
Entec UK on behalf of Crown Estates (582)
West Midlands Regional Assembly (178)
Tetlow King Planning on behalf of National Housing Federation (484)
Friends of the Earth (422)
North Dorset District Council (421)
DPDS on behalf of Blanefield Property Company (567)
Network Rail (401)
Earth Energy Ltd (482)
Devon Energy Efficiency Centre (645)
Natural England (589)
Biffa Waste Services (508)
Goadsby Town Planning on behalf of Site Developments (Ferndown)
Ltd (693)
Peacock & Smith on behalf of Wm Morrison Supermarkets plc (779)
Barton Willmore Planning Partnership (1036)

Matter No(s)

Participant (No)

Participants invited in Provisional List of Participants who declined the Panel’s invitation.
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D56

North Wiltshire District Council (470)
Torridge District Council (414)
South Hams District Council (293)
Turley Associates on behalf of the North Chippenham Consortium (587)
Cotswolds Conservation Board (880)
DPDS on behalf of Persimmon Homes, Redrow Homes, Taylor Woodrow
Developments & Crest Strategic Projects (573)
CgMs on behalf of Linden Homes and a client (2000)
Tetlow King on behalf of National Housing Federation & others (484)
David Lock Associates on behalf of East Swindon Development Group & East Devon
New Community Partners (2100)

Country Land & Business Association (1015)
Hives Planning on behalf of WBB Minerals (239)

Devon & Cornwall Business Council (1046)

3/1
3/2, 9/2
3/2

1/1, 1/3, 5/1, 5/2, 9/2
1/1, 5/3, 6/1, 7/2, 8/1
1/1, 1/ 2, 1/3, 2/2, 5/1, 5/2,
7/1, 7/2, 9/1, 9/2
1/1, 1/3
1/2
1/ 2, 3/1, 4/5, 4/6, 4/14, 6/2,
8/1, 9/1
2/1, 2/2, 2/4, 3/1, 3/2, 3/3, 4/4,
4/5, 4/8, 4/9, 4/10, 8/1
2/1, 6/1, 7/1
2/2, 3/1, 4/4, 4/5, 4/14, 6/1,
7/1, 9/1
2/3
2/3, 6/1
2/3, 2/4, 3/1, 6/1
2/4
2/4
2/4, 4/14

Sustainability South West (400)
South West Chamber of Rural Enterprise & South West Rural Affairs Forum
Pegasus Planning Client Group (408)

WWF UK South West (386)
Sibbett Gregory (1050)
GVA Grimley on behalf of English Partnerships (452)

Matter No(s)

Participant (No)

Participants invited in the Final List of Participants following the consultation period on the Provisional List
of Matters and Participants.

List of Participants - Update

GVA Grimley on Behalf of Defence Estates (721)
South West ACRE Network of Rural Communities (1051)
English Partnerships/Swindon Urban Regeneration Company/CPR
Regeneration/Gloucester Heritage Urban Regeneration Company (2200)
Scott Brownrigg on behalf of Arlington Property Developments (317)
CgMs on behalf of Reland (735)
CgMs on behalf of Reland, Linden Homes and a client (2000)
RPS on behalf of Crest Strategic Projects Ltd (444D)
Bristol Civic Society (820)
North Wessex Downs AONB (635)
South East of England Regional Assembly (373)
Transport 2000 South West Network (549)
Turley Associates on behalf of St Modwen Developments Ltd (574)
Hunter Page Planning on behalf of Galliard Homes Ltd (671)
RPS Planning on behalf of the North Tewkesbury Land Consortium & John Pitcher
(2101)
Gloucestershire County Council (363)
Atkins Ltd on behalf of Hallam Land Management (531C)
Alder King on Behalf of BAE Systems (477)
Entec UK on behalf of Crown Estates (582)
Lychette Minster & Upton Town Council (716)
Dorset County Council (420)
Hopwood & Swallow on behalf of Carlton Power Ltd (755)
Framptons on behalf of Plymouth & South West Co-operative Society (857)
National Trust (515)
Caradon District Council (144)
DTZ Consulting on behalf of South West Water/Peninsula Properties (534)
Environment Agency (409)
West Somerset District Council (433)
Somerset County Council (387)
4/3, 7/3
4/6
4/6
4/6
4/7
4/7
4/8
4/8
4/8
4/9
4/9
4/9, 5/1
4/10
4/10

3/ 4, 9/1
3/4
3/5, 4/14
3/5, 4/1, 9/1
4/1. 5/1, 5/2
4/2
4/2
4/2, 4/3
4/3
4/3, 9/1
4/3

3/3
3/3
3/4
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4/11
4/11
4/12
4/12
4/13
4/13
5/2
6/1, 6/2
7/1, 7/2
7/2
7/2
7/2
7/3
8/1
8/1
9/1
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Hives Planning (239) on behalf of WBB Minerals
Business West (499)

1/1
1/2
2/1
2/1,
2/1,
4/4,
2/1,
2/2,

Nathaniel Lichfield on behalf of Talbot Village Trust (824)
Sibbett Gregory (1050)
Town & Country Planning Association (509)
Tetlow King Planning (484) on behalf of the National Housing Federation and others
Devon & Cornwall Business Council (1046)

4/8, 9/1
2/2, 2/4, 3/1, 3/2, 3/3,
4/5, 4/8, 4/9, 4/10, 8/1
3/1
4/1

Matter No(s)

Participant (No.)

Participants invited in the Final List of Participants
who declined the Panel’s invitation

Kennet District Council (165)
Savills on behalf of David J Pearce & others (842)
Sibbett Gregory on behalf of Betterment Properties Ltd (618)
Dorset Wildlife Trust (664)
South Somerset District Council (390)
Yeovil Chamber of Commerce
Poole Harbour Commissioners (237)
Backwell Residents Association (96)
National Farmers Union South West (487)
Regen South West (1053)
Cornwall Sustainability Energy Partnership (737)
Home Builders Federation (518)
Viridor Waste Management
Barton Willmore (1036)
Hopwood & Swallow on behalf of Carlton Power Ltd (755)
Baker Associates on behalf of Ashton Park Ltd (1038)

List of Participants - Update

3/2, 6/2

David Lock Associates on behalf of East Swindon Development Group, East Devon New
Community Partners, Hallam Land Management, Heron Land Development (2100)
Swindon Urban Regeneration Company, CPR Regeneration, Gloucester Heritage Urban

3/4

Matter No(s)

2/2, 2/3, 6/1
2/4, 4/14, 8/2
2/4, 3/1, 3/2. 3/3, 5/2
3/1, 3/2, 8/1
3/2, 3/3, 3/5, 4/14
3/3, 3/4
4/2
4/3
4/4
4/5, 4/6, 6/2, 7/2, 8/1, 8/3
4/6
4/9
4/9, 6/1
4/10
4/10, 4/13
6/1
6/2
7/2
8/1, 8/2
8/3
9/2

Participant (No.)

Participants invited in the Final List of Participants
who are now a joint invitation

Natural England (589)
Friends of the Earth (422)
Confederation of British Industry (379)
King Sturge LLP (694)
Environment Agency (409)
Nathaniel Lichfield on behalf of Commercial Estates (479B)
Cotswold District Council (413)
Forest of Dean District Council (583)
Lympstone Society (1006)
GVA Grimley on behalf of English Partnerships (452)
Entec UK on behalf of Crown Estates (582)
Broadway Malyan on behalf of Commercial Estates Group (479A)
CoSERG (813)
Foot Anstey on behalf of Baker Property Services Ltd (476)
Royal Society for the Protection of Birds (403)
Cotswolds Conservation Board (880)
Charles Planning Consultants on behalf of Swan Hill Homes (697)
Earth Energy Ltd (482)
GVA Grimley on behalf of Summerfield Developments (SW) Ltd (652)
South West Chamber of Rural Enterprise & South West Rural Affairs Forum (739)
English Heritage (491)
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8/3

4/14
8/1

4/10

4/9

4/7
4/7
4/9

4/6

4/1
4/1
4/2
4/3
4/3

3/2

David Lock (2100) on behalf of the East Swindon Development Group, the East Devon
New Community Partners, Hallam Land Management and Heron Land Developments
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Matter No(s)

Participant (No.)

Participant additional changes to the Final List of Participants

Regeneration Company (2200)
North Somerset Council, West of England Partnership (3002)
Wiltshire County Council, West Wiltshire District Council (3004)
Oxfordshire C.C, Vale of White Horse District Council (3006)
Gloucester Heritage Urban Regeneration Company, English Partnerships (2201)
RPS Planning on behalf of the North Tewkesbury Land Consortium & John Pitcher
(2101)
Boyer Planning on behalf of Heron Land Developments , Persimmon Homes (South
West) Ltd, Persimmon Homes & Redrow Homes (2103)
North Dorset District Council, West Dorset District Council (3008)
South East of England Regional Assembly, New Forest National Park Authority (3009)
English Partnerships, Camborne-Pool-Redruth Urban Regeneration Company, CPR
Regeneration (2202)
Turner Holden White Young Green on behalf of Persimmon Homes, George Wimpey
Strategic Land (2104 )
Turner Holden White Young Green on behalf of Persimmon Homes, David Mclean
Homes, George Wimpey Strategic Land (2104)
CgMs on behalf of Reland, Linden Homes and 3 clients (2002)
Goadsby Town Planning Commercial Client Group on behalf of South Coast Land
Society and others, Site Developments (Ferndown) Ltd, British Land Holdings Ltd
(2105)
Southern Planning on behalf of the British Marine Federation, Royal Yachting
Association (2106)

List of Participants - Update

Swindon Urban Regeneration Company, New Swindon Company/ Camborne-PoolRedruth Urban Regeneration Company, CPR Regeneration/ Gloucester Heritage Urban
Regeneration Company) (2200)
David Lock (601) on behalf of the East Swindon Development Group, Hallam Land
Management and Heron Land D3evelopments
Western Vale Consortium of Parish Councils (292) David Woolley
Hunter Page Planning (671) on behalf of Galliard Homes Ltd and the Redrow
Consortium
Savills (444) on behalf of Crest Strategic Projects, Taylor Woodrow Development
Limited and the Cranford Estate
David Lock (601) on behalf of the East Swindon Development Group, Hallam Land
Management and Heron Land Developments
Summerfield Development (SW) Ltd (652)
Savills (2107) on behalf of Taylor Woodrow Developments and Canford Estate
Hives Planning (239) on behalf of WBB Minerals
GVA Grimley (452) on behalf of English Partnerships
National Trust (515)
Terence O’Rourke (1055) on behalf of IMERYS
English Heritage (491)
Woolf Bond (453) on behalf of George Wimpey
Pegasus Planning Client Group (408)
English Partnerships (452)
Sibbett Gregory (618) on behalf of Betterment Properties
Natural England (589)
Environment Agency (409)
National Trust (515)
HLL Humberts Leisure (658) on behalf of British Holiday & Home Parks Association Ltd
DTZ Consulting (534) on behalf of South West Water/Peninsula Properties
8/2
1 /2
3/2
3/2, 3 /4, 4/4
3/3
3 /4, 4/9, 8/3
3/5
3/5, 4/3
4/2
4/8
4/12
6/2
8/1
8/3
8/3
8/3

6/2

4/7

4/2
4/3

3/5

3/4
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8/2

Indigo Planning Limited (1054) on behalf of Prudential Property Investment Managers
Ltd, JT Baylis and Capital Shopping Centres
PRC (554) on behalf of Severside Distribution Land Ltd
Cooperative Group (1051)
Cotswold Water Park (1052)
Savills (1048/9) on behalf of Taylor Woodrow Development Limited and the Cranford
Estate
GVA Grimley (452) on behalf of English Partnerships
English Heritage (491)
GVA Grimley (452) on behalf of English Partnerships
National Trust (515)
HLL Humberts Leisure (658) on behalf of the British Holiday & Home Parks Association
Ltd
DTZ Consulting (534) on behalf of South West Water/Peninsula Properties
8/3

3/2
3/5, 9/2
3/4, 4/4, 7/2
8/3
8/3

2/1
8/3
8/3
1/2

Matter No(s)

Participant (No.)

Additional new participants invited following the Panels
consideration of requests and replies received on the Final List of Participants

List of Participants - Update

Examination Library Documents

Appendix E: Examination Library Documents
Part A: Core Documents
Planning Policy Statements and Planning Policy Guidance Notes.
Regional Spatial Strategies and Other Documents concerning the
Matters for the EiP.
South West Assembly (Regional Planning Body) Documents including:

Part B:

•

Deposit Draft Revision

•

Background Papers and Studies

•

Background Papers for the EiP

Participants’ Documents
Documents other than Core Documents, referred to in the Written
Submissions of Participants.

Part C:

Examination in Public Documents
Responses to the Deposit Draft and Documents prepared for the EiP.

All EiP Documents are held by:
Regional Strategies,
Housing and Planning Directorate,
Government Office for the South West,
2 Rivergate,
Temple Quay,
Bristol,
BS1 6EH

E1

Examination Library Documents

Part A: Core Documents
Library
Reference
Number

PLANNING POLICY GUIDANCE NOTES (PPGs)/
PLANNING POLICY STATEMENTS (PPSs)

Date of
Publication

Most PPG’s /PPS’s can be viewed at
http://www.communities.gov.uk/planningandbuilding/planning/pla
nningpolicyguidance/
PPS1
PPS1
PPG2
PPS3
PPS3(a)

Delivering Sustainable Development
Planning and Climate Change (Supplement to PPS1)
Green Belts
Housing
Delivering Affordable Housing Through Planning Policy
(Supplementary Report for PPS3)

PPG4
PPG5
PPS6
PPS7
PPG8
PPS9
PPS10
PPS10

Industrial, Commercial Development of Small Firms
Simplified Planning Zones
Planning for Town Centres
Sustainable Development in Rural Areas
Telecommunications
Biodiversity and Geological Conservation
Planning for Sustainable Waste Management
Planning for Sustainable Waste Management Companion Guide
to PSS10
Consultation on PPS10 Planning for Sustainable Waste
Management – Environmental Assessment Report
Regional Spatial Strategies
Local Development Frameworks
Transport
Development on Unstable Land
Planning and the Historic Environment
Archaeology and Planning
Planning for Open Space, Sport and Recreation
Enforcing Planning Control
Outdoor Advertisement Control
Coastal Planning
Tourism
Renewable Energy
Planning and Pollution Control
Planning and Noise
Development and Flood Risk
PLANNING POLICY STATEMENTS (PPSs)
Consultation Papers

PPS10
PPS11
PPS12
PPG13
PPG14
PPG15
PPG16
PPG17
PPG18
PPG19
PPG20
PPG21
PPS22
PPS23
PPG24
PPG25
Library
Reference
Number
PPG2

E2

Consultation Paper – Draft of the Town & Country Planning
(Green belt) Direction 2005

Feb 2005
Dec 2006
Jul 2001
Nov 2006
Feb 2002
March 2001
Nov 1992
April 2005
Aug 2004
Aug 2001
Aug 2005
July 2005
June 2006
Dec 2004
Sep 2004
Sept 2004
Mar 2001
Apr 1990
Oct 2002
Aug 2001
Jul 2002
Dec 1991
Mar 1992
Sep 1992
Nov 1992
Aug 2004
2004
Aug 2001
Dec 2006
Date of
Publication
July 2005

Examination Library Documents
PPG3
PPG3
PPS25
Library
Reference
Number
MPS1
MPS1

Library
Reference
Number
MPG1
MPS2
MPG3
MPG5
MPG6
MPG7
MPG10
MPG13
MPG15
MMG1
MPGC
Library
Reference
Number
PC 01/06
PC11/05
Library
Reference
Number

Consultation Paper – Planning for Mixed Communities
Consultation Paper – Planning for Housing Provision
Consultation on Planning Policy Statement 25: Development and
Flood Risk
MINERALS PLANNING GUIDANCE NOTES (MPGs)/MINERALS
POLICY STATEMENTS (MPSs)/MARINE MINERALS GUIDANCE
NOTES (MMGs) – Consultation Papers
Consultation Paper on Minerals Policy Statement 1: Planning &
Minerals and Associated Good Practice Guidance
Consultation Paper on Annexes to Minerals Policy Statement 1 –
Planning & Minerals – supply of aggregates, brick clay, building &
roofing stone and onshore oil & gas in England.
MINERALS PLANNING GUIDANCE NOTES (MPGs)/MINERALS
POLICY STATEMENTS (MPSs)/MARINE MINERALS GUIDANCE
NOTES (MMGs)
Minerals Planning Guidance 1: General considerations and the
Development Plan System
Minerals Policy Statement 2: Controlling and mitigating the
environmental effects of mineral extraction in England
Minerals Planning Guidance 3: Coal mining and colliery spoil
disposal
Minerals Planning Guidance 5: Stability in surface mineral
workings and tips
Minerals Planning Guidance 6: Guidelines for aggregates
provision in England
Minerals Planning Guidance 7: Reclamation of mineral workings
Minerals Planning Guidance 10: Provision of raw material for the
cement industry
Minerals Planning Guidance 13: Guidelines for peat provision in
England
Minerals Planning Guidance 15: Provision of silica sand in
England
Marine Mineral Guidance 1: Extraction by dredging from the
English seabed
Minerals Planning Guidance Note: Onshore Oil, Gas and Coalbed
Methane Development – Consultation Paper
CIRCULARS

Planning for Gypsy and Travellers Sites / To replace Circular 1/94
in October 2005
Circular 11/05: The Town & country Planning (Green Belt)
Direction 2005
REGIONAL PLANNING GUIDANCE (RPG) DOCUMENTS/
REGIONAL SPATIAL STRATEGY (RSS) DOCUMENTS

Jan 2005
July 2005
Dec 2005
Date of
Publication
2004
July 2005

Date of
Publication
Jun 1996
March 2005
Mar 1999
2000
Apr 1994
Nov 1996
Nov 1991
July 1995
Sept 1996
Jul 2002
Oct 1999
Date of
Publication
Feb 2006
Dec 2005
Date of
Publication

Most RPGs/RSSs can be viewed at
www.communities.gov.uk/planningandbuilding/planning/regionall
ocal/regionalspatialstrategies/

E3

Examination Library Documents
RPG1

Regional Planning Guidance for the North East
www.gos.gov.uk/gone/

Nov 2002

RPG6

Regional Planning Guidance for East Anglia to 2016
www.gos.gov.uk/goeast/

Nov 2000

RSS 8

Regional Planning Guidance for the East Midlands to 2021
www.gos.gov.uk/goem/

Jan 2002

RSS8
RSS8
(Rev)
RSS8 (Rev
Sum)
RPG9

Regional Spatial Strategy for the East Midlands
Review of East Midlands Regional Plan to 2026 – Options for
Change
Review of East Midlands Regional Plan to 2026 – Options for
Change – Summary
Regional Planning Guidance for the South East
www.gos.gov.uk/gose/

RPG10

Regional Planning Guidance for the South West
www.gos.gov.uk/gosw/

Sep 2001

RPG11

Regional Planning Guidance for the West Midlands
www.gos.gov.uk/gowm/
Regional Planning Guidance for Yorkshire and the Humber
www.gos.gov.uk/goyh/

Jun 2004

RPG13

Regional Planning Guidance for the North West
www.gos.gov.uk/gonw/

Mar 2006

Library
Reference
Number

RSS PROCESS TOPICS – STRATEGIC DOCUMENTS

RPG12

PTEU
1.01
PTEU
1.02
PTE
1.03
PTEU
1.04
PTEU
1.05
PTEU
1.06
PTEU
1.07
PTEU
1.08
PTEU
1.09
PTEU
1.10
PTEU
1.11
PTEU
1.12
PTEU
1.13
PTEU
1.14
PTEU

E4

European Union Policy
European Directive 92/43/EEC Conservation of Natural Habitats
and of Wildfowl and Flora
European Directive 1999/31/EC Landfill of Waste - European
Union
European Spatial Development Perspective (INTERREG ll C)
European Commission (Web link)
European Community Initiative Transnational Co-operation on
Spatial Planning (INTERREG lll), European Commission
European Water Framework Directive
European Directive 2001/42/EC Strategic Environmental
Assessment (SEA) - European Union
European Directive 2001/77/EC Promotion of electricity produced
from renewables in the internal electricity market
European Directive 2002/91/EC Energy Performance of Buildings
- European Union
European Structural Funding – Objective 2 programmes (20002006) Website Link
European Structural Funding – Objective 3 programmes (20002006) Website Link
European Community Initiative – UBRAN

March 2005
Oct 2005
Oct 2005
Mar 2001

Oct 2001

Date of
Publication

May 1992
Apr 1999
May 1999
2000
Dec 2000,
Jun 2001
Oct 2001
Dec 2002

European Community Initiative – LEADER+ Website Link
European Community Initiative – EQUAL Website Link
Strategic Environmental Assessment Directive: Practical
Guidance on Applying EU Directive 2001/42/EC
An Energy Policy for Europe (Commission for European

Oct 2003

Examination Library Documents
1.15
PTEU
1.16
PTEU
1.17
PTEU
1.18

PTPR
2.01
PTPR
2.02
PTPR
2.03
PTPR
2.04
PTPR
2.05
PTPR
2.06
PTPR
2.07
PTMG
3.01
PTMG
3.02
PTMG
3.03
PTMG
3.04
PTMG
3.05
PTMG
3.06
PTMG
3.07
PTMG
3.08
PTMG
3.09
PTMG
3.10
PTMG
3.11
PTPP
4.01
PTSA
5.01
PTSA
5.02
PTSA

Communities)
Urban sprawl in Europe The ignored challenge
European Directive 2000/60/EC Establishing a Framework for
Community Action in the Field of Water Policy
Planning for the Protection of European Sites: Appropriate
Assessment (DCLG)

Oct 2006
Oct 2000
Aug 2006

Preparation of RSS revisions
Guidance to Preparing Community Strategies. DCLG
Planning and Compulsory Purchase Act 2004- Part 1, Government
Town and Country Planning (Regional Planning) (England)
Regulations 2004, ODPM
Town and Country Planning (Initial Regional Spatial Strategy)
(England) Regulations 2004, ODPM
The Planning System: General Principles, ODPM
Policies for Spatial Plans: A guide to writing the policy content of
Local Development Documents, Planning Officers Society
Regional Spatial Strategies: Guide to Producing Regional
Transport Strategies DfT
Monitoring
Quality of Life Counts: Indicators for Sustainable Development
for the UK – a Baseline Assessment, Govt Statistical
Service/DETR
National Land Use Database, The NLUD Partnership Weblink
2000 Spending Review Public Service Agreements White Paper,
HM Treasury
A Biodiversity Strategy for England: Measuring Progress:
Baseline Assessment, England Biodiversity Group (Defra)
Monitoring Regional Spatial Strategies: Good Practice Guidance
on Targets and Indicators, ODPM
Devolved Decision Making: – A consultation on Regional Funding
Allocations, HM Treasury, DfT, ODPM, DTI
Local Development Framework Monitoring: A Good Practice
Guide, ODPM
Land Use Change in England: Residential Development to 2004
(LUCS 20)
Regional Funding Allocations – Guidance on preparing advice,
HM Treasury, DfT, ODPM, DTI
Guide to Improving the Economic Evidence Base supporting
Regional Economic and Spatial Strategies, Ove Arp & Partners,
ODPM
Regional Futures: English Regions in 2030, English Regions
Network, RDA Planning Leeds Group, ODPM, DfT
Participation in Planning
Community Involvement in Planning: The Government’s
Objectives, ODPM
Sustainability Planning /Appraisal
The Strategic Environmental Assessment Directive: Guidance for
Planning Authorities, ODPM
Sustainability Appraisal of Regional Spatial Strategies and Local
Development Documents: Guidance for Regional Planning
Bodies and Local Planning Authorities, ODPM
Planning for a Sustainable Future (White Paper) DCLG

May 2004
Sep 2004
2004
Feb 2005
Jul 2005
Sep 2004

Dec1999
On-going
Jul 2000
Dec 2003
Jul 2004
Dec 2004
Mar 2005
July 2005
Jul 2005
Sep 2005
Jan 2005

Feb 2004

Oct 2003
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Examination Library Documents
5.03
PTSA
5.04

PTLP
5.1.1
PTLP
5.1.2
Library
Reference
Number

Guidance Note for Regional Assemblies on Best Practice for
Embedding Sustainable Development in their Existing Core
Functions
Local Planning
Policies for Spatial Plans: A guide to writing the policy content of
Local Development Documents (Planning Officers' Society)
Barker Review of Land Use Planning. Final report Recommendations
RSS POLICY TOPICS 1 – STRATEGIC NATIONAL DOCUMENTS

June 2007

July 2005
Dec 2006
Date of
Publication

National Planning/Policy Documents

PTAQ
6.01
PTAQ
6.02
PTAQ
6.03
PTBN
7.01
PTBN
7.02
PTBN
7.03
PTBN
7.04
PTCC
8.01
PTCC
8.02
PTCC
8.03
PTCC
8.04
PTCC
8.05
PTCC
8.06
PTCC
8.07
PTCC
8.08
PTCC
8.09

PTCE
9.01

E6

Air Quality
Air Quality Strategy for England, Scotland, Wales and Northern
Ireland: and Addendum, DETR, Defra
Part IV of the Environment Act 199: Policy Guidance
LAQM.PG(03) – Chapter 7: Air Quality and Land Use Planning,
Defra
National Air Quality Objectives (AEA Energy & Environment,
Defra) (Weblink)
Biodiversity and Nature Conservation
A New Focus for England’s Woodlands: Strategic Priorities and
Programmes (English Forestry Strategy), Forestry Commission
Biodiversity: The UK Action Plan, DoE

Jan 2000
Feb 2003

1999
Jan 2004

UK Biodiversity Action Plans Website Link
Our Coast and Seas: A 21st Century agenda for their recovery,
conservation and sustainable use
Climate Change
Climate Change: The UK Programme - Defra

2004

2000

Building Knowledge for a Changing Climate, UKCIP, EPSRC

Feb 2003

The International Challenge of Climate Change - UK Leadership in
the G8 and EU House of Commons Environmental Audit
Committee.
Impacts of Europe's Changing Climate - An Indicator-based
Assessment
Stern Report

Mar 2005
2004
Jan 2007

Predict & Decide. Aviation Climate Change & UK Policy
The Green Shift - The Smith Institute
New Eco Towns Could Help Tackle Climate Change (DCLG)
Climate change and habitat connectivity; assessing the need for
landscape-scale adaptation for birds in the UK 9RSPB reserach
Report No 10)
Culture
Tomorrow’s Tourism: A Growth Industry for the New Millennium,
DfCMS

1999

Examination Library Documents
PTCE
9.02
PTCE
9.03
PTED
10.01
PTED
10.02
PTED
10.03
PTED
10.04
PTED
10.05
PTED
10.06
PTED
10.07
PTED
10.08
PTED
10.09
PTED
10.10

The Historic Environment: A Force for our Future, DfCMS

2001

Review of Heritage Protection: The Way Forward

2004

Economic Development
Productivity in the UK: 3 The Regional Dimension

2001

Opportunity for All in World of Change, DTi

Feb 2001

Success for All – Reforming Further Education and Training

Nov 2002

Strategic Area Review, Learning and Skills Council

Mar 2003

Lambert Review of Business – University Collaboration, HM
Treasury
Employment Land Reviews: Guidance Note, ODPM

July 2003

Lyons Review, HM Treasury

Edinburgh: A Vision for Capital Growth (Draft Consultation)

PTED
10.12

Economic Performance of Rural Areas Inside and Outside of City
Regions. (DEFRA)

PTHG
13.01
PTHG
13.02
PTHG
13.03
PTHG
13.04
PTHG
13.05
PTHG

April 2006

Guide to Improving the Economic Evidence Base Supporting
Regional Economic and Spatial Strategies (ODPM)
Forecasts for the UK Economy. A Comparison of Independent
Forecasts. HM Treasury

PTHH
12.01
PTHH
12.02

2004

National Strategy for Neighbourhood Renewal

PTED
10.11

PTEY
11.01
PTEY
11.02
PTEY
11.03
PTEY
11.04

Dec 2004

Energy
Our Energy Future: Creating a Low Carbon Economy, DTI

Nov 2006

Feb 2003

The Government’s Strategy for combined Heat and Power to
2010, Defra
Our Energy Challenge - Energy Review Consultation Document

Jan 2006

Energy White Paper. Meeting the Energy Challenge

May 2007

Health
Creating a Patient Led NHS. (Dept of Health)
Our Health Our Care Our Say - A New Direction for Community
Services
Housing
Monitoring Provision of Housing through the Planning System:
Towards Better Practice, DETR
Planning to Deliver – The Managed Release of Housing Sites,
DTLR
Tapping the Potential, - Assessing Urban housing Capacity:
Towards better Practice, DETR
Delivering Planning Policy for Housing: PPG3 implementation
study, Report Commissioned by ODPM
Better Streets, Better Places – Delivering Sustainable Residential
Developments, Report Commissioned by ODPM
Barker Review of Housing Supply – Final Report: Delivering

Apr 2004

2005
Jan 2006

Oct 2000
2001
Dec 2002
Jul 2003
Jul 2003

E7

Examination Library Documents
13.06
PTHG
13.07
PTHG
13.08
PTHG
13.09
PTHG
13.10
PTHG
13.11
PTHG
13.12
PTHG
13.13
PTHG
13.14
PTHG
13.15
PTHG
13.16
PTHG
13.17
PTHG
13.18
PTHG
13.19
PTHG
13.20
PTHG
13.21
PTHG
13.22
PTHG
13.23
PTHG
13.24
PTHG
13.25
PTHG
13.26
PTHG
13.27
PTHG
13.28
PTHG
13.29
PTHG
13.30
PTMS
15.01
PTMS
15.02

E8

stability: securing our future housing needs, HM Treasury
Government response to Kate Barker's review of housing supply
and supporting documents, HM Treasury and ODPM
Housing Market Assessment Manual

Dec 2005
2004

Housing Market Assessments (Draft Practice Guidance)
Proposals for Introducing a Code for Sustainable Homes (ODPM)

Dec 2005

A Sustainability Impact Study of Additional Housing Scenarios in
England, Report Commissioned by ODPM
Planning for Mixed Communities - Consultation Paper

Jan 2005

Planning for Housing Provision (Consultation Paper)

July 2005

Affordability Differences by Area for Working Households Buying
their Homes (Joseph Rowntree Foundation)
Can Work - Can't Buy. Local Measures of the Ability of Working
Households to Become Home Owners (Josepth Rowntree
Foundation)
Ministerial Statement on PPS 3

May 2003
2003
Nov 2006

More Households to be Housed: Where is the Increase in
Households Coming From: technical Document (Cambridge
Centre for Housing &b Planning Research)
Delivering Affordable Housing DLGC

Nov 2006

Building Hope The Case for More Homes Now

Sept 2005

Affordability and the Intermediate Housing Market (Joseph
Rowntree Foundation)
Building for the Future 2005 update (Shelter)
Delivering Affordable Housing Through Section 106 Outputs &
Outcomes (Joseph Rowntree)
New Projections of Households for England and the Regions to
2029 (DCLG) (Web link)
Affordability Targets. Implications for Housing Supply (ODPM)

Oct 2006

2005
2005

March 2007
Dec 2005

Against the Odds. An Investigation Comparing the Lives of
Children on Either Side of Britain's Housing Divide. (Shelter)
Living in Limbo (Shelter)
Chance of a Lifetime. The Impact of bad Housing on Children's
Lives. (Shelter)
The Labour Needs of Extra Housing Output: can the House
building Industry Cope? (HBF)
Home Building The Facts (HBF)
DCLG letter to all Heads of Planning Authorities in England
(GOSW)
Minerals
Guidelines for Aggregates Provision in England up to 2016,
ODPM
Technical & Strategic Assessment of Current Aggregate
Reserves & Potential Use of Secondary & Recycled Aggregates in
the South West Region. SWRA
Retail and Leisure

Nov 2006

Jun 2003
April 2005

Examination Library Documents
PTRL
16.01
PTRL
16.02

PTRC
17.01
PTRC
17.02
PTRC
17.03
PTRC
17.04
PTRC
17.05
PTRC
17.06
PTRC
17.07
PTRC
17.08
PTSL
18.01
PTSL
18.02
PTSD
19.01
PTSD
19.02

PTTT
20.01
PTTT
20.02
PTTT
20.03
PTTT
20.04
PTTT
20.05
PTTT
20.06
PTTT
20.07
PTTT
20.08
PTTT
20.09
PTTT
20.10

Joint statement by Ministers with responsibility for gambling,
(First Joint DCMS/ODPM Statement), DCMS/ODPM
Government Response to the First Report of the Joint Committee
on the Draft Gambling Bill; session 2003-2004 (Second Joint
DCMS/ODPM Statement), DCMS/ODPM
Rural Development and the Countryside
DoE Circular 12/96 Environment Act 1965, Part lll: National Parks,
DoE
Rural White Paper – Our Countryside: The Future – A Fair Deal for
Rural England, DETR
England Rural Development Programme

Aug 2003
Jul 2004

1995
2000
2000

The Countryside in and Around Town – A Vision for Connecting
Town and Country in the pursuit of Sustainable Development,
Countryside Agency
The Government’s Rural Strategy

Jul 2004

AONB Management Plans. A Guide. The Countryside Agency

Nov 2001

Countryside & Rights of Way Act 2000 (Web link)
Draft Town & Country Planning (Green Belt) Direction 2005

2005

2000
Dec 2005

Soil
The Draft Soil Strategy for England – a consultation paper, MAFF
and DETR
The First Soil Action Plan for England- 2004 -2006, Defra

2001

Sustainable Development
A Better Quality of Life: A Strategy for Sustainable Development
for the UK, DETR

May 1999

2004

Securing the Future - UK Government Sustainable Development
Strategy, Defra
Transport
(Strategy)
A New Deal for Transport: Better for Everyone: The Government’s
White Paper, DETR
Transport Ten Year Plan 2000, DETR

Mar 2005

Making the Connections, Social Exclusion Unit

Feb 2003

Guide to Producing Regional Transport Strategies, DfT

Apr 2003

The Future of Transport: a Network for 2030, DfT

Jul 2004

Smarter Choices – Changing the Way We Travel, Commission by
DfT
The Eddington Transport Study (Web link)

Jul 2004

Eddington Study Annex Vol. 1 Transport and Labour Market
Linkages: Empirical Evidence, Implications for Policy and Scope
for Further UK Research
Eddington Study Annex Vol. 1 The Historical Significance of
Transport for Economic Growth and Productivity
Eddington Study Annex Vol. 1 Investigating the link between
productivity and agglomeration for UK industries (Imperial
College London)

Jul 1998
Jul 2000

Dec 2006

Oct 2005
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Examination Library Documents
PTTT
20.11
PTTT
20.12
PTTT
20.13
PTTT
20.14
PTTR
21.01
PTTR
21.02
PTTR
21.03
PTTR
21.04
PTTR
21.05
PTTR
21.06
PTTR
21.07
PTTR
21.08

PTTL
22.01
PTTL
22.02
PTTL
22.03
PTTL
22.04
PTTL
22.05
PTTL
22.06
PTTL
22.07
PTTF
23.01
PTTP
24.01
PTTP
24.02
PTTA
25.01
PTTA
25.02
PTTA
25.03

E10

Eddington Study Annex Vol 1 Agglomerations in the UK and the
Role of Transport Policy
Eddington Study Annex 3 Wider Economic Impacts of Transport
Interventions
Eddington Study Annex 3 Step Change Transport Improvements:
An Assessment of the Potential for 'Step Change' Transport
Improvements to Generate Wider Economic Benefits
Eddington Study Annex 3 M6 Hard Shoulder Running Test Impact
on the Economy
(Roads)
A New Deal for Trunk Roads in England, DETR
Managing Our Roads, DfT
Map of English Trunk Roads. DfT
Eddington Study Annex Vol. 3 Transport Demand to 2025 and the
Economic Case for Road Pricing and Investment
Department for Transport - Strengthening local delivery: The draft
Local Transport Bill - Volume 1: A consultation (DfT)
Department for Transport - Strengthening local delivery: The draft
Local Transport Bill - Volume 2: The draft Bill (DfT)
Department for Transport - Strengthening local delivery: The draft
Local Transport Bill -Volume 3 Explanatory Notes (Dft) (Web Link)
Department for Transport - Strengthening local delivery: The draft
Local Transport Bill -Volume 4: Regulatory impact assessment
(DfT) (Web Link)
(Rail)
Network Utilization Strategy, SRA
Strategic Rail Authority’s Annual Strategic Plan, Part 1 Platform
for Progress SRA
Strategic Rail Authority’s Annual Strategic Plan, Part 2 Improving
the Railways by 2005 SRA
Railways White Paper: The Future of Rail, DfT
Delivering for our customers-Business Plan 2006 (Network Rail)
Eddington Study Annex Vol. 2 Inter Urban Rail Forecasts Final
Report (Atkins)
Eddington Study Annex Vol. 2 Growth Forecasts London and
wider South East
(Freight)
Sustainable Distribution: A Strategy, DETR
(Ports)
Modern Ports: A UK Strategy, DETR

Jul 1998
2003
.
Dec 2006
May 2007
May 2007
May 2007
May 2007

2003
2003
2003
Jul 2004
March 2006
July 2006
July 2006

Mar 1999

Nov 2000

A Marine Bill. A Consultation Document DEFRA
(Aviation)
The Furure of Air Transport. Air Transport White Paper, DfT
Guidance on Preparation of Airport Master Plans - DfT
Environmental Effects of Civil Aircraft in Flight. Special Report Royal Commission on Environmental Pollution

Dec 2003

Examination Library Documents

PTTC
26.01
PTTC
26.01
PTTC
26.01
PTUR
27.01
PTUR
27.02
PTUR
27.03
PTWE
28.01
PTWE
28.02
PTWR
29.01
PTWR
29.02
PTWR
29.03
PTWR
29.04
NPG
30.0.2
Library
Reference
Number
SWRD
30.01
SWRD
30.02
SWRD
30.03
SWRD
30.04
SWRD
30.05
SWRD
30.06
SWRD
30.07
SWRD
30.08
SWRD
30.09
SWRD

(Cycling and Walking)
The National Cycling Strategy,
Encouraging Walking: Advice to Local Authorities, DETR
Walking and Cycling: Action Plan, DETR
Urban Renaissance
Urban White Paper – Our towns and cities: the future – Delivering
an urban renaissance, DETR
Tackling Brownfield Land in England (ODPM)
Hidden Infrastructure. Pressures on Environmental Infrastructure
(Environment Agency)
Waste
Government’s National Waste Strategy 2000, DETR
Planning for Sustainable Waste Management: Companion Guide
to Planning Policy Statement 10, ODPM
Water
Water Resources for the Future – A strategy for England and
Wales (Supplemented by detailed regional strategies plus one for
Wales), Environment Agency
The Water Environment (Water Framework Directive) (England
and Wales) Regulations 2003, Defra
Making Space for Water
Future Flooding Action Plan
Gypsy & Traveller
Gypsy & Traveller Accommodation Assessments – Draft Practice
Guidance
RSS POLICY TOPICS 2 – STRATEGIC SOUTH WEST
DOCUMENTS

1996
May 2000
2004

Nov 2000
Oct 2005
2007

Jun 2000
Nov 2005

2001
2003
2004
2004

Feb 2006
Date of
Publication

South West Regional / Sub Regional Documents
South West Regional Integrated Strategy 2004 to 2026 - Just
Connect SWRA
Annual Monitoring Report 2005 SWRA

2004

Trends & Challenges for the South West SWRA

2003

Functional Analysis of Settlements (Roger Tym & Partners)

2005

Strategic Green Belt Review Final Report SWRA (Colin Buchanan)

2006

South West Scenarios 2026. Tools for Strategic Thinking about
the Future of the South West Region (SWRA / SWRDA ) (Centre of
Future Studies)
Regional Strategies & Demographic Ageing. Age Proofing Toolkit
(Age Concern)
Geographical Analysis - Local Futures (SWRA) (Local Futures
Group)
Migration & Urban Areas of the South West (South West
Observatory)
RSS for the South West 2006 to 2026. From Issues to Options

2006

2004
2004
2005
2006

E11

Examination Library Documents
30.10
SWRD
30.11
SWRD
30.12
SWRD
30.13
SWRD
30.14
SWRD
30.15
SWRD
30.16
SWRD
30.17
SWRD
30.18
SWRD
30.20
SWRD
30.21
SWRD
30.22
SWRD
30.23
SWRD
30.24
SWRD
30.25
SWRD
30.26
SWRD
30.27
SWRD
30.28
SWRD
30.29
SWRD
30.30
SWRD
30.31
SWRD
30.32
SWRD
30.33
SWRD
30.34
SWRD
30.35
SWRD
30.36
SWRD
30.36B

(SWRA)
Strategic Sustainability Assessment (SWRA)

2006

Strategic Sustainability Assessment Appendix A (SWRA)

2006

Strategic Sustainability Assessment Appendix B (SWRA)

2006

Strategic Sustainability Assessment Appendix C (SWRA)

2006

Research into Regional Sustainable Development Frameworks
(SWRA) (CAG Consultants & Oxford University)
Annual Monitoring Report - RPG10 2002 (SWRA)

2002

Annual Monitoring Report - RPG10 2003 (SWRA)

2003

Annual Monitoring Report - RPG10 2004 (SWRA)

2004

SWRD
30.37
SWRD
30.38

E12

Assessment of the Fitness for Purpose of Regional Planning
Guidance for the South West (SWRA) (Baker Assoc)
Fit to Use - An Assessment of Structure Plan Policies for Transfer
to RSS (SWRA) (Baker Assoc)
Trends & Challenges - Key Issues for the Future of the Region
(SWRA)
Regional Futures. England's Regions in 2030 (SWRA) (ARUP)

2005
2003
2005

Public Opinion Research (SWRA)

2004

The Way Ahead - Delivering Sustainable Communities in the
Region (SWRA)
Towards an Integrated Regional Strategy for the South West - An
Analysis of Existing Regional Strategies (SWRA)
Broadband in the South West (SWRA) (SWRA Scrutiny Panel)

2004

Role of the SWRDA in Supporting Urban Renaissance (SWRA
Select Committee)
Age Concern Final Report from Focus Groups

2003
2005

Swindon sub-regional Summary (Swindon Borough Council)
West of England Joint Study Area Report to the Regional
Assembly (Draft) (West of England Partnership)
West of England Joint Study Area Report First Detailed Proposals

2005

Developing the Sub-Regional Spatial Strategy (West of England
Partnership Planning, Transport & Environment Group))
Bristol Core City Prospectus (Bristol City Council)

2005

Towards a Spatial Strategy for the West of England: Progress
Report (West of England Partnership)
The Costs and Funding of Infrastructure in the West of England
Executive Summary (Roger Tym & Partners)
The Costs and Funding of Infrastructure in the West of England
Final Report (Roger Tym & Partners)

2006

West of England Joint Study Area Second Report Prepared for
the Regional Assembly and EiP Panel
The Plymouth, South East Cornwall and South West Devon Joint
Study Area (JSA) Input to the Regional Spatial Strategy (and
attachments)

2006

2005

2003

2006
2006

Examination Library Documents
SWRD
30.39
SWRD
30.40
SWRD
30.41
SWRD
30.42
SWRD
30.43
SWRD
30.44
SWRD
30.45
SWRD
30.46
SWRD
30.47
SWRD
30.48
SWRD
30.49
SWRD
30.50
SWRD
30.51
SWRD
30.52
SWRD
30.53
SWRD
30.54
SWRD
30.55
SWRD
30.56
SWRD
30.57
SWRD
30.58
SWRD
30.59
SWRD
30.60
SWRD
30.61
SWAR
31.01

SWEDS
32.01
SWEDS
32.02
SWEDS
32.03

South West definition of Social Exclusion (Web link) (SWRA)
Strategic Sustainability Assessment of the South West RSS Stage
1 Scoping Revised Report for Consultation (SWRA)
Statement of Public Participation RSS for the South West (SWRA)

2004

Trends and Challenges for the South West, Key Issues for the
Future of the Region (SWRA)
A Vision for Plymouth Final Copy and Accompanying Map (MBM
Arquitectes with AZ Urban Studio)
A Vision for Plymouth A Past with a Future (MBM Arquitectes
with AZ Urban Studio)
SSA Appraisal Framework

2003

Innovation, Draftt for Consultation (SWRDA)

2006

South West Sustainable Land Use Initiative - Parrett Catchment
Project
How is the South West Performing? (Local Futures Group)

2005

Annual Monitoring Report 2005 (SWRA)

2006

Annual Monitoring Report 2006 (SWRA)

2007

Supplementary Sustainability Appraisal of SWRDA Submissions
to the EiP of the Draft RSS
Guidance note for the Panel Summary of background work and
4/4 authority advice Cornwall
New Ideas for sustainable Growth. South West England is
Delivering
Bath & North East Somerset Inspectors Report Local Inquiry Feb
- May 2005 (Web Link)
Habitats Regulations Assessment of the Draft RSS (Land Use
Consultants)
Habitats Regulations Assessment of the Draft SW RSS Erratum to
Final report
Habitats Regulations Assessment of the Draft RSS Screening
Report (Land Use Consultants)
Gloucester City Council LDF Site Allocations & Designations
(Outside Central Area) Issues & Options Consultation Paper
Swindon Central Area Action Plan. Giving Swindon back its Heart
(Swindon BC)
Swindon Core strategy and Generic Development Control
Policies. Issues and Options Paper
South West Draft RSS urban Extension Evidence Base Review.
Full Report, Appendices, Study Approach & Summary of Findings

2005

2003
2003

2004

2007

2007

2006
2005
2007
2007
2007

Other adjoining National, Regional / Sub Regional Documents
Web link to The South East Plan (South East England Regional
Assembly)
Economic Development Documents
(Strategy)
Regional Economic Strategy 2006 to 1015

2006

Regional Economic Strategy Delivery Framework 2006 to 2009

2006

South West Urban Economic Strategy (South West Urban
Perspectives Group) (Roger Tym & Ptnrs)

2002
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Examination Library Documents
SWEDS
32.04
SWEDS
32.05
SWEDS
32.06
SWEDS
32.06
SWEDS
32.07
SWEDS
32.08
SWEDS
32.09
SWEDS
32.10
SWEDS
32.11
SWEDS
32.12
SWEDS
32.13
SWEDS
32.14
SWEDS
32.15
SWEDS
32.16
SWEDS
32.17
SWEDS
32.18
SWEDS
32.19
SWEDS
32.20
SWES
32.21
SWEDS
32.22
SWES
32.23
SWES
32.24
SWEDS
32.25
SWEDS
32.26
SWEDS
32.27
SWEDS
32.27
SWEDS
32.28
SWEDS
32.29
SWEDS
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Cities as Hubs of Regional Economic Development (SWRDA)

2004

Knowledge Driven Economy, Regional Economic Strategy &
Regional Spatial Strategy in the South West of England (SWRDA)
(University of West of England)
Spatial Dynamics Final Report (SWRDA) (DTZ Pieda Consulting)

2005

Spatial Dynamics of Change in the Regions Key Sectors
(SWRDA) (DTZ Pieda Consulting)
Spatial Implications of Economic Potential in the South West
(SWRDA) (Roger Tym & Ptnrs)
Role of SWRDA in Supporting Business Development in the
South West (SWRA Scrutiny Panel)
Who Owns the Skills & Learning Agenda (SWRA Select
Committee)
Investment, Intervention and Inter-relationships in the South
Central Zone (SWRDA)
Investment, Intervention and Inter-relationships in and between
the main Settlements in the West of England (SWRDA)
Future economic activity in the South West's rural areas, villages
and towns (SWRDA)
Sustainable Mobility Appraisal of the South West Regional Spatial
Strategy Draft proposal (SWRDA)
The Demand for and Supply of Employment Land, Sites and
Premises in South West England (SWRDA)
Plymouth Draft Economic Strategy

2005

2004

2006
2004

2006
2006
2006
2006

2006

An Overview of the Growth Agenda for Plymouth
Skilfully Put, Learning for a Brighter Future (SWRDA)
New life for new Swindon, Regeneration Framework (The New
Swindon Company)
Economic Dynamics & Intervention in the West of England
(SWRDA)
Economic Dynamics & Intervention in West of England.
(Appendix A -Economic Dynamics in West Of England) (SWRDA)
Economic Dynamics & Intervention in West England (Appendix B
- Barriers & Catalysts to Growth) (SWRDA)
Economic Dynamics & Intervention in the West of England. Appendix C: potential levels & Limits to Growth
Economic Dynamics & Interventions in West of England
(Appendix D - Scenarios for Growth in West of England) (SWRDA)
Economic Dynamics & Intervention in West of England (Appendix
E - Local Distribution)
The Knowledge Economy in the South West Region (Local
Futures Group)
Environment Report of the Strategic Environmental Assessment
of the South West Regional Economic Strategy (SWRDA)
(Environmental Resources Management)
Information & Communications Technology Strategy (SWRDA)
Investment, Intervention & Inter Relationships in South Central
Zone (SWRDA)
South West Central Zone Employment Overview (Ekos
Consulting)
Future Economic Activity in the South West's Rural Areas and
Smaller Settlements Final Report (University of Bath)
Cornwall Background Briefing Paper (No. 1) Economy

2007
2007

2007
2007
2007
2004
2006

2007
2007
2007

Examination Library Documents
32.30
SWES
32.31
SWEDS
32.32
SWEDC
33.01
SWEDC
33.02
SWEDC
33.03
NSWDC
33.04
SWEDC
33.05
SWEDC
33.06
SWEDC
33.07
SWEDC
33.08
SWEDS
33.09

SWEDE
34.01
SWEDE
34.02
SWEDE
34.03
SWEDE
34.04
SWEDE
34.05
SWEDE
34.06
SWEDE
34.07
SWEDH
35.01
SWCS
36.01
SWCS
36.02
SWCS
36.03
SWCS
36.04
SWCS
36.05
SWCS
36.06

Alternative RSS options for Northern Devon. Strategic
Sustainability Appraisal
Plymouth City Council. Employment Land Review
(Culture and Tourism)
Culture and the RSS for the South West (SWRA) (Oxford Brooks
University)
Raising Design & quality in the South West Region Through the
RSS (SWRA) (University of West of England)
Tourism in the South West (SWRA Scrutiny Panel)

2005
2005
2005

Towards 2015 Shaping Tomorrows Tourism (South West Tourism
and SWRDA)
Cultural Strategy for the South West (In Search of Chunky
Dunsters) (Culture South West)
West of England Tourism Development Plan (The Tourism
Company)
Cornwall Background Briefing Paper (No. 2) Tourism

2005

People Places & Spaces. A cultural Infrastructure for the South
West (Culture South West)
Good Practice Guide on Planning for Tourism (DCLG)

2007

(Employment Land)
Market Facing Assessment of the Demand for and Supply of
Employment Land & an Assessment of the Supply of
Employment from Non-Industrial Sources (SWRA) (King Sturge)
Demand & Supply of Employment Land Sites & Premises in
South West England (Main Report) SWRDA
Supply & Demand of Employment Space in South West England
(Technical Appendix 1 - Commercial Market Review) SWRDA
Supply & Demand of Employment Space in the South West
Technical Appendix 2 - SSCT Profiles) SWRDA
Review of Supply & Demand of Employment Sites in South West
(Technical Appendix 3 - Supply of Sites by SSCT) SWRDA
Review of Supply & Demand of Employment Sites in the South
West (Technical Appendix 4 South West Employment Land
Requirements 2006-2-26 Forecasting Report) SWRDA
Review of Supply & Demand of Employment Sites in South West
(Technical Appendix 5 - Review of Strategic Sites) SWRDA
Communities Documents
A Strategy for the Historic Environment in the South West.
English Heritage
Communities Documents (Strategy and General)
Analysis of Community Strategies in South West 2004
The Cornwall Towns Study (Cornwall County Council) (Land Use
Consultants)
Plymouth Urban Capacity Study 2003 Final Report (Llewelyn
Davies)
South East Dorset Strategy Final First detailed Proposals

2006

2005
2007
2007

2007

2004

2004
2005
2004
2005

A Vision for South East Dorset in 2026
The Role of the SWRDA in Supporting Urban Renaissance in the
South West (SWRA Select Committee)

2003
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Examination Library Documents
SWCS
36.07
SWCH
37.01
SWCH
37.02
SWCH
37.03
SWCH
37.04
SWCH
37.05
SWCH
37.06
SWCH
37.07
SWCH
37.08
SWCH
37.09
SWCH
37.10
SWCH
37.11
SWCH
37.12
SWCH
37.13
SWCH
37.14
SWCH
37.15
SWCH
37.15
SWCH
37.16
SWCH
37.17
SWCH
37.18
SWCH
37.19
SWCH
37.20
SWCH
37.21
SWCH
37.22
SWCH
37.23
SWCH
37.24
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Cornwall Background Briefing Paper (No. 3) Convergence
Programme (2007-2013)
(Retail and Leisure)
Regional Retail and Leisure Need Assessment, White Young
Green
Regional Retail Assessment, White Young Green
Supported Housing in the South West Region Strategic Review &
Position Statement (Pathways Research)
Review of Urban Housing & Capacity & Potential Studies in the
South West (SWRA) (Barker Assoc)
Analysis of Section 106 Agreements to Establish Good Practice
for Promotion in the South West Region (SW Housing Body)
The Revised 2003 Based DCLG Household Projections and the
Draft South West RSS Sustainability Implications (SWRA) (Land
use Consultants)
Revised DCLG Household Projections & The Draft RSS (SWRA)
Web link to SWRA documents
Defence Construction in the Built Environment - Project
Allenby/Connaught (OCG)
Halifax Report on Migration & Housing Demand - "SW Gets
Biggest Boost from Internal Migration over Past Decade"
House of Commons Hansard Debate 9/12/03 (Housing -South
West)
South West Housing Timebomb - Affordability & supply 20062011 (National Housing Federation)
Somerset Housing Market Assessment Countrywide ReportSummary Report (Ark Consultancy)
Somerset Housing Market Assessment Countrywide Report (Ark
Consultancy)
Developer Household Scenarios and the Draft South West
Regional Spatial Strategy. Supplementary Report. Sustainable
Implications of the Development Industry Alternative Housing
Scenarios (HBF) Land Use Consultants
HMAs, Unitary Authorities & Districts: Estimated Percentage
Increases in Total Number of Dwellings 2006-2026 Table 2.1c
(Pegasus Planning)
HMAs, Unitary Authorities & districts: Estimated Percentage
Increases in Total Number of Dwellings 2006 to 2026 Table 2.1f
(Pegasus Planning)
Building Hope (Shelter)
Housing Market Area Summaries West of England (Pegasus
Planning)
A Cost Review of the Code for Sustainable Homes. (English
Partnerships & Housing Corporation)
Torbay Council 2003 Housing Needs Survey. Executive Summary
Update on New Growth Points: Partnership for Growth with
Government
Employment by HMA SW RSS Scenario 1 SW GVA growth 2.8%
pa over 2006-2026
Employment by HMA Scenario 1 Summary
Employment by HMA Scenario 1 with % change Summary
Employment by HMA SW RSS scenario 2 SW GVA growth 3.2%
pa over 2006-2026

2005
2004
2004
2005
2004
2007
2007
2006
2007

2006
2006
2007

2007
2007

Examination Library Documents

SWCRL
38.01
SWCRL
38.02
SWCRL
38.03
SWCRL
38.04
SWCRL
38.05
SWES
39.01
SWES
39.02
SWES
39.03
SWES
39.04
SWES
39.05
SWES
39.06
SWES
39.07
SWES
39.08
SWEA
40.01
SWEB
41.01

SWEC
42.01
SWEC
42.02
SWER
43.01
SWER
43.02
SWER
43.03
SWER
43.04
SWER
43.05
SWER
43.06
SWER
43.07

Retail & Leisure
Baseline Retail Assessment of the Regional/Sub-Regional
Centres in the South West (SWRA) (CACI Property Consulting)
Baseline Retail Assessment of Regional/Sub-Regional Centres in
the South West Data Analysis (SWRA)
South West's Town Centres Regional Study (SWRA) (Pieda
Consulting)
Poole Town Centre North Area Action Plan Preferred Options
(Web Link) Hard copy available.
Retail Update Report (DTZ) (Weblink)
Environment Documents (Strategy & General)
Analysis of Baseline Requirements for the SEA Directive (SWRA)
(TRL Ltd)
Implementing the SEA Directive Analysis of Existing Practice
(SWRA) (LevettTherival)
Implementing the SEA Directive Five Pilot Studies (SWRA) (Levett
Therival)
Regional Spatial Strategy Urban Extension Environmental
Capacity Appraisal
Regional Spatial Strategy Urban Extension Environmental
Capacity Appraisal Revision A
Our Environment, Our Future. The Regional Strategy for the
South West Environment 2004-2014
Our Environment: Our Future - Regional Strategy for the South
West Environment 2004-2014 Implementation Plan
Environmental Limits - A Background Paper (Regional
Environmental Network)
Environment Documents (Aquatic and Marine)
A Draft Marine Bill. WWF
(Biodiversity)
South West Biodiversity Implementation Plan (Biodiversity. A
Natural Advantage for the South West) (SW Regional Biodiversity
Partnership)
(Climate)
Climate Change Impacts Scoping Study - Warming to the Idea.
Meeting the Challenge of Climate Change in the South west
(SWRA)(SWCCIP)
Carbon Emissions from the South West & Implications for the
RSS
(Countryside and Rural Development)
Better Planning of Rural Areas in the South West. Land Use
Consultants for SWRA
South West RDA's Support for the Rural Economy (SWRA Select
Committee)
The State of the Countryside in the South West 2004

2004

2006
2006
2007

2006
2002
2003
2006
2006

2003

2004
2003
2005

Greenscape Assessment for the City of Plymouth

2000

Thames Basin Heaths Special Protection Area & Natural
England's Draft Delivery Plan
Environmental Economy in Rural Areas of South West England
(GHK for SWRDA, English Nature & RSPB)
On the Spot Appraisal of the Dorset Heathland Report &
Recommendations
(Energy)

2007
2003
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Examination Library Documents
SWEE
44.01
SWEE
44.01B
SWEE
44.02
SWEE
44.03
SWEE
44.04
SWEE
44.05

SWEF
45.01
SWEF
45.02
SWEF
45.03
SWEF
45.04
SWEF
45.05
SWEF
46.00
SWEG
47.01
SWEM
48.01
SWEW
49.01
SWEW
49.02
SWEW
49.03
SWEW
49.04
SWEW
49.05
SWEW
49.06
SWEW
49.07

SWEWA
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Establishing County Sub Regional Targets-Renewable Electricity
Development to 2010 Final Report Executive Summary(GOSW &
SWRA) (CSMA Consultants)
REvision 2010 Empowering the Region. Renewable electricity
targets for the South West (Web link)
Revision 2020 - South West Renewable Electricity, Heat & On Site
Generation Targets for 2020 Final Report (GOSW & SWRA)
(Centre for Sustainable Energy)
Revision 2020 South West Renewable Electricity, Heat and On
Site Generation Targets for 2020 Annexes 1 & 2 (GOSW & SWRA)
(Centre for Sustainable Energy)
Revision 2020 South West Renewable Electricity, Heat and On
Site Generation Targets for 2020 Annexes 3 & 4 (GOSW & SWRA)
(Centre for Sustainable Energy)
Revision 2020 South West Renewable Electricity, Heat and On
Site Generation Targets for 2020 Annexes 5-10 (GOSW & SWRA)
(Centre for Sustainable Energy)
(Flood Risk)
Future Flood Risk - Supporting Notes (Environment Agency)

2004

2005
2005
2005
2005

Flood Risk Maps (Environment Agency) Web link
Flood Map East of Swindon
Flood map East of Swindon - Nodes
Evidence on Flooding and Flood Risk (Chris Binnie)

2007

(Forestry)
No documents submitted on this section
(Green Infrastructure)
Draft Discussion Paper on Green Infrastructure (Enfusion)
(Minerals)
Technical & Strategic Assessment of Aggregate Supply Options
in the South West (SWRA) (Capita Symonds)
(Waste)
Development of a Waste Management Strategy for the South
West Region. Phase 1-3 Report. SWRA
Developing a Waste Strategy for the South West Regional
Assembly Phase 4 - Initial BPEO screening (SWRA) (SLR
Consulting)
Hazardous Waste Treatment & Capacity Report 2005
(Environment Agency)
Minimum Waste Maximum Benefit. A Vision for Sustainable
Waste Management in the South West. SWRA
From Rubbish to Resource - Waste Strategy for South West 2004
to 2020 (SWRA)
Waste Water Treatment & Disposal - A Summary of
Environmental Issues Affecting Main Settlements (Environment
Agency)
Developing a Regional Waste Management Strategy for the South
West Regional Assembly Revised Executive Summary (as at 09th
June 2003) (SLR Consulting) (Land use Consultants)
(Water)
Housing Growth & Water Supply in South West England 2005-

2005

2005

2003
2003
2005
2002
2004
2006
2003

2006

Examination Library Documents
50.01
SWEWA
50.02
SWEWA
50.03
SWEWA
50.04
SWEWA
50.05
SWEWA
50.06
SWEWA
50.07

SWTS
51.01
SWTS
51.02
SWTS
51.03
SWTS
51.04
SWTS
51.05
SWTS
51.06
SWTS
51.07
SWTS
51.08
SWTS
51.09
SWTS
51.10
SWTS
51.11
SWTS
51.12
SWTS
51.13
SWTS
51.14
SWTS
51.15
SWTA
52.01
SWTA
52.02
SWTA
52.03
SWTA
52.04
SWTF
53.00

2030 Supplementary Report 1 (Environment Agency)
Housing Growth & Water Supply in the South West of England
2005-2030 (Environment Agency)
Water Resources for the Future A Summary of Strategy for South
West Region (Environment Agency)
Swindon Water Cycle Strategy Phase 1 Non technical summary
(Halcrow) (Web link)
Swindon Water Cycle Strategy Phase 1Technical Report Version
2 Revision 2 (Halcrow) (Web link)
Swindon Water Cycle Strategy Phase 1Technical Report Version
2 Revision 2 Appendices (Halcrow) (Web link)
Public Water Supply Modelling for the draft RSS Housing Growth
Figures
Transport Documents
(Strategy & General)
South West Regional Transport Strategy. Demand Management
Policy Review Final Report
Intra-Regional Connectivity in the South West Final Report.
SWRDA (Pieda Consulting)
London to South West & South Wales Multi Modal Study GOSW
(Halcrow Group)
Travel to Work & Urban Areas of the South West Region. Analysis
of 2001 Census Data (SW Observatory)
Regional Gateways Strategy for the South West. Final Report
(SWRDA) (Dames & Moore)
Significance of Transport Availability & cost in Limiting Access to
Jobs & Training (SWRA) (Faber Maunsell)
Greater Bristol Strategic Transport Study (Atkins)
Greater Bristol Strategic Transport Study Inception Report
(Atkins)
Greater Bristol Strategic Transport Study (Web link)
Developing the Regional Transport Strategy in the South West:
Investment Priorities for the South West
Greater Bristol Strategic Transport Study Working Paper
Transport Impacts of Spatial Development Scenario F (Atkins)
GREATER BRISTOL STRATEGIC TRANSPORT STUDY - Spatial
Scenarios 1 - 3 (Atkins)
GREATER BRISTOL STRATEGIC TRANSPORT STUDY. Impacts of
External Growth Assumptions (Atkins)
Tewkesbury Road Public Transport Strategy Proposed
Development (Bloor Homes & Persimmon Homes)
Swindon PUA Study Transport Assessment (Swindon Borough
Council) (Web Link)
(Aviation)
Development of an Airport Strategy for the Far South West of
England. Reprt for SWRDA, SWRA, GOSW & DfT (Avia Solutions)
Bristol International Airport Master Plan 2006 to 2030

2005
2001
2007
2007
2007
2007

2004
2005
2002
2005
2001
2005
2006
2004

2007
2007
2007

2003
2006

Future Development of Air Transport in the UK - South West (DfT)

2002

Future of Air Transport - White Paper (DfT)

2003

(Freight)
No documents submitted for this section
(Ports)
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Examination Library Documents
SWTP
54.01
SWTP
54.02
SWTL
55.01
SWTL
55.02
SWTL
55.03
SWTR
56.03
SWTR
56.04
SWTR
56.05
SWTR
56.06
SWTR
56.07
SWTR
56.08
SWTR
56.09

Library
Reference
Number
SWRA 01
SWRA 02
SWRA 03
SWRA 04
SWRA 05
SWRA 06
SWRA 07
SWRA 08
SWRA 09
SWRA 10
SWRA 11
SWRA 12
SWRA 13
SWRA 14
SWRA 15
Library
Reference
Number
DP 1.0
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Bristol Port Economic Assessment Final Report (SWRDA) (Roger
Tym & Ptnrs)
Promotion of Short Sea Shipping in the Atlantic Arc - INTERREG
IIIB (Uniport Bilbao, Bilbao Plaza Maritime, Idiom)
(Rail)
Future of Rail - White Paper (DfT)

2005

Great Western Main Line. Route Utilization Strategy (SRA)

2005

South West main Line Utilisation Strategy (Network Rail)

2006

(Road)
Demand Management (SWRDA) (Ove Arup)

2005

Developing Public Transport Policies of the Regional Transport
Strategy- A Public Transport Strategy for the SW PUAS (SWRA)
Bristol Bath to South Coast Study. Final Report (GOSW) (WSP
Group)
Bristol Bath to South Coast Study. Final Report Strategic Corridor
(GOSW) (WSP Group)
South West Regional Network Report - Safe Roads, Reliable
Journeys, Informed Travellers. (Highways Agency)
Bristol/Bath to South Coast Study Option Development and
Appraisal Report (GOSW) (WSP Group)
Bristol/Bath to South Coast Study Problems and Issues Report
(GOSW) (WSP Group)

SOUTH WEST ASSEMBLY (NEA) - REGIONAL PLANNING BODY
(RPB) DOCUMENTS
Update on New Growth Points: Partnership for Growth with
Government
Commentary on South West Growth Point bids and RSS context
Appendix 1
The revised DCLG household projections: The story so far
Information Note 1 Draft RSS Issues, Strategy Vision and Aims
Information Note 2 Spatial Strategy, Development Policies A, B, &
C And Rural / Urban Issues
Information Note 3 Housing numbers & distribution
Information Note 4 Joint Study Areas – Process and Approach
Information Note 5 Transport
Information Note 6 Strategic Sustainability Assessment
Information Note 7 Waste
Information Note 8 Energy
Information Note 9 Economy
Information Note 10 Climate Change
Information Note 11 Housing Mix, Type and Density
Information Note 12 Implementation and Monitoring
STRUCTURE PLANS / LOCAL PLANS / LOCAL DEVELOPMENT
FRAMEWORKS
Cornwall Structure Plan 2004

2004

2004

2004
2004
2004
2006
2004
2005

Date of
Publication

Date of
Publication

Examination Library Documents
DP 2.0
DP 3.0
DP 4.0
DP 5.0

Bath & North East Somerset, Bristol, North Somerset, South
Gloucestershire Joint Replacement Structure Plan
Bournemouth, Dorset & Poole Structure Plan (Adopted 2000)
(Web Link)
Devon Structure Plan (Adopted 2004) (Web Link)
Cheltenham Borough Local Plan Second Review 1991-2011
Inspectors Report
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Examination Library Documents

Part B: Participants Documents
Abbreviations for the Library Reference Numbers are indicated at the end of this list of documents.
Library
Reference
Number

PARTICIPANTS DOCUMENTS
(Supporting Documents to statements)

SD 1.01

2003 Based Sub national Population Projections for England.
County Districts Summary Table for Total Persons (SWRA)
2003 Based Sub national Population Projections for England.
Methodology Guide (SWRA)
2003 Based Sub national Population Projections for England.
Unitary Authorities Summary Table for Total Persons (SWRA)
A Changing Climate for Business. Business Planning for the
Impacts of Climate Change (UK Climate Impacts Programme)
(SW Climate Change Impacts Partnership)
This document has been removed from this reference
(duplicate)
A Cost Review of the Code for Sustainable Homes (HBF)
Adaptation Tipping Point: Are UK businesses Climate Proof?
(SW Climate Change Impacts Partnership)
A Modern Regional Policy for the UK. (ODPM, DtI HM Treasury)
A New Vision for Weston (GVA Grimley/English Partnerships)
A Practical Guide to the Strategic Environmental Assessment
Directive (ODPM) (SWRA)
A Profile of Yate and its Role in Future Development Strategy
(Boyer Planning) (Boyer Planning/Heron Land
A Region with a Future. SW Economic Planning Council
(SWRA)
A Strategy Towards Sustainable Development of UK Aviation
(Sustainable Aviation) (Entec UK/SW Regional Airport
Operators)
A Sustainable Strategy for Devon (SWRA)
A Vision for EU Agriculture and Opportunities for UK Farmers
(EU Commission for Agriculture & Rural Development)
(Country Land & Business Assoc)
A Vision for Plymouth (Mackay, Zogolovitch & Harradine (UoP
Publications 2004) City Wide Vision. Connecting the
Opportunities (SWRA)
A Vision for Plymouth (MBM Arquitects with AZ Urban Studio)
(SWRA)
A Vision for Plymouth. The Mackay Vision (MBM Arquitects
with AZ Urban Studio) (SWRA)
A Vision for Plymouth - Accompanying Map (SWRA)
A380 Newton Abbot to Torquay Corridor Study. Existing
Situation Report. (Devon County Council, Torbay Council)
(SWRA)
A380 Newton Abbot to Torquay Corridor Study. Option
Assessment and Strategy Development Report (Devon County
Council, Torbay Council)
Adapting to Climate Change: A Case Study Companion to the
Checklist for Development (SW Climate Change Impacts

SD 1.02
SD 1.03
SD 1.04

SD 1.05
SD 1.06
SD 1.07
SD 1.08
SD 1.09
SD 1.10
SD 1.11
SD 1.12
SD 1.13

SD 1.14
SD 1.15

SD 1.16

SD 1.17
SD 1.18
SD 1.18
SD 1.19A

SD 1.19B

SD 1.20
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Date of
Publication

Examination Library Documents

SD 1.21

SD 1.22
SD 1.23

SD 1.24

SD 1.25
SD 1.26
SD 1.27

SD 1.28
SD 1.29
SD 1.30
SD 1.31
SD 1.32A
SD 1.32B
SD 1.32C
SD 1.32D
SD 1.32E
SD 1.33
SD 1.34
SD 1.35
SD 1.36A

SD 1.36B

SD 1.36C

SD 1.36D
SD 1.36E

Partnership)
Adapting to Climate Change: A Checklist for Development.
Guidance on designing developments in a changing climate
(Climate Change Partnerships) (SWRA)
Affordability & the Intermediate Housing Market (Joseph
Rowntree Foundation) (SWRA)
Affordability Differences by Area for Working Households
Buying their Homes (Joseph Rowntree Foundation) (Country
Land & Business Assoc.)
Affordability Differences by Area for Working Households
Buying Their Homes 2003 Update (Joseph Rowntree
Foundation) (Torridge DC)
Affordable Rural Housing Commission Final Report
Airport Expansion – a Serious Threat to Regional Climate
Policies. (Friends of the Earth)
An Exciting Future for Community Plans. Report by BDOR Ltd
& Summary Issues & Ideas (Market & Coastal Towns
Association, SW ACRE network of rural Community Councils)
An Outline of Economic Performance in Torridge (Torridge DC)
Analysis of Employment within North Devon, South Hams,
Torridge and West Devon (GVA Grimley) (Torridge DC)
Analysis of Key Census Statistics (KS11 & 12 and
amalgamated parishes map) (Torridge DC)
Analysis of Sub Regional Housing Markets in the South West
(SW Housing Body) (DTZ) (SWRA)
APPENDIX 1 - NATURA 2000 SITE INFORMATION FOR THE
SOUTH WEST REGION - (SWRA)
APPENDIX 2 - RESULTS OF THE SCREENING REVIEW OF
DRAFT RSS POLICIES - (SWRA)
APPENDIX 3 APPROPRIATE ASSESSMENT SITE SCHEDULES
(SWRA)
APPENDIX 4 - TABLE OF REASONS FOR APPROPRIATE
ASSESSMENT CONCLUSIONS BY SITE (SWRA)
APPENDIX 5 ANALYSIS OF AIR QUALITY DATA NATURA 2000
AND RAMSAR SITES (SWRA)
Approach to Rural Areas in RSS (SWRA)
Appropriate Assessment of the South East Plan (South East
England Regional Assembly)
Are Villages Sustainable? A review of the Literature. Final
Report (Countryside Agency) (SWRA)
Area of Search I: North West Cheltenham. A Sustainable Urban
Extension Landscape & Visual Appraisal (Bloor
Homes/Persimmon Homes) (Boyer Planning))
Area of Search I: North West Cheltenham. A Sustainable Urban
Extension. Strategic Overview (Bloor Homes/Persimmon
Homes) (Boyer Planning)
Area of Search I: North West Cheltenham. A Sustainable Urban
Extension Strategic Overview Appendix 1 Vision Statement
(Bloor Homes/Persimmon Homes) (Boyer Planning)
Area of search I strategic overview appendix 3 (Boyer
Planning)
Area of search I North West Cheltenham strategic overview
appendix 4
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Examination Library Documents

SD 1.36F
SD 1.36G
SD 1.38

SD 1.39
SD 1.39A
SD 1.40
SD 1.41

SD 1.42

SD 1.43

SD 1.44
SD 1.45
SD 2.01
SD 2.02

SD 2.03
SD 2.04
SD 2.05
SD 2.06

SD 2.07

SD 2.08
SD 2.09
SD 2.10

SD 2.11

SD 2.12
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Area of Search i North West Cheltenham - Sustainable Urban
Extension - Tewkesbury Road Public Transport Strategy (NWC)
Area of Search I: North West Cheltenham. Sustainability
Appraisal Report (ARUP) (Boyer Planning)
Ashton Park - Panel Note 2: programming of development
areas Response on behalf of Ashton Park Ltd (Baker
Associates)
Ashton Park Access and Movement Framework (Baker
Associates)
Ashton Park Development Framework (Baker Assoc)
Ashton Park Ltd - Representations forms submitted by Ashton
Park Ltd (Baker Associates)
Ashton Park Ltd - Representations on the Draft RSS for the
South West 2006—2026 by Ashton Park Limited (Baker
Associates)
Assessment of Plans & Projects Significantly Affecting Natura
2000 Sites. Methodological Guidance on the Provisions of
Article 6(3) and (4) of the Habitats Directive 92/43/EEC (EU)
(SWRA)
Assessment of Regional Spatial Strategies & Sub Regional
Strategies Under the Provisions of the Habitat Regulations
(English Nature) (SWRA)
Aviation, Climate Change and UK policy - Environmental
Change Institute
Aviation, Core Cities and Regional Economic Development.
(Dept for Transport) (Entec UK)
Background Paper to Matter 4/8 (DPDS/Taylor Woodrow
Developments)
Background Paper. Strategic Re-assessment of the Green Belt.
Gloucester/Cheltenham Joint Study Area Working Group on
Green Belt on Behalf of the SWRA (Turley Associates/St
Modwen)
Barker Review of Land Use Planning Final Report (SWRA)
Bath World Heritage Site Map (SWRA)
Bath & N.E Somerset Council - Urban Extension Environmental
Capacity Appraisal Land within the AONB surrounding Bath
Bath & N.E. Somerset - Strategic Sustainability Assessment of
Potential Urban Extensions to Land Surrounding Bath.
Methodology for SSA
Bath & N.E. Somerset - Strategic Sustainability Assessment of
Potential Urban Extensions. Summary of Assessment &
Conclusion
Bath & N.E. Somerset Council - Business Plan
Bath & N.E. Somerset Council - Employment Development
(Bath Projected Employment Gains) Annex 1
Bath & North East Somerset Assessment of Urban Extension
Capacities. Stage 1 Review of Broad Areas of Search for Urban
Extensions (For Greater Bristol Strategic Transport Study)
(B&NES)
Bath & N.E. Somerset Council - Urban Extension to Bath the
Importance of the Cotswolds Area of Outstanding Natural
Beauty
Bath & North East Somerset - Urban Capacity 2006-2026:
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Results and Conclusions (B&NES)
Bats in the Taunton Joint Study Area (Somerset County
Council)
Beating the Heat: Keeping UK Buildings Cool in a Warm
Climate (ARUP, UK Climate Impacts Programme, DTI) (SW
Climate Change Impacts Partnership)
Better Planning for Rural Areas in the South West (Land Use
Consultants) (SWRA)
Bideford Regeneration Framework (Bideford Regeneration
Initiative) (Torridge DC)
Bideford Regeneration Framework Socio-Economic Baseline
Report (Bideford Regeneration Initiative, Tym) (Torridge DC)
Bournemouth Airport - Draft Master Plan (SWRA)
Bournemouth Local Development Framework Annual
Monitoring Report 2005/2006 (Dorset CC)
Bournemouth, Dorset & Poole Renewable Energy Strategy &
Action Plan - (Dorset County Council)
Bournemouth, Dorset & Poole Structure Plan EiP Panel Report
Extract 1997 pp45-53 (Pro Vision)
Bournemouth, Dorset & Poole Structure Plan. Replacement
Structure Plan Deposit Plan CSPR 3July 2004 (SW Strategic
Authorities SE)
Bristol International Airport Car Parking Solutions Study
Bristol International Airport. Car Parking Solutions Study
(Entec UK) (Bristol International Airport)
Bristol International Airport Economic Impact Study (Bristol
International Airport)
Bristol International Airport Expansion. Transport Assessment
(Bristol International Airport)
Building a Greener Future; Towards Zero Carbon Development.
Consultation (DCLG) (GOSW)
Building Balanced Communities. The US & UK Compared
(RICS) (SWRA)
Building for the Future 2005 Update Technical Document.
Shelter Housing Investments Project Series (Shelter) (SWRA)
Building Hope. The Case for More Homes Now (Shelter)
(SWRA)
Buildings at Risk. The Register 2006 (English Heritage)
Calculating Housing Needs in Rural England (Commission for
Rural Communities) (CLA)
Cambridge Greenbelt Study (South Cambridgeshire District
Council) (English Heritage)
Can Work - Can't Buy. (Joseph Rowntree Foundation) (Country
Land & Business Assoc.)
Capacity Appraisals Studies. Proposed Urban Extensions SE &
SW Bristol (Bristol City Council)
Carrick LDF - Sustainability Appraisal Incorporating Strategic
Environmental Assessment (Land Use Consultants)
Catalytic Economic Impact of Bristol International Airport (York
Aviation for North Somerset District Council & Bristol City
Council) (SW Regional Airport operators)
Casino Advisory Panel Statement by Tessa Jowell 20 January
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2007
Casinos: Statement of National Policy (HM GOV) (GOSW)
Chance of a lifetime - The impact of bad housing on children's
lives (Shelter)
Changes to Planning Obligations (DCLG) (GOSW)
Charter for the Countryside & Seas Around Plymouth (Tamar
Valley AONB Service) (SWRA)
Cheltenham & Gloucester Joint Study Area First Detailed
Proposals (Gloucestershire County Council) (SWRA)
Cheltenham and Gloucester Joint Study Area -Cabinet Report 7
September 2005 (Gloucestershire County Council) (SWRA)
Cheltenham & Gloucester JSA Detailed Advice. Strategy
Document Supporting First Detailed Proposals from
Gloucestershire CC for Cheltenham and Gloucester JSA which
includes the Whole County (SWRA)
Cheltenham Borough Comparative Site Assessment Evidence
Base Land at Leckhampton (Bovis Homes) (Barton Willmore)
Cheltenham Borough Council Local Development Framework
Annual Monitoring Report 2005 - 2006 (Boyer Planning)
Cheltenham Borough Local Plan Second Review 1991-2011
Inspector’s Report (Ashers) (SWRA)
Cheltenham Borough Local Plan Urban Capacity Study 20042011 (Boyer Planning)
Cheltenham Green Belt Review (Cheltenham Borough Council)
City of Bath World Heritage Site Management Plan 2003–2009
(SWRA)
City of Bath World Heritage Site Management Plan Summary
(SWRA)
City of Plymouth Corporate Plan 2006-09 (Version 1.1) (SWRA)
Climate Change Action Plan. (Mayor of London) (Friends of the
Earth)
Climate Change Adaptation: Risk, Uncertainty and Decision
Making. (UKCIP Technical Report) (SW Climate Change
Impacts Partnership)
Climate Change and Its Effects on Small Businesses in the UK
(AXA Insurance) (SW Climate Change Impacts Partnership)
Climate Change and Local Communities - How Prepared Are
You? (SW Climate Change Impacts Partnership)
Climate Change Proofing of the Draft RSS (SWRA)
Climate Change Scenarios for the United Kingdom (UKCIP02
Scientific Report April 2002) (SWRA)
Code for Sustainable Homes. A Step change in sustainable
home building practice. (DCLG) (GOSW)
Community Planning. Carrick LDF. Truro & Three Milestone
Area Action Plan Preferred Options under Regulation 26
(Carrick District Council) (SWRA)
Comparative Assessment of Carbon and CO2 Emissions of Car
Traffic for Proposed Development at Innsworth and Hunts
Grove Gloucester (PFA Consulting) (Robert Hitchins)
Comprehensive Spending Review 2007. SW England Regional
Advice (SWRA, SWRDA) (SWRA)
Continuing Need for Military Training. (RPS) (GVA
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Grimley/Defence Estates)
Control of Development Affecting Trunk Roads & Agreements
with Developers under Section 278 of the Highways Act 1980
(DfT) (GVA Grimley)
Conservation (Natural Habitats & C) (England & Wales)
Regulations 2006 - Consultation Document (Defra) (SWRA)
CONVENTION ON THE CONSERVATION OF EUROPEAN
WILDLIFE AND NATURAL HABITATS - On-the-spot appraisal of
the Dorset heathland. (European Council) (Natural England)
Core Output Indicators for Regional Planning (ODPM) (GOSW)
Cornwall Background Briefing Paper No 3 - Convergence
Programme (2007 - 2013) (SWRA)
Cornwall County Council – First Detailed Proposals (SWRA)
Cornwall Towns Study - (Cornwall County Council)
Costing the Infrastructure Needs of the South East Counties.
Final Report (SWRA)
Costs and Funding of Infrastructure in the West of England –
STAGE 1 (ROGER TYM & PARTNERS) (SWRA)
County of Dorset Structure Plan 2011. Report of EiP Panel 1996
(Dorset County Council) (SW Strategic Authorities SE)
CPR - Urban Framework Plan 2001 (Kerrier District Council,
Cornwall County Council, SWRDA, Princes Foundation)
(SWRA)
Cross Ref of Matter 4.11 Questions with
Representations(SWRA)
Culture & the RSS. Providing a Cultural Offer of National
Standard For a Growing City (Plymouth) Investment in
Strategic Cultural Assets Report (SWRA)
DCLG 2004 Based Household Projections- (Pegasus Planning
Group)
DCLG Household Projections: Background & Methodology
DCLG ratio of lower quartile house price to lower quartile
income by district from 1997 Table 576 Devon ( Boyer
Planning)
Debut by Redrow (Redrow Homes) (Hunter Page)
DEFRA/WAG Waste data strategy for waste streams across the
UK (DEFRA) (Environment Agency)
Delivering Housing Growth: An Overview of Housing Trends
and Capacity in the South West Region (SWRA)
Delivering Housing Growth - Addendum
Delivering Housing Growth - Addendum 1 SWRA comments
(SWRA)
Delivering Housing Growth - SSCT matrix (SWRA)
Delivering Housing Growth - Urban Housing Capacity Potential
Review (DTZ) (SWRA)
Delivery of Housing Required by the RSS for the West of
England (Ashton Park Limited) - Supporting Document 1
(Baker Associates)
Determinants of Relative Economic Performance of Rural
Areas. Final Report (DEFRA) (County Land & Business Assoc)
Developer Household Scenarios and the Draft SWRSS
Supplementary Report (Land Use Consultants) (HBF)
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Developing a Regional Waste Strategy - Phase 4 Initial BPEO
Screening (SWRA)
Development & Flood Risk: A Practical Guide Companion to
PPS25 - "Living Draft" Consultation Paper (ODPM) (SWRA)
Development at Swindon - A Strategic Overview to 2026. Development Context Post 2026. High Quality Public Transport
- Transport Corridors (Persimmon Homes. Redrow Homes,
Taylor Woodrow, Crest Strategic) (background paper 20
(DPDS)
Development at Swindon - A Strategic Overview to 2026 (Main
Report) (Persimmon Homes, Redrow Homes, Taylor Woodrow,
Crest Strategic) (Background Paper 2) DPDS
Development at Swindon - A Strategic Overview to 2026. Plan 1
- Constraints (Persimmon Homes, Redrow Homes, Taylor
Woodrow, Crest Strategic) (Background Paper 2) (DPDS)
Development at Swindon - A Strategic Overview to 2026. Plan 2
Phasing (Persimmon Homes, Redrow Homes, Taylor Woodrow,
Crest Strategic) (Background Paper 2) (DPDS)
Development at Swindon - A Strategic Overview to 2026. Plan 3
Phasing (Persimmon Homes, Redrow Homes, Taylor Woodrow,
Crest Strategic) (Background paper 2) (DPDS)
Development at Swindon - A Strategic Overview to 2026. Plan 4
Post 2026 (Persimmon Homes, Redrow Homes, Taylor
Woodrow, Crest Strategic) (Background document 2) (DPDS)
Devon Local Transport Plan 2006 - 2011. Devon on the Move.
(Devon County Council) (SWRA)
Devon Sites & Premises Strategy Final Report - (SWRDA)
(Boyer Planning)
Devon Structure Plan 2001 to 2016. Explanatory Memorandum
and Written Statement. (SWRA)
Devon Structure Plan 2001 to 2016, EiP Panel Report (SWRA)
Diffuse Development. A Sustainable solution to the UK's
Housing Crisis (CLA)
Distance Travelled to Work (UV35) Area - Plymouth
(Neighbourhood Statistics) (SWRA)
District Housing Allocations and Swindon Joint Study Detailed
Proposals (Wiltshire County Council) (SWRA)
Diversification in Agriculture January 2006 (DEFRA) (SWRA)
Dorset Authorities - Affordability Targets: Implications for
Housing Supply (SWRA)
Dorset Authorities - Economic Development Strategy 20052016 Bournemouth, Dorset and Poole
Dorset Authorities - Forecasts for the UK Economy A
comparison of independent forecasts - HM Treasury (SWRA)
Dorset Authorities - Implications of the 2003 Revised
Household Projections (SWRA)
Dorset Data Book 2006 Housing Page 22 (Dorset CC)
Dorset Deprivation Indices. (Dorset County Council) (Terence
O'Rourke/Stone Firms)
Dorset Heathlands Interim Planning Framework 2006-2009
(Purbeck DC)
Dorset Heathlands - Interim Planning Framework 2006-2009 Public Consultation Document (Purbeck DC)
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Dorset Heathlands Interim Planning Framework Background
Paper (Appendix to..) (Dorset CC) (SW Strategic Authorities)
(SWRA)
Draft Interim Report on Population Housing and Economic
Characteristics of the Poole/Bournemouth,
Dorchester/Weymouth and North West Dorset Housing Market
Areas. (North Dorset County Council)
Draft RSS-Submission Letter to Ruth Kelly (SWRA)
Draft RSS: The Technical Case Behind the Housing Numbers.
Paper C Appendix 1 (SWRA) (Barton Willmore)
Draft Supplementary Planning Document - MANAGING
HOUSING LAND SUPPLY IN NORTH DORSET (NORTH
DORSET DISTRICT COUNCIL )
DRSS Implementation Plan Submission Version (SWRA)
Drivers Influencing the Spatial Decisions of where people
choose to live and work: Final report (SWRA)
East Devon Local Plan 1995-2011 (East Devon District Council)
(Boyer Planning) (Persimmon Homes )
East Devon Local Plan 2- Chapter 4 Environment (Persimmon
Homes)
East Dorset District Council Policy & Resources Committee 26
Oct 2005 Report to Council on RSS (Pro Vision)
East Dorset District Council Policy & Resources Committee 9
Aug 2006 proposed representations on RSS to Council (Pro
Vision)
Eastern Dorset, South Hampshire and Isle of Wight Sub
Regional Study 2004 (SEERA)
Eastern Dorset, South Hampshire & Isle of Wight. Sub Regional
Study 2004 Appendices (SEERA)
Ecological Footprint of Torridge (SEI) (Torridge DC)
Economic Forecasts for the South West Region (Cambridge
Econometrics) (SW Strategic Authorities SE)
Economic Performance of Rural Areas Inside and Outside of
City Regions (CE Cambridge Econometric, SQW)
Economic Projections for SWRES & RSS (Country Land &
Business Assoc)
Economics of Affordable Housing in Surrey (Dorset CC) (SW
Strategic Authorities ) (SWRA)
Economics Review Issue 5 Third Quarter Aug 2006 (SWRDA)
(Torridge DC)
Economics Review Issue 7 (First Quarter Feb 2007) ( SWRDA )
(SWRA)
Economy, Demography, Housing & Environment Quality.
Papers for EiP (Dorset CC)
Eddington Transport Study, The Case for Action: Sir Rod
Eddington's Advice to Government (SWRA)
Email Capital Symonds to SWRA (Robert Hitchins Limited)
Employment Development Capacity in Bath, Keynsham and
Norton-Radstock Area 2006-2026 (B&NES)
Ends & Means: Future Roles of Social Housing in England
(CASE, DCLG) (Dorset CC)
Energy White paper. Our Energy Future - Creating a Low
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Carbon Economy (DfT & Defra) (SWRA)
Environment Statement Supporting Document RHL4 (Robert
Hitchins Limited )
Environmental Economy in the Rural Areas of South West
England A Briefing Paper. (SWRDA, English Nature, RSPB)
(Pro Vision)
Environmental Limits. A Background Paper ( Regional
Environmental Network)
Environmental Quality in Spatial Planning (Natural England)
Errata and Corrections to Draft Spatial Strategy Documents
(SWRA)
Estimated Housing Capacity of the Rest of Bath & North East
Somerset (Rural Areas) (B&NES)
European Court of Justice, Judgement in Case C-6/04 (Failure
of a member state to fulfil obligations. _Directive 92/43/EEC Conservation of Natural Habitats - Wildlife Fauna & Flora) 20
Oct 2005 (Dorset CC)
Evidence to Support Appropriate Assessment of Development
Plans and Projects in South East Dorset (Dorset City Council)
(SWRA)
Exeter and Eastern Devon Sub Region - SUMMARY REPORT
OF FINDINGS 2006 (SWRA)
Exeter Employment Study Final Report (Atkins) (Exeter City
Council)
Exeter Fringes Landscape Sensitivity and Capacity Study
(Exeter City Council)
Exeter Sub Regional Study. STRATEGIC SUSTAINABILITY
APPRAISAL. Section 1: Methodology, Context & Sustainability
Issues for the Exeter Sub Region (SWRA)
Extinction Risk from Climate Change (RSPB)
Extract from the response to the draft RSS submitted by the
Environment Agency on the Availability of Water Attachment N
(SWRA)
Factors Affecting Future Household Formation Rates. Briefing
Note 8 Feb 2007 (SWRA)
Farm Diversification (DEFRA) (Country Land & Business
Association)
Feedback from four focus groups held on behalf of the SW
Regional Assembly on the RSS (Age Concern) (SWRA)
Final Joint Local Transport Plan Summary 2006-2010 (BANES,
Bristol City Council, Nth Somerset, Sth Gloucestershire
Councils) (SWRA)
First Detailed Proposals to the draft SW RSS from Swindon
Borough Council (SWRA)
Flood Map for Land East of Swindon. - Levels from Draft Cole
100year 275.DAT Nodes
Flood Risk Management Halcrow Report Appendices- (SWRA)
Forecasts for the UK Economy- A Comparison of Independent
Forecasts. (HM treasury) (SW Strategic Authorities SE)
Formal Advice to the SWRA Relating to the Northern Devon
Area Including Barnstaple & Bideford Appendix 5 (Devon
County Council) (SWRA)
Future Development Role of Yate. Strategic Sustainability
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Assessment (Boyer Planning)
Future Economic Activity in South West’s Rural Areas &
Smaller Settlements Final report Feb 2007 (University of Bath)
(SWRA)
Future of Air Transport Progress Report (Dept of Transport)
(SW Regional Airport Operators)
Future of Exeter and Surrounding Area to 2026 (Cllr ray
Franklin)(Persimmon Homes)
Geography of Affordable and Unaffordable Housing - Joseph
Rowntree Foundation (SWRA)
Gloucester and Cheltenham HMA Sub Regional StrategyGalliard Homes Ltd and Redrow Consortium (Hunter Page
Planning)
Gloucester City Council LDF Urban Capacity Study (Gloucester
City Council) (SWRA)
Gloucester Prospectus (Gloucester Renaissance) (SWRA)
Gloucestershire County Council Highways Agency - Central
Severn Vale Traffic Model Local Model Validation Report (GCC)
Gloucestershire County Council - Highways Agency - Central
Severn Vale Traffic Model Local Model Validation Report
Appendix C Journey Time Graphs
Gloucestershire Housing Monitor 2006 (Gloucestershire
County Council) (Boyer Planning)
Gloucestershire Local Transport Plan 2006-2011 Main report
(Gloucestershire County Council) (SWRA)
Gloucestershire RSS Transport Model Multi Modal
Transportation Model Run Series 5. Model Forecasting Results
Report
Gloucestershire RSS Transport Model Multi Modal
Transportation Model Validation Report
Gloucestershire Structure Plan Second Review Adopted Plan
(Gloucestershire County Council) (SWRA)
Gloucestershire Urban Economic Strategy 2007-2015
Consultation Draft (Cheltenham Borough Council)
Good Practice Guide on Planning for Tourism (DCLG) (SWRA)
Government plans for sky-high aviation negate their climate
change targets. Tyndall Centre Media Release (Friends of the
Earth)
GOSW and SWRDA extracts from Representations on
Gloucestershire Structure Plan Third Alteration and Stroud
District Local Plan (RE: Hunts Grove) (Robert Hitchins)
Greater Bristol Strategic Transport Study -(Note by SWRA)
(SWRA)
Greater Bristol Strategic Transport Study Spatial Scenarios 1
and 2 (Atkins) (SWRA)
Greater Bristol Strategic Transport Study Re-runs Report
Annex A How the scenario's were defined
Greenfield Development Areas - Terrence O'Rourke Appendix 1
to matters 3/5 & 4/1 Figure 1a
Greenfield Development Areas - Terrence O'Rourke Appendix 1
to matters 3/5 & 4/1 Figure 1b
Greenfield Development Areas - Terrence O'Rourke Appendix 2
to matters 3/5 & 4/1 Figure 2b
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Green Infrastructure in the West of England - Mapping
Environmental Assets and Opportunities. A "Countryside In &
Around Towns" Study for the Countryside Agency (SWRA)
Green Shift Environmental Policies to Match a Changing Public
Climate (Smith Institute)
Greenspace Strategy Update for the City of Plymouth
(Plymouth City Council) (SWRA)
Greenspace Strategy. Supplementary Planning Document.
Regulation 19 Adopted Version. LDD8 (Torbay Council)
(SWRA)
Guidance on Municipal Waste Management Strategies (DEFRA)
(GOSW)
Habitats Regulations Assessments of the Draft RSS for the
South West. Final Report (Land Use Consultants) (SWRA)
Heritage Counts. The State of England's Historic Environment
2004 (English Heritage)
Heritage Counts. The State of England's Historic Environment
2005 (English Heritage)
Heritage Counts. The State of England's Historic Environment
2006 (English Heritage)
Heritage Counts. The State of South West's Historic
Environment 2004 (English Heritage)
Heritage Dividend. Measuring the Results of English Heritage
Regeneration. (English Heritage)
Heritage Protection for the 21st Century (Dept Culture, Media &
Sport) (English Heritage)
Highway And Transportation - Appendix 1&2 - Extract from the
Bournemouth, Dorset and Poole First Deposit Waste Local
Plan
Highway And Transportation Strategic Assessment - Land At
South Ferndown, Dorset (LGPS Resources)
Homes for Rural Communities. Conclusions from the Rural
Housing Policy Forum (Joseph Rowntree Foundation)
(Torridge DC)
Honeybourne Line, Cheltenham: A Sustainable Transport LinkFinal Report (WSP Development & Transportation) (Hunter
Page/Galliard Homes)
Housing & Neighbourhoods Monitor and Associated Press
Release (Joseph Rowntree Foundation) (Pegasus)
Housing Affordability in Rural Areas. Final Report for DEFRA
(Frontier Economics Ltd) (SWRA)
Housing Delivery Programme for Swindon Area. Background
Paper 1 (DPDS (DPDS/Persimmon, Redrow, Taylor Woodrow,
Crest Strategic)
Housing, Economic Development and Productivity: Literature
Review (DTZ) (Torridge DC)
Housing in the South West - Background Report (DTZ) (SW
Housing Body) (SWRA)
Housing in the South West - Overview Report. (Torbay) (DTZ
Pieda Consulting) (SWRA)
Housing in the South West - Overview Report. (Bournemouth &
Poole) (SW Housing Body) (Barton Willmore)
Housing in the South West Sub-regional Profiles (SW Housing
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Body) (Somerset CC)
Housing Land Availability Monitoring Report 2006 (Swindon
BC)
Housing Land Availability. 2006 (Swindon BC)
Housing Land Availability Assessment - Towards a Common
Protocol for the South West (DTZ) (SWRA)
Housing Performance in Torridge - Examination of SWRA Data
(Torridge DC)
Housing Strategy Statistical Appendix 2006 (Dorset DC)
HOUSING SUPPLY AT SWINDON PUA FOR 1996-2006 AND
2006-2026. - (Persimmon Homes, Redrow Homes, Taylor
Woodrow, Crest Strategic (Background Paper 1) (DPDS)
Housing trajectory 2006 - 2026 (SWRA)
Housing trajectories from 2006-2026Table 1 - ANNEX 4:
Somerset Local Authorities (excluding Exmoor National Park)
(Somerset CC)
Housing trajectories from 2001-2026 by 5-year blocks Annex 4
Table 2(Somerset Local Authorities (excluding Exmoor
National Park) (SWRA)
Iconic Tourism Projects in the SW of England Final Report V4.4
(SWRDA) (SWRA)
Iconic Tourism Projects in SW of England - Appendix Rationale
(SWRA)
Iconic Tourism Projects in SW of England - Appendix Visitor
Numbers (SWRA)
Iconic Tourism Projects in SW of England - Appendix Appraisal
(SWRA)
Iconic Tourism Projects in SW of England - Appendix Case
Studies (SWRA)
Iconic Tourism Projects in SW of England - Appendix
Commentary (SWRA)
Impact of Urban Development and Human Disturbance on the
Numbers of Nightjar (Caprimulgus europaeus on Heathlands in
Dorset) (Natural England)
Implications of DCLG’s Projected Increase in Households for
Gloucestershire (Gloucestershire County Council)
Implications of 2003 Revised Household Projections. Section 4
(4) Advice SW Strategic Authorities (SE)
Implications of ONS Household Projections for Somerset
(Somerset District Council)
Improving the Delivery of Affordable Housing in London and
the South East (ODPM) (SWRA)
Innovative Market Towns Labour Market Strategies. Baseline
Study (Roger Tym) (Somerset County Council)
Intra-regional Connectivity in the South West (DTZ) (SWRDA)
(SWRA)
Investment Intervention & Inter-relationships in the South West
Central Zone. Final Report (Ekos) (Torbay Council)
Issues and Options A Consultation Document to Develop a
Waste Management and Planning Strategy for the West of
England (West of England Partnership)
Joint Ministerial Statement by Ben Bradshaw and Yvette
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Cooper on Sustainable Waste Management (Viridor)
Joint Statement on RSS by RHL and CPRE Cheltenham &
Tewkesbury District (Robert Hitchins)
Journey to Work Analysis Regional Part 1 (WSP) (SEERA)
(SWRA)
Journey to Work Analysis Regional Part III (WSP) (SEERA)
(SWRA)
Just Connect. An Integrated Regional Strategy for the South
West 2004-2026 (SWRA)
Kerrier Local Development Framework - Camborne, Poole &
Redruth Area Action Plan 2005 - 2026 (Kerrier DC) (SWRA)
Key Drivers of Economic Development and Inclusion in Rural
Areas. (DEFRA) (Country Land & Business Assoc)
Knowledge Economy in Rural England (DEFRA) (SWRA)
Labour Force Projections 2006-2020 (ONS) (Barton Willmore)
Land and Finance for Affordable Housing (Joseph Rowntree
Foundation) (SWRA)
Land at Area of Search C - Shortwood, Bristol. Initial
Sustainability Appraisal (Technical Evidence) (Pegasus
Environmental) (Pegasus Planning)
Land at Innsworth. Environmental Statement Summary (Robert
Hitchins)
Land at Longford. Environmental Statement Summary (Robert
Hitchins)
Land at Wyck Beck Road Cribbs Causeway Bristol (Barton
Willmore)
Land North of Gloucester Flood Risk. Email and Baseline Flood
Extent Plan (Capita Symonds) (Robert Hitchins)
Land North of Gloucester; Implications for City Centre
Regeneration (Supporting Document RHL2 ) (Robert Hitchins)
Landscape & Visual Assessment of Cheltenham Racecourse &
Swindon Village to Identify Potential Development Land as Part
of the Honeybourne Line Sustainable Transport Link (Hunter
Page/Galliard Homes)
Landscape and World Heritage Study of the Potential for an
Urban Extension to the South / South West of Bath (SWRA)
Landscape Strategy for Truro, Falmouth & Penryn (Landscape
Design Associates) (SWRA)
Let's make a Difference. Local Transport Plan 2006-2011
(Somerset County Council)
Letter from Mike Fox (Torbay Council) to SWRA re: EiP Section
4(4) Advice (Torridge DC)
Letter from PM to Ruth Kelly 9 May 2006 (Pro Vision)
Letter from Ruth Kelly to PM 12 July 2006 (Pro Vision)
Letter to Jackie Longworth SWRA from Secretary of State
Douglas Alexander (DfT) concerning Regional Funding
Allocations (GOSW)
Letter to Matti Vanhanen from Jan Peter Balkenende & Tony
Blair RE: EU's Energy Policy (Friends of the Earth)
Likely Future Supply of Housing Land in Torbay 2006-2016.
Background Evidence for Torbay LDF: Core Strategy Preferred
Options (LDD2) & Torbay's Bid for Growth Points Status.
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(SWRA)
Living Buildings in a Living Landscape: Finding a Future for
Traditional Farm Buildings (Countryside Agency) (Country
Land & Business Assoc)
Living Landscapes. A Call to Restore the Battered Ecosystems, for Wildlife and People (The Wildlife Trust) (SW
Wildlife Trust)
Local & Regional CO2 Emissions Estimates for 2004 for the UK
(AEA Energy & Environment for DEFRA) (SWRA)
Local Economy Forecasting Model. Description & User Manual
(Cambridge Econometrics) (SW Strategic Authorities SE)
Location of Previously Developed Land in an Urban Settlement
or Elsewhere by Region: Percentages and Site Sizes (England
2005) (Table 11.2) (National Land Use Database) (SWRA)
London to South West & South Wales Multi Modal Study.
Tourism Plan Final Report (Halcrow Group) (GO-SW) (SWRA)
Maintaining Water Supply (Environment Agency)
Meeting the productivity Challenge. Final report on a study
carried out for the SWRDA (University of West of England &
University of Bath)
Mental Maps (Gould & White) (SWRA)
Methodologies for Urban Capacity and Urban Extension
Capacity Studies for Bath & North East Somerset (B&NES)
Methodology for Strategic Sustainability Assessment of Land
Surrounding Bath (within and outside the Cotswolds AONB)
(B&NES)
Mid Devon District Council Local Development Framework
Core Strategy 2026
Mid Devon District Council Local Development Framework.
Annual Monitoring Report April 2005 to March 2006 (SWRA)
Migration Processes & Patterns (Vol. 2) Population
Redistribution in the UK (Champion & Congdon) (SWRA)
Mike Ash's Letter RE: Government's Response to Kate
Barker's Review of Housing Supply (GOSW)
Monitoring Heathland Fires in Dorset: Phase 1 - Research
Project Report (Natural England)
National Affordable Housing Programme 2006/08 SW Region
Allocations (Housing Corporation) (Dorset CC)
Needs and Aspirations of Older People Living in General
Housing - "Findings" Review JRF (SWRA)
Needs and Aspirations of Older People Living in General
Housing. Planning for the Majority (Joseph Rowntree
Foundation) (SW Strategic Authorities)
Negotiation of Community Benefits Through Planning
Obligations ( North Cornwall DC)
New Directions For Bridgwater (Sedgemoor District Council)
(SWRA)
New Government Household Projections: Implications for the
South West (Torbay) (SWRA)
New Growth Point Proposal for Taunton (Taunton Borough
Council) (SWRA)
New Growth Points (DCLG) (SWRA)
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New Growth Points. Partnership for Growth with Government
(Poole) (DCLG) (SWRA)
New Growth Points. Partnership for Growth with Government
(Torbay) (DCLG) (SWRA)
New Growth Points: Torbays Bid for New Growth Points Status
(Torridge DC)
New Growth Points: Torbay's Bid for New Growth Points Staus
Supplementary Paper SP1 (Torbay Council)
New Ideas for Sustainable Growth? SW England is delivering...
(SWRDA) SWRA)
Newquay Growth Area - Building Code (Hugh Petter, Duchy of
Cornwall, Restormel Borough Council)
Newquay Growth Area - Building Code (Hugh Petter, Duchy of
Cornwall, Restormel Borough Council)
Newquay Growth Area Energy Strategy (duchy of Cornwall)
Newquay Growth Area water Strategy (duchy of Cornwall)
Newquay Growth Area Design Statement (Duchy of Cornwall)
Newquay Growth Area Transport Principles (Duchy of
Cornwall)
Newquay Growth Area Sustainability Strategy (Duchy of
Cornwall)
Newquay growth Area Food Strategy (Duchy of Cornwall)
Newquay Growth Area Pattern Book (Duchy of Cornwall)
Newton Park Estate And Manor of Inglescombe Plan
(Map)(Duchy of Cornwall)
North Chippenham Consortium / Turley Associates Appendix
1& 2
North Cornwall Community Strategy (North Cornwall DC)
North Cornwall Housing Needs Survey 2003 (North Cornwall
DC)
North Cornwall Housing Needs Survey Update 2006 (North
Cornwall DC)
North Cornwall LDF Draft Core Strategy 2005 (North Cornwall
DC)
North Cornwall Market Assessment of Urban Capacity Study
Sites Final Report (North Cornwall DC)
North Cornwall Market Assessment of Urban Capacity Study
Sites Technical Appendix (North Cornwall DC)
North Devon Local Plan 1995-2011 Inquiry General Paper 2:
Local Plan Settlement Strategy (Boyer Planning)
North Devon Urban Capacity Study (Boyer Planning)
North Dorset District Council Cabinet Report. Advice to the
SWRA (North Dorset County Council)
North Dorset District Council Local Development Scheme 2007
(North Dorset DC)
North Dorset District Wide Local Plan 1st Revision Adopted
Plan Written Statement (North Dorset DC)
North Dorset District Wide Local Plan – Web link (NDDWLP)
North Dorset LDF Annual Monitoring Report 2006 (North
Dorset DC)
Nottingham Declaration on Climate Change (SW Climate
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Change Impacts Partnership)
ONS (2001) Neighbourhood Statistic Topics. Census Area
Statistics UV04 (SWRA)
ONS (2006) Regional Trends 39. Table 2.1 Population and Vital
Statistics 2002 (SWRA)
ONS (2006) Survey of English Housing Table S227 Main
Reasons for Moving by Whether or not a Regional Move.
(SWRA)
ONS Local Summaries Table KS01 Usual Resident Population
WEB LINK (SWRA)
Our Community Commitments and Achieving the Vision 20062026. Mission Statement, Vision & Key Priorities (North
Cornwall DC)
Parley Cross -Illustrative Strategic Masterplan - PLAN A
(CLUTTONS)
Parley Cross - Illustrative Strategic Masterplan PLAN B (CLUTTONS)
Parley Cross - Illustrative Strategic Masterplan - PLAN C (CLUTTONS)
Planning and the Strategic Road Network - (DfT)
Planning Response to Climate Change (ODPM) (GOSW)
Planning-gain Supplement: A Consultation (ODPM) (GOSW)
PLANNING POLICY STATEMENT 1 - The Government’s
Objectives for the Planning System (SWRA)
Planning the Future of Mendip. Preferred Options Report 2006 2026 (Mendio District Council) (Somerset County Council)
Plymouth City Council - Plymouth Teaching PCT - Strategic
Investment in Health (SWRA)
Plymouth Corporate Plan 2006-09 - App1 (SWRA)
Plymouth Corporate Plan 2006-09 - App 2 (SWRA)
Plymouth Eastern Corridor Urban Fringe Study (SWRA)
Plymouth Local Transport Plan (Plymouth City Council)
Plymouth New Growth Point Submission Finance Annex B (SWRA)
Plymouth New Growth Points Submission. Supplementary
Briefing Note 7 Managing the Environmental Impacts of
Growth(2): Flood Risk - (SWRA)
Plymouth SEC & SWD Joint Study Area Schools Infrastructure
(SWRA)
Plymouth, South West Devon & South East Cornwall Sustainable Growth Distribution Study . Final Report (SWRA)
Portland Census Town Profile (Dorset County Council)
(Terence O'Rouke/Stone Firms)
Ports Policy - your views invited. DfTs Discussion for Ports
Policy Review 2006 (DfT) (Poole Harbour Commissioners)
Position Statement on the Flood Risk to the EDA (Swindon)
(David Lock)
Poundbury Media Information (Duchy of Cornwall) (SWRA)
Press Release on Climate Change. (Council of the European
Union 2785th Council Meeting) (Friends of the Earth)
Previously Developed Land by Planning Status, Suitability for
Housing & Dwellings by Government Office Region England
2005 (Table 4) (National Land Use Database) (SWRA)
Previously Developed Land that is Unused or maybe be
Available for Redevelopment by Land Type and Planning
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Authority. England 2005 (Table S1) (National Land Use
Database) (SWRA)
Productivity in Rural England (DEFRA) (Country Land &
Business Assoc)
Productivity in the South West of England. Report to the
SWRDA Feb 03 (SWRA)
Productivity loses steam under Labour (National news from
ft.com) (SW Strategic Authorities SE)
PROJECTED NET DWELLING COMPLETIONS (SWRA)
Proposed Allocations for the Use of the SW Regional Housing
Pot 2006-07 & 2007-08 (The Regional Housing Strategy
Financial Framework 2006-2008 (SWRA)
Proposed Amendments to Transport Policies. (Friends of the
Earth)
Proposed Residential Development North of Yate (Boyer
Planning)
Prosperous Communities Il Vive la Devolution! (Local
Government Association) (SWRA)
Public Water Supply Modelling for the Draft SWRSS Housing
Growth Figures March 2007 (Entec UK) (Environmental
Agency)
Purbeck Transportation Background Paper 2006 (Purbeck DC)
Purbeck Transportation Study (Dorset County Council) (Barton
Willmore)
Purbeck Transportation Study Report on Public Consultations
2005 (Purbeck DC)
Quality of the Environment for Economic Development and
Regeneration in Rural Areas. (DEFRA) (Country Land &
Business Assoc)
Raising the Game. Building a more competitive economy in
Bournemouth, Dorset & Poole (SW Strategic Authorities (SE)
(Economic Partnership)
Regional Funding Allocations Breakdown of Various SchemesTable 1 - Schemes where the region has concluded that there
is a strong case (SWRA)
REGIONAL FUNDING ALLOCATIONS: ADVICE FROM THE
SOUTH WEST REGION (SWRA, SWRDA) (SWRA)
Regional Strategies and Demographic Ageing. Age Proofing
Toolkit (Age Concern) (SWRA)
Regional Transport Statistics:2006 Edition (DfT) (SWRA)
Regional Transport Strategy - Chapter 9 Regional Planning
Guidance for the South East RPG 9 (SE England Regional
Assembly)
Regional Trends in Economic Activity within the South West of
England (SWRA)
Renewable Energy Assessment and Targets for the South
West -(Terence O'Rourke Plc, ETSU) (GOSW) (Regen)
Report of Devon County Council's Environment Director Formal Advice and First Proposals to be Submitted to
Assembly (SWRA)
Report of Director of Environmental Services to Cabinet 26 Oct
2005 (Dorset County Council. First Detailed Proposals for SE
Dorset Strategy & District Housing Provision to Inform the
RSS)
Report of the Torbay & South Devon Joint Study Area Working
Party (Torbay Council, Teignbridge DC, South Hams DC)
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(SWRA)
Response to Latest South East Plan Housing Provision and
Distribution Received from SEERA (Water Resources)
(Environment Agency Comments to SEERA) (SE England
Regional Assembly)
Response to and comparison of ARUP Assessment of Cribbs
Urban Village Site & Assessment Undertaken by CSJ Planning
Results of District Wide Housing Needs Surveys in Dorset
2001-2006 (Dorset County Council)
Retail Capacity Assessment - Floorspace Commitments
Update (DTZ Consulting) (SWRA)
Revised 2003 Based DCLG Household Projections & the Draft
RSS (SWRA)
Revised 2003 Based DCLG Household Projections & the Draft
SW RSS. Sustainability Implications (Land Use Consultants)
(SWRA)
Revised DCLG Household Projections and the Draft RSS.
Current Position and 4(4) Authority Advice (Document C)
(SWRA)
Revised Retail Capacity Forecasts - (SWRA)
Revised Retail Capacity Forecasts - Scenario 1 Appendix
Tables (SWRA)
Revised Retail Capacity Forecasts - Scenario 3 Appendix
Tables (DTZ Consulting) (SWRA)
Revised Retail Capacity Forecasts - Scenario 5 Appendix
Tables (DTZ Consulting) (SWRA)
Revision 2010. Establishing County/Sub Regional Targets for
Renewable Electricity Development to 2010. Final Report June
2004 (CSMA Consultants) (GOSW-SWRA) (SWRA)
Revision to the Method of Estimating Emissions from Aircraft
in the UK Greenhouse Gas Inventory. Report to Global
Atmosphere Division, DEFRA. (Netcen) (SW Regional Airport
Operators)
Role of City Development Companies in English Cities and City
Regions. A Consultation (DCLG) (SWRA)
Role of Rural Settlements as Service Centres. How are
changes in the way we live affecting England's market towns?
(countryside Agency) (SWRA)
Room to Move? Reconciling Housing Consumption
Aspirations & Land use Planning (HBF) (Barton Willmore)
RPB Co-ordination of Urban Housing Capacity Studies (SW
Strategic Authorities SE)
RPG URBAN EXTENSION STUDIES NOTE (SW Strategic
Authorities) (SWRA)
RSS Formal Advice from the Council (Somerset County
Council)
RSS Matters. Revised Household Numbers (RSPTG) Paper E
(SWRA)
Rural Affordable Housing: Evidence to the Affordable Housing
Commission (Commission for Rural Communities) (CLA)
Rural Proofing - Policy Makers Checklist (countryside Agency)
(Country Land & Business Assoc.)
Salisbury District Council Adopted Local Plan 2003 - Housing
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(SWRA)
Saltaire World Heritage Site Environmental Capacity Study
(Atkins) (English Heritage)
Scenario 1&2 Data Final Version (SWRA)
Schedule of UHCP Information Received by DTZ (SWRA)
Schemes where the region has concluded that there is a strong
case for inclusion within an RFA programme to 2016 Following
First Refresh September 2006 Table 1 (SWRA)
Schemes which require further work and/or that require further
analysis in relation to profiling of the programme and be
potentially added to the RFA programme. Following first
refresh Sept 2006 Table 2A (SWRA)
Schemes which require further work and/or that require further
analysis in relation to profiling of the programme and be
potentially added to the RFA Programme. Following first
refresh 2006 Table 2B (SWRA)
Schemes which may prove to be longer term priorities for the
region but which are too under developed or not suffienciently
focused on top level priorities to be included in the RFA
Programme to 2016. Following first refresh 2006 Table 3
(SWRA)
Schemes where the region has concluded that there is a strong
case for inclusion within an RFA programme to 2016 Table 1
(SWRA)
Schemes which require further work and/or that require further
analysis in relation to profiling of the programme and that
could potentially be added to the RFA programme Table 2A
Schemes which require further work and/or that require further
analysis in relation to profiling of the programme and be
potentially added to the RFA Programme. Table 2B
Schemes which may prove to be longer term priorities for the
region but which are too under developed or not sufficiently
focused on top level priorities to be included in the RFA
Programme to 2016.
Securing Economic Growth within Environmental Limits. A
Comparative Study of Growth in 26 Local Economies in South
East and East of England (Chris Elton) (Dorset County Council)
Securing the Future. Delivering UK Sustainable Development
Strategy. DEFRA (SWRA)
Setting of Saltram Park a Historic Landscape Assessment
(National Trust)
Settlement Strategy Assessment Matrix-Salisbury Table 4c
(SWRA)
Severnside Area Draft Position Statement (Severnside
Distribution Land Limited)
Shaping the Future of Cheltenham and Gloucester to 2026
(SWRA)
Shaping the Future of North Dorset - Local Development
Framework
Somerset & Exmoor National Park Joint Structure Plan
Alteration 1996-2016 Chapter 3 Vision, Strategy & Strategic
Policies (SWRA)
Somerset CC - Employment and Socio-Economic Data
Somerset CC - REGIONAL SPATIAL STRATEGY – FORMAL 4/4
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ADVICE FROM THE COUNTY COUNCIL (SCC)
Somerset CC - Regional Spatial Strategy First Detailed
Proposals Evidence Base ANNEX 5 (SCC)
Somerset CC - Summary ANNEX 3 RSS: FIRST DETAILED
PROPOSALS – YEOVIL (SCC)
Somerset Climate Change Adaption Strategy (Somerset
County Council)
Somerset County Council Background Report: Cycling
Strategy March 2006 (SWRA)
Somerset County Council Local Transport Plan 2006-2011
Appendix 2 (SWRA)
Somerset County Council Local Transport Plan 2006-2011
Appendix 3 Assessment Criteria and Finance (SWRA)
Somerset County Council Local Transport Plan - APPENDIX 4 DRAFT RIGHTS OF WAY IMPROVEMENT PLAN (SWRA)
Somerset County Council Local Transport Plan Rail Strategy
(SWRA)
Somerset County Council Somerset Local Transport Plan 20062011 (SWRA)
Somerset Economic Strategy & Executive Summary (Somerset
Strategic Partnership) (Somerset County Council)
Somerset Housing Market Assessment Countywide Report
(ARK) (Pegasus) (Somerset CC)
South East Dorset Appropriate Assessment Maps (SWRA)
South East Dorset Local Transport Plan 2006-2011 (Barton
Willmore)
South East Dorset Local Transport Plan Accessibility Strategy
(Barton Willmore)
Somerset Local Transport Plan 2006-2011 Funding Profile
(SWRA)
South East Dorset Strategy Implementation Plan2005 (Dorset
CC)
South East Dorset Strategy SED06 Housing Demographics
(Barton Willmore)
South East Dorset Strategy SED 07 Economy (Barton Willmore)
South East Dorset Strategy SED08 Transportation (Dorset
County Council)
South East Dorset Strategy SED 09 Commuting (SEERA)
South East Dorset Structure Plan First Alteration Written
Statement SP39 (Dorset County Council) (SW Strategic
Authorities SE)
South East Dorset Structure Plan Written Statement Approved
by Secretary of State (Dorset County Council) (SW strategic
Authorities SE)
South East Gloucester Green Belt (Cooper Partnership)
(Savills/Hallam Land)
South East Plan EiP: Assessor's Report on Thames Basin
Heaths Special Protection Area and Natural England's Draft
Delivery Plan. Implications for Thames basin heaths Special
Protection Area Casework (Advice Note 2) (SWRA)
South East Plan Policy RE5, (SWRA)
South East Plan Policy RE5, pg 239-240 SH2 P 70,71 (SWRA)
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South Gloucestershire Strategic Green Belt Assessment 2006
(South Gloucestershire Council) (CSJ Planning)
South Somerset District Council Urban Housing Potential
Study (Atisreal) (Somerset CC)
South Somerset District Housing Trajectory 2006-2016
(Somerset CC)
South West Growth Points (DCLG) (SWRA)
South West Region Overview of Housing Completions 19962005 and Plan requirement DRSS Requirements
South West Regional Assembly - Urban Housing Capacity
Potential Review (SWRA)
South West Regional Flood Risk Appraisal (SWRA)
South West Regional Transport Strategy. Report by MTRU
(Friends of the Earth)
South West Sustainability Checklist for Developments
Consultation Draft 2006
Spatial Dynamic Final Report (DTZ) (SWRDA) (SWRA)
Spatial Implications of Economic Potential in the South West
(Tym & Ptnrs) (Barton Willmore)
STANDARD NOTICE FOR THE SUPPLY OF ENVIRONMENT
AGENCY INFORMATION (Western Vale Consortium)
State of the Environment in the South West 2006 (Environment
Agency) (SWRA)
State of the South West 2004 (SW Observatory) (SWRA)
State of the South West. What's Changed in the South West
2006 (SW Observatory) (SWRA)
State of Tourism South West (The Tourism Company) (SWRA)
Statement on Planning Policy Statement 3 Housing by Yvette
Cooper MP (Pro Vision)
Statement of Common Ground No. 2 (SCG) with SWRA (North
Dorset DC)
Statement of Gloucestershire County Council in response to
the SWRA SWRSS Report - Urban Extensions Base Review
(Feb 07) (SWRA)
Stepping Forward. A resource flow and ecological footprint
analysis of the South West of England. Ecological Footprint
Analysis and Sustainability Assessment. ( Best Foot Forward
Ltd ) (SW Regional Airport Operators)
Stepping Forward . A resource flow and ecological footprint
analysis of the SW of England. Report & Summary Report
(Stepping Forward) (Entec UK/SW regional Airport Operators)
Strategic Assumptions About the Future & Projections of
Population & Economic Change. Discussion Paper 6 (SWRA)
Strategic Flood Risk Assessment - Part 1 Level 1 Coarse
Assessment ( North Cornwall DC)
Strategic Flood Risk Assessment - Plymouth City Council Final Draft (SWRA)
Strategic Flood Risk Assessment of Avonmouth/Severnside.
Phase 1 Volume 1: Flood Risk Assessment (Bristol City
Council, Lower Severn Drainage Board, South Gloucestershire
Council) (SWRA)
Strategic Flood Risk Assessment of Avonmouth/Severnside.
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Phase 1 Volume 2: Figures (Bristol City Council, Lower Severn
Drainage Board, South Gloucestershire Council) (SWRA)
Strategic Flood Risk Assessment of Avonmouth/Severnside.
Phase 2 Volume 1: Flood Defence Review (Bristol City Council,
Lower Severn Drainage Board, South Gloucestershire Council)
(SWRA)
Strategic Flood Risk Assessment of Avonmouth/Severnside.
Phase 2 Volume 2: Figures (Bristol City Council, Lower Severn
Drainage Board, South Gloucestershire Council) (SWRA)
Strategic Flood Risk Assessment of Avonmouth/Severnside.
Summary Report (Bristol City Council. Lower Severn Drainage
Board, South Gloucestershire Council) (SWRA)
Strategic Investment in Education (Statement) Attachment G.
Regional Spatial Study - Plymouth SEC & SWD Joint Study
Area. Schools Infrastructure (SWRA)
Strategic Investment in Health (Statement) (Plymouth NHS
TPCT) (SWRA)
Strategic Structure of Commuting Flows in Rural England &
Wales (RERC) (Country Land & Business Assoc)
Strategic Sustainability Appraisal of Torbay & SW Devon Joint
Sub regional Study. Sustainability Report 2005 (Torbay
Council)
Strategic Sustainability Appraisal. Alternative RSS Options for
North Devon (Torridge DC)
Strategic Sustainability Assessment. Commentary on
Discussion Paper 1 (Land Use Consultants, Collingwood
Environmental & Levett-Therivel ) (SWRA)
Strategic Sustainability Assessment. Commentary on
Discussion Paper 2 (Land Use Consultants, Collingwood
Environmental & Levett-Therivel ) (SWRA)
Strategic Sustainability Assessment of the SW RSS. Summary
of Initial SSA findings of Emerging RSS (Land Use
Consultants, Collingwood Environmental & Levett-Therivel )
(SWRA)
Strategic Sustainability Assessment of the SW RSS. Summary
of Initial SSA findings of Emerging RSS (Land Use
Consultants, Collingwood Environmental & Levett-Therivel )
(SWRA)
Strategic Sustainability Assessment of the SW RSS. SSA
guidance for sub regional studies (Land Use Consultants,
Collingwood Environmental & Levett-Therivel ) (SWRA)
Strategic Sustainability Assessment of the SW RSS. Thematic
Components (Land Use Consultants) (SWRA)
Strategic Sustainability Assessment of the SW RSS. Proposed
Methodology for Assessing Detailed Components of the RSS
(Land use Consultants, Collingwood Environmental & LevettTherivel) (SWRA)
Strategic Sustainability Assessment of the SW RSS. SSA of the
Possible Development Strategies for the Region (Land Use
Consultants, Collingwood Environmental & Levett-Therivel)
(SWRA)
Strategically Significant Cities & Towns Overview Matrix
(SWRA)
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Stroud District Local Plan - Inspector's Report (extract 5.34
Policy H1 - omission site OS125 pp201-202) (Robert Hitchins
Limited)
Submission for the Housing & Planning White Paper
Preparation Team (SW ACRE Network of Rural Communities)
Supplementary Representations to Policy SR29 on behalf of
Libra Homes - Land at South Ferndown (Goadsby Town
Planning)
Supplementary Representations to Policy SR29 on behalf of
South Coast Land Society Newsquest Media (Southern)
Limited and Throop Land Trustees-Land at North Bournemouth
(Goadsby Town Planning)
Supplementary Sustainability Appraisal of SWRDA
Submissions to the EiP of the Draft RSS (SWRDA)
Supporting & Delivering Zero Carbon Development in the
South West. Final Report (Maunsell & Capener) (SWRA)
Supporting Paper to matter 4/2 sub matters c,d, & e (D2 / Crest
Strategic Projects)
Sustainability Appraisals of Regional Spatial Strategies and
Local Development Documents (ODPM) (SWRA)
Sustainability Appraisal Supporting Representations Relating
to the Spatial Strategy and Guidance for the Scale and
Location of Development - Crown Estate (Entec UK)
Sustainable Development Indicators in Your Pocket 2006
(DEFRA) (SWRA)
Sustainability Appraisal Supporting Representations Relating
to the Spatial Strategy and Guidance for the Scale & Location
of Development - (Crown Estate) (Entec UK)
Sustainability Implications of the Development Industry
Alternative Housing Scenarios - Home Builders Federation
(Pegasus)
Sustainable Strategy for Devon 2001 to 2016 (SWRA)
SW RDA Annual Review 2005-2006 (SWRDA) (SW Strategic
Authorities)
SW Region Overview of Housing Completions (1996-2005) and
Plan Requirements and Draft RSS Requirements January 2007
SW Region Overview of Housing Completions (1996-2005) and
Plan Requirements and Draft RSS Requirements - Addendum
February 2007 (SWRA)
Swindon. A Study for Further Expansion
Swindon Borough Local Plan 2011 (Swindon BC)
Swindon Joint Study 2026 Interim Report - Swindon Joint
Study 2026 - (SWRA)
Swindon Joint Study 2026 Supplementary Information (SWRA)
Swindon Joint Study Transport Model Update Note (SWRA)
Swindon Local Transport Plan 2006-2011. Keeping Swindon
Moving (Swindon BC)
Swindon Principal Urban Area Study (Swindon Borough
Council) (SWRA)
Taunton Bridgewater & Wellington Urban Area First Detailed
Proposals Formal Advice from County Council and Annexes
(SWRA)
Taunton Deane Core Strategy and Taunton Town Centre Area
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Action Plan. Draft Options for Sustainability Appraisal (SWRA)
Taunton Deane Proposals for Change in Taunton Town Centre.
Area Action Plan (SWRA)
Taunton Deane Proposals for Change in Taunton Town Centre
- Sustainability Appraisal (SWRA)
Taunton Deane LDF (SWRA)
Taunton Deane Borough Council - Taunton Deane Local Plan
(Link to Website) (SWRA)
Taunton Deane Borough Council Urban Housing Potential
Study Final Report (SWRA)
Taunton Joint Study Area- SUMMARY OF THE TECHNICAL
PROCESS AND STRATEGIC CONCLUSIONS (Somerset CC)
Taunton RSS Key Diagram Inset (Somerset CC)
Taunton Sub Area Study Final Report (Baker Associates)
(Somerset County Council)
Taunton Sub Area Study Final Report (Baker Associates)
(Somerset County Council)
Taunton Urban Design Framework (SWRA)
Taunton Urban Extension: Baseline Environment Identification
of Constraints (Somerset County Council)
Taunton Urban Extension Study (Terence O'Rourke) (SWRA)
Taunton Vision 2025 and Beyond. Commission Report 2002
(Somerset County Council & Taunton Deane Borough Council)
Taylor Woodrow Developments - Illustrative Master Plan North
Woolwell
Taylor Woodrow Developments - Site Plan Land at North
Woolwell March 2007(SWRA)
Taylor Woodrow Developments - Appendix Plan 1 North
Woolwell Development Site Location and boundaries
Taylor Woodrow Developments - Appendix 1 Land at North
Woolwell. Summary findings and impacts assessment.
Taylor Woodrow Developments - BP Appendix 2 Landscape
Analysis for Strategic Planting Open Space & draft Master Plan
Taylor Woodrow Developments - Appendix 3 Figure 5.1 Bus
Services North Woolwell (SWRA)
Taylor Woodrow Developments - Appendix 3 North Woolwell
Development Sustainability and Accessibility Assessment
(SWRA)
Taylor Woodrow Developments - North Woolwell BP Appendix
4
Teignbridge Core Strategy DPD (Teignbridge District Council)
Teignbridge Local Plan 1989-2001 (Teignbridge District
Council)
Teignbridge Rail Study Update 2005-2016 (Nathaniel Litchfield)
(Teignbridge District Council)
Tewkesbury Borough Local Plan to 2011 (Persimmons Homes)
Tewkesbury Borough Local Plan to 2011: Inspector's Report
Extract pp 470-474 (Longford and Innsworth) P525-526
(Uckington Omission Sites)(Robert Hitchins Limited )
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THAMES BASIN HEATHS SPECIAL PROTECTION AREA AND
NATURAL ENGLAND’S DRAFT DELIVERY PLAN. Assessors
Report for the South East Plan (Advice Note 2) (SWRA)
Thames Basin Heathland Special Protection Area & Natural
England's Draft Delivery Plan. Report to the Panel for the draft
SE Plan EiP (SWRA)
The Future Starts Here: The Route to a Low Carbon Economy
(FOE)
Torbay Council First Detailed Proposals to SW RSS Planning
and Compulsory Purchase Act 2005 Section 4(4) Submission
(SWRA)
Torbay Economic Regeneration. Framework Draft Strategy
(Torbay Development Agency) (Torridge DC)
Torbay Economic Regeneration Framework Draft Action Plan
2006-2016-(Torbay Development Agency) (SWRA)
Torbay Employment Land Review (UPE) (Torbay Council)
Torbay Local Transport Plan 2006-2011 (Torbay Council)
Torbay Urban Capacity Study Summary 2005 (SWRA)
Torbay Urban Capacity Study Final report
Torridge District Council 2006 Housing Land Availability
Record (Torridge DC)
Torridge District Council Climate Change Strategy (Torridge
DC)
Torridge District Council Housing Capacity Study 2004
(Torridge DC)
Torridge District Council Housing Needs Survey Summary
Report and Final Report 2004
Torridge District Council LDF Annual Monitoring Report
(Torridge DC)
Torridge DC, South Hams DC, West Devon BC & North Devon
DC - Employment Land Review – Final Report
Torridge DC, South Hams DC, West Devon BC & North Devon
DC - Employment Land Review Appendices
Torridge District Supply/Demand Analysis 2004 (Torridge DC)
TOWARDS A CLIMATE ACTION PLAN FOR THE SOUTH WEST
Appendix to 1.3 (Friends of the Earth)
Town Centres Regional Study (DTZ) (SWRA)
Transport Appraisal for the Four Proposed Urban Extensions
of Bristol (Halcrow Group) (Boyer Planning/Heron Land)
Transport Background Technical Report (SWRA)
Transport for Bristol Campaign (Friends of Suburban Railways)
Transport Manifesto for Greater Bristol (Transport for Bristol
Alliance)
Transport Modelling for the Cheltenham & Gloucester JSA.
Technical Appendix (SWRA)
Travel to Work Areas and the 2001 Census: Initial research.
Final Report to the ONS (university of Newcastle, CURDS)
(SWRA)
Travel to Work and Urban Areas of the South West Region.
Analysis of 2001 Census Data (SWRA)
Trends & Challenges for the South West. Key Issues for the
Future of the Region (SWRA)
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SD 21.10
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SD 23.05
SD 23.06A
SD 23.06B
SD 23.07A

SD 23.07B

Truro, Falmouth and Penryn Landscape Strategy- Landscape
Design Associates (SWRA)
Turning the Tide for Torbay. Community Plan 2007 (Torridge
DC)
Tyndall Centre Media Release 8 Dec 2006. Government Plans
for a Sky High Aviation Negate their Climate Change Targets.
(Friends of the Earth)
UK Port Demand Forecasts to 2030 Final report (MDS
Transmodal) (Poole Harbour Commissioners)
Understanding Housing Demand. Learning from Rising
Markets in Yorkshire and the Humber (Joseph Rowntree)
(SWRA)
University Pulls Out of Swindon Project. Gazette Article
Untapped Potential. Identifying and Delivering Residential
Development on Previously Developed land. An Overview of
Recent Practice. (CPRE)
Updates to Regional Net Sea Level Change Estimates for Great
Britain (SW Climate Change Impacts Partnership)
Urban Capacity Study 2006-2026. Exeter LDF (Exeter City
Council)
Urban Extension Environmental Capacity Appraisal. land
within the AONB Surrounding Bath (Bath & North East
Somerset Council)
Urban Extension Environmental Capacity Appraisal Revision A
(Bath & North East Somerset Council)
Urban Housing Capacity Potential Review (DTZ) (SWRA)
Urban impacts on Dorset heaths - A review of authoritative
planning and related decisions - English Nature Research
Reports (Natural England)
Value for Money of Delivering Affordable Housing Through
Section 106 (SWRA)
Value of Tourism 2003 - (SWRA)
Visitor access patterns on the Dorset Heathlands.(English
Nature) (Natural England)
Warming to the Idea. Meeting the Challenge of Climate Change
in the South West (SW Climate Change Impacts Partnership)
Waste Development Plan Document Plymouth City Council
Local Development Framework(SWRA)
Waste Strategy 2000:England and Wales (Part 1) Chapter 4
(Amendments) - (Viridor Waste)
West of England Sub-Region Review of Spatial Strategy to
2021. Information Report - Environment (SWRA)
West of England Sub Regional Housing Study Main Report &
Executive Summary (DTZ) (Barton Willmore)
West of England Sub Regional Housing Study Background
Report Vol. 1 (DTZ) (Barton Willmore)
West of England Sub Regional Housing Study Background
Report Vol. 2 (DTZ) (Barton Willmore)
West of England Waste Management & Planning Partnership
Draft Joint Residual Municipal Waste Management Strategy
(V0.7) (west of England Partnership)
West of England Waste Management & Planning Partnership
Options Appraisal Report - Appendix C of Draft Residual
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Baker 1.0

BANES 1.0
BANES 2.0
BARG 1.0
BARG 2.0
BARG 3.0
BartW 1.0
BartW 3.0
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Municipal Waste Management Strategy (West of England
Partnership)
Western Somerset Economic Development and Access
Strategy (Somerset County Council)
Western Somerset Economic Development and Access
Strategy EDAW response to general and detailed comments
from project board
Weston Area Action Plan Vision & options Report ARUP
(SWRA)
Weston Area Development Framework (GVA Grimley/English
Partnerships) (SWRA)
Weston Development Framework Part B Area Development
Framework: Towards a Sustainable Community
Weston Development Framework Part C. Implementing the
Framework
Weston Super Mare - Flood Management Study- Phase 2Options Report (SWRA)
Wichelstowe (Swindon SDA) strategic plan (from design code)
with flood zones superimposed. (David Lock Assoc) THIS
DOCUMENT IS TOO LARGE TO UPLOAD ONTO THIS WEBSITE
OR TO E MAIL
Wiltshire Structure Plan 2011. Proposed Modifications. EiP
Report of the Panel 2000 (Swindon BC)
Wiltshire Structure Plan 2011. Adopted. Explanatory
Memorandum & written Statement (Wiltshire CC & Swindon
BC) (Swindon BC)
WILTSHIRE AND SWINDON STRUCTURE PLAN 2016 EiP
Report of the Panel
Wiltshire & Swindon Structural Plan 2016
Wool - Vision for a Sustainable Community
Yeovil Urban Development Framework. Heart of the Country,
Mind of the City. (Somerset County Council)
Yeovil Vision & Strategy. RSS First Detailed Proposals. (SWRA)
Your Area your Vision (Elev8) (CSJ Planning)
PARTICIPANTS DOCUMENTS
(Documents submitted during EiP)
Supplementary Note on the Strategic Sustainability
Assessment of the Change of Wording Suggested to Policy
SR3 (Baker Associates)
City of Bath World Heritage Site. Buffer Zone Proposal and
Setting Identification & Characterisation (Draft) (Bath & NE
Somerset Council)
Archaeological and Landscape Assessment – Strategic Land
at Whitchurch By Environmental Dimension Partnership
Response by Bath & North East Somerset Council
Further Statement on matters 3/5 & 4/1 (Barrow Gurney Parish
Council)
Supplementary Statement on matters 5/1 and 5/2
Matter 9.1 further statement
Distribution of Development. Swindon Housing Market Area.
(Barton Willmore)
Capacity of Exeter Urban Area. Supplementary submission.
(Barton Willmore)

Date of
Publication

Examination Library Documents

BartW 2.0
BDP 1.0
BOY 1.0
BOY 2.0
BOY 2.0a
BOY 2.0b
BOY 2.0c
BOY 2.0d
BOY 2.0e
BOY 2.0f
BOY 2.0g
BOY 3.0
CarDC 1.0
CCC 1.0
CCC 2.0
CCIP 1.0
CgMs 1.0
Corf M 1.0
Corf M 2.0
CotWP 1.0
CPRE 1.0
CPRE 1.0
CPRE 2.0
CPRE 3.0
CPRE 4.0
CPRE 5.0
CPRE 6.0
CPRE 7.0
CPRE 8.0

Briefing Note on the 1957 Planning Permission at Severnside
(Barton Willmore)
Papers on Economy, Demography Housing & Environmental
Quality (Bournemouth Borough Council, Dorset District
Council, Borough of Poole Council)
Supplementary Statement on Cheltenham North West Bypass
(Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.11 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.12 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.13 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.14 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.15 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.16 (Boyer Planning)
Landscape & Visual Appraisal of Area of Search I North West
Cheltenham Fig 4.17 (Boyer Planning)
Factual proformas relating to settlements of Axminster and
South Molton
Housing Supply in Caradon
Cornwall County Council's Advice to the Regional Assembly
(Cornwall County Council)
Demographic Change in Cornwall (Cornwall County Council)
Adapting to Climate Change Case Study (Climate Change
Impacts Partnership) (THIS DOCUMENT IS TOO LARGE TO
UPLOAD ONTO THE WEBSITE)
Supplementary statement on matter 5/1 (CgMs on behalf of
Linden Homes)
Letter to Corfe Mullen PC from Natural England re: Submission
from Provision on behalf of Charlborough, Perry Family Trust
& H Palmer (Corfe Mullen Parish Council)
Appeal Decision Ref No APP/U1240/A05/1181315 Old Builders
Yard, Blandford Road, Corfe Mullen (Corfe Mullen Parish
Council)
Cotswold Water Park statement on matter 8/3 - Tourism
(Cotswold Water Park)
Rural Population & Economy of the South West Region (Ward
Level Analysis) (CPRE)
Addendum to Report on Rural Economy (CPRE)
Planning Sustainable Communities. A green Infrastructure for
Milton Keynes and South Midlands (CPRE)
Building a Greener Future (CPRE) (psd 55)
Mapping Tranquillity. Defining & Assessing a Valuable
Resource.
Policies B & C clarification - a working paper (CPRE)
Strategic Structure of Commuting Flows in Rural England and
Wales (Rural Evidence Research Centre) (CPRE)
Influencing the Scale and pace of Development in the South
West to Achieve the Most Sustainable Outcome (CPRE)
Saving Tranquil Places. How to Protect and Promote a Vital
Asset. (CPRE)
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CPRE 9.0
CPRE 10.0
CPRE 11.0
CPRE 12.0
CPRE 13.0
CPRE 14.0
CPRE 15.0
CPRE 16.0
CPRE 17.0
CPRE 18.0
CPRE 19.0
CPRE 20.0
CPRE 21.0
CPRE 22.0
CPRE 23.0
CPRE 24.0
CPRR 1.0
CSJ 1.0
DCC 1.0
DCC 2.0
DCC 3.0a
DCC 3.0b
DCC 4.0
DLock 1.0
DLPHal 1.0
DWLT 1.0
ENTEC 1.0
ESDG 1.0
ESDG 2.0
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Deconstructing Barker. A one dimensional misunderstanding
of a multidimensional issue: a critique of the barker Review of
planning (CPRE)
Proposals for a text insert after 7.3.14 pg 158 of the Draft RSS
to accompany policy RE6 (CPRE)
Assessment of 2004 based projections on 16 March 2007
(CPRE)
Rural Population and Economy of South West Region District
Level Analyses (RERC) (CPRE)
Compact Sustainable Communities (CPRE)
Review and comments on the SWRDA response to matter 2.1
(CPRE)
Affordable Housing - examples of innovative approaches,
special initiatives and tools that could be rolled more widely
across the region (CPRE)
Councillor's Tool Box (SEERA) (CPRE)
New Question. RSS Strategy for meeting targets for 2010 and
2020 (CPRE)
Disappearing Traffic? The story so far. (CPRE)
Density Rules of Thumb
What are sustainable communities? Thought piece for the
Commission for Rural Communities. (CPRE)
Ecosystems & Human Well-Being (CPRE)
Assessment of 2004 based projections on 16 March 2007
(CPRE)
Review & Comment on the SWRDA Response to Matter 2/1
(CPRE)
Letter to Panel Re: judicial review of planning consent for A354
(CPRE)
Work in Progress. Creating Sustainable futures. CPR
Regeneration Company Three Year Review 2003/2006
Response to and Comparison of Arup Assessment of the
Cribbs Urban Village Site and Assessment Undertaken by CSJ
Planning
A Brief History of Proposed Strategic Extension at Sandford /
Holton Heath, Purbeck, Dorset (Dorset County Council)
REVISED LABOUR MARKET IMBALANCES 2004 HEADSHIP
RATES (Dorset County Council)
South East Dorset Structure Plan. Written Statement as
approved by SoS for the Environment
South East Dorset Structure Plan. First Alteration Written
Statement as approved by the SoS for the Environment
County of Dorset Structure plan to 2011. Examination in Public
1996. Report of the Panel
Wichelstowe Design Code. Development Strategic Plan (David
Lock)
Additional Material in Respect of the DCLG 2004 Household
Projections DLP (Hallam Land)
Draft wording to address thematic recreation/tourism/urban
effects issues raised by the HRA (Devon Wildlife Trust)
Study into the Environmental Impacts of Increasing the Supply
of Housing in the UK (Entec UK)
Position Statement on Flood Risk to the EDA agreed between
East Swindon Development Group, Swindon Borough Council
& Environment Agency
Response to submission on behalf of the Vale Villages (David
Lock on behalf of East Swindon Development Group)
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FOE 1.0
FOE 2.0
GlosCC 1.0
GlosCC 2.0
GlosCC 3.0
GOSW 1.0
GOSW 2.0
GOSW 3.0
GOSW 4.0
GROSV 1.0
HBF 1.0
HPage 1.0
HPage 2.0
IMER 1.0
JHart 1.0
LLAG 1.0
MEP 1.0
NCAP 1.0
NDDC 1.0
NDoDC 1.0a
NDoDC 1.0b
NDoDC 1.0c
PEG 1.0

PEG 2.0
PEG 3.0
PEG 4.0
PEG 5.0
PEG 6.0

DfT letter Re: Smarter Travel Choices, Individualised Travel
Marketing & Sustainable Travel Towns
Letter from SWRA to Dorset County Council Re: Planning
Application for A3545 Weymouth Relief Road
Central Severn Vale Traffic Model. Local Model Validation
Report (Gloucester County Council)
Gloucestershire Regional Spatial Strategy Transport Model.
Model Forecasting Results Report Run Series 5
(Gloucestershire County Council)
Gloucestershire Regional Spatial Strategy Transport Model.
Multi Modal Transportation Model Validation Report
(Gloucestershire County Council)
Statement by Yvette Cooper (7 March) on New Growth Points
and Zero Carbon Development
Suggested policy Swindon HMA sub regional strategy. Agenda
question 4 (GOSW)
Letter from DCLG to all local planning authorities Re:
publication of PPS3 "Housing"
PPS 1 The Government's Objectives for the Planning System
Town Centre / Retail Hierarchy, when compared with PPS6
terminology (Cushman & Wakefield on behalf of Grosvenor
Ltd)
Letter to DCLG Re: PPS Planning & Climate Change (Home
Builders Federation)
Appeal Decision by Inspector (Nigel Payne) Land at North
Road West / Grovefiled way, Cheltenham (Hunter Page)
Appeal decision relating to a B1 business park in the green
belt at Cheltenham. (Hunter Page Planning)
Suggested additional text & policy to Cornwall Sub-Regional
Strategy Statement (Terence O'Rourke on behalf of Imery’s
Minerals Ltd)
Kingskerswell Bypass Economic Impact Study. Various
Newspaper articles and correspondence to Councils and
potential development map relating to Impact Study
Submission by Robin MacDonald concerning Gloucestershire
Letter from Graham Robinson (MEP) to Wiltshire County
Council re: Westbury by-pass planning application
The Northern Community Area. Our Community Plan 2005-2015
Wiltshire Northern Community Area Partnership
SSA Alternative RSS Options for North Devon (Northern Devon
District Council)
Core Strategy: Issues & Alternative Options (North Dorset
District Council)
Assessment of Settlements Based on Population & Community
Facilities. Supporting document to Core Strategy (North Dorset
District Council)
Implications of the RSS for the Level & Distribution of Housing
Development in North Dorset (North Dorset District Council)
SW HABITATS REGULATIONS ASSESSMENT
SUPPLEMENTARY REPORT Implications of the Development
Industry Alternative Housing Scenarios (Land Use Consultants
for Home Builders Federation) (Pegasus Planning)
Alternative Policy Wording for the West of England Housing
Market Area (Pegasus Planning)
Suggested Revision to Policy B (Pegasus)
Suggested Revision to Policy C (Pegasus)
Alternative Policy Wording SR 3 (Pegasus)
Planning Application for Employment Development at Weston
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PEG 7.0
PEG 8.0
PEG 9.0
PEG 10.0
PEG 11.0
PHC 1.0
PHC 2.0
PCC 1.0
PlyCC 1.0
REGEN 1.0
RPS 1.0
RSPB 1.0
SALT 1.0
SASE 1.0

SASE 2.0
SASE 2.0
SAV 1.0
SAV 1.0
SAV 2.0
SEVS 1.0
SSomDC 1.0
STROUD 1.0
SAWP 1.0
SWINBC 1.0
SWRA 1.0
SWRA 2.0
SWRA 3.0
SWRA 4.0
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Park Previously Known as Weston Airfield Weston super Mare
(Pegasus / Persimmon)
HMA Summaries
HOUSING REQUIREMENT IN STROUD DISTRICT COUNCIL
(Pegasus Planning)
Affordability Matters (NHPAU) (Pegasus Planning)
Higher Household Projections -but are the projections on
track? (Extract from Town & Country Planning May 2007)
(Pegasus)
Pegasus letter to West Wiltshire District Council Re: West
Wiltshire LDF - Joint Housing Land Availability Study - Call for
Sites
Ports Policy - your views invited. DfTs discussion document
for the Ports Policy Review. (Poole Harbour Commissioners)
UK Port Demand Forecasts to 2030 (MDS Transmodal Ltd)
(Poole Harbour Commissioners) (psd493)
Employment land Provision in Plymouth (Plymouth City
Council)
Plymouth City Council Core Strategy (Plymouth City Council)
Survey of Renewable Electricity and Heat Projects in South
West England (REGEN SW)
Gloucester & Cheltenham HMA. E mail from Mark Sackett RPS
to Government Office for West Midlands and GO-WM response
Suggested wording for policy addition to SR 16 (RSPB)
Saltash Gateway Market Town Initiative response to Caradon
District Council's Executive Summary (Saltash Gateway
Initiative)
Securing Economic Growth within Environmental Limits. A
Comparative Study of Growth in 26 Local Economies in the
South East & East of England. (Chris Elton Consultancy) (SW
Strategic Authorities South East)
The Demand and Supply of Employment Land, Sites and
Premises in South West England (DTZ for SWRDA)
Brief History of Proposed Strategic Extension at Sandford /
Holton Heath Purbeck Dorset (SW Strategic Authorities South
East)
Stour Valley Country Park Concept Plan (Savills)
Proposed Policy on Heathlands
The North Bournemouth Area of Search: Sustainable Transport
Study (Savills)
Proposed New Policy Wording for RSS Plicy on Severnside
(Severnside)
Yeovil Urban Development Framework. Final Draft Report
Stroud District Housing Requirement (Stroud District Council)
Supplementary statement relating to policies B and C (SW
Strategic Authorities - Western Peninsula)
Swindon Joint Study Area Transport Assessment. (Swindon
Borough Council)
Additional Employment Floorspace & Land Figures DTZ
(SWRA)
Letter from Margaret Hodge MP to SWRA on submission of
RSS (SWRA)
Letter from Ruth Kelly MP to SWRA on submission of Draft
RSS (SWRA)
Strategic re-assessment of the technical work undertaken by
the Regulation 4/4 Authorities in determining the broad spatial
direction, capacity of identified urban extensions and Green
belt revisions in the South West region. Invitation to tender.
Appendix 1 Consultancy Brief Extract

Examination Library Documents
SWRA 5.0
SWRA 6.0
SWRA 7.0
SWRA 8.0
SWRA 8.0
SWRA 9.0
SWRA 10.0
SWRA 11.00
SWRA 12.0
SWRA 13.00
SWRA 14.0
SWRA 15.0
SWRA 16.0
SWRA 17.0
SWRA 18.0
SWRA 19.0
SWRA 20.0
SWRDA 1.0
SWRDA 2.0
SWRDA 3.0
SWRDA 4.0
SWRDA 4.0a
SWRDA 5.0
SWRDA 6.0
SWRDA 7.0
SWRDA 8.0
SWRDA 9.0
SWRDA 10.0
SWRDA 11.0
SWRDA 12.0
SWRDA 13.0
TCPA 1.0
TorbC 1.0
TTT 1.0

Proposed Consultancy Projects: Provisional Working List of
Projects to be Funded by Assembly. Paper D Appendix 1
(SWRA)
Strategically Significant Cities & Towns. Draft RSS housing
Total & the Panel's Modifications (SWRA)
Supplementary Technical Briefing Note for Panel No 1. RSS
Coverage of Appropriate Assessment of Natura Sites in the
South West (SWRA)
Matter 1/2 Appropriate Assessment - Appendix 1 - Sub regional
HRA site specific issues (SWRA)
Matter 1/2 Appropriate Assessment - Appendix 1 Suggested
Policy Wording SR28
THE SOCIAL AND ECONOMIC EVIDENCE REVIEW. DRAFT
RSS: THE TECHNICAL CASE BEHIND THE HOUSING
NUMBERS . Appendix 1 (SWRA)
Supplementary Statement on transport route hierarchy Matter
5.2 Question 4: (SWRA)
Further information on matter 4/14 (SWRA)
Retailing and City & Town Centres. Supplementary Note on
additional Retail Research (SWRA)
SUPPORTING AND DELIVERING ZERO CARBON
DEVELOPMENT IN THE SOUTH WEST (SWRA)
Job Estimates for Housing Market Areas and SSCTs for use in
delivering employment land provision. Table 4.3 (SWRA)
Suggested re-wording of Development Policy J (SWRA)
Weymouth & Dorchester HMA & district annual distribution of
housing development proposed (SWRA)
Response to Panel requests and other proposed amendments section 4 (SWRA)
Letter from Natural England to Assembly Re Habitats
Regulations Assessment (SWRA)
Environment Agency letter to SWRA Re: Habitats Regulations
Assessment (SWRA)
Table of Reasons for Appropriate Assessment Conclusions by
Site (SWRA)
SWERDA/DTZ employment land supply appraisal Addendum
for the Salisbury SSCT
RES tables: Regional Projections (SWRDA)
ONS South West Travel to Work Areas based on 2001 census
data. Draft (SWRDA)
ONS South West Travel to Work Areas proposed names
(SWRDA)
Travel to work areas 2001 draft (Map)
Convergence Programme for Cornwall and the Isles of Scilly.
Operational Programme 2007-13. (SWRDA)
City Growth Strategy. Plymouth Main Strategy (SWRDA)
Plymouth Local Economic Strategy (SWRDA)
Joint statement re: Policies B & C (SWRDA)
SW Central Zone Employment Overview (EKOS) (SWRDA)
Vision for Salisbury. Area Development Framework (Salisbury
District Council) (SWRDA)
Employment Land Issues and Risks: Summary Table (SWRDA)
West Cornwall HMA - Employment Land Information Note
Sub regional Employment Space Strategies - Plugging the Gap
between PPSs 1 and 11 and LDDs
Unlocking Public Land for Housing Supply (TCPA)
2003 Housing Needs Survey. Executive Summary (Torbay
Council)
2030: A vision for Transport. Swindon - successful -
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TTT 2.0
TTT 3.0
TTT 4.0
TTT 5.0
TTT 6.0
TTT 7.0
TTT 8.0
WB 1.0
WCC 1.0
WoE 1.0
WoE 2.0
WoE 3.0
WoE 4.0
WoE 5.0
WoE 6.0
WoE 7.0
W VCPC 1.0
Yule 1.0
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sustainable (Transport 2000)
Urban Extensions Issues Paper. Monitoring for Effective Bus
Services (Transport 2000 - Stagecoach Devon)
South West Regional Planning Assessment for the Railway
Network Rail Route Plans 2007 - Route 3 SW Main Line Delivering for You (Transport 2000)
Network Rail Route Plans 2007 Route 4 Wessex Routes Delivering for You (Transport 2000)
Network Rail Route Plans 2007 Route 13 Great Western Main
Line - Delivering for You (Transport 2000)
Network Rail Route Plans 2007 Route 12 Reading to Penzance Delivering for You (Transport 2000)
Planning for a Step-Change. A passenger Transport Strategy
for Rural Areas (Transport 2000)
High Court Judgement on George Wimpey v Tewkesbury
Borough Council (Woolf Bond)
Letter from SWRA to Wiltshire County Council Re: A350
Westbury Bypass Planning Application (Wiltshire County
Council)
Sub Regional Delivery Plan. Brief for Consultants (West of
England Partnership)
Map of Cribbs Causeway Retail Park (West of England
Partnership)
Proposed Amendments to Policy SR1 (West of England
Partnership)
Proposed Amendments to Policy SR 2 (West of England
Partnership)
Proposed Amendments to Policy SR 5 (West of England
Partnership)
Matter 3/1 Strategy Approach (West of England Partnership)
Transport News June 2007 First edition of West of England
Transport News ( West of England Partnership)
Submissions to EiP Summary (Western Vale Consortium of
Parish Councils)
Major Public & Allied Service Employment Sector of Taunton
(David Yule)
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ABBREVIATIONS FOR PARTICIPANT DOCUMENT LIBRARY REFERENCES

Baker
BANES
BARG
BartW

BDP

Baker Associates
Bath & North East Somerset
Council
Barrow Gurney Parish Council
Barton Willmore Planning
Partnership
Bournemouth Borough
Council, Dorset District
Council & Borough of Poole
Council
Boyer Planning

NCAP

Leckhampton Green Land Action
Group
Graham Robson (Member of European
Parliament)
Northern Area Community Partnership

NDDC

North Devon District Council

LLAG
MEP

NDoDC

North Dorset District Council

PEG

Pegasus Planning

Caradon District Council

PHC

Poole Harbour Commissioners

PCC

Plymouth City Council

REGEN

CgMs

Cornwall County Council
Climate Change Impacts
Partnership
CgMs Planning Consultants

Corf M

Corfe Mullen Parish Council

RSPB

CotWP

Cotswolds Water Park

SALT

BOY
CarDC
CCC
CCIP

CPRE
CPRR

Campaign to Protect Rural
England
CPR Regeneration

RPS

Regen
RPS Planning
Royal Society for the Protection of
Birds
Saltash Gateway Initiative

SAV

South West Strategic Authorities
(South East)
Savills Planning Consultants

SEVS

Severnside Distribution Land Ltd

SASE

CSJ

CSJ Planning

DCC

Dorset County Council

SSomDC

South Somerset District Council

DLock

David Lock Associates

STROUD

DLPHal

DLP Consulting

Stroud District Council
South West Strategic Authorities
(Western Peninsula)
Swindon Borough Council

DWLT

Devon Wildlife Trust

ENTEC

Entec UK
East Swindon Development
Group
Friends of the Earth
Gloucestershire County
Council
Government Office for the
South West
Grosvenor Ltd

ESDG
FOE
GlosCC
GOSW
GROSV
HBF
HPage

SAWP
SWINBC
SWRA

TCPA

South West Regional Assembly
South West Regional Development
Agency
Town & Country Planning Association

TorbC

Torbay Council

TTT

Transport 2000

WB

Woolf Bond

SWRDA

Home Builders Federation

WCC

Wiltshire County Council

Hunter Page Planning

WoE

West of England Partnership
Western Vale Consortium of Parish
Councils
David Yule

IMER

Imerys Minerals

JHart

J Hart

W VCPC
Yule
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Part C: Examination in Public Documents
Library
Reference
Number

EXAMINATION IN PUBLIC DOCUMENTS
(EiP Documents)

NLD 01

SW RPB Information Note No 1 (Chelmer Population & Household
Scenarios - July 2006)
PANEL NOTE 1 Scenarios for Higher levels of Growth
PANEL NOTE 2 Programming of Development Areas
PANEL NOTE 3 Transportation Analysis
Response to Panel Note 2 by Somerset County Council
Response to Panel Note 2 by Swindon Borough Council
Response to Panel Note 2 by Savills on behalf of Hallam Land
Management Ltd
Response to Panel Note 1 by Barton Willmore
Response to Panel Note 2 by Barton Willmore
Response to Panel Note 2 by Pegasus Planning on behalf of
Shortwood Land Owners Group
Response to Panel Note 2 by Boyer Planning on behalf of Bloor
Homes & Persimmon Homes
Response to Panel Note 2 by Baker Associates on behalf of
Ashton Park
Response to Panel Note 2 by Hunter page on behalf of Redrow
Homes (SW) Ltd
Response to Panel Note 2 by Penrilla Consultants on behalf of
Midas Homes
Response to Panel Note 2 by Boyer Planning on behalf of
Persimmon Homes & Redrow Homes
Response to Panel Note 2 by Robert Hitchins Ltd
Response to Panel Note 2 by Robert Hitchins - Background
Document-North Gloucester Urban Extension
Response to Panel Note 2 by Robert Hitchins-Background
Document-Land North of Gloucester- Summary Socio-Economic
Report
Response to Panel Note 2 by David Locke Assoc on behalf of East
Swindon Development Group
Response to Panel Note 2 by Tim Baker
Response to Panel Note 2 by CgMs on behalf of Linden Homes
(Developments) Ltd
Response to Panel Note 2 by Dorset County Council
South West Regional Assembly Information Note 1 RSS Issues,
Vision, Aims
South West Regional Assembly Information Note 4 Joint study
Areas-Process & Approach
South West Regional Assembly Information Note 7 Waste
South West Regional Assembly Information Note 8 Energy
Response to Panel Note 2 by Devon County Council
THIS DOCUMENT WAS REMOVED FROM THE LISTING AT THE

NLD 02
NLD 03
NLD 04
NLD 05
NLD 06
NLD 07
NLD 08
NLD 09
NLD 10
NLD 11
NLD 12
NLD 13
NLD 14
NLD 15
NLD 16
NLD 16A
NLD 16B

NLD 17
NLD 18
NLD 19
NLD 20
NLD 21
NLD 22
NLD 23
NLD 24
NLD 25
NLD 26
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NLD 27

NLD 28
NLD 29
NLD 30
NLD 31
NLD 32
NLD 33
NLD 34
NLD 35A
NLD 35B
NLD 36
NLD 37
NLD 38
NLD 39
NLD 40
NLD 41
NLD 41A
NLD 42
NLD 43
NLD 43 (2)
NLD 43A

NLD 44
NLD 44 B
NLD 44 C
NLD 44 D
NLD 45
NLD 46
NLD 47

NLD 48

REQUEST OF AUTHOR
South West Regional Assembly Information Note 2 Spatial
Strategy, Development Policies A, B, & C And Rural / Urban
Issues
South West Regional Assembly Information Note 3 Housing
numbers & distribution
South West Regional Assembly Information Note 5 Transport
South West Regional Assembly Information Note 6 Strategic
Sustainability Assessment
South West Regional Assembly Information Note 9 Economy
South West Regional Assembly Information Note 10 Climate
Change
South West Regional Assembly Information Note 11 Housing Mix,
Type and Density
South West Regional Assembly Information Note 12
Implementation and Monitoring
Response to Panel Note 2 by West of England Partnership
Response to Panel Note 2 by West of England Partnership
Response (Projected Net Dwelling Completions)
Response to Panel Note 2 by David Lock Associates on behalf of
East Devon New Community Partners
PANEL NOTE 4 Alternative Dwelling Distributions
Summary of all Housing Scenarios ( SWRA )
Response to Panel Note 2 by Hignett Family Settlement
PANEL NOTE 5 - Scenario 4 - Distribution of Additional Dwellings
Response to Panel Note 2 by RPS on behalf of Crest Strategic
Projects Ltd
Response to Panel Note 2 by RPS on behalf of Crest Strategic
Projects Ltd (Appendices)
PANEL NOTE A - Revised (2004 based) Household Projections
DCLG Note for Panel - Revised 2004 Based Household
Projections
Revised (2004 Based) Household Projections (Table)
Housing Market Areas, Unitary Authorities and Districts:
Estimated Percentage Increases in Total Number of Dwellings
2006 - 2026 DCLG (Table 2.1a) (Pegasus Planning)
SW RSS Scenario 1 - Employment in the South West by Housing
Market Area Summary (SWRA)
SW RSS Scenario 2 - Employment in Housing Market Area
Summary (SWRA)
SW RSS Scenario 1- Employment in Housing market Area
Summary by Industry Group (SWRA)
SW RSS Scenario 2 - Employment in Housing Market Area
Summary by Industry Group (SWRA)
South West Local Authority Dwelling Completions (Net) by
Housing Market Area 1996-2005
AGENDA QUESTIONS FOR WEEKS 1, 2 & 3
Housing Market Areas, Unitary Authorities & Districts: estimated
Percentage Increases in Total Number of Dwellings 2006-2026
(Table 2.1F) Pegasus Planning
SWRA Response to Panel Note 5
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NLD 49
NLD 50
NLD 51
NLD 52
NLD 53
NLD 54
NLD 55
NLD 56
NLD 57
NLD 58
NLD 59
NLD 60
NLD 61
NLD 62
NLD 63
NLD 64
NLD 65
NLD 66
NLD 67
NLD 68

Table 576 Housing market; ratio of lower quartile house price to
lower quartile income by district from 1997
AGENDA QUESTIONS FOR EiP WEEKS 4 & 5
AGENDA QUESTIONS FOR EiP WEEKS 6 & 7
AGENDA QUESTIONS FOR EiP WEEKS 8, 9 & 10
South West Regional Assembly Response to Panel Information
Note B
Response to Panel Note 2 by SW Regional Assembly
Panel Information Note B. Energy & Renewable Targets
Panel Information Note C1. Exeter HMA Comparison of RSS &
ONS Projections
Panel Information Note C2. Torbay HMA Comparison of RSS &
ONS Projections
Panel Information Note C3. Taunton HMA Comparison of RSS &
ONS Projections
Panel Information Note C4. Bournemouth & Poole HMA.
Comparison of RSS & ONS Projections
Panel Information Note C5. Plymouth HMA Comparison of RSS &
ONS Projections
Panel Information Note C6. West Cornwall HMA Comparison of
RSS & ONS Projections
Panel Information Note C7. Polycentric Devon HMA Comparison
of RSS & ONS Projections
Panel Information Note C8. Salisbury District HMA Comparison of
RSS & ONS Projections
Panel Information Note C9 . Weymouth & Dorchester HMA
Comparison of RSS & ONS Projections
Panel Information Note C10 .South Somerset HMA Comparison of
RSS & ONS Projections
Panel Information Note C11 .West of England HMA Comparison of
RSS & ONS Projections
Panel Information Note C12. Swindon HMA Comparison of RSS &
ONS Projections
Panel Information Note C13. Gloucester & Cheltenham HMA
Comparison of RSS & ONS Projections
WRITTEN STATEMENTS
(Participants Submissions)

MATTER 1 –
Written Submissions 1/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
SW Regional Development Agency
SW Strategic Authorities (N&C) (C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Environment Agency
English Heritage
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National Trust
Campaign to Protect Rural England
Friend of the Earth
Royal Society for the Protection of Birds
SW Regional Environment Network
SW Wildlife Trusts
Town & Country Planning Association
GVA Grimley on behalf of English Partnerships
SW Chamber of Rural Enterprise & SW Rural Affairs Forum
Sustainability South West
Pegasus Planning
WWF UK (SW)
Non-invited Participants
Gloucester County Council
Somerset County Council
Dorset County Council

Written Submissions 1/2 –
Invited Participants
South West Regional Assembly
Government Office for the South West
SW Strategic Authorities (N&C) C
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Environment Agency
Campaign to Protect Rural England
Friends of the Earth
RSPB
South West Wildlife Trusts
New Forest National Park Authority
Pegasus Planning
GVA Grimley on behalf of English Partnerships
Savills on behalf of Taylor Woodrow & Canford Estate
Non-invited Participants
Somerset County Council
Savills on behalf of Crest Strategic Projects
Gloucestershire County Council
Terence O'Rourke on behalf of JS Bloor
Sibbett Gregory (Executive Summary)
Sibbett Gregory
Stroud District Green Party
Pro Vision
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Written Submissions 1/3 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C) (A)
SW Strategic Authorities (N&C) C
Confederation of British Industry
Home Builders Federation
Natural England
Environment Agency
Highways Agency
Campaign to Protect rural England
Friends of the Earth
Royal Society for the Protection of Birds
SW Wildlife Trusts
Town & Country Planning Association
Entec UK on behalf of SW Regional Airport Operators
SW regional Environment Network
SW Climate Change Impacts Partnership
Justin Millward
Sustainability South West
Pegasus Planning
WWF - UK (SW)
Non-invited Participants
Stroud District Council
National Trust
Cornwall County Council
Regen South West
Somerset County Council
Devon County Council
Stroud District Green Party
Parish Councils Airport Association
Somerset Wildlife Trust

MATTER 2 –
Written Submissions 2/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
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SW strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Home Builders Federation
Natural England
Campaign to Protect Rural England
Royal Town Planning Institute
Barton Willmore Planning Partnership
DLP on behalf of Hallam Land Management
Terence O'Rourke on behalf of JS Bloor (Newbury) Ltd
SW Regional Environment Network
Country Land & Business Association
PRC on behalf of Severnside Distribution Land Ltd
Non-invited Participants
Terence O'Rourke on behalf of Persimmon Homes & Banner Homes
Somerset County Council
Cheltenham Borough Council
Cornwall County Council
Devon County Council
Stroud District Green Party
Pegasus Planning
Entec UK on behalf of The Crown Estate
RPS on behalf of North Tewkesbury land Consortium

Written Submissions 2/2 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Home Builders Federation
Campaign to Protect Rural England
Royal Town Planning Institute
Tetlow King on behalf of National Housing Federation
Barton Willmore Planning Partnership
DLP on behalf of Hallam Land Management
Terence O'Rourke on behalf of JS Bloor (Newbury) Ltd
Hives Planning on behalf of WBB Minerals
Pegasus Planning
Non-invited Participants
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Terence O'Rourke on behalf of Persimmon Homes & Banner Homes
Somerset County Council
Plymouth City Council
Cornwall County Council
Devon County Council
RPS on behalf of North Tewkesbury Land Consortium

Written Submissions 2/3 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Home Builders Federation
Campaign to Protect Rural England
Town & Country Planning Association
DLP on behalf of Hallam Land Management
Barton Willmore Planning Partnership
Boyer Planning
Pegasus Planning
Tetlow King on behalf of National Housing Federation
SW Chamber of Rural Enterprise & SW Rural Affairs Forum
Shelter
Cotswold Conservation Board
North Wiltshire District Council
Torridge District Council
South Hams District Council
Non-invited Participants
RPS on behalf of Crest Strategic Projects
Gloucestershire County Council
Plymouth City Council
Terence O'Rourke on behalf of Persimmon Homes & Banner Homes
Somerset County Council
Swindon Borough Council
Wiltshire County Council
Cornwall County Council
Devon County Council
CgMs on behalf of Linden Homes & Trustees of Willsbridge Estate
Dorset County Council
Entec UK on behalf of Crown Estate
Pro Vision
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RPS North Tewkesbury Land Consortium

Written Submissions 2/4 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Home Builders Federation
Natural England
Environment Agency
Campaign to Protect Rural England
Tetlow King on behalf of National Housing Federation
DLP on behalf of Hallam Land Mangement
Barton Willmore Planning Partrnership
Boyer Planning
Pegasus Planning
Country land & Business Association
Turley Associates on behalf of North Chippenham Consortium
Cotswold Conservation Board
South Hams District Council
DPDS on behalf of Persimmon Homes, Redrow Homes, Taylor
Woodrow & Crest Strategic Projects
Non-invited Participants
RPS on behalf of Crest Strategic Projects
Terence O'Rourke on behalf of JS Bloor (Newbury) Ltd
Terence O'Rourke on behalf of Persimmon Homes & Banner Homes
Somerset County Council
Cornwall County Council
Devon County Council
Dorset County Council
RPS on behalf of North Tewkesbury land Consortium

MATTER 3 –
Written Submissions 3/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
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SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Campaign to Protect Rural England
Friends of the Earth
Barton Willmore Planning Partnership
Pegasus Planning
Country Land & Business Association
Tetlow King on behalf of National Housing Federation
Transport 2000
Hives Planning on behalf of WBB Minerals
South Hams District Council
GVA Grimley on behalf of English Partnerships
CgMs on behalf of Linden Homes and 3 clients
Non-invited Participants
RPS on behalf of Crest Strategic Projects
Plymouth City Council
Somerset County Council
Cornwall County Council
Devon County Council
Terence O'Rourke on behalf of University of Bath
Dorset County Council
RPS on behalf of North Tewkesbury Land Consortium

Written Submissions 3/2 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
SW strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Campaign to Protect Rural England
Friends of the Earth
Barton Willmore Planning Partnership
Boyer Planning
Pegasus Planning
SW Chamber of Rural Enterprise & SW Rural Affairs Forum
Country Land & Business Association
Tetlow King on behalf of National Housing federation
David Lock Associates on behalf of East Swindon Development Group,
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East Devon New Community Partners, Hallam Land Management &
Heron Land Developments
Hives Planning on behalf of WBB Minerals
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Terence O'Rourke on behalf of Chalbury Estate
RPS on behalf of Crest Strategic Projects
GVA Grimley on behalf of GN Parry
Somerset County Council
Devon County Council
Plymouth City Council
Cornwall County Council
CgMs on behalf of Linden Homes and 3 clients
Dorset County Council
Entec UK on behalf of Crown Estate
RPS on behalf of North Tewkesbury Land Consortium
Pat Crane

Written Submissions 3/3 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Campaign to Protect Rural England
National Farmers Union
Entec UK on behalf of Crown Estate
Pro Vision on behalf of the Charborough Estate
CgMs on behalf of Reland
CgMs on behalf of Reland
SW Chamber of Rural Enterprise & SW Rural Affairs Forum
Country Land & Business Association
GVA Grimley on behalf of Defence Estates
South West ACRE Network of Rural Community Councils
National Trust
Non-invited Participants
Co-operative Group (CWS) Ltd
English Partnerships
Somerset County Council
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Cornwall County Council
Devon County Council
Dorset County Council
Pegasus Planning
RPS on behalf of North Tewkesbury Land Consortium

Written Submissions 3/4 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
SW Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Environment Agency
English Heritage
Campaign to Protect Rural England
Friend of the Earth
Barton Willmore Planning Partnership
Pegasus Planning
Lennon Planning on behalf of Linden Homes (Developments) Ltd
GVA Grimley on behalf of Defence Estates
CPR Regeneration
New Swindon Company
Scott Brownrigg on behalf of Arlington Propery Developments
CgMs on behalf of Reland and 3 clients
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Somerset County Council
Devon County Council
Wiltshire Wildlife Trust
Dorset County Council
RPS on behalf of North Tewkesbury Land Consortium

Written Submissions 3/5 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
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South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Campaign to Protect Rural England
Barton Willmore Planning Partnership
Boyer Planning
Pegasus Planning
David Lock on behalf of East Swindon Development Group, Hallam
Land Management & Heron Land Developments
Baker Associates
RPS on behalf of Crest Strategic Projects
CgMs on behalf of Linden Homes & 3 Clients
English Heritage
Non-invited Participants
Mike Edge
Nick Higby
Wendy Farr
Cheltenham Borough Council
Devon County Council
GVA Grimley on behalf of GN Parry
Midge Ure
Robert Hitchins
Somerset County Council
RPS on behalf of Taylor Woodrow
Dorset County Council
Terence O'Rourke on behalf of JS Bloor
CSJ on behalf of Elev8
RPS on behalf of North Tewkesbury Land Consortium

MATTER 4 –
Written Submissions 4/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Bath & North East Somerset Council
Bristol City Council / West of England Partnership
North Somerset Council
South Gloucestershire Council
Wiltshire County Council
Somerset County Council
Business West
Environment Agency
Highways Agency
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Transport 2000
Natural England
Campaign to Protect Rural England
Friends of the Earth
Bath Preservation Trust
Barton Willmore
Boyer Planning on behalf of Heron Land Developments
Pegasus Planning on behalf of Shortwood Landowners
Baker Associates
Alliance Against South Bristol ring Road
Bristol International Airport
Bristol Civic Society
RPS on behalf of Crest Strategic Projects
Non-Invited Participants
Barrow Gurney Parish Council
Whitchurch Parish Council
Mike Edge
Nick Higby
Wendy Farr
Bristol Green Party
English Heritage
English Partnerships
Martin Robeson on behalf of Newcombe Estate, Ashton Vale Land,
Longmoor Land
Midge Ure
North Somerset Council
RPS on behalf of Taylor Woodrow
Cotswold Conservation Board
CgMs on behalf of Linden Homes and Trustees of Willsbridge Estate
CSJ on behalf of Elev8
Alder king on behalf of Bristol University
Terence O'Rourke on behalf of JS Bloor

Written Submissions 4/2 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Swindon Borough Council
North Wiltshire District Council
Kennet District Council
Wiltshire County Council
Natural England
Environment Agency
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Highways Agency
Thames Water Utilities
Campaign to Protect Rural England
New Swindon Company
Vale of White Horse District Council
Oxfordshire County Council
Wiltshire Wildlife Trust
Barton Willmore
Boyer Planning
David Lock Associates on behalf of East Swindon Development Group
DPDS on behalf of Persimmon Homes, Redrow Homes, Taylor
Woodrow & Crest Strategic Projects
Northern Community Area Partnerships
Western Vale Consortium of Parish Councils
South East England Regional Assembly
Pegasus Planning
Non-invited Participants
Countryside Properties
Co-operative Group (CWS) Ltd
D2 Planning on behalf of Crest Strategic Projects
Frank Mullen
GVA Grimley on behalf of GN Parry
English Partnerships
CgMs on behalf of Linden Homes & Private Client
Entec UK on behalf of Crown Estate
Written Submissions 4/3 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Cheltenham Borough Council
Forest of Dean District Council
Gloucester City Council
Natural England
Environment Agency
Highways Agency
English Partnerships
Campaign to Protect Rural England
Boyer Planning on behalf of Bloor Homes & Persimmon Homes
Barton Willmore
Pegasus Planning
Robert Hitchins
David Lock Associates on behalf of Hallam Land
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CgMs on behalf of Linden Homes and 2 clients
Ken Pollock
Ken Pollock
Leckhampton Greenland Action Group
Hunter page Planning on behalf of Galliard Homes and the Redrow
Consortium
RPS on behalf of North Tewksbury Land Consortium
Transport 2000
Gloucestershire County Council
Turley Associates on behalf of St Modwen Developments Ltd
Non-invited Participants
RPS on behalf of Crest Strategic Projects
Carter Jonas on behalf of Croome Estate
ASTAM on behalf of Monere Construction
DPDS on behalf of Miller Strategic Land
DMS on behalf of Newbridge Constuction
Savills on behalf of Taylor Woodrow
CSJ On behalf of JG Land & Estates
Woolf Bond on behalf of George Wimpey
RPS on behalf of Heron Land Developments

Written Submissions 4/4 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Exeter City Council
East Devon District Council
Teignbridge District Council
Devon County Council
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Barton Willmore
Boyer Planning
Pegasus Planning
David Lock Associates on behalf of East Devon New Community
Partners
Penrilla Consultants on behalf of Midas Homes
Savills on behalf of Darts
Hives Planning on behalf of WBB Minerals
GVA Grimley on behalf of English Partnerships
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Written Submissions 4/5 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Torbay Council
Teignbridge District Council
South hams District Council
Devon County Council
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Barton Willmore
Pegasus Planning Client Group
Penrilla Consultants on behalf of Midas homes
Hives Planning on behalf of WBB Minerals
Non-invited Participants
GVA Grimley on behalf of English Partnerships

Written Submissions 4/6 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Sedgemoor District Council
Somerset County Council
Natural England
Environment Agency
Environment Agency
Campaign to Protect Rural England
Barton Willmore
Pegasus Planning Client Group
Turner Holden White Young Green on behalf of Summerfield
Developments
David Yule
Atkins Ltd on behalf of Hallam Land Management
Alder King on behalf of BAE Systems
Non-invited Participants
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GVA Grimley on behalf of English Partnerships
Turley Associates on behalf of Taylor Woodrow
Turner Holden White Young Green on behalf of Barratt Homes,
Bellway Homes & Strong Vox
Entec UK on behalf of Crown Estate
Savills on behalf of Hallam Land Management
Pro Vision on behalf of Bloor Homes
Somerset Wildlife Trust

Written Submissions 4/7 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Bournemouth Borough Council
Borough of Poole Council
Christchurch Borough Council
East Dorset District Council
Purbeck District Council
North Dorset District Council
New Forest National Park Authority
South East of England Regional Assembly
Natural England
Highways Agency
Environment Agency
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Dorset Wildlife Trust
Pegasus Planning Client Group
Drivers Jonas on behalf of Bournemouth International Airport
Barton Willmore
Terence O'Rourke on behalf of JS Bloor (Newbury) Ltd
Savills on behalf of Crest Strategic Projects
Savills on behalf of Canford Estate & Taylor Woodrow
Corfe Mullen Parish Council
West Parley Parish Council
Lychett Minster & Upton Town Council
Non-invited Participants
GVA Grimley on behalf of English Partnerships
Turner Holden White Young Green on behalf of Gleeson Land
Goadsby Town Planning Client Group
Bournemouth Borough Council, Dorset County Council & Borough of
Poole Council
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Pro Vision on behalf of Harry J Palmer (Holdings) Ltd, Perry Family
Trust & The Charborough Estate
Terence O'Rourke on behalf of Persimmon Homes and Banner Homes
Woolf Bond on behalf of George Wimpey
Savills on behalf of Wool Partnership
Thornes on behalf of Forestry Commission
Thornes on behalf of Parke Estate
Thornes on behalf of Staplehill Farm / Burbridge

Written Submissions 4/8 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Plymouth City Council
South Hams District Council
West Devon Borough Council
Caradon District Council
Dartmoor National Park Authority
Devon County Council
Cornwall County Council
Penrilla Consultants on behalf of Plymouth Chamber of Commerce &
Industry
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Friends of the Earth
Royal Society for the Protection of Birds
Barton Willmore
Pegasus Planning Client Group
Hopwood & Swallow on behalf of Carlton Power Ltd
Framptons on behalf of Plymouth & South West Co-Operative Society
National Trust
English Partnerships
Non-invited Participants
Turner Holden White Young Green on behalf of Persimmon Homes
Turner Holden White Young Green on behalf of Redrow Homes
Taylor Woodrow

Written Submissions 4/9 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
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Cornwall County Council
Kerrier District Council
Carrick District Council
Penwith District Council
Natural England
Highways Agency
English Partnerships
Campaign to Protect Rural England
Friends of the Earth
Royal Society for the Protection of Birds
Boyer Planning on behalf of Persimmon Homes
Barton Willmore
Pegasus Planning Client Group
Turner Holden on behalf of Persimmon Homes and George Wimpey
Strategic Land
Emery Planning on behalf of Wainhomes (SW) Ltd
CoSERG
Environment Agency
Terence O'Rourke on behalf of IMERYS
Non-invited Participants
Truro & Falmouth Constituency Labour Party
Turner Holden White Young Green on behalf of Newham Farms Ltd

Written Submissions 4/10 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Devon County Council
Cornwall County Council
Torridge District Council
North Cornwall District Council
Natural England
Environment Agency
Campaign to Protect Rural England
Boyer Planning on behalf of Southwold Investments Ltd
Barton Willmore
Pegasus Planning Client Group
Turner Holden White Young Green on behalf of Persimmon Homes
and David McLean Homes
Foot Anstey on behalf of Baker Property Services
West Somerset District Council
Somerset County Council

Written Submissions 4/11 –
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Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Combined statement by Salisbury District Council and Wiltshire County
Council
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Barton Willmore
Pegasus Planning Client Group
Pegasus Planning on behalf of Amesbury Property Company
Kennet District Council
Savills on behalf of David J Pearce & others
Non-invited Participants
Wiltshire Wildlife Trust

Written Submissions 4/12 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
Dorset County Council
Purbeck District Council
West Dorset District Council
Weymouth & Portland Borough Council
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Barton Willmore
Pegasus Planning Client Group
Terence O'Rourke on behalf of Stone Firms Ltd
Dorset Wildlife Trust
Sibbett Gregory on behalf of Betterment Properties
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Written Submissions 4/13 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
North Dorset District Council
West Dorset District Council
Somerset County Council
Dorset County Council
Natural England
Highways Agency
Campaign to Protect Rural England
Barton Willmore
Pegasus Planning Client Group
Turner Holden on behalf of Redrow Homes
Sherborne Area Partnership
Yeovil Chamber of Commerce

Written Submissions 4/14 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Tetlow King on behalf of National Housing Federation
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Friends of the Earth
Royal Society for the Protection of Birds
Barton Willmore
Boyer Planning on behalf of their clients
Pegasus Planning Client Group
DLP on behalf of Hallam Land
Country Land & Business Association
Hives Planning on behalf of WBB Minerals
CgMs on behalf of Reland, Linden Homes & 3 Clients
DPDS on behalf of Persimmon Homes, Redrow Homes, Taylor
Woodrow & Crest Strategic
GVA Grimley on behalf of English Partnerships
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Non-invited Participants
Cornwall County Council
RPS on behalf of Crest Strategic Projects
Somerset County Council
Devon County Council
RPS on behalf of North Tewkesbury Land Consortium
Swindon Borough Council
Gloucestershire County Council

MATTER 5 –
Written Submissions 5/1 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Confederation of British Industry
Natural England
Highways Agency
Transport 2000
Campaign to Protect Rural England
Friends of the Earth
Entec UK on behalf of SW Regional Airport Operators
Barton Willmore
Alliance Against South Bristol Ring Road
Friends of Suburban Bristol Railways
Sustainability South West
Bristol Civic Society
Pegasus Planning
Non-invited Participants
Barrow Gurney Parish Council
Cornwall County Council
RPS on behalf of Crest Strategic Projects
Federation of Small Businesses
Somerset County Council
Bristol Green Party
Devon County Council
Freight Quality Partnership for Wiltshire
CgMs on behalf of Linden Homes

Written Submissions 5/2 –
Invited Participants
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Examination Library Documents

South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
S South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Confederation of British Industry
Home Builders Federation
Natural England
Highways Agency
Transport 2000
Campaign to Protect Rural England
Friends of the Earth
Entec UK on behalf of SW regional Airport Operators
Bristol Port Company
Friends of Suburban Bristol Railways
Alliance Against South Bristol Ring Road
Westbury Bypass Alliance
Sustainability South West
Bristol Civic Society
South West Chamber of Rural Enterprise & South West Rural Affairs
Forum
Poole Harbour Commissioners
Pegasus Planning
Non-invited Participants
Barrow Gurney Parish Council
Cornwall County Council
RPS on behalf of Crest Strategic Projects
Federation of Small Businesses
National Trust
Plymouth City Council
Somerset County Council
Devon County Council
RPS on behalf of North Tewkesbury Land Consortium
Westbury Bypass Now
Bristol Green Party
Stroud District GreenParty
CgMs on behalf of Linden Homes

MATTER 6 –
Written Submissions 6/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
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Examination Library Documents

South West Strategic Authorities (SE)
Home Builders Federation
Campaign to Protect Rural England
HLL Humberts on behalf of Brutish Holiday & Home Parks Association
Ltd
CgMs on behalf of Reland
Shelter
Cotswold Conservation Board
Barton Willmore
Tetlow King on behalf of National Housing Federation
Housing Corporation
CoSERG
Country land & Business Association
Backwell Residents Association
South West Chamber of Rural Enterprise & South West Rural Affairs
Forum
Torridge District Council
South Hams District Council
Non-invited Participants
Cornwall County Council
RPS on behalf of Crest Strategic Projects
GVA Grimley on behalf of English Partnerships
Hunter Page Planning on behalf of Redrow Homes
Somerset Count Council
Devon County Council
Gloucestershire County Council
Truro & Falmouth Constituency Labour Party
Entec UK on behalf of Crown Estate

Written Submissions 6/2 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Campaign to Protect Rural England
Friends of the Earth
Tetlow King on behalf of National Housing Federation
Housing Corporation
Barton Willmore
David Lock Associates on behalf of East Swindon Development Group,
East Devon New Community Partners, Hallam Land Management &
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Examination Library Documents
Heron Land Developments.
Hunter Page Planning on behalf of Redrow Homes SW Ltd
Backwell Residents Association
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Cornwall County Council
RPS on behalf of Crest Strategic Projects
Somerset County Council
Devon County Council
Charles Planning Associates on behalf of Swan Hill Homes
Swindon Borough Council and Wiltshire County Council
Country Land & Business Association
Gloucestershire County Council

MATTER 7 –
Written Submissions 7/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
Natural England
Environment Agency
National Trust
Campaign to Protect Rural England
Royal Society for the Protection of Birds
Barton Willmore
Nathaniel Lichfield on behalf of Bourne Leisure
Country Land & Business Association
Hives Planning on behalf of WBB Minerals
Pegasus Planning Client Group
NFU
Non-invited Participants
Cornwall County Council
Somerset County Council
RPS on behalf of North Tewkesbury land Consortium
Gloucestershire County Council
Devon County Council

Written Submissions 7/2 –
Invited Participants
SW Regional Assembly
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Examination Library Documents

Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Natural England
Environment Agency
Campaign to Protect Rural England
npower Renewables
Barton Willmore
Exmoor National Park Authority
South West Chamber of Rural Enterprise & South West Rural Affairs
Forum
Regen South West
Home Builders Federation
NFU
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Cornwall County Council
Somerset County Council
Devon County Council
Charles Planning on behalf of Swan Hill Homes
Gloucestershire County Council
Stroud District Green Party
Wiltshire Wildlife Trust

Written Submissions 7/3 –
Invited participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Environment Agency
Campaign to Protect Rural England
Friends of the Earth
Terence O'Rourke on behalf of SITA UK Ltd
SWARD
Federation of Small Businesses
Viridor Waste Management
Gloucestershire County Council
Non-invited Participants
Devon County Council
Cornwall County Council
Somerset County Council
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Strategic Land Partnerships
Stroud District Green Party

MATTER 8 –
Written Submissions 8/1 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South west Strategic Authorities (SE)
Confederation of British Industry
Highways Agency
Campaign to Protect Rural England
Bristol Port Company
Drivers Jonas on behalf of Bournemouth International Airport
Turner Holden White Young Green on behalf of Summerfield
Developments
Goadsby Town Planning Commercial Client Group
CSJ Planning on behalf of Ashfield Land Ltd
Penrilla Consultants on behalf of Rok Developments
Scott Brownrigg on behalf of Arlington Properties
Turley Associates on behalf of St Modwen Developments Ltd
Barton Willmore
Hopwood & Swallow on behalf of Carlton Power ltd
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Cheltenham Borough Council
Cornwall County Council
RPS on behalf of Crest Strategic Projects
Somerset County Council
Entec UK on behalf of Crown Estate
Devon County Council
RPS on behalf of North Tewkesbury Land Consortium
Gloucestershire County Council
Swindon Borough Council and Wiltshire County Council
PRC on behalf of Severnside Distribution Land Ltd

Written Submissions 8/2 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
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Examination Library Documents

South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Campaign to Protect Rural England
Friends of the Earth
Pegasus Planning on behalf of Decathlon UK Ltd
Cushman & Wakefield on behalf of Grosvenor Ltd
Indigo Planning on behalf of Prudential Property Investment Managers
Ltd, JT Bayliss & Capital Shopping Centres
Non-invited Participants
Devon County Council
Cornwall County Council
RPS on behalf of DAWNAN
Federation of Small Businesses
Plymouth City Council
Somerset County Council

Written Submissions 8/3 –
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Highways Agency
Campaign to Protect Rural England
Nathaniel Lichfield on behalf of Bourne Leisure
Terence O'Rourke on behalf of Crown Golf and Stone Firms
Southern Planning on behalf of the British Marine federation & Royal
Yachting Association
Hives Planning on behalf of WBB Minerals
National Trust
HLL Humberts Leisure on behalf of British Holiday & Home Parks
Association Ltd
DTZ on behalf of South West Water / Peninsula Properties
Terence O'Rourke on behalf of IMREYS
Non-invited Participants
Arup on behalf of the Co-operative Group
Cornwall County Council
Somerset County Council
Devon County Council
Torbay Council

MATTER 9 –
Written Submissions 9/1–
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Examination Library Documents

Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Barton Willmore
Tetlow King on behalf of National Housing Federation
Baker Associates on behalf of Ashton Park Ltd
Scott Brownrigg on behalf of Arlington Properties
RPS on behalf of Crest Strategic Projects
Hunter Page Planning on behalf of Galliard Homes
Hives Planning on behalf of WBB Minerals
Pegasus Planning Client Group
GVA Grimley on behalf of English Partnerships
Non-invited Participants
Cornwall County Council
Plymouth City Council
Somerset County Council
Devon County Council
RPS on behalf of North Tewkesbury Land Consortium
Swindon Borough Council and Wiltshire County Council
Gloucestershire County Council

Written Submissions 9/2–
Invited Participants
South West Regional Assembly
Government Office for the South West
South West Regional Development Agency
South West Strategic Authorities (N&C)
South West Strategic Authorities (SE)
Home Builders Federation
Natural England
Environment Agency
Highways Agency
Campaign to Protect Rural England
Royal Town Planning Institute
Sustainability South West
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Examination Library Documents

Pegasus Planning Client Group
Tetlow King on behalf of National Housing Federation
Non-invited Participants
Cheltenham Borough Council & Tewkesbury Borough Council
Somerset County Council
Devon County Council
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Examination Library Documents
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Changing Context

Appendix F: Changing Context - RSS development stages
timeline within a national context
Regionally produced and Central Government produced publications.
Regionally
produced
document

Stage in the process of the revision

Date/date
range

Nationally
produced
document

Panel Report
Submitted

Draft RSS for the South West
Examination in Public Panel Report

December
2007

Department of Transport’s response to the Eddington Transport Study
and the Stern review of the economics of climate change.
Punished DfT.

30 October
2007

Towards a
Sustainable
Transport
System

26 October
2007

Developing a
target range
for the supply
of new
homes,

Feasibility study announced for proposed 16km tidal barrage across the
Severn Estuary, announced by Secretary of State for Business.

26 Sept
2007

UK’s first
tidal Energy
scheme

Examination in Public
November 2006 – March 2007

29 August
2007

www.dft.gov.uk/about/strategy/transportstrategy/
Response to the Governments Housing Green paper. NHPAU.
http://www.communities.gov.uk/publications/housing/supplynewhomes

Panel Report
Published on
the draft RSS
for the South
East

www.gos.gov.uk/gose/planning/regionalPlanning/southEastPlan/
Proposals for future unitary structures announced including those in the
South West Region for Cornwall, Wiltshire and Exeter.

25 July
2007

Nine
proposals for
unitary status
announced

Delivering a Sustainable Railway and supporting documents published.

24 July
2007

Rail White
Paper

23 July
2007

Housing
Green Paper

20 July
2007

Extreme
weather
conditions
across
southern

www.dft.gov.uk/about/strategy/whitepapers/whitepapercm7176/
Homes for the Future and supporting documents published,
www.communities.gov.uk/publications/housing/homesforfuture
Flooding in northern part of the SW Region. Particularly affected were
the towns of Gloucester and Tewksbury on the River Severn and those
on the River Thames
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Regionally
produced
document

Stage in the process of the revision

Date/date
range

Nationally
produced
document

England.
Published. H M Treasury, Dept for Business, Enterprise and Regulatory
Reform, & Dept for Communities and Local Government.

17 July
2007

www.hm-treasury.gov.uk/spending_review/spend_csr07/reviews/
subnational_econ_review.cfm

Sub-National
Review of
Economic
Development
and
Regeneration.

Close of EiP

7 July
2007

Published by Department for Environment, Food and Rural Affairs.

24 May
2007

Waste
Strategy for
England 2007

23 May
2007

Energy White
Paper

21 May
2007

Planning for a
Sustainable
Future White
Paper

www.defra.gov.uk/environment/waste/strategy/

Meeting the Energy Challenge, Published by Department of Trade and
Industry.
www.dti.gov.uk/energy/whitepaper/page39534.html
Consultation Documents Published by Secretaries of State for
Communities and Local Government, Trade and Industry, Transport
and Environment, Food and Rural Affairs.
www.communities.gov.uk/publications/planningandbuilding/
planningsustainablefuture
Draft Regional Spatial Strategy for the South West
Examination in Public
Thistle Hotel
Exeter

Sessions
covering
10 Weeks

Final EiP
Programme

Start of EiP

17 April
2007

SWRA

The Revised DCLG Household Projections and the Draft RSS
Current Position and 4(4) Authority Advice

8 February
2007

Regional Spatial Planning and Transport Group
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Published. H M Treasury and DLGC

5 Dec 2006

Barker
Review of
Land Use
Planning,

Transport's role in sustaining UK's Productivity and Competitiveness:
The Case for Action. Published. H M Treasury and DfT

1 Dec 2006

Eddington
Report

Progress Report DfT

December
2006

Air Transport
White Paper

Changing Context
Regionally
produced
document

Stage in the process of the revision

Date/date
range

Nationally
produced
document

Consultation Draft Published, DCLG

December
2006

PPS1
Planning and
Climate
Change
(Supplement
to PPS1)

Towards Zero Carbon Development, Consultation Draft Published,
DCLG

December
2006

Building a
Greener
Future:

Published DCLG

7 Dec 2006

PPS25
Development
and Flood
Risk

Published DCLG

November
2006

PPS3 Housing

On the Economics of Climate change, Published H M Treasury and
Cabinet Office

30 October
2006

Stern Review

New Household Projections – RPB Response
Regional Spatial Planning and Transport Group

5 October
2006

Further work on the implications of the revised forecasts. DCLG

23 June
2006

Published
Draft RSS

Placed on Deposit for public consultation

6 June 06
to 30
August 06

Regional
Economic
Strategic
Strategy for
the South
West
2006 – 2015

Published by South West Regional Development Agency

23 May
2006

Draft Published

May 2006

Submission
letter

Draft RSS to GOSW

12 May
2006

Draft RSS To
GOSW

Submitted Draft RSS

24 April
2006

SWRA

Ruth Kelly
letter

The Draft
Conservation
(Natural
Habitats &c)
(Amendment)
(England and
Wales)
Regulations
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Regionally
produced
document

Pre
submission
draft

RSS Winter
Debate

RSS
Consultation
Events

RSS Summer
Debate

F4

Stage in the process of the revision

Date/date
range

Nationally
produced
document

Published by the Government

14 March
2006

Revised
Household
Forecasts

Approved by Regional Assembly

10 March
2006

Letter from the Office of the Deputy Prime Minister to all planning
authorities (including Regional Planning Bodies).

9 March
2006

Requirement
to undertake
HRA of
development
plans was
confirmed

Published by ODPM

2 February
2006

Circular 01/06
(ODPM),
Planning for
Gypsy and
Traveller
Caravan Sites.

Consultation

November
/December
2005

Published by Office of the Deputy Prime Minister

November
2005.

Environment and Green Infrastructure Policies conference (EGIP)

17 August
2005

Published by ODPM

August
2005

PPS 9
Biodiversity
and
Geological
Conservation

Published by ODPM

21 July
2005

PPS10
Planning for
Sustainable
Waste
Management

Consultation

July 2005

Sustainability
Appraisal of
Regional
Spatial
Strategies and
Local
Development
Frameworks

Changing Context
Regionally
produced
document

Stage in the process of the revision

Date/date
range

RSS
Consultation
Events
RSS
Consultation
Events
RSS
Consultation
Events

Delivering a Sustainable Future for Rural Communities conference
(DSFRC) on the

11 July
2005

Inspiring Urbanism (IU) conference on the

30 June
2005

Regional Transport Forum (RTF) held on the

23 June
2005

The UK Government Sustainable Development Strategy, Published.
Secretary of State
for Environment, Food and Rural Affairs

7 March
2005

The Way
Ahead

Launched at the Sustainable Communities Summit.
SWRDA, GOSW and SWRA

1 February
2005

Integrated
Regional
Strategy

Just Connect! Published

November
2004

The Joint
Study Area

Technical work

Spring
2004 and
September
2005.

Published.

25 May
2004

RSS & LDFs

Launch of
process

Regional
Sustainability
Development
Framework

Nationally
produced
document

'Securing the
Future'

Planning and
Compulsory
Purchase Act,
2004, Section
5.

RSS Revision

31 March
2004

Published HM Treasury, ODPM

17 March
2004

Barker
Review of
Housing
Supply.

The White Paper, DfT,

16 Dec
2003.

The Future of
Air Transport

(Sustainable Communities: Building for the future) Published ODPM

5 February
2003

Communities
Plan

Regional Planning Guidance for the South West, Published GOSW

12 Sept
2001

RPG (10)

A Sustainable Future for the South West Published

15 March
2001
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Regionally
produced
document

Stage in the process of the revision

Date/date
range

Nationally
produced
document

Panel Report
Published

Public Examination March 2000

19 July
2000

Regional
Planning
Guidance for
the South
West
(RPG10)
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