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1.

Introduction

1.1.

Project overview

The strategic infrastructure led masterplan for Severnside is intended to realise the area’s
economic and environmental potential and respond to the challenges of climate change by
embracing significant opportunities for change, adaptation and resilience and capitalising on
the area’s unique characteristics. It will present a vision for thriving and agile regeneration
which will be facilitated through infrastructure investment, innovative transport solutions and
high-quality natural environment and green infrastructure. New green technologies will be
explored, as well as other opportunities to provide greater resilience to the impacts of climate
change including investment in nature-based solutions which will also support the growing
green tourism sector.
The masterplan area is not restricted by a defined boundary, rather a diverse area of focus of
the masterplan is presented. This area includes large parts of the Avonmouth Severnside
Enterprise Area (ASEA), the established communities of Pilning, Severn Beach and Easter
Compton and thriving leisure experiences at The Wave and The Wild Place Project. Adjacent
to the Severn Estuary, the area has a unique landscape and biodiversity. This area of focus is
an expansion of what is historically known as ‘Severnside’ but for the purposes of the
masterplan, it is this expanded area that will be referred to as Severnside.
As a large part of the Avonmouth Severnside Enterprise Area (ASEA) is within the area of
focus, it is a strategically important location for employment locally and regionally and provides
a platform to promote further investment. Its position on the strategic transport network with
links to the M5, M4, rail and the Port of Bristol has attracted and retained major employers and
international organisations.
The masterplan will enhance Severnside’s strengths and develop its potential by assessing
and appraising various evidence-based infrastructure and intervention options that will
facilitate further growth and investment. This growth and investment could involve new
development or changes of use with fully integrated innovative solutions for sustainable travel
to meet the strategic priorities of the Local Industrial Strategy and climate emergency targets.
Specifically, the masterplan will set out a vision to:
•
•
•
•
•
•
•

Realise the opportunities in relation to the new M49 junction.
Work with communities and businesses for agile regeneration to support adaptation and
resilience to the changing climate to take into account coastal change and flood risk.
Support and enhance existing communities.
Understand the infrastructure requirements to optimise resilience.
Realise the potential tourism opportunities, complementing the growing green tourism
sector in the area.
Realise the potential for more diverse employment opportunities.
Realise the opportunities enabled by the ASEA Ecology Mitigation and Flood Defence
project.

Figure 1-1 demonstrates the legislative, policy and strategic framework that will inform and be
influenced by the masterplan, including the emerging South Gloucestershire Council (SGC)
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Local Plan, West of England Combined Authority (WECA) Spatial Development Strategy
(SDS) and WECA investment strategies.
Figure 1-1 - Strategic Severnside Masterplan: Legislative, policy and strategic framework

1.2.

Document purpose

The masterplan will be developed in three stages:
•
•

A Baseline Report that provides the evidence base of the existing situation at Severnside
An Options Report that will present the infrastructure and intervention options for
Severnside
• A Masterplan and Investment Plan that will present the final infrastructure and intervention
recommendations for further investment
This document is the output of the first of the three stages, the Baseline Report. Whilst this
report primarily presents baseline conditions and evidence (December 2021), it presents some
initial / early ideas, opportunities and narrative for the emerging vision which are to be explored
in more detail in the Options Report and confirmed in the final masterplan.
This Baseline Report provides:
•
•
•

An introduction to the study area (Chapter 2), providing evidence of the existing baseline
conditions.
A review of the existing legislative, policy and strategic context (Chapter 3).
A summary of major schemes and development already planned in Severnside, set within
the context of emerging legislation, policy and strategy (Chapter 4).
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•

The identification of the main issues to be addressed and the opportunities in Severnside
that will be used to guide the Masterplan development process, rooted in the baseline
analysis (Chapter 5).
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2.

Introducing Severnside

2.1.

Geographic context

The approximate Severnside area, as shown in Figure 2-1, lies in the south west of South
Gloucestershire. It is sited between the west of the urban area of Bristol and the River Severn,
and follows South Gloucestershire Council’s land boundary to the south. The M49 bisects the
area, whilst the M5 forms the area’s eastern boundary. Avonmouth - a port and outer ward
within Bristol - lies to the south of Severnside. Severnside is located in the Pilning & Severn
Beach Ward.
The Severnside area is expansive and offers highly varied land characteristics. The eastern
area of Severnside - sited in between the M49 and M5 - is largely undeveloped; built up areas
are limited, with the village of Easter Compton offering the largest community (491 residents,
as of 20181). The area has recently become of national interest, owing to the presence of
recently developed tourist attractions, the Wave and Bristol Zoo’s Wild Place Project.
Land to the west of the M49 is considerably more built up, with substantial employment
provision located within the ASEA. This constitutes the majority of the built form of the area.
Residential provision is limited. The small, urban settlements of Severn Beach, Pilning and
Redwick form the northern boundary of Severnside.

1

South Gloucestershire Council, Easter Compton Data & Access Profile (November, 2020).
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Figure 2-1 - Severnside study area

Map data: OpenStreetMap contributors

2.2.

Natural environment

Within Severnside, there are a number of national and international statutory environmental
designations which contribute to its natural environment and make a major contribution to
national and regional character, including:
• Sites of Special Scientific Interest (SSSI);
• Special Areas of Conservation (SAC);
• Special Protection Areas (SPA)
• Ramsar Sites; and,
• Sites of Nature Conservation Interest (SNCI).
The Severn Shoreline and Estuary is an internationally important site, supporting a wealth of
habitats and species of national and international nature conservation importance. It is
designated as a Site of Special Scientific Interest (SSSI), Special Area of Conservation (SAC),
Special Protection Area (SPA) and Ramsar site. The estuary has one of the most extensive
intertidal wildlife habitats in the UK, comprising mudflats, sandflats, rocky platforms and salt
marsh. These habitats support significant numbers of over-wintering wildfowl and waders.
Notably, seven species of migratory fish pass through the estuary. These include significant
numbers of Atlantic salmon and common eel.
The Severn Shoreline and Estuary is also designated as a Site of Nature Conservation Interest
(SNCI), one of many within the Severnside focus area. Many of the woodland areas in the
east of the area, adjacent to the M5 and sited within the Green Belt, are designated as SNCIs.
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The rhines to the west of Easter Compton are also designated as an SNCI. Moreover, to the
north of the northern railway line, a Regionally Important Geological Site (RIGS) is located.

2.2.1.

Green and blue infrastructure2

Blue infrastructure (BI)
A large proportion of the Severnside study area is located within Flood Zone 3 – at highest
risk of flooding (see Figure 2-2). The highest risk zones are mostly in the area next to the
Severn Estuary, including the ASEA, the villages of Severn Beach and Pilning, as well as a
number of smaller settlements. Eastern areas of Severnside – those in closest proximity to the
M5 – are located in Flood Zone 1, considered at low risk of flooding.
Tidal flooding constitutes a significant risk in Severnside. Tidal flooding is caused by extreme
tide levels exceeding ground and / or defence levels. The Severn Estuary is the source of tidal
flood risk within South Gloucestershire, and has a high tidal range – the second highest tidal
range in the world. Severnside has suffered from major tidal flooding in the past, most recently
in 1981 which led to the construction of tidal defences along the Severn Estuary.
Furthermore, within Severnside there are also areas at risk of fluvial (river) flooding. These
may pose a significant risk given the number of watercourses present across the area.
Ordinary watercourses may pose localised fluvial flood risks but are more difficult to predict.
However, South Gloucestershire’s draft Local Flood Risk Management Strategy 2022-20273
identifies the settlement of Pilning as one of the areas within South Gloucestershire at risk.
In addition to tidal and fluvial flood risks, there are other sources of flood risk to the Severnside
area, including surface water ponding / pooling, groundwater and at some locations, sewer
flooding. Surface water flooding is a major concern within South Gloucestershire. SGC’s
existing Local Flood Risk Management Strategy 2015-20204 identifies that Pilning is one of
the areas within South Gloucestershire at the greatest risk of surface water flooding.
Green infrastructure (GI)
Access to open space varies within Severnside. Land comprises largely of an open agricultural
landscape, with a mix of pasture and arable fields. Much of this land is accessible by Public
Right of Way. Large amounts of accessible open space are therefore identifiable in and around
the eastern area of Severnside, including Easter Compton and Hallen. These areas offer
potentially high value for wildlife permeability. Although large stretches of intensive farmland
can form ecological deserts, the lack of road or rail infrastructure makes it relatively easy and
safe for wildlife to move through the landscape.
Despite much of the ‘formal’ green infrastructure, such as the land at Bristol Golf Club and the
Wild Place Project being inaccessible to the general public (sited on private land, requiring
payment to enter), local communities in this area generally are well-served by open space,
including scenic countryside.
Whilst these offerings are fundamental to wellbeing and sense of adventure, the West of
England Nature Partnership (WNEP) differentiates between this provision and formal green

2

Green and blue infrastructure are terms used to describe the natural environmental features of an area and the natural
connections (or network) between these features. BI includes areas of wetland, water bodies and water courses (SGC,
2021).
3 South Gloucestershire Council, draft Local Flood Risk Management Strategy 2022-2027 (2022).
4 South Gloucestershire Council, Local Flood Risk Management Strategy 2015-2020 (2015).
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space provision. Green space provision offers specific opportunity for community, play and
team sport5. In this regard, Severnside generally suffers.
The communities of Severn Beach, Pilning and Redwick benefit from considerable access to
open space, however, ‘formal’ green infrastructure is less prominent. A significant allotment
garden is located in Severn Beach, as well as a children’s play area and football pitches
adjacent to the village hall; it is these shared community green spaces that are paramount in
developing a sense of place within an area.
Formal and informal green infrastructure is more limited within the ASEA, albeit with provision
identified in a central location. It is noteworthy that this area is not served by a Public Right of
Way and may suffer from a lack of accessibility.
Figure 2-2 - Green and blue infrastructure

Map data: OpenStreetMap contributors

2.2.2.

Landscape character

SGC’s Landscape Character Assessment identifies 21 distinct landscape character areas, 3
of which fall within the Severnside study area6. Due to its expansive size, Severnside offers
highly varied landscape characteristics.
Severn Shoreline & Estuary

5

West of England Nature Partnership, Accessibility to open space in the West of England (2018).

6

South Gloucestershire Council, Landscape Character Assessment (2014).
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This area comprises of an exposed and simple landscape, with textured intertidal zone of bed
rock, shingle and rivuletted mudflats/sandflats. The area is edged by a low mud cliff, with
warths (salt marshes) beyond, and is contained to the east by a sea wall. The characteristics
of the shoreline are constantly changing, which is a result of the high tidal range of the Severn
Estuary. Warths and mudflats are largely untouched by built features. Tidal pills meander
across the warths to the estuary from sluice gates set in the sea wall but there is a particular
lack of formal boat access other than at Severn Beach7. The area offers expansive views,
including the Estuary and Bristol Channel (including its islands), South Wales and the Wye
Valley / Forest of Dean Ridges to the west and Severn Ridges to the east.
Pilning Levels
The majority of the Severnside area is located within the Pilning Levels. The Pilning Levels
are identified as an area of contrasts, with a largely flat, with a semi-enclosed to open
agricultural landscape, divided by rhines and linear transport routes across the central and
northern areas. The extensive areas of industry and warehousing in the ASEA are located to
the south. Rural areas of the Pilning Levels offer flat, simple landscapes of small to medium
fields, with a mix of pasture (some ridge and furrow) and arable fields. The area benefits from
a strong visual influence of the estuary and areas of the estuary that provide overwintering
habitat for birds. Numerous major roads, including M4, M49 and A403 and a railway line bisect
the levels landscape and form prominent raised features.
Severn Ridges
The area to the east of Severnside - the area in closest proximity to the M5 - falls within the
Severn Ridges landscape area. The area offers expansive views over lowland levels and the
Severn Estuary to the west. It is a largely pastoral landscape with clipped and overgrown
hedgerows and intermittent trees around small fields, as well as some larger arable fields on
gentle slopes. These are all interspersed with woodland. The area offers a rich range of
mosaic habitat. Various streams and watercourses are present.

7

A slipway also exists further north at Thornbury Sailing Club.
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Figure 2-3 - Landscape Character Areas

Source: SGC, Landscape Character Assessment (2014)

2.2.3.

Changing climate and coast

Climate change poses a clear and urgent challenge, affecting the future environment and
prosperity of Severnside and the wider West of England region. Both SGC and WECA have
taken significant action in order to tackle the current climate emergency and begin to make
assertive steps towards the National Government’s push for a low / no carbon economy,
pledging to become carbon neutral by 2030.
In January 2022, the Department for Environment, Food and Rural Affairs (DEFRA)
recognised that low probability but high impact events arising from, for example, high warming
scenarios and interdependent or cascading risks must be given serious consideration 8.
DEFRA have indicated that while the aim is to limit warming to 1.5°C, preparation is required
for warming of up to 4°C.9 Under a 4°C by 2100 warming scenario, annual damages from
flooding for non-residential properties across the UK is expected to increase by 44% by 2050
and 75% by 208010.
As a flat, low lying tidally influenced area (see Section 2.2.1), Severnside is particularly
susceptible to the effects of climate change. The Severnside area is within an ‘area benefiting
from defences’ (ABD), but despite the presence of the existing defences, the requirement to
8

Department for Environment, Food and Rural Affairs (DEFRA), UK Climate Change Risk Assessment 2022 (January,
2022), p.4.
9 DEFRA (January, 2022), p.3.
10 Ibid.
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consider climate change and residual risk means that flooding poses a major constraint on
development.
Moreover, though upgrades to the existing flood defences in Severnside are to be facilitated
through the development of the Avonmouth Severnside Enterprise Area (ASEA) Ecology
Mitigation and Flood Defence Project, the existing coastal settlements in Severnside such as
Severn Beach, Pilning and New Passage are entirely dependent on the presence of existing
defences; the ASEA scheme is not intended to protect new residential developments (see
Section 4.3.1).
The extent of surface water flooding is also likely to increase with climate change across South
Gloucestershire. South Gloucestershire’s draft Local Flood Risk Management Strategy 20222027 identifies Hallen as an area particularly sensitive to increases in rainfall intensity as a
result of climate change, with Hallen expected to experience an increase of more than two
times the number of properties at risk of flooding. Across the whole of South Gloucestershire,
there is predicted to be a 70% increase in the numbers of properties at risk of flooding as a
result of a 30% increase in rainfall intensity, rising to 100% with a 45% increase in rainfall
intensity11.
Climate change will need to be factored into any decisions that have long-term effects, such
as in new infrastructure, to avoid often costly remedial actions in the future. Consideration
must be given to low probability but high impact events arising from, for example, high warming
scenarios and interdependent or cascading risks.

2.3.

Overview of land use in Severnside

A land use classification exercise has been undertaken to identify the major land uses across
Severnside. The results of this analysis are presented in Figure 2-4, and this has served to
inform the four distinct character areas (detailed below) that are subject of an urban design
appraisal in Chapter 5.
The eastern area of Severnside is considered the Green Belt12 area. Sited predominantly in
between the M49 and M5, this area largely comprises of farmland and / or open land – all of
which is designated as Green Belt land. Built up areas are limited, with dispersed communities
beyond Easter Compton, Over and Hallen. Small holdings are prevalent.
Land usage becomes more varied with greater proximity to the M5; as such, this is considered
as the active Green Belt area. Leisure and tourist attractions of national interest in the form
of The Wave and Bristol Zoo’s Wild Place Project are located here, both of which offer bespoke
accommodation13. Outside of the study area, the large retail / leisure complex at Cribbs
Causeway forms a part of Severnside’s surrounding environs.
Land to the west of the M49 is considerably more built up, with the substantial employment
provision located within the ASEA constituting the majority of the built form of the area. This
area has subsequently been identified as the employment area. Major employers taking
residence in the area include Amazon, DHL, Tesco, GKN and Lidl, amongst others. Extant
planning permissions dating from 1957 and 1958 span much of the area (650 hectares, in
total), granting consent for a wide variety of uses, including factories, offices and warehouses.

11

South Gloucestershire Council, draft Local Flood Risk Management Strategy 2022-2027 (2022), p. 30.
This area has been categorised as the Green Belt area as the Green Belt constitutes the major designation within the
area. Any boundary presented for the Green Belt character area (and the other character areas) is nominal, and does not
directly reflect the boundary of the Green Belt designation.
13 A scout campsite and lodge are also located in close proximity.
12
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Much of this land is still to be developed; there is 192.6 hectares of land availability remaining,
correct as of December 202114.
Residential provision is limited, with the small, established communities of Severn Beach,
Pilning and Redwick located to the north of Severnside and are fairly remote from other places
in the region. This area is considered as the residential area.
Figure 2-4 - Existing land use

Map data: OpenStreetMap contributors

2.4.

Socio-demographic context

In this section, socio-economic and business demography baseline analysis is presented to
provide an understanding of the context of Severnside against the wider region.
A combination of Lower Super Output Areas (LSOA) have been considered as a statistical
area to replicate Severnside area. Whilst this is not a perfect reproduction of the area’s
boundaries, it is considered that this method provides a relatively accurate presentation of the
reality. Additionally, this area has been compared with the wider areas of South
Gloucestershire and the City of Bristol. The statistical areas have been appended to the sociodemographic baseline report.

14

West of England Combined Authority, Employment Land Spatial Needs Assessment (2021), p.169.
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2.4.1.

Socio-Economic baseline

The residential population in Severnside is spread amongst the established communities of
Pilning, Severn Beach and Redwick. Although population in these communities is relatively
small, it is pertinent to analyse the demographic trends of this resident group, particularly
should expanded communities and social infrastructure be planned, and to understand how
the resident population can further contribute to and benefit from the economic activity in
Severnside.
Nomis’ population estimates15 suggests that the population in Severnside has increased from
5,500 in 2011 to reach 5,900 in 2020, which represents growth of approximately 8.2% over
the period. In comparison, South Gloucestershire and the City of Bristol have experienced
growth (8%) over the same period; therefore, growth across Severnside roughly aligns with
neighbouring areas.
Furthermore, Nomis data16 suggests that there is a slightly higher proportion of working aged
people within Severnside (31% aged 25-64, relative to 27% in South Gloucestershire and 29%
in Bristol). South Gloucestershire and Bristol both have lower levels of older individuals (8%
and 6% respectively) compared to Severnside, where 20% of the population is 65 years old
and above.
Given this statistic, any development in Severnside should take account of the demand from
those at or reaching retirement age, through the provision of appropriate housing typologies
and local services.
Analysis of historical household composition provides an understanding of the housing needs
in the Severnside, which had circa 2,200 households in the latest census (2011)17. Severnside
presents similarities with South Gloucestershire which tends to indicate a more rural /
residential (as opposed to urban) character of the area.
The majority of households in Severnside (70%) consist of one family or two adults living
together - see Table 2-1. The proportion of one person household (single adult or student) and
other household types (i.e. people living in care homes, students living in student
accommodations, shared properties etc.) is lower than in Bristol, where this proportion is
driven up by the high concentration of young professionals (of which a large proportion live in
single-person households) and students.
Data therefore suggests that there is a demand for more family-oriented leisure uses and
services in Severnside.
Table 2-1 - Household compositions

Severnside

South
Gloucestershire

City of Bristol

One person household

22%

27%

34%

One family, married,
same-sex civil
partnership or
cohabiting couple

70%

68%

55%

Other household types

6%

6%

12%

15

Nomis, Population estimates (2021).
Ibid.
17 Census (2011).
16
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Total

2,254

107,538

182,747

Source: Census (2011)

Overall, 40% of households live in 3-bedroom properties in Severnside, with 2 bedroomproperties being the second most common size of residential properties.

2.4.2.

Economic activity

The Index of Multiple Deprivation (IMD) demonstrates low levels of deprivation across the
Severnside area. It is worth noting some areas in the south of the study area (Lawrence
Weston in Bristol) are within the most deprived decile. Avonmouth, also in Bristol, has a
mixture of moderate levels of deprivation within the 3rd and 4th deciles and the most deprived
deciles. To the north of the Severnside boundary, in South Gloucestershire, there are
developments in the least deprived decile (darkest green), and also areas with no deprivation
score. However, most of the study area represents greenfield land / warehousing, and
therefore, no deprivation score is available.
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Figure 2-5 – Deprivation levels

Source: Index of Multiple Deprivation (2019)

2.4.3.

Economic function

A sizeable section of the Avonmouth Severnside Enterprise Area (ASEA) is located within
Severnside. Severnside therefore represents a strategically important location for employment
uses at both a regional and local level. The ASEA provides South Gloucestershire Council
(SGC), Bristol City Council (BCC) and the West of Combined Authority (WECA) with a platform
to promote inward investment and business rates retention over 25 years of which
approximately 17 years are remaining, which is used to fund economic infrastructure projects.
The ASEA (and the rest of Severnside) also sits within the Western Gateway Partnership18.
The area is home to the major distribution parks of Central Park and Western Approach, which
house major distribution centres for international firms such as Amazon, Lidl, Tesco and DHL.
The built form in this area has experienced extensive change; a number of developments that
have been undertaken in the area has benefited from extant planning permissions that were
granted in 1957/58 to the (then) ICI Chemical Works. The extant planning permissions cover
approximately 650 hectares and grants consent for a wide variety of uses, including factories,
18

A cross-border economic partnership of Local Authorities, City Regions, Local Enterprise Partnerships and Governments
(in Wales and Westminster), working together to bring additionality to the area’s existing strategies and structures .
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offices and warehouses. The extant planning permissions cover a further 445 hectares
offshore. The nature of these permissions is unusual, in that they can be implemented without
the need of obtaining further planning consents19. Together with other significant factors
(Severnside’s strategic location, excellent motorway connections etc.), this has served to
stimulate the growth of the logistics and distribution market in Severnside 20, as well as
increasing the attractiveness of the area for other specific employment uses (including light
and heavy industrial, storage and trade counters). In doing so, development associated with
these uses has become typical of the area. It is indicated in the Combined Authority’s
Employment Land Spatial Needs Assessment (ELSNA)21 that there is 192.6 hectares of land
availability remaining, correct as of December 2021.
Figure 2-6 - 1957 & 1958 Planning Permission Extents

Map data: OpenStreetMap contributors

Moreover, the ASEA increasingly acts as a major cluster location for the West of England’s
Circular Economy/Low Carbon businesses, with major employers Suez, Viridor and
GenECO156 offering notable examples of waste to energy production in the area.
Severnside’s potential to contribute to future energy generation is subject to more detailed
discourse in Section 2.5.6.
Outside of the ASEA, recent years have seen the eastern area of Severnside develop an
emerging profile as a tourist destination. Bristol Zoo’s Wild Place Project and The Wave - an
19

Except in perimeter zones described in condition 1 of the 1957 consent, where details of layout, design and external
appearance must be approved.
20 West of England Combined Authority, Employment Land Spatial Needs Assessment (June, 2021).
21 Ibid, p.177.
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inland surfing destination- are located in close proximity to Severnside’s boundary with the
Bristol urban area. They are both recently developed attractions, increasing the number of
leisure attractions in the locale which already includes Bristol Golf Club, amongst others.
Figure 2-7 - Avonmouth Severnside Enterprise Area

Map data: OpenStreetMap contributors

2.4.4.

Business demography22

As has been outlined previously, the ASEA offers a highly attractive strategic location for
business, including warehousing, distribution, industrial and technologies.
Business by industry data indicates high proportions of professional scientific and technical,
retail, construction, and business administration and support services. These industries
combined account for approximately 50% of business within Severnside. The most significant
business presence is found within the retail (distribution / on-line) sector, accounting for 21%
of businesses.
Between 2017 and 2021, Severnside has experienced considerable change in its business
demography. There has been a 36% increase in transport and storage industries, as well as
a 29% in motor trade employers. By contrast, business administration and support services (-

22

Data on businesses is not available at the LSOA level, therefore the study area for Severnside has been reviewed at the
MSOA level.
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31%) and information & communication (-50%) have seen a reduction in operational
businesses over the time period.
The Severnside area has seen growth of several large-scale businesses (250 employees and
more). This is different compared to South Gloucestershire as a whole and reflects the ongoing
logistics developments within Severnside. This reflects national market trends in the logistics
sector at strategic locations like Severnside. Table 2-2 presents the employment sector splits
for Severnside compared with South Gloucestershire as a whole.
Table 2-2 - Employment sector split

Severnside

South
Gloucestershire

1: Agriculture, forestry & fishing (A)

4%

3%

2: Mining, quarrying & utilities (B,D and E)

1%

1%

3: Manufacturing (C)

3%

5%

4: Construction (F)

10%

15%

5: Motor trades (Part G)

5%

3%

6: Wholesale (Part G)

3%

3%

7: Retail (Part G)

21%

8%

8: Transport & storage (inc. postal) (H)

7%

6%

9: Accommodation & food services (I)

8%

6%

10: Information & communication (J)

4%

8%

11: Financial & insurance (K)

2%

2%

12: Property (L)

3%

3%

13: Professional, scientific & technical (M)

11%

15%

14: Business administration & support services (N)

9%

9%

15: Public administration & defence (O)

1%

1%

16: Education (P)

1%

2%

17: Health (Q)

3%

5%

18: Arts, entertainment, recreation & other services (R,
S, T and U)

5%

5%

Total Number of Businesses

755

12,675

Industry

Source: Nomis Business Count (2021)

2.5.

Property market
2.5.1.

Market overview – national

The retail market, heavily affected by the COVID-19 pandemic, continues to experience
turbulence due to the structural adjustments occurring across the sector as consumers spend
more online and less in store. 13 major retailers collapsed in 2021, leading to an estimated
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25,000 retail job losses. Prior to the pandemic, online shopping accounted for approximately
20% of retail sales – this figure now lies at approximately 27%. The considerable progress
made in advancing the supporting infrastructure and the public attitude towards online retailing
is likely to persist beyond the pandemic at the expense of physical stores.
The same drivers that are negatively affecting the retail continue to drive demand for the
logistics market. This has driven occupational demand for distribution warehousing, with 2020
a record year for ‘big box’ unit23 take-up across the UK. Demand for space from e-commerce
companies has exploded as the sector has increased its share of retail sales. The knock-on
effect of this has driven demand for local logistics and last mile delivery too as the likes of
Hermes and DPD continue to expand, seeking urban sites adjacent to the strategic road
network.
Amazon has been the most notable active acquirer of space, but a number of supermarkets
have increased their online platforms and high street retailers have been increasing their
online presence. Furthermore, the logistics sector has benefited as a direct consequence of
the pandemic, as storage space has been acquired for pharmaceuticals and PPE supplies.
Many of the changes seen in consumer behaviour are likely to endure beyond the pandemic.
The major increase in hyper-local delivery methods will impact on local supply chains.
Retailers looking to compete with major online players (such as Amazon) will need to remain
focussed on constantly driving down costs and reducing fulfilment times.

2.5.2.

Severnside market trends

data24

CoStar
indicates there are 106 existing commercial properties in Severnside, providing
a total of 6.7m sqft of floorspace25. They comprise of a range of asset classes. CoStar data
also indicates a further 45 units proposed, and 12 under construction, with the majority of these
forming industrial and office stock.
Stock is generally of reasonable quality, despite the fairly dated nature of some commercial
units.
Average vacancy rates reflect 1.6% which is considered below a healthy rate allowing for
churn in the market.
Table 2-3 – Existing properties - Severnside

Properties Floorspace Average
Quality
(sqft)
Floorspace Rating
(sqft)

Age

Vacancy
(%)

Office

3

12,849

4,283

3

1926

0

Industrial

32

6,679,677

208,740

3

2004

1.6

Retail

8

7,504

938

3

1948

0

Land (1)

60

N/A

N/A

2

N/A

N/A

Hospitality

2

39,192

19,596

3

1956

N/A

Sport and
2
Entertainment

20,576

10,288

2

1934

N/A

23

Grade A units of 100,000 sq. ft. and over.
CoStar (2021).
25 In comparison, the section of the ASEA sited in Avonmouth has 372 properties provided 14m sqft of floorspace.
24

Baseline report | 2.0 | 17 January 2022
Atkins | Severnside Baseline Report v2.1 - Accessible

Page 21 of 79

Total

107

6,759,798

48,769

-

-

1.6

(1) development land, expansion land and other commercial land properties

Table 2-4 demonstrates the dominance of industrial provision development land within the
Severnside area, comprising 30% of all stock, and 98% of all floorspace.
Table 2-4 – Existing units - Severnside

Share of Total Units (%)

Share of Floorspace (%)

Office

2.80

0.19

Industrial

29.91

98.81

Retail

7.48

0.11

Land

56.07

N/A

Hospitality

1.87

0.58

Sport and Entertainment

1.87

0.30

2.5.3.

Industrial and logistics

As detailed in Section 2.5.1, changes to consumer spending habits have driven significant
demand for ‘shed’ space in key locations as retail moves on-line. The core activities and parties
driving this demand are major retailers and supermarkets, e-commerce (particularly Amazon),
and third-party logistics providers. Avonmouth and Severnside remain the focus for activity in
the West of England given the scale of sites available. Their strategic location in relation to the
M4, M5 and M49 motorways offers occupiers a wide HGV 8-hour return catchment stretching
to Nottingham in the North, West London to the East, most of Wales and into Cornwall.
The industrial market of the Bristol urban area showed its resilience to 2020’s challenging
market conditions and was again the strongest performing sector across the region in the first
half of 2021. Total take-up for the first six months of 2021 in the Bristol urban area totalled
1,402,391 sqft and 130.69 acres of serviced land transacted across 99 deals (IAS). During
quarter three, a further 545,000 sqft and 18 acres has been transacted with very limited new
stock coming to the market
Based on CoStar data26, there is c.6.5 million sqft of industrial space in the Severnside study
area. The average size of industrial stock in the area is c. 199,579 sqft. The industrial vacancy
rate reflects 2.77%.
The average construction date of building stock is c 2001, with quality reflecting a CoStar
rating of 3. This implies that whilst stock is fairly dated, it remains in reasonable condition.
Industrial stock is primarily located along the M49, with strategic road links both south to the
M5 and north to the M4.

26

Ibid.
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Figure 2-8 - Industrial stock - Severnside

Source: Google Maps & CoStar (2021). NB grey flags show occupied properties and blue flags show properties with space being marketed.

The Severnside area contains large industrial stock, with 56% of units over 100,000 sqft. Of
particular note are Amazon and The Range, both of which present over 1,000,000 sqft of floor
space. The presence of a number of medium-to-large units within the study area is noteworthy,
with 32% of stock between 10,000 and 100,000 sqft – see Table 2-5.
Table 2-5 - Industrial stock by size

0-1,000
sqft

1,0002,500
sqft

5,00010,000
sqft

10,00025,000
sqft

25,00050,000
sqft

50,000100,00
sqft

100,000
sqft +

0%

0%

13%

6%

13%

13%

56%

Floorspace 0%

0%

0%

0%

2%

3%

94%

Units

Severnside is the location of multiple large national and international firms which use this area
for large logistics hubs due to the location on the border of England and Wales, as well as the
proximity to several key motorways and Bristol Port. Occupiers range from supermarkets and
online retailers, logistics, postal and freight companies and aerospace companies – see Table
2-6.
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Table 2-6 - Major occupiers in Severnside

Occupier

Floor Area (sqft)

Amazon

1,200,000

The Range

1,150,000

Lidl

610,000

Wincanton

256,000

Tesco

430,000

GKN

326,000 (over 2 sites)

DHL

190,000 (over 2 sites)

Next

176,000

Farmfoods

176,000

Warburtons

135,000

Royal Mail

200,000

Severnside is characterised by very large logistics centres, benefitting from the strategic
positioning on the motorway network and the Port of Bristol. The location on the periphery of
the city enables efficient movement by large scale heavy goods vehicles at all times of the day
and night to accommodate shift working associated with these uses. This type of environment
may not be attractive to other employment types and smaller businesses that do not require
the proximity to the strategic road network, but instead seek ease of access for staff and supply
chains that traditionally are based within communities. For the latter group, new opportunities
are also very limited in the city given competition for land use and high values generated.
Much of the employment land which is currently developable is already being marketed to
occupiers and a large element has already been serviced allowing immediate construction
under historic planning consents27. The principal offer is speculative warehousing (built in
advance of a tenant being identified) and designed to suit warehousing in very large units over
10,000 sqm.
Several large sites remain in the early stages of the development process, having been
released later or being observed to having market challenges to overcome, as detailed in
Table 2-7.
Table 2-7 - Sites in the early stage of the development process

Site

Approx.
size
(acres)

Stage in development
process

Website

Mountpark
XL

64

Land has been raised.
Planning permission has
been obtained for up to
1.3 million sqft.

mountpark.com/bristol

Severnbanks 70

Land has been surfaced.

severnbanks.co.uk/

27

See Figure 2-6.
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EPTA

90

Former Avara works site
where demolition is
currently underway.

Not available

SSE Land

55

Greenfield land which is
currently under offer to a
developer.
Net developable could be
as little as 16 acres.

Not available

Matrix49

65

Land has been raised
recently and is currently
under offer to an
occupier.

matrix49bristol.co.uk/

Carbride
Park

38

Land has recently been
raised/serviced.
Speculative development
anticipated – units from
8,000 sqm.

tungsten.uk.com/carbideparkbristol

More+

35

Currently being built out
with speculative 6-unit
scheme. No further land
to be developed.

canmoor.com/portfolio/view/bristolmore-phase-1

Westgate

296

Land has been partially
serviced. There is a
commercial arrangement
that may prevent
development for 5 years
+.

westgatebristol.com/

The development of a connection to the new junction (1) to the M49 – south of the Western
Approach Distribution Park - will open to the significant 296-acre Westgate Business Park site,
owned by Robert Hitchens developments and will accelerate the growth already underway in
Avonmouth. The scheme has the potential for 4 million sqft of new distribution space.
A commercial clawback provision was placed in the freehold title that ICI (and their
beneficiaries in title) would be paid a significant overage if commercial development was
progressed. This clawback means that Westgate is not anticipated by the market to be
developed for at least 5 years and no major servicing has been undertaken to date. In terms
of other supply, there are several standing buildings currently available in the study area and
open storage land to rent. The smallest unit available is 1,926 sqm (More+); the largest is
Mountpark 360 (now occupied) at 33,531 sqm.
The average achieved rent is £6.16psf. Prime rents on new stock are at £8.00psf, and land
values are over £500,000 per acre. This compares to prime rents in the North Fringe of £8.50
to £11psf and land value of c £1m per acre, and East Fringe prime rents of £9-9.50psf.
Current occupier enquiry levels for ‘big box’ units of 100,000 sqft-400,000 sqft are robust, and
it is anticipated that significant further take up in the next 18 months of over 500,000 sqft in
the study area could be observed however, this number could be significantly higher.
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Notably, developer Trebor is delivering their two unit ‘Central Approach’ scheme at Western
Approach (next to Warburtons) which comprises 244,462 sqft. The first 140,000 sqft unit has
been let to Oxford Instruments (B1 research use) who have relocated from Yatton in North
Somerset; the balance 113,000 sqft unit is likely to be built out in tandem as a speculative
project. The move of Oxford Instruments i joining other manufacturers including GKN,
Warburtons and Bart Spices, shows the attraction of Severnside to some tech and
manufacturing sectors. The physical and business environment will need to change and adapt
to attract further occupiers like this.
Barberry’s first phase of their mid box ‘More+’ scheme was successful in attracting occupiers
out of the city with lettings to Pilkington Glass (13,200 sqft), Network Rail (44,000 sqft), and
33,000 sqft let to SIG. The developer is now on site now building out Phase 2 of More + that
includes six grade A industrial / distribution warehouses totalling 384,925 sqft. Warehouses
are to range in size from 20,000 – 95,000 sqft and are due for completion in Quarter 1 of 2022.
It is anticipated that the whole scheme will let during 2022 – 2023.

2.5.4.

Retail / leisure

Limited retail / leisure offers are provided within Severnside, though a Travelodge hotel has
recently been developed at Western Approach, in close proximity to the new M49 junction.
Settlements within Severnside benefit from a range of local convenience stores and cafes. In
Pilning, Easter Compton and Severn Beach, these total approximately 7500 sqft. Stock is
small with units under 1000 sqft. All stock is Co Star rated 2 and 3 stars, suggesting stock is
in poor to reasonable condition. This generally reflects the age range of the stock, with the
average age reflecting 1948.
Cribbs Causeway - a regional retail and leisure offer - is sited immediately east of Severnside,
as well as a number of large supermarkets. Given that established settlements such as Severn
Beach and Pilning do not benefit from large-scale retail provision in close proximity,
connections between these areas and Cribbs Causeway are considered paramount.
Land to the east of the M49 has seen two major regional leisure attractions be developed, in
the form of the Wave and Bristol Zoo’s Wild Place Project. It is understood The Wild Place
Project may be expanded in line with the imminent closure of their Clifton Zoo site in 2022.
These developments form part of a growing cluster of visitor and cultural attractions on the
north fringe of the city region, including the Mall shopping centre and leisure park, Aerospace
Museum, ice rink, and the proposed indoor arena.

2.5.5.

Office

There is currently no established office market at Severnside; it is largely an industrial area
with little or no stand-alone office stock, although it is noted that many of the large logistics
buildings do contain significant office components.
To the south of Severnside in Avonmouth, office rents in Avonmouth are typically low teens
(circa £12.00 per sqft or even less), partly reflecting the generally poor quality stock, as well
as the location. There is currently no speculative office development out of town even in prime
locations such as Aztec West; it is therefore considered unlikely that developers would seek
to build office buildings in Severnside.

2.5.6.

Renewable energy and ‘circular economy’

Numerous existing low and zero carbon technologies are located within and in close proximity
to the Severnside area. These include Severnside Energy Recovery Centre, which utilises
energy from waste incineration (EfW), onshore wind turbines sited at 8010 Western Approach,
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and a 7 hectare solar farm located immediately to the east of Severn Beach. The landfill site
located at Berwick Farm also harnesses energy from landfill gas. In addition to this, a solar
farm has been consented at land to the west of the Wave (see Section 4.2). Moreover, just to
the south of the Severnside boundary, Viridor operate the Avonmouth Resource Recovery
Centre – a plastic recycling and reprocessing plant.
The potential contribution of future energy generation (with an expectation on renewable
sources) from the Severnside area is significant. This is acknowledged in contemporary local
planning policy and strategy documents (namely SGC’s Renewable Energy Resource
Assessment Study Report) and is detailed more comprehensively in Section 3.2.

2.5.7.

Residential development

There is limited residential land use and development in Severnside. Severn Beach, Redwick,
Pilning, Easter Compton and Hallen consist of the 5 settlements whose boundaries are
distinguished within SGC’s Core Strategy28. It is possible that small scale infill-type residential
developments in these settlements could come forward.
Outside of the study area, the nearest major residential development is at Catbrain Hill east of
the M5, where a reserved matters planning application was approved in 2021 for a mixed-use
development over 44 ha of land (P21/07073/RM outline permission PT14/0565/O). This will
provide up to 1,000 new dwellings, an 86-bed extra care home, a mixed-use local centre, a 2form entry primary school, community facilities and associated infrastructure and green space.
An analysis of contemporary house values have been based on the wards of Pilning and
Severn Beach29. Overall, the area demonstrates a median price paid of £297,787 (£292psf).
This represents a 1% uplift in median values over the last 12 months. An analysis of the value
of sold houses indicates that flats have the lowest value at £259psf, with semi-detached and
detached homes having a value of c.£295psf. Terraced homes have a value of £325 psf.

28
29

South Gloucestershire Council, Core Strategy (2014).
Considered as to best fit the study area boundary.
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Figure 2-9 - Residential settlements

Map data: OpenStreetMap contributors

2.5.8.

Public sector, regeneration and amenities

Public sector land ownership is limited in the study area, the exception being the coastal fringe
which is managed as flood defence and habitat. This contrasts with Avonmouth and the docks
area, where Bristol City Council is historically a major landowner.30 Regeneration activity in
the study area is largely a function of the ASEA activities and strategic infrastructure provision
such as improving flood defences and the M49 junction and associated road network.
Severn Beach and Pilning have a typical mix of local public amenities including community
library, GPs, primary schools, and village halls managed by the Parish Council.

2.6.

Transport
2.6.1.

Active travel

Figure 2-10 shows the level of coverage of existing walking, wheeling and cycling routes in
Severnside.
Contemporary cycling provision is located predominantly to the west of the M49. National
Cycle Network (NCN) route 41 begins in Severn Beach and eventually leads towards
Lawrence Weston and onto Avonmouth / Portbury. NCN route 4 begins in Redwick - in
northernmost Severnside - and provides a link to North Bristol via Cribbs Causeway and
30

Many sites have now been transferred to developers / occupiers, including Bristol Port Company.
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Henbury. Both of these routes navigate around the circumference of the ASEA; these sections
are both traffic-free routes of relatively high surface quality, albeit they suffer from a lack of
lighting provision and / or active surveillance. As such, as realistic commuting routes there are
considerable limitations. Moreover, there is no formal provision of arterial cycling routes
through the ASEA.
The cohesion and quality of cycling provision deteriorates to the east of the M49. These routes
vary in quality and are often fragmented. Berwick Lane and the B4055 are observed to be
particularly narrow at parts, with minimal lighting provision and notable blind spots. As such,
discontinuous routes of varied quality pose a considerable challenge to the number of cycling
journeys in the area.
In order to promote and improve active travel options across Severnside, SevernNet31 founded
the Severn Ride and Stride project; the project has been running since February 2019. Severn
Ride and Stride offers free support and resources, including travel planning and advice,
customised maps of the area, bike hire (including e-bikes), cycling lessons and training, bike
maintenance classes, an innovative Bike Hub offering repairs in Lawrence Weston (with
funding support from Travelwest), ongoing path maintenance to support local authorities and
improvements to signage / wayfinding.
SevernNet has recently published their Transport Charter32 (September 2021) which provides
a vision for transport across the Portbury, Avonmouth and Severnside areas to connect
business and community. Numerous ‘key asks’ are included, including seeking the ongoing
funding of Severn Stride and Ride.
SGC managed the Coastal Communities project circa 2014-16 which provided a shuttle bus
service and improved the cycle route network. This has since been taken over by SevernNet
and adapted into employer services.
Formal walking routes are limited to the west of the M49, with little provision within the ASEA.
Walking routes are far more prevalent in the north, with numerous Public Right of Ways
(PROW) present. Severn Beach offers several scenic walks along the Estuary – all of which
are well sign-posted, and present an attractive leisure / recreational opportunity to visitors /
locals.
PROWs are abundant in eastern Severnside, albeit of varying quality and accessibility. Many
of these routes require navigating through open land and / or farmland where accessibility is
limited.
The presence of major roads and rail lines in the region pose major severance issues across
the region where crossing, is either dangerous, not possible or the physical environment
creates a perceived severance which will make individuals less likely to travel on foot or by
bike.

31

SevernNet are a not-for-profit enterprise run by, and working for, the benefit of local businesses and the community.
SevernNet serves the Royal Portbury Dock, Avonmouth and Severnside areas.
32 https://severnnet.org/our-work/transport/severnnet-transport-charter/
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Figure 2-10 - Active travel routes

Map data: OpenStreetMap contributors

2.6.2.

Public transport

Several bus service operators offer services that move in and out of Severnside, including
Stagecoach West, First in Bristol Bath & the West and Eurotaxis (see Figure 2-14).
Stagecoach’s service number 12 offers the most regular bus service that serves the ASEA,
stopping at Govier Way adjacent to the Western Approach distribution park. The service
(previously the 625) runs between Bristol Parkway station and Severn Beach from Monday to
Friday, offering an hourly service on average, albeit with a considerable gap in the timetable
between 19:15pm to 22:15pm. This service serves both the villages of Severn Beach and
Pilning.
Other services also serve the Western Approach distribution park, albeit infrequently.
Stagecoach’s number 10 service occasionally stops at Govier Way as an extension to its route
between Bristol Parkway and Avonmouth. This service is infrequent, arriving weekdays at
05:37am, 13:42pm and 22:07pm. Services which depart from Govier Way are similarly
infrequent, at 05:55am, 14:20pm and 22:20pm.
Figure 2-11 presents typical arrival and departure times at work (for those working on site /
mix of working at home on site). Whilst departure times are much more varied, arrival times
are considerably more consistent with standard 9am-5pm working hours. Despite this, bus
services both inside and outside of peak times fail to offer an acceptable level of service for
those working within the ASEA in Severnside.
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Figure 2-11 - Arrival and departure times - Avonmouth / Portbury / Severnside

Source: SGC, Travel to Work Data (2021)

Eurotaxis’ 623 service offers a route between Govier Way and Cribbs Causeway, serving both
Severn Beach and Hallen on the way. The service is provided thrice weekly (on Mondays,
Wednesdays and Friday) at 09:30am, offering to ‘drop you at the bus station in The Mall Cribbs
Causeway and return later, just enough time to whizz around and do some shopping’.33
Additional bus services are extremely infrequent in Severnside. For instance, the number 12
service operated by First Bus Bristol, Bath and the West offers a limited Sunday service
between Severn Beach (Severnwood Gardens) and Cribbs Causeway.
Indicative bus patronage flows during the AM peak in Severnside are presented in Figure 212. It not only serves to demonstrate the minimal bus service provision in Severnside (in that
bus service provision in between Avonmouth and Severnside is absent), but suggests that
contemporary provision is failing to offer an attractive service for local customers.
Figure 2-13 provides an indicative summary of trip patterns to Severnside34 within a 24 hour
period. It suggests that demand is largely localised, albeit with 17.5% of trips arising from
Bristol city centre. Please note in the cases of Figure 2-11 and Figure 2-12, First Bus data is
subject to an NDA and usage of the data is for illustrative purposes only.
Moreover, an analysis of the Severnside study area (see Appendix A) indicates that there
are numerous areas within Severnside where bus services are not accessible within a 5minute walk35. More specifically, within the Severnside study area, 54% of all building
structures (those within) are not within a 5-minute walk of bus services (approximately 400
metres) – the distance the majority of people are willing to walk to access bus services.
Both Severn Beach and Pilning are served by their own railway stations. Severn Beach station
is located in the centre of the village, with Great Western Railways (GWR) offering a service
to and from Bristol Temple Meads, which calls at St Andrews Road, Avonmouth and
Shirehampton, amongst others. GWR offer semi-frequent services before 9am and after 5pm
on weekdays, predominantly once every two hours. Strong patronage flows for this service
during the AM peak are indicated in Figure 2-12.
Pilning station has suffered consistent cuts to services through the station; at present, two
trains a week (on Saturdays) in one direction (towards Filton Abbey Wood, past Patchway)
serve the station. Despite the infrequency of services, the Pilning Station Group (who

33

Eurotaxi Local Bus Routes in Bristol (eurotaxis.com)
This is a larger region than the geographic scope of the Severnside study area.
35 Data indicates that this is the distance that a majority of people would walk to access bus services.
34
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campaign for its regeneration36) report that the station’s official usage figures have risen by
900%-plus (though this figure is likely to have been derived from an initial minimal tally).37
Together with infrequent services, an analysis of the Severnside study area (see Appendix
A) indicates that only 13% of building structures are within a 10-minute walk (approximately
800 metres) of rail services – the distance the majority of people are willing to walk to access
railway services.
Overall public transport network coverage is therefore poor and this, in combination with the
frequency, reliability and speed of contemporary public transport connections are not sufficient
to encourage substantial model shift.
Figure 2-12 - Bus & Rail Patronage (2019 AM Peak hour)

Map data: OpenStreetMap contributors
1.

This is based on early output from WERTM. Please note that this is emerging/interim and is only a guide to the patronage flows
and is subject to change.

36

The Pilning Station Group submitted a bid to the Department for Transport for increased services and a new footbridge in
June 2020. This bid was supported by Jack Lopresti MP (Filton and Bradley Stoke) but was ultimately unsuccessful.
37 Pilning Station – #Footbridge4Pilning
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Figure 2-13 - Bus Trip Demand

Map data: OpenStreetMap contributors
2.

24 hour bus trip attractions (i.e. to Severnside), all trip purposes,

3.

based on composite matrix demand (which is a blend of 2019 mobile phone and synthetic data from WERTM. Please note that
this is emerging/interim and is only a guide to the destinations.
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Figure 2-14 - Bus route map

Map data: OpenStreetMap contributors

2.6.3.

Highway infrastructure and demand

The Severnside area benefits from close proximity to the national motorway network, with the
M4, M5 and M49 motorways all highly accessible. Bristol Port is located within the ASEA and
is connected to the West of England directly by motorway to London, Birmingham, Manchester
and South Wales, as well as with international markets in Europe and beyond38. Bristol Port
contains the requisite facilities in order to handle vessels of up to 130,000 dwt, and handles
27% of all UK aviation fuel imports, 550,000 motor vehicles and over 3 million tonnes of dry
bulk goods each year39.
Severnside’s strategic road connections have seen the area attract significant investment from
a range of sectors, including warehousing and storage, large scale distribution and logistics.
Proposed infrastructural improvements within Severnside will further enhance connectivity to
the national motorway network, with plans forthcoming to provide a new link road from the
Central Park distribution park to Junction 1 of the M49.
Access to the motorway network from within Severnside is not constrained by heavy traffic
flows, particularly at peak times. No barriers are therefore present for freight access, with
significant congestion only observed once on the wider motorway network. Whilst congestion
38

Regular services exist to and from key international destinations, including Bilbao, Antwerp, China and the Far East. An
export service to the US is also available.
39 The Bristol Port Company today | The Bristol Port Company
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increases occasionally on the A403 (the primary connection between Severn Beach and
Avonmouth), these instances are highly localised and generally, it benefits from free traffic
flows.40
Figure 2-15 - Observed Congestion in the AM

Map data: OpenStreetMap contributors. Observed congestion data: Teletrac (2019)

The origination of car trips where the destination lies within Severnside as shown in Figure 216 provides an indicative summary of trip patterns. It suggests that demand is largely localised.
It is also noteworthy that less than 5% of trips originate from Bristol city centre.

40

Information obtained from the West of England Transport Model, which utilises observed Teletrac 2019 traffic delay data.
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Figure 2-16 - Car Trip Demand

Map data: OpenStreetMap contributors
1.

24 hour car trip origins of all trip purposes to Severnside area

2.

based on composite matrix demand (which is a blend of 2019 mobile phone and synthetic data from WERTM. Please note that
this is emerging/interim and is only a guide to the destinations

The most direct route from Severnside to Bristol City Centre utilises the A403 between
Severnside and Avonmouth, leading onto the A4 Portway. Moreover, by virtue of Severnside’s
proximity and accessibility to the M4 and M5, connectivity to Bristol City Centre can also be
achieved through three key arterial routes that connect traffic via the North Fringe of Bristol.
M5 Junction 17 connects traffic onto the A4018 corridor near Cribbs Causeway. M5 Junction
16 connects traffic to the A38 Gloucester Road which serves as a major commuter route
serving employment clusters at Aztec West, Airbus and Rolls Royce. Finally, M4 Junction 19
connects traffic to the M32 from which traffic can access the North Fringe via the A4174 Filton
road.
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Figure 2-17 - Transport infrastructure

Map data: OpenStreetMap contributors

2.6.4.

Overall transport infrastructure and demand

Though excellent connection to the national motorway network enables the provision of
significant employment opportunities and subsequently is a positive from an economic
perspective, transport provision in Severnside suffers at a local level. Severnside has poor
non-car connectivity to labour markets. Access to key employment opportunities in the west
of the area are hindered due to an overwhelming dominance of car access and little
penetration by public transport.
Travel to work survey data collected from employers in March 2021 demonstrate an
overwhelming dependency on car use within the Avonmouth / Portbury / Severnside area. 41
Of all respondents, 87% travel to work by car – a further 5% car share. Cycling and walking
represent only 4% of the modal share (3% and 1%, respectively). Pertinently, only 2
respondents recorded that they reach their place of work by public transport (both bus and
train).
Table 2-8 - Travel to Work Modes - Avonmouth / Portbury / Severnside

Mode of travel

41

Number

Percentage (%)

West of England
wide Travel to

South Gloucestershire Council, Travel to Work Data (March, 2021).

Baseline report | 2.0 | 17 January 2022
Atkins | Severnside Baseline Report v2.1 - Accessible

Page 37 of 79

Work (2021) –
Percentage (%)
Car driver (alone)

264

87

55

Car driver (with
others)

13

4

3

Car passenger

3

1

2

Motorbike / scooter

5

2

2

Cycle

10

3

13

Walk / run

3

1

14

Public bus

1

<1

6

Train

1

<1

2

Taxi

1

<1

<1

Other

1

<1

1

Total

302

100

100

Source: SGC (2021)

In order to understand the accuracy42 of the 2021 data, census 2011 data was interrogated.
The 2011 data presents similar conclusions in terms of the proportion of car drivers, as well
as of those who cycle. The number of public transport users and walkers may be slightly lower
than expected. In both instances, the data suggests that the dominant mode of travel is by car,
which leads to a consistent conclusion that there is a high level of in-commuting in the area.

42

In an understanding that there may be bias in terms of respondents choosing to complete the survey.
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Figure 2-18 - Work commuting patterns

Source: Census (2011)

The M5 & M49 form a physical barrier to labour markets in the areas of Lawrence Weston,
Shirehampton and Southmead. These areas suffer from significant deprivation, being within
the 10% most deprived areas nationally, with connectivity to skills and training needing to be
addressed to better support the communities and labour market needs.43 A lack of access to
labour markets also hinders local enterprises, with local businesses reporting challenges in
filling jobs due to poor local transport provisions.

2.7.

Historic environment

Figure 2-19 shows listed buildings located within Severnside; no other statutory historic
environment designations are present. Listed buildings in the west of Severnside – in
Pilning/Redwick – are Grade II listed. The Severn Tunnel East Portal (the northern most
designation) is Grade II* listed. In the east, listed buildings are predominantly Grade II listed
and comprise of farmhouses and other assorted cottages. The Hallen war memorial – located
in the centre of Hallen village – is Grade II listed. Other listed buildings and structures that do

43

West of England Combined Authority, Future Mobility Zones Fund – Final Proposal (2019).
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not fall directly within the Severnside focus area have also been identified; consideration of
their setting is of paramount importance, in line with statutory legislation.
It is observed within the West of England Strategic Economic Plan 2015 - 2030 that there is a
potential for buried non-designated heritage assets of archaeological interest to be present
within the ASEA44, and there a numerous archaeological sites observed within the wider
Severnside area.
Severn Beach and New Passage (accessible 1750m to the north of Severn Beach)45 benefit
from bespoke Heritage Trails. The Heritage Trails are extremely well sign-posted and can be
supplemented with an informative leaflet (available online46). They lead visitors through a
variety of sites of historical significance (albeit largely un-designated).
Moreover, there are many non-designated heritage assets within the Severnside area, all of
which contribute to the character of the historic environment. Consideration of non-designated
heritage assets constitutes a key factor in the development process, and the need to protect
such assets can prohibit development. This has been a consideration in the development and
design of the ASEA Ecological Mitigation Area, where the upstanding ridge and furrow was
retained because of its importance.
Much of the Severnside area benefitted from the A Forgotten Landscape (AFL) project – a
large-scale natural and cultural heritage project funded by the Heritage Lottery Fund
Landscape Partnership Scheme. The project ran from March 2015 to October 2018 and
sought to conserve and enhance the Lower Severn Vale Levels, an area of low-lying
floodplain along the shore of the Severn Estuary, while improving community access to and
engagement with the area’s unique natural and cultural heritage. As a result, an investment
of £1.4 million was invested. This investment enabled (amongst other successes):
•
•
•

47 oral histories to be recorded and 11 historical research papers to be published;
15 new walking routes to be developed totalling 67km; and,
12 interpretation panels, 3 toposcopes, 8 benches and 3 sculptures to be installed.

West of England, Strategic Economic Plan (2015 – 2030) (2015).
The New Passage Heritage Trail includes sites within Severnside, mostly in Redwick.
46 Severn-Beach-Heritage-Trail-Leaflet.pdf (aforgottenlandscape.org.uk)
44
45
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Figure 2-19 - Listed buildings and structures

Map data: OpenStreetMap contributors

2.8.

Utilities infrastructure

Figure 2-20 presents the location of gas pipes and electricity towers and cables in the study
area. More engagement will be undertaken in order to better understand any constraints this
may cause for new developments.
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Figure 2-20 - Utilities infrastructure

Map data: OpenStreetMap contributors

2.9.

Identity and sense of place

Severnside has had a varied history, particularly Severn Beach in the west of the area. Once
of national prominence, the development of a single-track goods line across the Severn
shoreline had seen a local entrepreneur called Robert Stride observe that Severn Beach (as
it would come to be known) offered considerable potential to emerge as a thriving riverside
resort. By the early 1920s, publicity was ripe, and the first trains ran from Bristol to a new
platform at Severn Beach; 11,000 people made the trip on its opening day. Tourism became
a huge attraction, with a wealth of traders setting up stalls, and amusement parks and
swimming pools being developed47. The first summer of operation saw over 70,000 people
take the train to Severn Beach48.
Severn Beach’s popularity would eventually wane. The Second World War and the emergence
of package holidays meaning that by the 1960s, many of the attractions that had made it
famous were demolished. Today, the scene at Severn Beach is much more understated, albeit
there is a pride amongst residents of its history – with an active local history group within the
community (The Pilning and Severn Beach History Group49). Though the tourist attractions of

47

To be beside the sea: The life and times of Severn Beach - The Bristol Magazine Online
Ibid.
49 The Pilning and Severn Beach History Group are responsible for producing the leaflets to accompany the Heritage Trails
in Severn Beach and New Passage (see Section 2.7).
48
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the early 20th century have long since disappeared, the views across the estuary and copious
walking opportunities50 around Severn Beach and Pilning remain a source of pride.
What is evident is that due to the diverse and dispersed nature of land uses, there are distinct
character areas within Severnside, as opposed to there being a single identity for the entire
area. Within residential character areas of Pilning, Severn Beach and the surrounding villages,
a sense of community is prevalent. Numerous community groups exist, actively campaigning
for regeneration within their locality.
The identity and sense of place however could be enhanced and made appropriate for each
character area in Severnside. Enhancing the identity of employment character areas may not
require the same interventions as those to enhance the identity of the residential character
areas. It is noted throughout Severnside that opportunities to relax, mix and enjoy leisure
opportunities are developing through places like The Wave and Wild Place, but are limited. A
lack of active frontages and natural surveillance within the public realm may also enable or
encourage criminal activity51.

3.

Legislative, policy and strategic context

Key adopted policy documents52 which have been reviewed to form an evidence base for the
Strategic Severnside Masterplan are included within Table 3-1.
Table 3-1 - Severnside: Legislative, policy and strategic framework

Document
Legislation

Environment Act (2021)

Policy

The National Planning Policy Framework (NPPF) (latest revision,
2021)
South Gloucestershire Council (SGC) Local Plan (2014)
South Gloucestershire Council Core Strategy (2013)
South Gloucestershire Council Policies, Sites and Places Plan (2017)
South Gloucestershire Council Joint Core Strategy (2011)
South Gloucestershire Council Plan 2020 – 2024 (2021)
South Gloucestershire Landscape Character Assessment SPD (2014)
South Gloucestershire Trees and Development Sites SPD (2013)
South Gloucestershire Development in the Green Belt SPD (2007)
South Gloucestershire Infrastructure Delivery Plan (IDP) (2014)

Strategy

Climate Emergency Action Plans for SGC and WECA (2019)
West of England’s Joint Local Transport Plan 4 (JLTP4) (2020)
West of England Recovery Plan (2020)

50

The walking routes along the Severn Beach line have been subject of a book by Andrew Swift (2014).
Severnside is located within the Severnvale and Pilning Beat. Over a 12 month period, this beat sustained 584 crimes
and 402 instances of Anti-Social Behaviour. The ASEA is marked as a crime ‘hotspot’ area (https://www.police.uk/pu/yourarea/avon-somerset-constabulary/severn-vale-and-pilning/?tab=CrimeMap).
52 Emerging policy and strategy documents are addressed in Section 4.1.
51
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West of England Local Industrial Strategy (LIS) (2019)
West of England Strategic Economic Plan 2015-2030
West of England 10 Year Rail Delivery Plan for Investment 2020 –
2030 (2020)
West of England Joint Green Infrastructure Strategy (JGIS) 2020 2030 and WENP Nature Recovery Network (2020)
West of England Bus Strategy (2020)
West of England’s Local Cycling and Walking Infrastructure Plan
(LCWIP) (2021)
West of England Transport Delivery Plan (2021)
West of England Employment and Skills Plan (2019)
West of England Placemaking and Cultural Charter
Western Gateway Rail Strategy (2020/21)
Western Gateway Strategic Transport Plan 2020-2025 (2020/21)
Western Gateway Economic Connectivity Study (2019)
The Avonmouth Severnside Outline Development Strategy (April,
2012)
South Gloucestershire’s Green Infrastructure Strategy 2021 (2021)
South Gloucestershire’s Joint Health and Wellbeing Strategy (JHWBS)
2017-21 (2017)
South Gloucestershire’s Local Flood Risk Management Strategy
(2015)
South Gloucestershire’s Renewable Energy Resource Assessment
Study Report (RERAS) (November, 2021)
South Gloucestershire’s Landscape Sensitivity Assessment
(September, 2021)
The Forest of Avon Plan: A Tree and Woodland Strategy for the West
of England (2021)
A high-level summary of the key policy documentation used to inform the baseline report is
provided below. Relevant legislature, policy and strategy documents that contain specific
policies / strategies to the Severnside study area have been provided as opposed to
comprehensive, exhaustive summaries of all policies / strategies. The remaining documents
are summarised within a separate Planning Policy Log.

3.1.

Policy context

As part of the South Gloucestershire Local Plan (together with the SGC Policies, Sites and
Places [PSP] and Joint Waste Core Strategy), the adopted SGC Local Plan Core Strategy
provides the framework for identifying growth and allocating sites to deliver growth across
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South Gloucestershire. It should be noted that the Severnside focus area considered as part
of this report differs to the area in the Local Plan identified as Severnside.
Severnside forms one of the six spatial areas of the district detailed within the Core Strategy.
It is recognised as a potential major employment location due to planning permissions granted
in 1957/58 covering approximately 650 hectares.
The Core Strategy includes a vision for the Severnside area to remain a strategically important
location for employment uses. Policy CS35 ‘Severnside’ safeguards 635 hectares of land at
Severnside to be developed for distribution and other extensive employment uses, broadly in
line with the extant planning permissions dating from 1957 and 1958 (see Figure 3-1). The
Core Strategy emphasises the need for a holistic approach to be undertaken in order to unlock
the economic potential of the Severnside area, as well as improving transport infrastructure.
In line with this, the vision for the Severnside area sees employers, landowners and
developers working with the council, other agencies and Bristol City Council in order to provide
a strategic development approach which will help to deliver development while mitigating site
constraints, including flood risk, coastal protection, biodiversity, archaeology and
transportation.
The Core Strategy designates a significant area of land to the east of the M49 as Green Belt,
including the small rural settlements of Hallen, Over and Easter Compton (CS5 – ‘Location of
Development’). Further to this, Policy CS5 defines settlement boundaries, including Easter
Compton, Hallen, Severn Beach and Pilning within the Severnside area.
The PSP reiterates the need to realise economic potential of the Severnside area. It
encourages the creation of flexibility for businesses requiring storage and distribution facilities
of all sizes and aspirations, whilst ensuring that the highway network and the local environment
is protected from adverse impacts. Policy PSP29 allocates the ASEA as one of three
Enterprise Areas in South Gloucestershire (together with Filton and Emersons Green).
Policy PSP13 ‘Safeguarding Strategic Transport Schemes and Infrastructure’ includes plans
to deliver the ‘Avonmouth Severnside package’. This package comprises of a package of
sustainable transport measures to promote walking, cycling and public transport use in the
area; and a new intermediate junction on the M49 which is considered to be a key driver to
growth, improving the accessibility of the ASEA.
Outside of the ASEA, land outside of the identified settlements is considered as part of the
rural economy (PSP28) and / or for agricultural development (PSP29). A small section of the
Severnside area – to the north of Over – is designated as a Mineral Safeguarding Area
(PSP24). PSP18 ‘Statutory Wildlife Sites: European Sites & Sites of Special Scientific Interest
(SSSIs)’ consolidates the Severn Estuary and Shoreline’s designation as a Site of Special
Scientific Interest (SSSI), Special Area of Conservation (SAC), Special Protection Area (SPA)
and Ramsar site. Moreover, PSP19 ‘Wider Biodiversity’ designates it as a Site of Nature
Conservation Interest (SCNI). Further SCNIs are designated in the east of Severnside, namely
in woodland areas adjacent to the M5.
The Core Strategy plans for significant growth on the other side of the M5. It designates Cribbs
Patchway as a New Neighbourhood (CPNN) on the old Filton Airfield to provide approximately
5,700 new homes, around 50ha. of employment uses, local services and facilities, green
infrastructure and improved walking and cycling links.

Baseline report | 2.0 | 17 January 2022
Atkins | Severnside Baseline Report v2.1 - Accessible

Page 45 of 79

Figure 3-1 - Safeguarded employment land

Map data: OpenStreetMap contributors

3.2.

Strategic context

The Avonmouth Severnside Outline Development Strategy and accompanying
Avonmouth / Severnside Integrated Development, Infrastructure & Flood Risk
Management Study are adopted by SGC. The two documents develop a written 2050 joint
vision statement that is shared with Bristol City Council, and incorporate intervention options
and investment information.
Its vision statement for the area can be summarised that, by 2050, the area will be an
internationally significant industrial location and home to key sectors, drawn by investment
opportunities and a reputation for innovation, competitiveness and superb infrastructure. As a
result, Avonmouth Severnside will provide up to 20,000 new jobs, benefitting local people and
a highly skilled, adaptable, workforce to maximise economic growth and social inclusion.
The Strategy concludes that, whilst there are numerous constraints within the area, if these
constraints are successfully addressed there is the potential for a much greater economic
benefit in terms of the scale, nature and pace of development to be realised. Though the costs
to overcome these constraints are observed to be substantial, having regard to the benefits –
in terms of additional economic growth – these investments can be justified.
A holistic approach is considered to be required; these constraints cannot be separately
addressed as a solution to one (for example, flood defences) may have a detrimental impact
on another (such as ecology), whilst there are also opportunities to simultaneously address
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development constraints (such as ecology mitigation, green infrastructure requirements and
landscaping). Consequently, a long-term integrated strategic approach is considered to be
required to address these issues and to realise the opportunities.
The accompanying Avonmouth / Severnside Integrated Development, Infrastructure &
Flood Risk Management Study examines, in broad terms, whether the development of a
district heat distribution network is feasible and sets out proposals as to how this could be
taken forward. The evidence identifies that there is a significant number of generators of heat
within the study area that could be used in a district heating system.
Although there is the potential to generate electricity (via, for example, wind and solar
technologies) to distribute beyond the study area, the study concludes that a local heat
distribution network powered mostly with biomass and energy from waste Combined Heat and
Power (CHP) plants offers the best renewable energy opportunity for the Avonmouth
Severnside area because it will maximise the environmental benefits of the low
carbon/renewable energy generated in the area.
The West of England Local Industrial Strategy (LIS) sets out clear priorities to drive longterm growth in the regional economy. The LIS sets out the fundamental importance of
Enterprise Areas to the long-term growth in the regional economy, including the ASEA. It is
considered that Enterprise Areas free up key development sites, consolidate infrastructure,
attract business and create jobs. These areas deliver long-term, sustainable growth based on
cutting-edge technology and enterprise. They are considered as priority growth locations and
play a major role in creating the right conditions for business to thrive. More specifically, the
ASEA is identified as having the infrastructure and connectivity that will benefit Warehousing
and Storage, Large Scale Distribution and Logistics and Environmental technologies.
The Strategic Economic Plan 2015-2030 for the West of England outlines ambitious plans
for the level of funding needed from the Local Growth Fund that reflects the role of the West
of England as a key driver of national growth. The ASEA is identified has a potential
opportunity area for waste processing plants for combined heat capturing and power; recycling
materials recovery links to circular economy agenda. The M49 new junction is considered a
scheme that is critical to unlocking the ASEA.
The Joint Local Transport Plan 4 (JLTP4) looks at transport up to 2036. It sets out how it is
aimed to achieve a well-connected sustainable transport network that works for residents,
businesses and visitors across the region; a network that offers greater, realistic travel choices
and makes walking, cycling and public transport the natural way to travel. The JLTP4 supports
the substantial extensions to the metrobus network, to be delivered up to 2036. These are
proposed where they enable sustainable economic growth and contribute to substantial
improvements to accessibility in the local area.
The Plan identifies the Metrobus Bristol City Centre to Severnside scheme as an early
investment scheme under development. The route would connect the logistics cluster at
Severnside and Avonmouth with Bristol City Centre via the Portway Park & Ride site. Further
detail of this scheme is set out in Section 4.4.2.
Furthermore, it is observed that the only committed HE (Highways England, now National
Highways) scheme included in the Road Investment Strategy (RIS) is the new M49 Avonmouth
junction (to improve access to Avonmouth and Severnside).
The joint Network Rail and WECA 10 Year Rail Delivery Plan 2020 to 2030 identifies
service enhancements to the Severn Beach line – including upgrading platform capacity at
Severn Beach and resignalling the Severn Beach line – as a scheme to be developed in the
10 Year Rail Delivery Plan and delivered between 2030 to 2045. Furthermore, service
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enhancements to the Henbury Line is also identified, which would offer a half hourly service
from Severn Beach to Yate via Bristol Parkway and/or linked half hourly service on the
Portishead line. Further detail is set out in Section 4.4.3.
The Joint Green Infrastructure Strategy (JGIS) aims to ensure that the network of
multifunctional urban and rural green space responds to the climate and ecological
emergency. In preparing the JGIS, six strategic green infrastructure projects have been
identified, including the ‘String of Pearls’ programme. The ‘String of Pearls’ programme seeks
to create and expand the series of wetlands along the Severn Estuary SPA / Ramsar in South
Gloucestershire and Bristol to act as high tide roosts or ‘stepping-stones’ for wildfowl / waders.
South Gloucestershire’s Council Plan 2020 – 2024 The Council Plan is based around four
key priorities which are creating the best start in life for our children and young people,
identifying and supporting those most in need and helping people to help themselves,
promoting
sustainable
inclusive
communities,
infrastructure,
and
growth
and realising the full potential of our people and delivering value for money.
South Gloucestershire’s Green Infrastructure Strategy 2021 emphasises SGC’s
commitment to the creation of new wetland habitats as mitigation for the ASEA Ecological
Mitigation and Flood Defence scheme. Moreover, further detail is provided in regard to the
delivery of the ‘String of Pearls’ programme – see Section 4.3.2.
South Gloucestershire’s Renewable Energy Resource Assessment Study Report
(RERAS) consists of a bottom-up assessment of the potential for the deployment of various
renewable and low and zero carbon energy technologies at different scales and in different
locations across South Gloucestershire. The RERAS serves as part of an evidence base to
inform new Local Plans and a variety of future workstreams requiring the consideration of
different renewable energy resources. The RERAS identifies that Severnside could play a role
in the development of a District Heating Network53 (DHN). The existing energy from waste
centres (Severnside Energy Recovery Centre and Avonmouth Resource Recovery Centre)
are noted to be a potential waste heat source, the potential for which South Gloucestershire
Council has investigated in partnership with Bristol City Council.
Further to this, the Landscape Sensitivity Assessment for wind energy and solar
photovoltaic (PV) schemes provides judgements on the landscape sensitivity of different parts
of South Gloucestershire to these forms of development. The assessment identifies that there
may be opportunities for solar PV developments to be located around existing industrial
development south of Severn Beach or along the M5 corridor, where appropriately screened
by hedgerow boundaries. Moreover, it is noted that there may be opportunities for wind energy
developments, adjacent to the existing warehouses and industrial units along the estuary in
the south west.
The Forest of Avon Plan: A Tree and Woodland Strategy for the West of England
supports regional targets to double tree cover by 2050, establishing an extra 8,000 hectares
of woodlands, and provides a vision for ‘our trees and woodlands making a vital contribution
to a thriving natural environment, society and economy.’ The Plan seeks to ensure that action
for trees and woodland supports the delivery of the West of England NRN. Specific to the
Severnside area, within the Pilning Levels, it seeks to ensure that any new development
requires the conservation and planting of trees within the site and as determined by scale and
impact, includes off-site tree and woodland planting. Where development is to take place at

53

A District Heating Network (DHN) is the term given to a distribution system providing multiple individual buildings with
heat generated from a single source.
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scale ensure that trees, woodland and other green infrastructure is planned in advance and
not piecemeal, to maximise benefits.

4.

Planned changes to land use and
infrastructure

In this Chapter, proposed development and infrastructure planned for Severnside is set out in
the following sections:
• Section 4.1 - Emerging legislation, policy and strategy;
• Section 4.2 - Major sites allocated for development;
• Section 4.3 - Green and blue infrastructure proposals;
• Section 4.4 - Transport infrastructure proposals; and,
• Section 4.5 - Utilities infrastructure proposals.
Only major interventions or those with a reasonable level of certainty are presented in this
report. A full intervention uncertainty log has been prepared which can be read as a supporting
document. This will be a live document used to validate the status of existing proposals, of
varying levels of certainty, as well as to document new proposals which come out of the
Severnside masterplan process.

4.1.

Emerging legislation, policy and strategy
4.1.1.

Emerging policy

SGC is currently in the early stages of developing a new Local Plan for the area, entitled Local
Plan 2020. The Plan will include a new strategy and policies to guide and manage growth and
change in the South Gloucestershire area up to 2040.
SGC has published their Phase 1 consultation Issues & Approaches document. The
document outlines specific challenges and opportunities in regard to Severnside’s future
growth. Severnside is identified as paramount to the West of England economy, providing
employment and training opportunities across a variety of sectors.
Severnside is observed to benefit from a strong concentration of jobs in the area, which in
combination with a lack of access to job opportunities in other areas, is seen as possible
contributory factor in patterns of commuting across South Gloucestershire. Moreover, the area
is seen to suffer from poor accessibility from other key areas such as the East Fringe and
North Fringe, particularly from public transport. This is acknowledged to contribute to
significant congestion, adding to the issues pertaining to climate change and air pollution, and
also the perpetuation of inequalities in the region.
The document provides an indication into the future strategic role of Severnside. The area of
Severnside located within the ASEA is considered likely to remain a strategically important
location for employment uses. Undeveloped employment land stocks in South Gloucestershire
are noted to be dwindling; the majority of this land stock is located within Severnside. It is
stated that the new Local Plan will need to provide more land for employment purposes, to
allow existing and new businesses to invest and grow within the South Gloucestershire.
Moreover, existing safeguarded employment sites, which includes the ASEA, are to be
assessed for their suitability to be redeveloped to incorporate more flexible and adaptable uses
(where possible), to ensure that the needs of businesses are met for the plan period.
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The document outlines the opportunities offered by the development of the ASEA Ecology
Mitigation and Flood Defence Scheme (see Section 4.3.1), which will need to be planned for.
However, considerable caution is also expressed. It is made explicit that the scheme has been
designed to maintain the current level of protection and mitigate against increases in flood risk
from the impacts of climate change. It does not reduce the level of flood risk in the area and,
therefore, the sequential test would still apply. As such, whilst the development of commercial
and / or employment floorspace, and some infrastructure development, continues to be
appropriate (subject to meeting other flood risk requirements), it would be inappropriate to
consider housing growth in these areas based solely on the delivery of the scheme.
It is therefore unlikely that the new Local Plan will stimulate housing growth around existing
rural communities in the west of Severnside. Despite this, planning for some level of agile
regeneration may be possible; employment and key services and facilities, in appropriate rural
villages and settlements, can play an important role in making sure that the long-term vitality,
vibrancy and overall sustainability of our rural communities is maintained. This can be
achieved through:
•

Increasing access to education and employment opportunities in easy reach of where
people live.
• Supporting the long-term sustainability and success of education facilities, particularly
those rural primary schools that have seen a decline in class sizes in recent years.
• Supporting existing and/or enhanced key services and facilities in rural communities, like
local shops, community centres, public houses, broadband connectivity, local employment
opportunities, and the viability of public transport connections to towns and urban areas.
Several options are being considered in the document with regard to future growth with the
Green Belt. One option investigates the potential for an appropriate level of small to mediumscale growth in villages and settlements outside of the Green Belt. This option needs to be
considered due to national planning policy, which requires local authorities to demonstrate that
they have looked at all reasonable options for meeting their development needs before looking
at any changes to the extent of the Green Belt.
The other option being considered may have considerable influence on future growth in the
Severnside study area. This option investigates the potential for an appropriate level of small
to medium-scale growth in villages and settlements both outside and inside the Green Belt.
This option is considered to result in the largest number of villages and settlements (including
Easter Compton and Hallen) being considered, and provides the broadest range of possible
options to deliver the homes needed for communities across South Gloucestershire.
This option would require a fundamental understanding that some villages and settlements
that would be under consideration lack the appropriate minimum level of sustainable public
transport links and have very limited walking and cycling access to key services and facilities.
The level of development considered for small and medium scale growth is unlikely to be of
scale sufficient to support major new public transport schemes or provision of new services
and facilities (as opposed to supporting/ improving the viability of existing provision).
The document reiterates the plans for major growth on the other side of the M5, including the
Cribbs Patchway New Neighbourhood.
SGC has also prepared their Phase 2 Urban, Rural and Key Issues document for public
consultation in February 2022. It is stated within the document that safeguarded employment
sites in the current Local Plan are not likely to change – as such, the designation of the ASEA
within Severnside is likely to be unaffected. Nonetheless, it is pertinent that some employment
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sites are noted to potentially benefit from a mixed-use approach in order to increase the quality
and range of employment uses.
Easter Compton, Redwick, Pilning, Severn Beach and Hallen are all listed as villages /
settlements to investigate for growth, having been subject to a bespoke methodology which
has taken into account fundamental criteria including accessibility, public services, and
environmental constraints etc.
9 strategic green infrastructure corridors are proposed, one of which runs along the Severn
Estuary and into the Levels. The corridors are to form part of SGC’s emerging Local Nature
Recovery Network and have been informed by the West of England’s Joint Green
Infrastructure Strategy’ (JGIS).
SGC’s Local Flood Risk Management Strategy 2022-27 – currently undergoing a period of
public consultation - has been developed to deliver a short to medium (6-year) improvement
plan to establish a sound evidence and knowledge base upon which to develop a longer-term
investment plan for local flood risk management activities in South Gloucestershire. The
purpose of this Strategy is to set out SGC’s approach to managing flood risk from local sources
(i.e. surface water, ordinary watercourses and groundwater) in both the short and longer term,
with proposals for sustainable actions that will help manage the risk in a way that delivers the
greatest benefit to residents, businesses and the environment.
Pilning and Severn Beach Parish Council have commenced plans to develop a
Neighbourhood Plan. The plan will set out the vision for the parish and its planning policies
for the use and development of land within the designated neighbourhood area. A project plan
to adoption has been agreed, with submission intended for Spring 2023. A community survey
has recently been undertaken, with analysis of the results to follow.

4.1.2.

Call for Sites 2020

As part of SGC’s Local Plan 2020 preparation, a ‘call for sites’ ran from July 2020 to October
202054. The ‘call for sites’ enables developers, landowners and / or the public to submit
representations to the council to identify sites that may have the potential to developed (for
housing and economic purposes) through the Local Plan. Sites that have been submitted will
then be subject to an assessment to determine whether they have the potential to be allocated
through the Local Plan.
A number of parcels of land within Severnside were identified within the ‘call for sites’.
Numerous parcels of land to the north of East Compton / east of Pilning have been promoted
for residential uses or mixed use development (including significant numbers of residential
units). A 261 hectare site (named as ‘Swanmoor Stoke’) has been promoted, identified as
having the potential to provide for a new sustainable community (comprising of up to 3000
dwellings), existing and new employment, leisure facilities, business and research facilities
within a zero carbon, energy positive development. Moreover, several smaller parcels of land
have also been promoted for residential uses in Severn Beach, western Pilning and Hallen.
The former Avlon Works site – in operation from 1969 to 2019 but demolished in 2021 – has
also been promoted for a flexible range of uses in the B1, B2 and B8 use classes – considered
as suitable for large scale industrial, storage, distribution, power and employment type uses.

SGC have mapped submissions received during both the 2020 ‘call for sites’ and the 2018 ‘call for sites’. The 2018 ‘call
for sites’ was undertaken in preparation of the now withdrawn West of England Joint Spatial Plan (JSP). As all submissions
have been mapped online by SGC, they have also been included within this analysis.
54
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Plot 9000 Land off the Western Approach55 has also been promoted for B1, B2 and B8 use
classes.
Figure 4-1 - SGC Call for Sites

Map data: OpenStreetMap contributors

4.1.3.

Emerging strategy

The Spatial Development Strategy (SDS) for the West of England is currently under
development. WECA has recently published various technical documents which form part of
an initial evidence base that will help to shape the SDS, including an Employment Land Spatial
Needs Assessment (ELSNA), Local Housing Needs Assessment (LHNA) and Infrastructure
Investment Delivery Plan (IIDP) Topic Paper: Issues and Options.
The ELSNA recognises that the most active logistics and distribution market continues to be
focused on Avonmouth and Severnside, with demand expected to be maintained for the
foreseeable future, largely as a consequence of commercial recognition of its strategic
significance and success, linked to its access to strategic transport networks and the port.
However, it is important to note that supply of available land and market ready sites in
Avonmouth and Severnside has reduced significantly, with potential for future strain if the
current level of demand increase; the remaining available land at Severnside is being
developed at an increasing rate, with the scale of premises also rising through the realisation
of demand for super sheds (large premises to support distribution).
55

This plot is currently subject to an outline application (P21/01998/O) proposing the erection of 2 no. industrial (Class B2)
and warehousing/distribution (Class B8) units (Outline) with access be determined, all other matters reserved.
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Furthermore, employers based in the area are reported to have found difficulties in recruiting
and retaining skilled staff, thus improved transport connectivity from residential areas through
infrastructure investment is considered crucial to safeguarding sustained regeneration in the
area.
Moreover, market engagement indicates that Avonmouth and Severnside increasingly acts as
a major cluster location for the West of England’s Circular Economy / Low Carbon businesses,
with major employers Suez, Viridor and GenECO156 offering notable examples of waste to
energy production in the area. It is considered that the location of Severnside away from
residential communities, together with its strategic road and rail connections, affords the area
considerable appeal for waste processing.
Avonmouth and Severnside are deemed inappropriate for some cross-sectoral spatial
priorities considered included provision for SMEs and start-ups, despite their significance for
larger businesses, for instance due to the lack of affordable public transport provision and
limited provision of local amenities.
The Indicative Supply Suitability of Available Land indicates that suitable industrial land for
broader manufacturing uses, including Aerospace and Advanced Engineering has been
identified in South Gloucestershire and North Somerset, particularly within the Severnside and
J21 Enterprise Areas. Moreover, whilst available land suitable for tourism is currently relatively
limited across the sub-region, it is noted that there is also potential for the development of
hotels on the available land at Severnside to serve the transient (contractor based) working
population and as workforce amenities (ancillary coffee shops etc), as demonstrated at
Avonmouth.
The LHNA provides evidence to support the SDS of the social and demographic trends in the
sub-region. Findings reveal particularly in South Gloucestershire that there is a growing need
for homes for families with dependent children; 88% of the household growth is for households
aged over 65, and couples with children aged 35-54. This suggests homes meeting older
persons requirements along with family housing should be priorities across South
Gloucestershire, not necessarily Severnside.
The Infrastructure Investment Delivery Plan (IIDP) Topic Paper: Issues and Options explores
how infrastructure helps or hinders clean and inclusive behaviours at present, and what
potential interventions could help improve this situation.
The JLTP4 includes a commitment from WECA to develop a joint strategy for movement for
the Portbury, Avonmouth & Severnside area. The Portbury, Avonmouth & Severnside
Transport Strategy will align with the principles of the JLTP4, in balancing the requirement
for distributing goods, with mitigating the adverse impact of vehicles and promoting sustainable
modes of transport as the most attractive way to travel within the region. The development of
this strategy is currently paused.

4.2.

Major sites allocated for development

Major committed and pipeline developments have been mapped in Figure 4-2.
The review indicates that the majority of major committed and pipeline developments lie in the
west of the Severnside study area, within the ASEA. Though the majority of committed
development within this area is to provide for industrial / distribution uses, it is noteworthy that
a McDonalds restaurant and petrol filling station is planned adjacent to the newly developed
Travelodge. Whilst minor committed developments have been identified in other areas within
Severnside, these have not been mapped due to their scale and influence.

Baseline report | 2.0 | 17 January 2022
Atkins | Severnside Baseline Report v2.1 - Accessible

Page 53 of 79

The section of the ASEA within Severnside is designated as safeguarded employment land in
SGC’s Core Strategy (see Figure 3-1). This is the only site allocation within the Core Strategy
that falls within the Severnside study area as defined for the masterplan project.
In mapping committed and pipeline developments in section of the ASEA within Severnside,
it is important to consider two major planning consents (granted in 1957 and 1958) which
spans much of the area (see Figure 2-6). It is understood that these consents have been found
legally sound and implementable:
•

SG4244 - Planning permission over 1000 acres for the development of factories for the
production of chemical and allied products, construction of offices, warehouses, stores,
reservoirs, pump-houses, canteens, clubs, hostels, training establishments, amenity and
welfare buildings, sports pavilion and sports and playing fields (approved November 1957);
and,
• SG4244/A - Outline planning permission for the development of 22.55 acres for the
construction and operation of factories for the production of chemical and allied products
and construction of offices, warehouses, stores, reservoirs, pump-houses, canteens, clubs,
hostels, training establishments, amenity and welfare buildings, sports pavilion and sports
and playing fields (approved July 1958).
Where development has already been built out, the extant planning permissions are no longer
valid and new planning permission must be obtained.
Major committed and pipeline developments in the Severnside study area include:
•
•
•

•

•

•

•

•
•

Mountpark Bristol XL - site is immediately deliverable and can accommodate circa 1.3
million sqft, benefitting from 3 detailed planning consents56.
Mountpark Bristol 360 – 359, 500 sqft logistics unit currently under construction, though
understood to be immediately available.
8020 Western Approach - Erection of 2 no. buildings (Unit 1 for light industry (Class B1c)
and Unit 2 for a flexible business use (B1c, B2 and B8)) with ancillary offices, access,
parking, landscaping and associated works.
More+ - a total of 35 acres, with 6 new units under construction. The indicative masterplan
shows a selection of 6 buildings ranging from 20,000 sqft to 94,000 sqft suitable for
industrial / distribution uses. Phase 1 construction was completed in Q1 2019 and phase 2
is to be completed Q1 2022.
Plot 2, Central Park - Construction of a roadside facility comprising a petrol filling station,
associated convenience store, 3 no. drive thrus (Class A5), new access, and associated
work. This includes provision of a McDonalds restaurant.
Ellinghurst Farm - Erection of two buildings for storage and distribution (Use Class B8)
with floor areas of 9,566sqm and 26,600sqm with associated access, parking and
landscaping.
Land to the north of Minor’s Lane - Change of Use of land from agricultural to land for
storage and distribution (Class B8) to include erection of perimeter fence, installation of 2
no. bridges and associated development.
ASEA Flood Defence Scheme – see Section 4.3.1.
The Wave – Installation of solar apparatus, storage systems and EV charging points,
together with associated access, landscaping, security fencing and CCTV.

56

Though the site benefits from 3 detailed planning consents, an application to revise the site layout is currently under
consideration (Ref: P21/05058/F).
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•
•

M49 Junction 1 Link Road - Construction of a new link road to Junction 1 on the M49 to
serve the ASEA.
The Wild Place Project – The new Bristol Zoo is proposed to open in 2024 at the Wild
Place Project, including a new conservation breeding centre and conservation medicine
centre. Public consultation on the plans for the new Bristol Zoo are set to take place in
early February 2022.57

Figure 4-2 - Major committed and pipeline development

Map data: OpenStreetMap contributors

Several planning applications are already being processed for sites within the Severnside
study area which must be considered as part of the Masterplan assembly process to ensure
proposals complement, and where necessary, make recommendations to improve existing
proposals.

4.3.

Green and blue infrastructure proposals
4.3.1.

The ASEA Ecology Mitigation and Flood Defence Project

The ASEA Ecology Mitigation and Flood Defence Project is a joint partnership project with
South Gloucestershire Council as the lead partner, Bristol City Council as a partner and the

57

New Bristol Zoo will be home to some of the world’s most threatened species
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Environment Agency as a partner and delivery partner. The project will deliver new flood
defences for the Avonmouth / Severnside area58, and is due to be completed in 2026 / 2027.
The project seeks to ensure that flood risk is reduced for at least 60 years, through to 2098.
The new flood defences therefore only increase the suitability of commercial development with
a 60 year lifetime in the area. The NPPF requires residential development to demonstrate the
site is safe from flood risk, including the predicted effects of climate change, for 100 years (the
residential lifetime of development). The ASEA Ecology Mitigation and Flood Defence project
is therefore not intended to protect new residential developments.
The ASEA Ecology Mitigation and Flood Defence Project is intended to support the growth of
the ASEA; it is designed to help give businesses a degree of confidence to invest in the ASEA.
However, this could be challenged as awareness grows of the finite nature of the flood
defences becomes realised.
Whilst the project mitigates against increases in flood risk from the impacts of climate change,
it is understood that flood zone designations in the area will not change. Moreover, it is
understood that no planning designation changes are expected as a result of the project.
A minimum of 85 hectares of new wetland habitat in the Hallen Marsh (just to the south of the
study area) and Northwick (just to the north of the study area) will also be created. This will
include wet grassland to encourage wading birds and open water to encourage wildfowl. To
facilitate this, a number of different methods will be used to create this habitat, including new
ponds and scrapes (areas of shallow water) over the winter months. The new wetlands
effectively provide the mitigation options referred to in section 4.3.3 below.

58

17km of improved flood defences from Lamplighter’s Marsh in the south to Aust in the north.
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Figure 4-3 - Hallen Marsh and Northwick Wetlands

Source: ASEA Ecology and Flood Mitigation Project (2021)

4.3.2.

String of Pearls programme

Whilst noted to be at the concept stage, the String of Pearls programme aims to connect and
restore wetland habitat of the protected Ramsar area of the low lying vales and coast of the
Severn Estuary. The programme will support the resilience of the area and improve public
amenity. The programme will deliver the wetland Nature Recovery Network in the area. SGC’s
Green Infrastructure Strategy (2021) includes a commitment to progressing the programme to
a full business case to link and restore wetland sites and habitat across the Severn Vale levels
through their strategic GI projects pipeline portfolio. This will be done by the end of 2022.

4.3.3.

The Cresswell Report

The Cresswell Report (Severnside / Avonmouth Wetland Habitat Project, 2010) was
commissioned by SGC, BCC and Natural England to carry out a wetland habitat creation
project at Severnside and Avonmouth. Divided into 2 stages, the first stage of the project
consisted of a review of desk-based information to identify those areas of particular importance
for wintering and migratory waterfowl within the study area. These findings then informed
Stage 2, which comprised of a review of the 1957/58 planning permissions (under Regulation
50 of the Habitats & Regulations (1994) (as amended)), and an impact assessment of the
Bristol Employment Zone and the Bristol City Sustainable Energy Strategy. These
assessments served to determine the significance of future habitat losses from development
in these areas upon the qualifying bird species for the Severn Estuary Natura 2000 site.
Based upon the findings of these assessments, a series of options for strategic mitigation were
proposed (as well as potential locations), to off-set habitat losses arising as a result of
considerable development in the area. Mitigation options included:
•

Habitat safeguarding and works to create, restore and enhance areas of wetland habitat;
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•

The development of an Ecological Refuge Area to provide part of the long-term mitigation
to address at least a proportion of the potential adverse impacts of future development
within the 1957/58 planning permission extents; and,
• The strategic consideration of future wind farm development associated with wetland sites.
The strategic options have been found to be unachievable as written within the Cresswell
Report. As a result, most of the new wetlands are to the north of the masterplan study area,
as detailed in section 4.3.1

4.3.4.

Fluvial flood protection measures

Within Severnside, there are also areas at risk of fluvial (river) flooding (see section 2.2.1).
These may pose a significant risk given the number of watercourses present across the area.
It is understood that the area is effectively gravity drained – at some point, without further
development of the network, this may start to fail. Therefore, the network is considered likely
that it is going to need development at some point and / or a likelihood for active pumping.

4.4.

Transport infrastructure proposals
4.4.1.

Highway network

Proposed infrastructural improvements within Severnside will further enhance connectivity to
the national motorway network, with plans forthcoming to provide a new link road from the
Central Park distribution park to junction 1 of the M49. It is understood that an approach has
been agreed between SGC and the Department for Transport and National Highways to help
deliver of the link road. The new M49 junction has already been completed, with the intention
to improve access to Bristol Port and the ASEA.
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Figure 4-4 - New link road - M49 J1

Map data: OpenStreetMap contributors

4.4.2.

Bus services

WECA Bus Infrastructure Investment paper
The WECA Bus Infrastructure Investment paper identifies key corridors and proposals, for
investment and presents a phased approach to investment with proposals being prioritised
into Phase 1 and Phase 259.
No key corridors and proposals are identified within the Severnside study area within either
Phase 1 or Phase 2, reflecting the dispersed nature of employment, shift work patterns and
low levels of all day demand to support commercial bus service operators.
There have, however, been several initiatives to trial employer funded bus services60 to the
area with the support of SevernNet. The SevernNet bus service originated from the shuttle
bus service that was introduced by SGC via the Coastal Communities project referenced in
paragraph 2.6.1.

59
60

West of England Combined Authority, Bus Infrastructure Investment Report Summary Sheet (June, 2020).
E.g., Lidl’s service to Weston and Amazon’s service to Bristol City Centre and South Wales.
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Figure 4-5 - Regional bus infrastructure proposals 2020-2036

Source: WECA (2020)

Joint Local Transport Plan 4
The JLTP4 identifies the following schemes, proposed for development to be located within
the Severnside study area or with the potential to influence travel behaviour within the area:
•

•

61

Metrobus – Bristol City Centre to Severnside via the A403 and A4 Portway, connecting
into existing metrobus infrastructure in Central Bristol61. The route would connect the
logistics cluster at Severnside and Avonmouth with Bristol City Centre via the Portway Park
& Ride site. It is considered to be one of the latter Metrobus extensions to be completed,
circa 2036. Moreover, further bus priorities including potential bus-only links would be
needed into Severnside to accompany this intervention; and,
Smart ticketing - WECA is looking at how ticketing can be simplified, giving people the
flexibility to move across different transport systems more easily; for example offering
tickets that work on buses, trains and for cycle schemes and e-scooters. Significant

Full details of the proposed route have not yet been published.
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progress has already been made to promote smart ticketing in the West of England,
including the availability of mobile phone apps and the Travelwest travelcard.
Figure 4-6 - Existing and committed metrobus routes

Source: West of England JLTP4 (2020)

4.4.3.

Rail services

WECA is currently working in partnership with DfT, Bath and North East Somerset Council,
BCC, North Somerset Council, SGC and Network Rail to deliver new and more frequent rail
services across the region as part of the MetroWest project.
The following service improvements are proposed as part of the MetroWest Phase 1:
•

Hourly services on the Severn Beach Line to Bristol Temple Meads will be provided. To
facilitate this, interventions to level crossings will take place.
• Half hourly services from Avonmouth to Bristol Temple Meads will also be provided.
These services will include the newly developed Portway station, which is to serve the
adjacent Park & Ride site.
Moreover, the joint Network Rail and WECA 10 Year Rail Delivery Plan 2020 to 2030 identifies
schemes that are to be developed in the 10 Year Rail Delivery Plan and delivered between
2030 to 2045. Schemes include:
•

Severn Beach to Bristol Temple Meads and Westbury enhanced service - requiring
infrastructure improvements including upgrading platform capacity at Severn Beach and
resignalling the Severn Beach Line; and,
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•

Enhancements to the Henbury Line – offering a half hourly service from Severn Beach
to Yate via Bristol Parkway and/or linked half hourly service on the Portishead line.
Infrastructure improvements would constitute a new north-facing chord for the Severn
Beach to Henbury Line and a new platform at Severn Beach.
Furthermore, the restoration of Pilning station is identified as a scheme that could come
forward during the 10 Year Rail Delivery Plan.
Figure 4-7 - MetroWest network map

Source: Travelwest (2014)

4.4.4.

Active travel provision

In Spring 2020, WECA ran a consultation on their Local Cycling and Walking Infrastructure
Plan (LCWIP). Together with Bath & North East Somerset, Bristol, North Somerset and South
Gloucestershire councils, WECA are seeking to provide high quality infrastructure to ensure
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the West of England is a region where cycling and walking are the preferred choice for shorter
trips.
Figure 4-8 shows the proposed walking, wheeling and cycling routes outlined in the most
recent consultation. None of these routes pass through the Severnside study area.
Figure 4-8 - LCWIP proposed walking & cycling routes

Map data: OpenStreetMap contributors

4.4.5.

Future transport zones

The Department for Transport has provided funding to WECA to develop and trial six key
transport innovations as part of the Future Transport Zone (FTZ) programme, which is trialling
innovative new solutions, powered by digital technologies, to make public transport better and
more connected:
•
•
•
•
•

Mobility as a Service (MaaS): A one-stop-shop for journey planning and ticketing across
all types of transport;
Mobility Stations: An integrated space for seamlessly changing between transport modes;
Dynamic Demand-Responsive Transport (DDRT): Improving access to transport within
communities;
E-scooters: Better connected last-mile journeys extending the reach of core transport
corridors;
E-cargo bikes: Green transport reducing congestion for freight in city centres; and
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•

Transport Data Hub: A regional data warehouse to improve transport planning and
management.
Four Future Mobility Zones have been identified within the WECA region as shown in Figure
4-9. These include the Northern Arc of Avonmouth, Severnside, Emersons Green and the
North Fringe, forming the most economically important location within the South West. This
area covers three Enterprise Areas.
It is understood that DDRT is likely to be trialled at Severnside. Moreover, plans are in
development to trial a mobility station at the Portway park & ride, offering mobility options to
reach both Avonmouth and Severnside.
Figure 4-9 - West of England Future Transport Zones

Source: WECA (2019)

There has also been an e-bike scheme launched called ‘The Big Issue E-Bike’ which allows
users to rent an e-bike on a short term scale. This scheme extends to Severnside.

4.4.6.

Port infrastructure

Consent has previously been given by the UK government for the construction of a deep sea
container terminal at Bristol Port. Plans allow for the terminal to bring the largest container
vessels closer to UK markets. Whilst Bristol Port Company (BPC) remains convinced by the
project, they note that the recession has led to a downturn in demand in the short term such
that it is now envisaged that the authorised works may not be completed (or all parts
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substantially commenced) within the ten year period currently allowed by the consent Order,
which expired on 31 August 202062. BPC has therefore applied for a ten year extension.

4.5.

Utilities infrastructure proposals

The need for utility infrastructure to support the South Gloucestershire adopted Core Strategy
is outline in the South Gloucestershire Infrastructure Delivery Plan (IDP, March 2014). The
IDP was developed in conjunction with the relevant utilities companies.
No specific utilities infrastructure proposals are identified within the Severnside study area,
though numerous district-wide infrastructure proposals are observed. They are summarised in
Table 4-1.
Whilst the IDP 2014 is the latest available for South Gloucestershire, the Infrastructure &
Investment Delivery Plan (IIDP) Topic Paper has been published recently. The Paper forms
part of the Evidence Base for the forthcoming SDS. It presents baseline issues / constraints in
North West Bristol (including Avonmouth and Severnside). Unlike other identified areas, it is
not noted that health, education, waste, water infrastructure is likely to require upgrading prior
to support further growth.
The Property Market report, which is available separately to this report, indicates there may
be serious concerns over capacity constraints, however.
Table 4-1 - Utilities infrastructure requirements (district-wide)

Water and sewage

Energy

Digital infrastructure

Strategic sewer
improvements required with
short term interim solutions
for the SKANSKA and
Persimmon sites.
Frome Valley Relief Sewer
(Phase 3) from Cog Mill
Farm to Bradley Stoke.

Localised energy centres
with heat networks to serve
high density development.
Ground mounted Solar on a
number of council owned
sites to both reduce carbon
emissions and provide
financial return.
Solar neighbourhood project
with potential for local
storage and distribution
networks.
Local heat and energy
distribution network linked
with SITA energy from waste
plant.
Increased grid capacity
required.

Superfast Broadband –
provision of support for new
businesses to connect to
broadband in Enterprise
Areas.

Source: SGC IDP (2014)

62

Deep Sea Container Terminal | The Bristol Port Company
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5.

High level challenges and opportunities
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6.

Next steps

As outlined at the beginning of this report, the next stage in the masterplan process is to build
upon the high level challenges and opportunities to identify infrastructure and intervention
options for Severnside and compile an Options Report. The Options Report will capture a
vision for Severnside and make recommendations for the strategic infrastructure interventions
and area wide infrastructure and policy required to enable the desired land use changes.
An iterative approach will be taken to develop packages of schemes for delivery whereby
priority areas for development will be identified and worked up into concept plans, supported
by a package of enabling infrastructure. This will then be refined through engagement with
stakeholders, including community groups in Severnside.
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7.

Appendix

Appendix A – Public transport accessibility
Rail service accessibility
Data indicates that the majority of people are willing to walk up to 800m (approximately 10
minutes) to access railway services63. Analysis of Severnside indicates that there are
numerous locations that do not fall within a 10-minute walking distance of railway services.
More specifically, within the Severnside study area, only 13% of all building structures have
access to a railway station within a 10 minute walk.

Map data: OpenStreetMap contributors

63

Canepa (2007)
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Bus service accessibility
Data indicates that the majority of people are willing to walk up to 400m (approximately 5
minutes) to access bus services64. Analysis of Severnside indicates that there are numerous
areas within Severnside where bus services are not accessible within a 5 minute walk. More
specifically, within the Severnside study area, 46% of all building structures (those within) are
able to access bus services within 5 minutes / 400 metres.

Map data: OpenStreetMap contributors

Enterprise Area accessibility
It is noteworthy that analysis of bus and rail services access indicates that the ASEA is not
accessible via public transport. Whilst bus services do penetrate the ASEA (just), bus stop
provision does not cater for the majority of buildings in that they cannot be reached within a 5
minute walk. This provides a strong indicates as to why those working in the area are most
likely to commute by car rather than public transport.

64

Ibid.
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Map data: OpenStreetMap contributors
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