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Appendix 1 – Glossary
Glossary
Areas C and D

Area of Outstanding
Natural Beauty
(AONB)
Biodiversity

Community Profiles

Conservation Area

Core Strategy

dBA
Development

Development Plan
Document (DPD)
East Fringe

Evidence Base
Examination in
Public (EiP)
(Regional Spatial
Strategy EiP)
EiP Panel Report
(Regional Spatial
Strategy Panel
Report)
Government Office
for the South West

Green Belt

Areas C and D refers to the area of land within which the Regional
Spatial Strategy requires South Gloucestershire Council to identify
sites for development.
An area of particularly attractive landscape and unspoilt character
that should be protected and enhanced as part of the national
heritage. It is designated by the Countryside Commission under the
National Parks and Access to the Countryside Act 1949.
Biodiversity is the variety of life, which includes mammals, birds, fish,
reptiles, amphibians, invertebrates, fungi and plants – and the
woodlands, grasslands, rivers and seas on which they all depend
including the underlying geology
These are a collection of data for individual urban and rural
communities, presented as raw data and in text format. They aim to
present a picture of some of the current social, economic and
environmental conditions within different communities.
Areas of special architectural or historic interest designated by local
authorities under the Planning (Listed Building and Conservation
Areas) Act 1990.
A Development Plan Document setting out the spatial vision and
strategic objectives of the planning framework for the area, in line
with the Sustainable Community Strategy.
A standard measurement for noise.
“The carrying out of building, engineering, mining or other operations
in, on, over or under land, or the making of any material changes in
the use of any building or other land.” (Town & Country Planning Act
(1990) Part III Section 55).
A Local Development Document that has been subject to
independent testing and has the weight of development plan status.
Replaces the Local Plans system.
The East Fringe includes Downend, Emersons Green, Mangotsfield,
Staple Hill, Soundwell, Kingswood, Warmley, Cadbury Heath,
Oldland Common, Longwell Green and Hanham
The data and information about the current state of South
Gloucestershire.
A public examination of a plan/strategy. The main purpose of the EiP
is to provide an opportunity for discussion and testing in public,
before a Panel appointed by the Secretary of State, of matters
selected by the Panel to test the soundness of the draft revision to
the RSS.
The final report of the panel responsible for the Examination in
Public, to the Secretary of State.

The integrated Government Regional Office for the South West,
based in Bristol and Plymouth, with the following Directorates:
Education, Industry and Trade, Environment and Transport, and
Strategy and Resources.
A planning designation designed to prevent urban sprawl by

protecting open land around or between urban areas.
The best quality and most versatile land for agriculture, assessed
nationally.
An area around potential hazards such as gas tanks identified by the
Health and Safety Executive
A national register of historically important parks and gardens is
compiled by English Heritage.
Development that takes place between existing groups of buildings,
normally within a built up area.
The utilities, transport and other communication facilities and
Infrastructure
community facilities required to support housing, industrial and
commercial activity, schools, shopping centres and other community
and public transport services.
A ‘pre-submission’ consultation stage on Development Plan
Issues and Options
Documents.
Joint Local Transport 5-year strategy for the development of local, integrated transport,
supported by a program of transport improvements. Used to bid to
Plan (JLTP)
Government for funding transport improvements.
The land used or required for specific development.
Land Take
Buildings of special architectural or historic interest designated by
Listed Building
the Department of Culture, Media and Sport under the Planning
(Listed Building and Conservation Areas) Act 1990.
Sits within the LDF portfolio and comprise Development Plan
Local Development
Documents (DPDs) that have been subject to independent testing
Document (LDD)
and have the weight of development plan status and Supplementary
Planning Documents (SPDs) which are not subject to independent
testing and do not have development plan status.
The Local Development Framework is a portfolio, or a ‘folder’, of
Local Development
local development documents which will provide the local planning
Framework (LDF)
authority’s policies for meeting the community’s economic,
environmental and social aims for the future of there area where this
affects the development and use of land.
A public statement identifying which Local Development Documents
Local Development
will be produced by the Council and when.
Scheme (LDS)
Development of housing, employment, shops, schools and other
Mixed Use
services.
The North Fringe consists of the communities of Filton, Patchway,
North Fringe
Bradley Stoke, Stoke Gifford, Harry Stoke and Frenchay.
Areas identified by the Environment Agency.
Potential Flood
Zones
The Lyons Inquiry into Local Government (Lyons 2006) set out a role
Place Shaping
for local government as the voice of a whole community and an
agent of ‘place’. This role includes building and shaping local
identity, and making sure that the right services are provided to local
people based on local needs and preferences.
Planning Policy Statements (PPSs) (and their predecessors Planning
Planning Policy
Policy Guidance Notes (PPGs)) are prepared by the Government
Statement (PPS)/
after public consultation to explain statutory provisions and provide
Planning Policy
guidance to local authorities and others on planning policy and the
Guidance (PPG)
operation of the planning system. They also explain the relationship
between planning policies and other policies which have an
important bearing on issues of development and land use. Local
authorities must take their contents into account in preparing plans.
The guidance may also be relevant to decisions on individual
Grade 1 agricultural
land
HSE consultation
zone
Registered Parks and
Gardens
Infill Development

PreviouslyDeveloped Land

Regeneration

Regional Spatial
Strategy for the
South West (RSS)
Rhine
SAM
Sites of Special
Scientific Interest
(SSSI)
South
Gloucestershire
Local Plan (‘Local
Plan’)

South West Regional
Assembly (SWRA)

Spatial Planning

Special Area of
Conservation (SAC)
Special Protection
Area (SPA)

Stakeholder

Statement of

planning applications and appeals.
Land which is or was occupied by a permanent structure (excluding
agricultural or forestry buildings), and associated fixed surface
infrastructure. The definition covers the curtilage of the development.
Previously developed land may occur in both built-up and rural
settings, The definition includes defence buildings and land used for
mineral extraction and waste disposal where provision for restoration
has not been made through development control procedures.
The process of putting new life back into often derelict older urban
areas through environmental improvements, comprehensive
development and transport proposals.
Sets out the long term strategic planning strategy for how a region
should be developed. In the case of South Gloucestershire, the
relevant document in the South West Regional Spatial Strategy,
which covers the period between 2006 and 2026.
Lowland drainage channels.
Scheduled Ancient Monument- important archaeological sites
protected by legislation.
A specifically defined area under section 28 of the Wildlife and
Countryside Act 1981 designated by English Nature within which
protection is afforded to ecological or geological features.
The South Gloucestershire Local Plan is the statutory land use
planning document for the District. Adopted in 2006, it covers the
period to 2011, setting a framework against which planning
applications can be assessed, providing a basis for coordinating
public and private development throughout the area and Inform
residents, property/landowners and developers how their interests
will be affected during the period up to 2011.
The SWRA are responsible for developing and coordinating a
strategic vision for improving the quality of life in the southwest
region. The Assembly is responsible for setting priorities and
preparing certain regional strategies, including Regional Spatial
Strategies.. The SWRA is currently developing a new Regional
Spatial Strategy for 2006 - 2026 that will set a regional framework for
development.
Spatial planning goes beyond traditional land use planning to bring
together and integrate policies for the development and use of land
with other policies and programmes which influence the nature of
places and how they function. That will include policies which can
impact on land use, for example by influencing the demands on, or
needs for, development, but which are not capable of being
delivered solely or mainly through the granting or refusal of planning
permission and which may be implemented by other means.
A site designated under the EU Directive on the Conservation of
Natural Habitats and of Wild Fauna and Flora as of special
importance.
A site designated under Article 4 of EC Directive 19/409 as being of
particular importance for the conservation of rare and/or migratory
wild birds. A site which is in the process of designation is known as a
“potential" Special Protection Area (pSAC).
A person, group, company, association, etc. with an economic,
professional or community interest in the District or specific part of it,
or that is affected by local developments.
The Statement of Community Involvement sets out the local planning

Community
Involvement (SCI)
Strategic
Environmental
Appraisal (SEA)
Sustainability
Appraisal (SA)

Sustainable
Community Strategy

Supplementary
Planning Document
(SPD)

Sustainable Drainage
Systems (SuDs)

Travel To Work Area
(TTWA)
Urban Extension
West of England

Windfall Sites

authority’s policy for involving the community in the preparation and
revision of local development documents and planning applications.
A term used internationally to describe environmental assessment as
applied to policies, plans and programmes.
Sustainability Appraisal (SA) is as a systematic and iterative
appraisal process, incorporating the requirements of the European
Strategic Environmental Assessment Directive. The purpose of SA is
to appraise the social, environmental and economic effects of the
strategies and policies in a local development document from the
outset of the preparation process.
The Sustainable Community Strategy is a developed by South
Gloucestershire’s Local Strategic Partnership and is a document
which sets out how the Vision and priorities for South
Gloucestershire will be achieved.
A Local Development Document that has not been subject to
independent testing and does not have the weight of development
plan status. SPDs replace Supplementary Planning Guidance that
was part of the old planning system. Helps to amplify the policies
contained in Development Plan Documents.
SuDs are physical structures designed to receive surface water
runoff in order to reduce the negative impact of development on the
water environment. They can usually be incorporated into the
planted or paved area of the development.
An area in which the majority of the resident population also work.
A planned expansion of an urban area through development.
The West of England covers the administrative areas of Bristol City,
Bath and North East Somerset, North Somerset and South
Gloucestershire.
Sites which come forward on ad-hoc basis and are not identified
either in local plans or through other formal planning policies, but
which are nevertheless approved for development, sometimes
following a planning appeal.

Appendix 2: The SA Framework
N.B. Monitoring Arrangements are shown in Appendix 12

High Level
Objective

Sub-objective

1. Improve
Health

1.1 Improve health

Development that contributes to positive wellbeing, through (e.g.) pleasant surroundings and
living conditions, freedom from noise and
pollution, and enabling lifestyles free from stress,
anxiety and exhaustion. Well designed housing,
attractive public space. Facilities that encourage
social networking and physical activity

1.2 Reduce health
inequalities

Development that avoids exposing poorer people
to more pollution/noise and that gives equal
access to leisure, health facilities and recreation
for all. Safe outside spaces for children to avoid
accidents. Access to public transport.

•
•

Patterns of development that make walking and
cycling easy and discourage the use of the
private car. Permeable and legible development
with green corridors between centres. Adequate
provision of play facilities. Increase travel
choices.

Indicator to be identified

1.3 Promote healthy
lifestyles, especially routine
daily exercise

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
• Average life expectancy (SI 26)
• Proportion of residents whose
health is ‘good’ (SI 27)

Access to a GP (SI 27)
Index of multiple deprivation (SI

Relevant SEA
Topic

Human health,
population

Human health,
population

10)

Human health,
population

High Level
Objective

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

2. Support
communities
that meet
people’s
needs

2.1 Help make suitable
housing available and
affordable for everyone

Match of housing to households; cost of
appropriate housing relative to disposable
incomes especially for less well off people;
whether people are forced to move away from
their chosen communities or workplaces to afford
housing. Meeting strategic dwelling
requirements of which an appropriate proportion
will be affordable. ‘Lifetime homes’ accreditation
on new dwellings.

2.2 Give everyone access
to learning, training, skills
and knowledge

Quality and accessibility of schools, colleges,
libraries. Encouragement for a diversity of choice
of employment, particularly in the more deprived
areas and educational and other service
provision (e.g. Centres of Excellence for Skills)
as part of regeneration efforts. Affordable
housing for key workers. New communities
adequately served by schools, libraries and other
community facilities.

2.3 Reduce crime and fear
of crime

Development that ‘designs out’ crime, e.g. by
providing passive surveillance and avoiding
‘dead’ spaces. ‘Secured by design’ and Crime
Prevention Through Environmental Design
(CPTED) accreditation on new dwellings.
Suitable street lighting. Adequate taxi rank
provision to disperse drinkers.

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
Housing completions per annum
•
(net and gross and by type) (EI 15/EI
16)
Affordable housing completions
•
(SI 17)
Average house prices Vs
•
earnings (SI 16)
House price averages (SI 15)
•
•
Housing need and
homelessness (SI 28)
• GCSE results (SI 18)
• Number of adults achieving NVQ
level 3 or higher (SI 19)

•
•

Recorded crime (SI 20)
Fear of crime (SI 21)

Relevant SEA
Topic

Population;
human health

Population

Human health,
population

High Level
Objective

3. Develop the
economy in
ways that
meet people’s
needs

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
Proportion of people within 500
•
metres of key services (SI 23 & SI 24)

2.4 Promote stronger more
vibrant communities

Patterns of development that allow people to
meet more needs within local communities and
reduce the need to travel. New communities
adequately served by local community facilities,
shops and open spaces. Permeable and legible
development with green corridors between
centres.

2.5 Increase access to and
participation in cultural
activities

Cultural facilities integral with development.
Development of environment-based visitor
attractions (not damaging the resource they are
based on). Preservation/conservation of cultural
heritage.

3.1 Give everyone access
to satisfying work
opportunities, paid or
unpaid

A variety of jobs should be available that people
enjoy doing and gain satisfaction from as well as
payment. Meet strategic employment
requirements.

•

3.2 Help everyone afford a
comfortable standard of
living

Whether lower incomes are sufficient to buy a
reasonable standard of living – taking account of
housing and travel costs. Avoidance of types of
economic development that raise housing costs
or make people on lower incomes have to spend
more on car travel or on services that used to be
public. Adequate provision of affordable
housing.

•

Indicator to be identified

•

•

Relevant SEA
Topic

Population

Cultural heritage

Unemployment/economic activity
rates (SI 11 & SI 12)
Number of jobs per resident
worker (EI 2)

Population

Index of multiple deprivation (SI
10)
Car ownership (ENVI 14)

Population;
material assets

High Level
Objective

Sub-objective

3.3 Reduce poverty and
income inequality

3.4 Meet needs locally

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

Reduce disadvantage caused by (e.g.) not being
able to afford a car or pay for commercialised
services. Meet strategic employment
requirements.
Maintenance and enhancement of businesses
meeting local needs. Encouragement for
farmers’ markets and farm shops. New
communities adequately served by local shops
and facilities.

3.5 Increase the circulation
of wealth

Encouragement to local businesses, especially
micro and SMEs that adopt sustainable
practices. Adequate availability of suitable
premises.

3.6 Reduce vulnerability of
the economy to climate
change and harness
opportunities arising

Economic patterns of development that avoid
unnecessary dependence on long distance trade
and travel. Visitor and recreation developments
that will encourage people to stay/visit the South
West rather than go further afield. New
employment provision located in areas not at risk
of flooding.

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
• Unemployment rates (SI 11)
• Car ownership (ENVI 14)
• Access to services (SI 23 & SI
24)
• Proportion of people within 500
metres of key services (SI 23 &
SI 24)

•
•

Average earnings (SI 13)
Index of multiple deprivation (SI
10)

Indicator to be identified

Relevant SEA
Topic

Population

Material assets

Material assets

Material assets

High Level
Objective

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

Indicator(s)

4. Provide
access to
meet people’s
needs with
least damage
to
communities
and the
environment

4.1 Increase choice of
method of travel

Improvement of viable alternatives to car use
that are of less environmental impact.
Development patterns that reduce the need to
travel, such as ensuring that people can live
closer to their work and other services and
facilities. Avoid developments that create further
road traffic. Policies that progressively reduce
road space. Policies that encourage more
efficient use of car travel, e.g. car sharing.
Increasing travel choice.

4.2 Reduce the need/desire
to travel by air

Develop alternatives, especially better and faster
rail links. New development should make strong
links with existing rail links, e.g. Parkway Station.

4.3 Help everyone access
basic services easily, safely
and affordably

Distance to, and ease of accessing, schools,
shops, places of work and recreation. Good
quality of local services. Encourage greater use
of ICT. New developments well served by
services.

•

Proportion of people within 500
metres of key services (SI 23 &
SI 24)

Air; climate

4.4 Make public transport,
cycling and walking easier
and more attractive

Good provision of bus routes and stops, and
safe, attractive and direct routes for walking and
cycling. Patterns of development that support
their use, e.g. short distance to local services,
concentration of amenities in town centres
served by radial bus routes. Improvement of
urban, inter-urban and rural public transport
services. Safe routes to schools.

•

No. of bus passenger journeys
per year (ENVI 11)
% of rural households within 13
minutes walk of an hourly or
better bus service (ENVI 12)

Air; climate

(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
• Access to services (SI 23 & SI
24)
• Amount of new residential
development within 30 minutes
public transport of key services
(EI 14)

Indicator to be identified

•

Relevant SEA
Topic

Air; climate

Air; climate

High Level
Objective

5. Maintain
and improve
environmental
quality and
assets

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

4.5 Encourage a switch
from transporting freight by
road to rail or water.

Encouragement of local goods and services.
Development of better and faster rail links and
interchanges. Make strong use of existing rail
links, e.g. Parkway Station.

5.1 Protect and enhance
habitats and species
(taking account of climate
change)

Protection and conservation not only of
designated area but also of ecological interests
everywhere. Encouragement of wildlife
corridors, habitat restoration and ecological
surveys and monitoring. Nurture wildlife in towns
and cities in ways that encourage a flourishing
biodiversity together with the development of a
functional green infrastructure. Development
guided by the priorities established in both the
local and regional Biodiversity Action Plans.
Avoiding development that leads to the
permanent loss of bio-productive soils, taking
into account their contributions to sustainable
food production, biodiversity, flood storage,
groundwater recharge, etc. Encourage
development of brownfield land.

5.2 Promote the
conservation and wise use
of land

5.3 Protect and enhance
landscape and townscape

Location and design of development to respect
and improve character and settlement setting.
Ecologically friendly land management.
Protection and enhancement of designated
landscapes of importance.

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
Indicator to be identified

•
•
•

•
•
•
•
•

Relevant SEA
Topic

Human health;
air; climate

Changes in areas and
populations of biodiversity
importance (ENVI 5)
Change in areas designated for
conservation interest (ENVI 17)
Change in SSSI area (ENVI 17)

Biodiversity;
fauna; flora

% of dwellings built on brownfield
land (ENVI 1)
Dwelling completions densities
(ENVI 20)
Loss of high quality/Grade 1
Agricultural Land to development
(ENVI 17)
Total area of Cotswolds AONB
(within S. Glos) (ENVI 18)
No. of trees given TPOs (ENVI
19)

Soil

Landscape

High Level
Objective

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

5.4 Value and protect
diversity and local
distinctiveness including
rural ways of life

Policies should avoid ‘suburbanising’ the
countryside. Farmers and other land workers
and their families should be enabled to live in the
countryside. New development should be
sensitive to its surroundings. Use of appropriate
construction materials that respect local
character.

5.5 Maintain and enhance
cultural and historical
assets

Protection of culturally and historically significant
assets and qualities. Not just designated sites
and buildings, but also non-designated features
such as locally valued landmarks.

5.6 Reduce vulnerability to
flooding and sea level rise
(taking account of climate
change)

New development and infrastructure should not
be built in areas at risk. Relocation and
managed retreat where appropriate.
New development should include ‘sustainable
urban drainage systems’ to ensure that the new
development does not impact on water quality,
biodiversity, or increase flood risk in the district.
Follow guidance contained within the SFRA and
PPS25. Developments undertaken within Flood
Zone 1 through the effective application of the
Sequential Test.

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
• No. of agricultural workers
dwellings approved/removal of
conditions (SI 28)
• Affordable housing schemes in
villages (SI 29)

•
•
•
•

No. of conservation areas (ENVI
15)
No. of listed buildings (ENVI 15)
No. of historic parks and gardens
(ENVI 15)
Properties at risk of flooding
(ENVI 16)

Relevant SEA
Topic

Population;
cultural heritage;
landscape

Cultural heritage

Climate;
material assets

High Level
Objective

Sub-objective

Detailed decision-making criteria/Targets
(i.e. SA will look for…)

6. Minimise
pollution and
consumption
of natural
resources

6.1 Reduce non-renewable
energy consumption and
‘greenhouse’ emissions

Building designed and orientated to utilise
natural heat and light. Use/provision of
renewable energy where appropriate.

6.2 Keep water
consumption within local
carrying capacity limits
(taking account of climate
change)

Maximise use and opportunity for use of rain and
grey water. New dwellings as a minimum meet
Level 3 of the Code for Sustainable Homes,
which requires internal water consumption of no
greater than 105 litres per person per day.

6.3 Minimise consumption
and extraction of minerals

Greatest possible reuse of old material in new
construction; provision for reuse and recycling.

6.4 Reduce waste not put
to any use

Provision for composting, digestion and recycling
in new development.

Indicator(s)
(number in brackets refers to reference
number of indicators in Appendix C in the
LDF Scoping Report – available
separately)
• Number of vehicles on road in
peak period (ENVI 10)
• Proportion of municipal waste
recycled (ENVI 7)
• Carbon emissions by sector per
year (ENVI 13)
• KW installed capacity of
renewable energy in S.Glos
(ENVI 4)
Indicator to be identified

Indicator to be identified
•
•

6.5 Minimise land, water,
air, light and generic
pollution

Development that minimises diffused as well as
point source pollution. Approaches to transport
that will reduce emissions. Development that
encourages dark skies at night, tranquillity and
enhancement of the overall sensory
environment.

•

Household waste collected and
recycled (ENVI 6)
Proportion of municipal waste
recycled (ENVI 7)
Air quality; No. of poor air quality
days (ENVI 2)

Relevant SEA
Topic

Climate;
material assets

Water; material
assets

Material assets

Material assets

Soil; water; air;
human health

Appendix 3
APPROPRIATE ASSESSMENT SCREENING REPORT

An updated version of the Screening Report will be published
as a separate technical report forming part of the Core
Strategy evidence base.

Introduction
The Local Development Framework process
The Planning and Compulsory Purchase Act 2004 requires South
Gloucestershire Council to produce a Local Development Framework (LDF)
which will replace the South Gloucestershire Local Plan (adopted 2006). The
LDF will comprise Local Development Documents (LDDs) including
Development Plan Documents (DPDs) and Supplementary Planning
Documents (SPDs). Each relevant LDD will need to be accompanied by a
Sustainability Appraisal (SA) Report which incorporates the requirements of
the Strategic Environmental Assessment Directive (2001/42/EC).
Appropriate Assessment
The European Court of Justice has ruled that the United Kingdom had failed
to adequately transpose all of the requirements of ‘Directive 92/43/EEC on the
Conservation of Natural Habitats and of Wild Fauna and Flora’ (the ‘Habitats
Directive’) into UK Law. In response, it has been determined that the
application of Appropriate Assessment (AA) to all relevant ‘land-use plans’
(including all relevant LDDs) should be made, in order that Local Planning
Authorities (LPAs) fully accord with the requirements of this Directive.

What is Appropriate Assessment?
Purpose
The purpose of AA is to assess the impacts of a land-use plan against the
conservation objectives of a European Site - which represent areas of the
highest value for natural habitats and species of plants and animals which are
rare, endangered or vulnerable in the European Community - and to ascertain
whether it would adversely affect the integrity of that site. The requirement for
Appropriate Assessment of plans or projects is outlined in Article 6(3) and (4)
of the European Communities (1992) Council Directive 92/43/EEC on the
conservation of natural habitats and of wild fauna and flora (the ‘Habitats
Directive’).

European Sites consist of Special Protection Areas (SPAs), Special Areas of
Conservation (SACs) and sites on draft lists for protection as outlined in
Regulation 10 of the Habitats Regulations 1994. RAMSAR sites, as a matter
of national policy, as set out in PPS9, require the same protection as
designated SPAs and SACs and therefore will be considered in this Screening
Report as European Sites.

European Communities (1992) Council Directive 92/43/EEC – the
Habitats Directive
Article 6(3)
Any plan or project not directly connected with or necessary to the
management of the site but likely to have a significant effect thereon, either
individually or in combination with other plans or projects, shall be subject to
appropriate assessment of its implications for the site in view of the site's
conservation objectives. In the light of the conclusions of the assessment of
the implications for the site and subject to the provisions of paragraph 4, the
competent national authorities shall agree to the plan or project only after
having ascertained that it will not adversely affect the integrity of the site
concerned and, if appropriate, after having obtained the opinion of the general
public.
Article 6(4)
If, in spite of a negative assessment of the implications for the site and in the
absence of alternative solutions, a plan or project must nevertheless be
carried out for imperative reasons of overriding public interest, including those
of a social or economic nature, the Member State shall take all compensatory
measures necessary to ensure that the overall coherence of Natura 2000 is
protected. It shall inform the Commission of the compensatory measures
adopted.
Where the site concerned hosts a priority natural habitat type and/or a priority
species, the only considerations which may be raised are those relating to
human health or public safety, to beneficial consequences of primary
importance for the environment or, further to an opinion from the Commission,
to other imperative reasons of overriding public interest.

The need for Appropriate Assessment
Who is responsible for carrying out the Screening Assessment?
It is the responsibility of the Council as the LPA, in consultation with the
appropriate Consultation Bodies, to assess whether an AA of the Core
Strategy is necessary and, where it is found to be so, to carry out an AA
during the preparation of the LDD.

The Severn Estuary
In recognition of its internationally important natural features and wildlife, the
Severn Estuary is protected by a range of national and international nature
conservation legislation.
As well as being notified as a Site of Special Scientific Interest (SSSI) under
the Wildlife & Countryside Act 1981 (as amended) and the Countryside &
Rights of Way Act 2000, it is also designated as a Special Protection Area
(SPA) under EC Directive 79/409 on the Conservation of Wild Birds (‘the Birds
Directive’); and is a Ramsar site under the Ramsar Convention on the
Conservation of Wetlands of Importance.
The Severn Estuary is also a candidate Special Area of Conservation (cSAC)
under European Directive 92/43/EEC on the Conservation of Natural Habitats
and Wild Fauna and Flora (‘the Habitats Directive 1992’), implemented in
Britain by the Conservation (Natural Habitats & c.) Regulations 1994 (‘the
Habitat Regulations’).

Screening Assessment
Policy CS35 of the Draft Core Strategy states:
Land at Severnside will be safeguarded and developed for
distribution and other extensive employment uses broadly in line
with the extant planning permissions dating from 1957 & 1958.
Not withstanding the differing planning status of individual land
parcels, the Council will invite individual landowners to commit to
working co-operatively through a planning performance or cooperation agreement. This should set out both a strategic
framework plan for the whole area and a mechanism to reconcile
and mitigate site constraints including flood risk, coastal
protection, biodiversity, archaeology and transportation.
Once an overall strategic framework is agreed the Council will
expect to see concept statements prepared for individual sites.
These should be prepared in line with the Council’s Statement of
Community Involvement and should as a minimum address site
constraints, access, layout, landscape, design and service issues.
In the interim the Council will continue to work with statutory
agencies to inform and develop mitigation strategies.
The Council’s strong preference is to work with landowners and
statutory agencies to secure a co-ordinated approach which
addresses, resolves, and where necessary, mitigates site
constraints. Where agreement and co-operation is not achieved,
the Council will be unlikely to support further large scale

development and will regard it as unwelcome and potentially
unsuitable.

Policy CS35 (nor any other part of the Core Strategy) does not propose any
development at Severnside or the surrounding area. The policy’s purpose is
to encourage joint working between landowners and the Council to find the
most sustainable way forward for the implementation of extant planning
consents (for further information see section 17 of the Core Strategy).
The Severnside Chapter outlines an approach to be taken to ensuring that
any ecological harm caused by the build out of these permissions is
minimised and mitigated. The Severn Estuary is the only European site within
South Gloucestershire.
The Policy has been subject to Sustainability Appraisal as outlined in Section
5 of the SA Report and been found to score well against relevant SA
objectives if the strategies for minimising harm and mitigation techniques are
employed.
As the Core Strategy is not proposing any development that might affect the
biodiversity of the Severn Estuary, the Council, in consultation with Natural
England, has determined that an Appropriate Assessment of the Core
Strategy will not be required.

Appendix 4 – Review of new plans, policies and programmes

This appendix only contains national planning guidance and other documents which have a specific geographical relevance to
South Gloucestershire (generic guidance and best practice is not included).
Title of Policy, plan and programme
Planning Policy Statement 4: Planning for
Sustainable Economic Growth, December
2009

Objectives
To help achieve sustainable economic growth, the Government’s
objectives for planning are to:
• build prosperous communities by improving the economic
performance of cities, towns, regions, sub-regions and local areas,
both urban and rural
• reduce the gap in economic growth rates between regions,
promoting regeneration and tackling deprivation
• deliver more sustainable patterns of development, reduce the need
to travel, especially by car and respond to climate change8
• promote the vitality and viability of town and other centres as
important places for communities. To do this, the Government
wants:
– new economic growth and development of main town centre uses to
be focused in existing centres, with the aim of offering a wide range of
services to communities in an attractive and safe environment and
remedying deficiencies in provision in areas with poor access to
facilities
– competition between retailers and enhanced consumer choice through
the provision of innovative and efficient shopping, leisure, tourism and
local services in town centres, which allow genuine choice to meet the
needs of the entire community (particularly socially excluded groups)
– the historic, archaeological and architectural heritage of centres to be
conserved and, where appropriate, enhanced to provide a sense of
place and a focus for the community and for civic activity
•

raise the quality of life and the environment in rural areas by
promoting thriving, inclusive and locally distinctive rural communities
whilst continuing to protect the open countryside for the benefit of

Implications for Local Development Framework
Consider policies to achieve these objectives.

Title of Policy, plan and programme

Objectives

Implications for Local Development Framework

all.
Thornbury Town Centre Strategy

The strategy’s strategic vision is:

Objectives to inform Core Strategy vision and policies
for Thornbury spatial area.

To build upon the natural, historic and cultural assets of the centre of
Thornbury in order to maintain and further develop social, economic and
environmental prosperity
This vision will be realised through three main aims:
•
•
•

To ensure the centre of Thornbury thrives by attracting quality
and specialist retailers in order to encourage more customers.
To ensure the centre of Thornbury continues to be a safe,
inclusive and accessible place for people to live, work, shop
and visit.
To ensure the centre of Thornbury becomes widely known as a
well maintained and eco-friendly market town.

Military Presence and Economic
Significance in the South West Region,
Wiltshire Council & South West Regional
Development Agency, March 2009

An acquisition hub for Defence Equipment and Stores (DE&S) is being
created which will result in the collocation of ‘decider’ elements of DE&S
at Abbey Wood. This collocation will see an increase of around 3,800
posts at Abbey Wood, bringing the total number of military and civilian
posts there to over 10,000. To accommodate the incoming personnel, a
new site has been acquired adjacent to Abbey Wood and a new office
building (Neighbourhood 5) is being constructed.

Consider implications in Core Strategy in relation to the
North Fringe of Bristol Spatial Area.

The Defence Estate Development Plan
2008

Sets out how the Defence Estate will be developed to meet the future
needs of Defence, and the priorities for investment and rationalisation
arising from it.

Consider implications in Core Strategy in relation to the
North Fringe of Bristol Spatial Area.

Cotswold AONB Management Plan

The following fundamental principles inform the Board’s whole approach
to managing the Cotswolds’ AONB.
• The implications of climate change for all activities must be
addressed - seeking to mitigate the causes of climate change by
minimising the output of greenhouse gases; and at the same time
taking action to adapt to the effects of climate change in ways that
conserve and enhance the Cotswolds’ special qualities.

Consider policies to achieve these objectives.

Title of Policy, plan and programme

Objectives
• The landscape of the AONB must be managed in ways that
conserve and enhance landscape character, local distinctiveness,
geology and geomorphology, historic features, habitats and
biological diversity.
• A sustainable approach must be taken to all issues within the AONB,
particularly in the development and management of its rural
economy.
• It is important to increase people’s awareness, knowledge and
understanding of the qualities of the AONB, and of the opportunities
to enjoy and explore the area.

Implications for Local Development Framework

Appendix 5: Equalities Impact Assessment

Equality Impact Assessment
1
2
3
4
5

Name of strategy, project
or policy:
Officer completing
assessment:
Contact details:
What is the main purpose of
the strategy / project / policy
List the main activities of the
project / policy (for
strategies list the main
policy areas):

6

Have you consulted on this
policy?

7

Have you explained your
policy to people who might
be affected by it directly or
indirectly? Who are they
and why are they affected?
– give details

Core Strategy DPD
Ben McGee, Planning Officer, Spatial Planning Team
planningLDF@southglos.gov.uk
The Core Strategy Development Plan Document will set out the vision and broad strategy for development in
South Gloucestershire to 2026 as well as allocating strategic sites for development.
The objectives of the Core Strategy are set out in the document as being:
• Reducing and Adapting to Climate Change
• Managing Future Development
• Maintaining Economic Prosperity
• Providing Housing for All
• Improving Existing Communities
• Tackling Congestion and Improving Accessibility
• Managing Environmental Resources and Heritage
• Improving Health and Wellbeing
There has been considerable informal stakeholder engagement prior to the production of the document. The
first formal stage of public consultation (the Issues and Options Stage) occurred in May/June 2008, prior to
which there had been a number of informal engagement activities. Informal engagement has been ongoing
since Issues & Options consultation. This has included specific targeting children and young people.
The Pre-Submission publication Draft Core Strategy was subject to extensive public consultation
between March and August 2010.
Yes – consultation with the public, professional stakeholders and hard to reach groups is built into the process.
The DPD has been explained to all elected members. Engagement with the community has been ongoing
since 2007. This has included specific targeting children and young people.

You may find it useful to complete section 14 ‘Equality Target Groups’ before completing section 8-14
8
Who will be the main
Present/future residents of and visitors to South Gloucestershire. Developers. Businesses.
beneficiaries of the strategy
/ project / policy?
9
What improvements to the
The project is based on mitigating the adverse impact on the local community from future development and
strategy, project or policy
ensuring that all sections of the wider community have an equal opportunity to be involved in the production of
could mitigate adverse
the Core Strategy and are equally considered in the drafting of policies it will contain.
equalities impact?
The Statement of Community Involvement explains how the Annual Monitoring Report will be used to monitor
10
Have you set up equalities
monitoring systems to carry the achievement of the objectives of the SCI for the inclusion of the various sections of the community in the
production of the Local Development Framework. The Sustainability Appraisal process will examine baseline
out regular checks on the
data to review the impact of LDF policies upon different groups of the community. As part of our forthcoming
effects your policy has on:
actions we will be seeking to use a full range of equalities strands in monitoring our performance.
a) racial groups
b) other equality target
groups
- Give details.
The purpose of public consultation and engagement is to ensure that all those involved have an understanding
11
Have you introduced
of the Core Strategy DPD.
changes you planned, with
any necessary training?
Yes - Specific training for Elected Members on managing public consultation and exercising community
Does everyone involved in
leadership functions with particular reference to social cohesion has been undertaken.
the policy know and
understand what you have
done? – Give details.
Annual Monitoring Report. Review of the SA Scoping Report to update baseline data. AMR to include
12
How is the success of the
equalities information.
policy and functions
measured? – Give details of
equality outcomes.
13
What are your equality
This EIA proforma is completed at each formal stage of Core Strategy production. The Planning and
related performance
Environment Service Plan includes specific equalities targets. The Core Strategy is prepared by the Spatial
indicators for this policy?
Planning Team who sit within P&E and are required to fulfil these targets.

14

14.1

14.2

Equality Target Group(s)

Equal Opportunities / or
Improved relations
Gender
Women / Girls

Positive Impact – it
could benefit
High
9

Low
9
9

Men / Boys

9

Race
Asian or Asian British
People

9

Black or Black British
People

9

Chinese people

9

People of mixed heritage

9

White People (including
Irish people)

9

Travellers
(Gypsy/Roma/Irish

9

Negative Impact – it
could disadvantage
High
9

Reason

Low
9
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
people.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
people.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of

heritage)
Any other ethnic
background

9

14.3

Disabled people

9

14.4

Lesbians, gay men and
bisexuals

9

14.5

Transgender people

9

14.6

Older people (60+)

9

14.7

Children and Young
people (0-19)

9

14.8

Faith groups

9

ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of
ethnic minorities.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
groups.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
people.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
people.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
groups.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
groups.
The Statement of Community Involvement (SCI) makes clear
the Council’s commitment to actively seeking the views of all
groups.

Appendix 6: SEA Requirements
The table below sets out how each of the SEA requirements, as set out in
Schedule 2 of the Environmental Assessment of Plans and Programmes
Regulations 2004 (the SEA Regulations), have been satisfied so far in the SA
process (including at the Scoping Report stage). Certain items in the
schedule have not yet been fully satisfied due to the early stage in the
production of the Core Strategy. Subsequent SA Reports (which when
complete will cumulatively form the ‘Environmental Report’ as required under
the SEA Regulations) will ensure that all SEA requirements are fulfilled.
SEA Environmental Report
requirement
Schedule 2, Item 1:
An outline of the contents and main
objectives of the plan or programme, and
of its relationship with other relevant
plans and programmes.

Where complied with so far in the SA
process
An outline of the contents and purpose of
the Core Strategy is given in the Scoping
Report (approved March 2008, available
separately) and in the Draft Initial SA
Report.
The relationship with other plans and
programmes was examined in the
Scoping Report and an update
provided in this SA Report.

Schedule 2, Item 2:
The relevant aspects of the current state
of the environment and the likely
evolution thereof without implementation
of the plan or programme.

Given in the Scoping Report in the form
of baseline data and written description.

Schedule 2, Item 3:
The environmental characteristics of
areas likely to be significantly affected.

As for item 2 above. In addition, the
Initial SA Report set out detailed
constraints maps (including landscape,
flooding and biodiversity constraints) of
the Draft RSS Areas of Search land at
Yate/Chipping Sodbury and the east
and north fringes of Bristol, as well as
written description and photograph
analysis of those areas.

Schedule 2, Item 4:
Any existing environmental problems
which are relevant to the plan or
programme including, in particular, those
relating to any areas of a particular
environmental importance, such as areas
designated pursuant to Council Directive
79/409/EEC on the conservation of wild
birds [10] and the Habitats Directive.

As for Item 3 above. Appropriate
Assessment for Severnside area is not
required as set out in Appendix 3 to be
deleted and replaced by a new
technical document “Habitats
Regulations Assessment Screening
Report” to be published separately.
The Council has undertaken a Level 1
Strategic Flood Risk Assessment which
has been used to inform the appraisals in
this SA Report.
See Item 1 re Scoping Report. The

Schedule 2, Item 5:

The environmental protection objectives,
established at international, Community
or Member State level, which are
relevant to the plan or programme and
the way those objectives and any
environmental considerations have been
taken into account during its preparation.
Schedule 2, Item 6:
The likely significant effects on the
environment, including short, medium
and long-term effects, permanent and
temporary effects, positive and negative
effects, and secondary, cumulative and
synergistic effects, on issues such as –
(a) biodiversity;
(b) population;
(c) human health;
(d) fauna;
(e) flora;
(f) soil;
(g) water;
(h) air;
(i) climatic factors;
(j) material assets;
(k) cultural heritage, including
architectural and archaeological heritage;
(l) landscape; and
(m) the inter-relationship between the
issues referred to in sub-paragraphs (a)
to (l).
Schedule 2, Item 7:
The measures envisaged to prevent,
reduce and as fully as possible offset any
significant adverse effects on the
environment of implementing the plan or
programme.
Schedule 2, Item 8:
An outline of the reasons for selecting
the alternatives dealt with, and a
description of how the assessment was
undertaken including any difficulties
(such as technical deficiencies or lack of
know-how) encountered in compiling the
required information.

Schedule 2, Item 9:
A description of the measures envisaged
concerning monitoring in accordance
with regulation 17.

Scoping Report sets out the relevant
objectives of the plans and programmes
reviewed, which contributed to the
formulation of the SA Framework, which
in turn is used to appraise the options in
the Draft Initial SA Report.
Present in the Initial SA Report, where
the DPD objectives and the I&O urban
extension options were appraised
against the SA Framework. Also present
in this SA Report where the development
strategy and all policies are appraised in
Sections 3, 4 and 5. The SA Framework
is demonstrated to have covered each of
the issues (a to l) in the Scoping Report.
Work to support the Core Strategy, for
example the Strategic Flood Risk
Assessment and the open space, sport
and recreation audit, will have informed
the production of the Core Strategy and
the SA/SEA process.

Opportunities and mitigation investigated
as part of the appraisal of development in
the North Fringe, Yate/Chipping Sodbury
and Thornbury.

An outline of the reasons for selecting
the alternatives dealt with is included in
the main body of this SA Report.
The second part re difficulties is
addressed in the Initial SA Report and
this SA Report, i.e. in the early stage of
producing the Core Strategy the and
broadness of the options has lead to a
correspondingly strategic appraisal.
commensurate broadness in the SA work
undertaken. thus far.
The SA Framework (as set out in
Appendix 12 the Scoping Report) sets
out the indicators that will be used to
measure progress against the SA
objectives through future Council Annual
Monitoring Reports. Further information

Schedule 2, Item 10:
A non-technical summary of the
information provided under paragraphs 1
to 9.

will be included in the Final SA Report for
submission.
Covered in the summaries of the Scoping
Report, the Initial SA Report and this SA
Report.

Appendix 7: Appraisal of strategic areas for development
This appraisal identifies the broad positive and negative effects of future
development in the potential strategic locations for growth in South Gloucestershire.
These form the basis of the choice of locations in the development strategy.

Urban Areas
Improve Health
• There may be potential to restore contaminated land through development
although not a major issue in South Gloucestershire.
• Problems with noise and poor air quality associated with major roads and
airfield. A buffer zone of 30m from the major roads would be required to
protect future residents although potential alternative methods might include
bunding and noise screens which could raise issues of visual amenity.
• To maintain quality of life, need to retain access to open spaces for urban
residents through a Green Infrastructure strategy which identifies land to be
retained, enhanced and managed as green space and how this should be
funded through development.
• Urban intensification will generally take the form of increasing densities
through high rise, conversions and high density infilling as there are few large
sites in the urban area and care will have to be taken to maintain quality of
design and amenity for existing and future residents.
• Extra housing at this scale will increase car traffic which is the main cause of
pollution and noise as well as congestion. Measures will have to be taken to
reduce this as much as possible through improvements in public transport.
Support communities that meet people’s needs
• In common with all areas, this level of development will meet housing needs
including a proportion of affordable housing with associated social and health
benefits.
• In urban areas where there are existing communities there is the potential for
new development to contribute positively to all the above although unless
adequate and appropriate contributions are secured as well as good design
there is also potential for existing services and environmental quality to be
undermined.
Develop the economy in ways that meet people’s needs
• Small scale employment sites are not protected by safeguarding policy in the
SGLP and will be lost to residential development if the market conditions
make this more attractive.
• There is a general shortage of B1/B2 development land within the urban area
which could also potentially be exacerbated by change of use to residential.
Any such losses should be replaced elsewhere but there will be a long term
problem of lack of sites within the urban area.
• Would need to consider whether and how to provide for good quality homework units.
Provide access to meet people’s needs with least damage to communities and
the environment
• The aim of the strategy of putting development within urban areas is to
reduce the need to travel by car by creating the opportunity to travel to

•
•

services and employment by foot, cycle or public transport. However,
increases of residential population at this scale will increase total car journeys
(and hence congestion and pollution) even with planned improvements in
public transport.
Opportunities to improve rail passenger services are very limited.
Filton Airfield may be looked at for freight transport in the future as it is
included in the Future Development of Air Transport in the UK White Paper.

Maintain and improve environmental quality and assets
• Intensification of existing development will result in the cumulative loss of
informal public open space, gardens, scrub, undeveloped brown field sites
and greenfield land within the urban area. All of these will have a negative
impact on access to open space and local biodiversity including bird life,
badgers and reptiles. While it will be necessary to mitigate against this via
good design and provision and long term management of adequate green
infrastructure, it should be recognised that many of these sites are the
current green infrastructure. A Green Infrastructure Strategy is required to
identify the quantity and location of green infrastructure required in the urban
area and to establish protection and delivery mechanisms.
• Potential to lose locally listed buildings which contribute to local character
where there is pressure for increasing density and conversion e.g.19th
century workshops and chapels in Kingswood.
• Potential to lose environmental quality through poor quality high density
development.
• Some of the urban parts of South Gloucestershire are currently low density
and suburban in form. Introduction of high density development can have an
adverse impact on residential amenity and townscape.
Minimise consumption of natural resources
• As with any other development, energy efficient design and use of renewable
energy is required to minimise greenhouse emissions. Opportunity for large
scale renewable development is limited in the urban area.
• Access to services and employment by public transport, walking and cycling
should be good within the urban area and this will minimise increases in
greenhouse emissions.
• Sustainable drainage solutions may be more limited in constrained urban
sites. Need to investigate the local sewerage, drainage and flooding issues in
the urban area.
• The urban area is positive in terms of recycling land and potential to recycle
buildings which should be encouraged.
Summary of Positive and Negative Effects
Positive
• Potential to maximise use of existing infrastructure and services although
these could also become over-stretched.
• Potential to reuse and recycle land and buildings.
• Potential for new residents to have access to jobs and services using public
transport, walking and cycling.
Negative
• Development in the urban areas will be largely small scale but will have a
significant cumulative effect. It will be difficult to ensure that individual
developments make an appropriate and adequate contribution to services
and the mitigation of adverse effects.

•
•
•
•

Loss of green spaces within the urban area (private and public for biodiversity
and recreation/landscape).
Loss of residential amenity through high density infill.
Congestion will increase despite improvements in modal split.
Loss of employment land through change of use to residential will reduce job
opportunities for local residents. In some urban areas this will exacerbate
and existing imbalance between jobs and resident workers

Proposals for scale, mix and type of development which would minimise
negative impacts in this area
• A Green Infrastructure strategy would be required to determine the scale,
location and delivery of adequate green infrastructure for existing and future
residents.
• Strategy for protecting employment land to improve the balance between
workers and jobs across the urban areas.
• Capacity will be constrained by the need to maintain residential amenity and
quality of life for new and existing residents.
• Need to develop mechanisms for obtaining adequate contributions to services
from cumulative small scale urban developments.

Cribbs/Patchway
Improve Health
• Health and Safety issues arising from the Filton Airfield operations need to be
considered as these are potentially a significant constraint to development
particularly along the extended line of the runway.
• Noise issues arising from the Airfield could potentially significantly constrain
development in the whole of this area at current operational levels and to
standards in PPG24. Noise issues from the road network, in particular the M5
will also constrain development.
• Air quality issues arising from the road and motorway network will constrain
development. A buffer zone would be required along the M5. The airfield may
create some air quality problems mainly at the eastern end due to the
prevailing wind.
• The potential impact on future residents of the oil pipeline and associated
storage tanks to the west of the A4018 need to be investigated.
• Some of this land is currently used for formal recreation. Important to maintain
the quantity, quality and accessibility of facilities for formal and informal
recreation for existing and future residents.
Support communities that meet people’s needs
• In common with all areas, this level of development will meet housing needs
including a proportion of affordable housing with associated social and health
benefits.
• The remaining undeveloped land in the south of this area is relatively isolated
from existing communities. Although distances are not great the railway line,
runway and road network are barriers which would make access on foot to
services problematic and would have to be addressed in any future
development.
• Redevelopment of land around the Mall and retail areas at Cribbs Causeway
would create opportunities for a better mix between employment and

•
•

residential uses and the potential for providing an improved local centre for
new and existing communities.
Many of the closest local services e.g. Secondary School and district centre
are within Bristol City Council and there may be access issues for South
Gloucestershire residents to some services.
High quality design would be required to mitigate the negative aspects of
these sites (air quality, noise, proximity to roads, isolation from existing
communities).

Develop the economy in ways that meet people’s needs
• There are a large number and wide range of jobs in the north fringe area.
Residential development on greenfield or existing employment land would
help reduce the large imbalance between jobs and workforce in the North
Fringe.
• Residential development around the airfield could adversely affect the viability
of the airfield in the long term as it is likely to come under increasing pressure
to modify its operations to reduce noise and air quality impact on residents.
Provide access to meet people’s needs with least damage to communities and
the environment
• Good public transport provision to central Bristol and the North Fringe.
• There are existing problems with congestion at Junction 17 of the M5 which
would be exacerbated by future development.
• In the longer term the potential to reopen for passenger use and provide a
new station on the heavy rail line from Henbury.
• There is only one primary access point to the Wyckbeck Road area which is
separated from the residential development in Bristol by the railway.
Maintain and improve environmental quality and assets
• Haw wood is designated as an SNCI (semi-natural ancient woodland) and
must be protected.
• Land to the west of the A4018 is currently within the Green Belt and forms a
green setting to the urban area.
• Land east of Wyckbeck Road (north of railway, south of runway) has a high
biodiversity value due to its species-rich hedgerows and neutral grassland
interests (lowland haymeadows).
• The partly wooded slopes and ridgeline along the M5 including Haw Wood
are important in views from Bristol.
• Local drainage and flooding issues caused by runoff from the slopes west of
the A4018.
• Both undeveloped areas have high archaeological potential (medieval and
Roman) and would need further assessment.
• Redevelopment of previously developed land around the Mall and retail area
at Cribbs Causeway would provide opportunities to improve urban design in
the area.
Minimise consumption of natural resources
• Development could involve the loss of Greenfield land.
• Due to proximity to public transport and jobs should be relatively positive in
terms of modal split.
• As with any other development, energy efficient design and use of renewable
energy is required to minimise greenhouse emissions.

Summary of Positive and Negative Effects
Positive
• This area is relatively close to a wide range of existing jobs and services with
good public transport links to the north fringe and the city centre.
• Residential development here would help to redress the imbalance between
jobs and resident workforce.
• Development around Cribbs Causeway retail area could provide better local
facilities and urban environment for new and existing residents
Negative
• The health and safety issues arising from the Airfield may be a significant
constraint.
• Noise and air quality issues arising from the airfield and motorway will
constrain development over parts of the remaining open land.
• The potential for creating successful new communities is limited due to the
size and isolation of developable land.
• Potential loss of biodiversity interest at Wyckbeck Road.
• Loss of Green Belt land north of the A4018 and green field land at Wyckbeck
Road with loss of existing biodiversity and recreation uses.
• Will have negative impact on the already congested M5 Junction 17.

Proposals for scale, mix and type of development which would minimise
negative impacts in this area.
• Development in this location needs to be planned with Bristol City Council as
it is so close to the boundary and many local services are within Bristol.
• Need positive planning to create sustainable communities due to the isolated
nature of the green field locations and noise, air quality issues.
• Remodelling of the Cribbs Causeway area for more mixed development and a
local centre needs to be comprehensively planned
• Scale of development will be constrained by access, landscape, noise and
health and safety issues.
• Development in this location needs to be residential so as to address the
imbalance between jobs and workforce in the North Fringe.
• A full transport assessment would be required to ensure an acceptable impact
on M5 Junction 17.
• A Green Infrastructure strategy would be required to determine the scale,
location and delivery of adequate green infrastructure for existing and future
residents.

M32 Corridor
Improve Health
• Air quality and noise are poor due to the motorways and ring road and if too
great a number of new dwellings will exceed acceptable levels. Motorways
audible by day and night. These issues are likely to affect the capacity of the
site as well as residential amenity.
• Development here would be on greenfield land in an area which is bounded
by motorways and existing built development. It would be important to ensure
acceptable open space provision for existing and future residents including
links to open space beyond the motorways. The Community Forest path

which provides access to the countryside should be maintained as a high
quality route.
Support communities that meet people’s needs
• In common with all areas, this level of development will meet housing needs
including a proportion of affordable housing with associated social and health
benefits.
• New housing in this area would enable people to live in an area with very
good access to a wide variety of jobs.
• Piecemeal development in the past has not provided sufficient local services
and any new development in this area would have to address this.
• Given the cumulative impact of this and other development in the north fringe
it is likely that a new secondary school would be required in this location.
• Good design important to ensure a good quality environment.
Develop the economy in ways that meet people’s needs
• The north fringe has a very good range and quantity of jobs. Residential
development here would help to redress the balance between workforce and
jobs in the area. There is no need for more employment land in this area.
• The number of jobs in the North Fringe is likely to increase by over 10,000 in
the next ten years.
• The M32 corridor is also reasonably accessible to the forthcoming Science
Park at Emersons Green.
Provide access to meet people’s needs with least damage to communities and
the environment.
• Good public transport provision within the north fringe and to central Bristol.
• Potential to provide good cycle and walking links to jobs and recreational
routes beyond the motorway network.
• Existing problems with congestion and the movement and flow of traffic.
Maintain and improve environmental quality and assets
• The settings of Stoke Park Registered Historic Park and Hambrook
Conservation Area are at risk from development in this location depending on
its scale and design. Would have to plan to maintain the landscape setting of
each which would also help to maintain the valued green entrance to Bristol
along the M32.
• The wooded ridgelines to the west of the motorway should be protected as
important landscape features.
• Existing biodiversity in the farmland as well as the allotments to the east of
the M32 will in part be lost through development. Need to protect important
species and habitats and provide for a biodiversity corridor from the wider
countryside through to Stoke Park and Purdown.
• The river corridor north of the ring road should also be protected for its
biodiversity.
• Development here would involve the loss of valued Green Belt land some of
which is high quality.
Minimise consumption of natural resources
• There is Grade 1 agricultural land on both sides of the M32. This has the
potential for food production and this potential should be preserved.
• Development of this scale would increase greenhouse emissions although
this location does maximise the ability of future residents to choose low
carbon methods of transport.

•
•

As with all areas new development should be energy efficient and use
renewable energy in order to minimise greenhouse emissions.
The amount, type and location of new development proposed in the wider
area of this part of the North Fringe would give opportunities for heat
distribution networks.

Summary of Positive and Negative Effects
Positive
• This area is well located in terms of access to jobs in the North Fringe of
Bristol and has good public transport links to jobs and services in central
Bristol.
• The area is directly linked to existing and proposed development within the
urban area.
• Development in this area could help to redress the imbalance between jobs
and resident workforce.
Negative
• Air quality and noise problems may be a constraint.
• Significant transport infrastructure improvements would be required.
• The landscape setting of Stoke Park historic landscape and Hambrook
conservation area as well as the green entrance to Bristol could be
compromised.
• Will involve loss of Green Belt agricultural land some of which is high quality.
• A deficit in existing services partly as a result of recent development in the
area will need to be addressed to create a sustainable community.

Proposals for scale, mix and type of development which would minimise
negative impacts in this area
• Deliver the new Stoke Gifford Transport Link to address issues of congestion
and movement. This is a new public transport and road connection between
Bradley Stoke and the Avon Ring Road, part of the provision of the major
Rapid Transit link between the Bristol North Fringe and Hengrove in south
Bristol. The safeguarding of the route for the Stoke Gifford

Transport Link and its construction are the exceptional
circumstances in which land will be removed from the Green Belt
at this location. Development of the new neighbourhood will not
come forward until the programmed delivery or construction of
this route has been secured.
•
•
•
•
•
•
•

Any development should be primarily residential to correct current imbalance
between employment and workforce in the north fringe.
A significant landscape corridor along the motorway and protection of the
wooded ridgelines and slopes would help to protect setting of Stoke Park,
maintain to some extent the green entrance to Bristol.
Need to provide a biodiversity corridor and recreational routes from Bristol to
the wider countryside.
Investigate opportunities for heat distribution networks.
Well designed noise attenuation measures may be necessary.
Green Infrastructure strategy required to determine the scale, location and
delivery of adequate green infrastructure for existing and future residents.
Local services would need to be provided as part of the development and
consider how to integrate with existing and planned new development at
Harry Stoke.

South of Emersons Green/East of Kingswood
Improve Health
• There are existing air quality issues along the Ring Road which could be
exacerbated.
• As with all areas development should be designed to promote walking and
cycling although access to the existing urban area by walking and cycling
would be constrained by distance and the need to cross the Ring Road
across much of this area.
• Much of this land is currently used and highly valued for informal recreation
for existing residents of the East Fringe of Bristol where there is a shortage of
good green space. The loss of this use should be avoided.
• Noise issues from Ring Road which is audible day and night.
• Access to strategic health facilities is poor due to distance and congestion.
Potentially easier access to facilities at the Bath RUH.
Support communities that meet people’s needs
• In common with all areas, this level of development will meet housing needs
including a proportion of affordable housing with associated social and health
benefits.
• Due to constraints including the landfill site and long-term clay storage areas
at Shortwood it would not be possible to link any new community to Emersons
Green.
• Existing rural communities could be overwhelmed by new development and
lose their valued and distinctive character and identity.
• The ring road, open space and topography are major barriers between
existing and potential new communities in this area. Any new community
would have to provide its own local services although environmental
constraints in this area could limit the size and layout of any new development
which would reduce potential for self containment and creation of new
sustainable communities.
• Development in this location is distant from services in central Bristol along
very congested routes.
• Services in Bath may be more attractive than central Bristol to future
residents in terms of access.
Develop the economy in ways that meet people’s needs
• There is a large deficit of jobs in the East Fringe of Bristol area relative to the
size of the resident workforce leading to significant out commuting. This
would be exacerbated by further residential development
• Development in the north of the area would have reasonable access to
employment opportunities in the North Fringe of Bristol as well as the planned
new employment at Emersons Green, when it is delivered. Employment
opportunities and public transport services from the south of the area to major
employment destinations are limited.
• Access to employment Bath from this location would be as attractive as to
central Bristol which is accessed by long and congested routes with long
journey times by public transport.
• The lack of new B1 and B2 industrial opportunities in the East Fringe of
Bristol and Emersons Green which will be exacerbated by conversions to

residential within the urban area needs to be addressed in any new
community.

Provide access to meet people’s needs with least damage to communities and
the environment
• There is a bus corridor along the Ring Road.
• Planned new rapid transit route to Emersons Green from central Bristol and
the North Fringe but no improvements in public transport to the south of the
area are deliverable before 2020.
• The GBSTS has identified congestion as a major threat along the ring road
and this would be exacerbated by new communities along the road
depending on the scale of future development.
• Access by walking or cycling across the ring road to existing communities and
services in East Bristol would be unattractive.
Maintain and improve environmental quality and assets
• Development in this area would involve the loss of Green Belt land.
• The setting of the extensive Conservation Area around Siston Court should
be protected.
• There is extensive Forest of Avon planting on Forestry Commission land
around Siston which is important for biodiversity and recreation and should be
protected and enhanced.
• There are several large blocks of common land (designated as SNCIs),
Warmley Forest Park SNCI and other scattered grassland and woodland
SNCIs connected by hedges, having value for recreation (Public Open
Space)
• The Avon and Siston Valleys, footpath network, long distance paths, Avon
Valley Railway and the Bristol/Bath Railway path are also highly valued
recreational assets.
• Strong system of mature hedgerows between Webb’s Heath and Overscourt
Farm.
• Unrecorded wildlife likely to occur as some areas have not been surveyed.
• There are archaeological interests including extensive areas of bellpits.
• The open green hillsides and ridgeline running along the east of the urban
area and the Hanham Hills forms a green backdrop in views from Bristol
making a significant contribution to the quality and character of the urban
area.
• The quality of views from and the setting of the Cotswolds AONB should be
preserved.
Minimise consumption of natural resources
• Due to the distances to employment and congestion in this area as well as
the difficulties of enabling walking and cycling to existing communities,
greenhouse emissions associated with car based transport could be expected
to rise.
• As with any other development, energy efficient design and use of renewable
energy is required to minimise greenhouse emissions.
• Development here would result in the loss of agricultural and green field land.
Summary of Positive and Negative Effects
Positive
• The northern part of his area is relatively close to employment opportunities in
the east and north of Bristol.

•

A number of new dwellings and employment development could be provided
with associated social and economic benefits.

Negative
• Development in this location would involve the loss of Greenfield land which
is highly valued for its landscape and biodiversity importance and for informal
recreation for residents of the East Fringe where green space is limited.
• The open, green hillsides and ridgelines to the east and Hanham Hills provide
views from the urban area which make a significant contribution to its
character and quality.
• Development would overwhelm existing rural communities and character.
• Development would have an adverse effect on the Cotswolds AONB and
Siston Conservation Area depending on location and scale.
• Congestion along the ring road and local road network would be exacerbated.
The ring road would provide the only road access to any development in this
area.
• Access to central Bristol from the areas to the east of the ring road and south
of Shortwood is limited by congestion and distance and no significant
opportunities for improvements to public transport have been identified.
• The opportunity to create sustainable communities in this area is limited by
the barrier of the Ring Road which limits access to jobs and services in the
urban area as well as by the form and constraints within the area of search.
Proposals for scale, mix and type of development which would minimise
negative effects in this area
• Any potential development in this location would have to overcome very
significant transport and accessibility issues including consideration of a new
link to the M4 east of Junction 19.
• The potential adverse effects in terms of landscape, recreation, setting of the
Siston Conservation Area and biodiversity would need to be mitigated and
would significantly constrain the scale, location and design of any future
development.
• Any new development would need to be mixed and include employment
opportunities to serve existing and new residents.
• A Green Infrastructure strategy would be required to determine the scale,
location and delivery of adequate green infrastructure for existing and future
residents. There is an opportunity to improve the value of Overscourt Wood
for recreation.

Yate & Chipping Sodbury
Improve Health
• Air quality at Station Road is near to upper limits of acceptability.
• Significant issues of dust nuisance associated with the quarry although now
better controlled by legislation and should not significantly constrain
development.
• Good existing walking and cycling routes within the town.
• Motorway noise not an issue.
Support communities that meet people’s needs

•
•
•
•
•
•

In common with all areas, this level of development will meet housing needs
including a proportion of affordable housing with associated social and health
benefits.
Yate shopping centre is vibrant with some room for expansion and
investment.
Chipping Sodbury centre performs a more local role with specialist shops and
a thriving evening economy
The towns lack cultural facilities e.g. cinema and bowling.
There are two secondary schools, one of which has significant spare
capacity.
Existing problems with sewerage capacity and infrastructure in the area.

Develop the economy in ways that meet people’s needs
• There is a significant resident workforce/jobs imbalance with the workforce
standing at around 24,000 and the numbers of jobs at around 18,000.
• There is a particular shortage of office employment in Yate/Chipping Sodbury
– workers have normally to travel to the North Fringe or central Bristol for
office employment.
• Any further residential development at Yate/Chipping Sodbury would result in
greater net out commuting if not accompanied by further industrial and
commercial development.
• The area is close enough to Bristol and the M4 to attract new business and
jobs.
Provide access to meet people’s needs with least damage to communities and
the environment.
• The provision of a turn-back facility at Yate railway station would increase
trains to the north fringe and central Bristol from once an hour to once every
half hour. This would help to improve modal split for commuters, Yate is the
only potential urban extension with potential for rail based commuting
although the cost may affect deliverability.
• Existing walking and cycling routes enable residents to access the good level
of shops and facilities at the town centre.
• Many parts of Yate including those which may be most suitable for
development are too distant from the railway and the town centre to make
walking attractive although cycling is more attractive. There is a bus service in
place which could be improved.
• Road freight to the M4 and M5 is a problem for local roads. Acton Court listed
buildings and Latteridge are affected. Promoting employment development
would exacerbate this problem. Could be mitigated through major
infrastructure improvements.
Maintain and improve environmental quality and assets
• Any large scale development would be on greenfield land.
• Area to the north of Yate east of the railway line of low significance for wildlife
(mainly arable) although any future development would need to safeguard the
SNCI on northern site edge, conserve important hedgerows and provide a
linking green corridor.
• Field patterns are different west of the railway, where there are several large
neutral grassland SNCIs (old hay meadows).
• Engine Common has a valued and distinctive local character and mining
heritage.

•
•
•

Land East of Chipping Sodbury is constrained by the setting of the AONB and
Chipping Sodbury Conservation Area and substantial areas of common land
much of which are designated as SNCIs.
A Green Infrastructure plan is required to ensure that the quality and extent of
amenity space and biodiversity is protected and enhanced through
intensification within the town.
Potential local flooding/drainage issues in Engine Common, north of Yate and
east of Chipping Sodbury.

Minimise consumption of natural resources
• As with other areas energy efficient design and the use of renewable energy
sources would help to reduce Greenhouse emissions.
• Existing out-commuting contributes to greenhouse emissions.
Summary of Positive and Negative Effects
Positive
• Yate/Chipping Sodbury have a very good range of local services including
secondary education and a wide range of retail opportunities.
• Due to the existing range of services and environmental quality the potential
to integrate new development to create sustainable communities is good.
• Public transport within Yate/Chipping Sodbury and between the towns and
the North Fringe and central Bristol is good in some parts of the area.
• Increasing the frequency of the rail service to the north fringe and central
Bristol will improve provide the opportunity for a significant increase in
commuting by public transport.
• Mixed development could help to redress the imbalance between jobs and
workforce and provide a wider range of job opportunities.
• Potential to deliver significant improvements to sewerage infrastructure.
Negative
• Any development would involve the loss of greenfield land.
• Existing problems with freight traffic could be exacerbated.
• Existing problems with out commuting could be exacerbated.
Proposals for scale, mix and type of development which would minimise
negative impacts in this area
• Need to plan positively for cultural facilities for the towns.
• If any development had a substantial employment element, especially office
jobs this might help to complement existing opportunities, not lead to an
increase in freight traffic and increase Yate/Chipping Sodbury’s selfcontainment.
• As with all areas energy efficient design and production of renewable energy
on-site is important.
• The provision of an improved bus services and the long term provision of an
improved rail service.
• The provision of improved sewerage infrastructure as part of an overall
drainage strategy.
• A Green Infrastructure strategy would be required to determine the scale,
location and delivery of adequate green infrastructure for existing and future
residents.
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Patchway Trading & Cribbs / Mall Estates
9 Positive effect
99Major positive effect
8 Negative effect

1.
1.1

1.2

1.3

88 Major negative effect
o not applicable

SA Objectives
Improve Health
Improve health

Reduce health inequalities

Promote healthy lifestyles
especially routine daily exercise

Rating
9

8

9/8

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

Comments

Opportunities

Mitigation

Development near to 50dB airport noise zone.
Development will suffer from noise and air
quality due to its proximity to Filton Airfield, M5.
No known contaminated land.

Existing industrial/trading estates to be
remodelled to provide improved
opportunities for people to live near to
where they work, improve integration
with Patchway and Charlton Hayes new
neighbourhood, and improve the local
environment to be less car dominated,
provide additional green infrastructure
and local amenities and services.
Size of new community would be large
enough to sustain new on-site GP
Practice.

Building could be designed to
insulate from noise pollution.

Good accessibility to Southmead Hospital.
Existing local health facilities (e.g. GP surgery,
dental practice) not within walking distance.
New Locality Hub being provided in Patchway
including PCT health facilities (1-2km away).

Existing primary school in Patchway are within
walking distance.
Category 1 POS not within walking and cycling
distance. Public transport needed to access
Category 1 POS without the need for using the
car.

Walking, cycling and public transport
routes to local health facilities could be
improved.
Existing industrial/trading estates to be
remodelled to provide improved
opportunities for people to live near to
where they work, improve integration
with Patchway and Charlton Hayes new
neighbourhood, and improve the local
environment to be less car dominated,
safer, more attractive streets, provide
additional green infrastructure and local
amenities and services.

Additional green infrastructure
and street trees will assist
improve air quality and mitigate
noise.

Provide GP practice.
Ensure walking / cycling and
public transport to Southmead
Hospital & Patchway Locality
Hub.
Provide new Green and
community spaces, legible,
safe, attractive streets, walking
and cycling routes to local
amenities.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

Ensure new development meet Lifetime
Homes standards and a mix of size and
tenures

Provide a range of housing
types and tenures.

2
2.1

Support communities that meet people’s needs
9
Help make suitable housing
Remodelling & intensification of commercial and
available and affordable for
retail area to provide housing will assist meet
everyone
wider availability & affordability objectives.

2.2

Give everyone access to
learning, training, skills and
knowledge

9

Primary Schools within walking distance.
Secondary education facilities available at Filton,
but they are not within walking distance.
Further education facilities at UWE and Filton
College are not within walking distance.
Library at Patchway local centre.
However, development of Charlton Hayes site
will reduce distances by providing more direct
connections to UWE & Filton College.

New development will provide
opportunities to enhance educational
and training opportunities.

Ensure the development is
served by public transport and
improved walking & cycling
connections, that provides
access to secondary, further
and higher education facilities.

2.3

Reduce crime and fear of crime

?

Quality of the masterplan and detailed design
will have a great effect on the potential for the
development to reduce crime and the fear of
crime.

Remodelling of the area will provide
opportunity to improve the public realm
and provide safe, legible streets.

Ensure new development
achieves Secure by Design
Standards

2.4

Promote stronger, more vibrant
communities

9

Development area is within walking distance of
The Mall, Cribbs Retail park and other nearby
shops, which will help to support these services.

Remodelling of the area and
introduction of new housing will enrich
the mix of the uses and continue to
assist the regeneration of Patchway.

2.5

Increase access to, and
participation in, cultural activities

9

Cultural facilities within walking and cycling
distance at The Mall and The Venue and new
Concorde Museum.

New community spaces and amenities
will provide opportunities for greater
participation in cultural activity. New
development should also stimulate
participation in cultural activity by
adjacent communities through the
promotion of events.

Ensure masterplan is legible
and permeable so that access
is provided to the Mall,
Patchway and Charlton-Hayes
communities. Ensure a rich mix
of uses is achieved.
Ensure masterplan includes
new meeting spaces, both
indoors and out.
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3.
3.1

SA Objectives
Rating Comments
Develop the economy in ways that meet people’s needs
Give everyone in the district
9/8
Access to a range of employment opportunities
access to satisfying work
in the north fringe and Bristol city centre, but only
opportunities, paid or unpaid
those at Cribbs Causeway are within walking
and cycle distance.
Redevelopment may lead to the loss of some
commercial uses and impact on the operation of
the airfield.

Opportunities

Mitigation

Redevelopment of existing commercial
areas to new more intensive mixed
uses may increase the no. and range of
new jobs opportunities available locally.

Public transport required to gain
sustainable access to
employment opportunities at
the North Fringe and Bristol
City centre.

Improved public transport could also
improve access to employment
opportunities in the wider area for
existing residents in nearby
communities.

Development sufficient distance
away from Filton Airfield that it
will not constrain operations.
(Height of new buildings and
structures will be limited due to
operation of airfield. Height
limitations are due to safety
issues as well as radar
operation).
Ensure new development is a
vibrant mix of uses, including
new commercial and business
opportunities (not 100%
housing).

3.2

Help everyone afford a
comfortable standard of living

9

There are significant employment opportunities
and improving public services nearby.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
nearby.

3.4

Meet local needs locally

9

Existing shops and employment nearby.

Redevelopment will provide the
opportunity to provide affordable
housing and support new local
amenities and the regeneration of
Patchway.
Redevelopment will provide the
opportunity to provide affordable
housing, new employment opportunities
and support new local amenities and
the regeneration of Patchway.
Redevelopment will provide the
opportunity to support new local
services in the locality.

Provide affordable housing,
improved environments and
access to services.

Provide affordable housing,
improved environments and
access to employment and
services.
Provide new local amenities to
support housing growth.
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SA Objectives
Increase the circulation of wealth
within the area

Rating
?

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

99

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
99
Increase choice of method of
Close proximity to Junction 17 of M5 may
Improve the existing highway network
travel
increase desire to travel by car.
so that it becomes a pleasant
Existing road network discourages walking and
environment for pedestrians and
cycling (fast moving, noisy vehicles, not a
cyclists.
pedestrian friendly environment).
Leisure and Retail opportunities available at
Cribbs/Venue – within walking distance.
Public transport infrastructure adjacent to
development site.

3.5

4.2

Reduce the need/ desire to travel
by car

9

Comments
Existing shops and employment nearby.

Opportunities
Redevelopment will provide the
opportunity to provide new employment
opportunities.

Existing employment areas are ageing and
potentially susceptible to damage from extreme
weather events.

Redevelopment will provide the
opportunity to modernise the building
stock, utilise Renewable & Low carbon
energy generation, provide additional
tree cover and open space and flood
attenuation capacity.

Cycle City Routes being developed through
area.
Significant retails and cultural opportunities
within walking and cycling distance.
Existing road network has a poor quality
environment for walking and cycling.
Attractive walking and cycling routes for local
trips dependent on the quality of the masterplan.
Proposed introduction of new showcase bus
corridor serving Bristol City Centre and North
Fringe.
New dwellings will help to improve the viability of
public transport
Cycle City Routes being developed through the
area.

Improve the existing highway network
so that it becomes a pleasant
environment for pedestrians and
cyclists and enhance the viability of
public transport.

Mitigation
Ensure new development is a
vibrant mix of uses, including
new commercial and business
opportunities (not 100%
housing).
Master Planning to ensure
additional flood mitigation (if
required) and improve the local
environment, tree cover and
renewable energy opportunities
are realised.

Provide public transport service
to/from The mall and adjacent
buildings.

Masterplan must ensure the
environment is attractive,
legible and permeable for
pedestrians and cyclists.
Home working, smarterworking, could help reduce
congestion and out-commuting.
Ensure all new homes are
designed to allow home
working. Credits for Home
working available in the Code
for Sustainable Homes.
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4.3

4.4

SA Objectives
Help everyone access basic
services easily, safely and
affordably
Make public transport, cycling
and walking easier and more
attractive

Rating
9

Comments
Few basic services available in the development
area.

Opportunities
New population will assist support the
existing services and shops at The
Mall, Cribbs Retail park and Patchway.

Mitigation
Ensure new services are
provided as part of the
development.

99

Existing area does not have an environment that
is attractive for pedestrians and cyclists.

Redevelopment provides the
opportunity to ensure the environment
is attractive, legible and permeable for
pedestrians and cyclists.

Improve the existing highway
network so that it becomes a
pleasant environment for
pedestrians and cyclists.
Attractive walking and cycling
routes for local trips dependent
on the quality of the masterplan

Development provides opportunities to
create green infrastructure and small
scale habitats, including re-opening up
of the Henbury Trym.

Ensure detailed planning
provides for new wildlife
opportunities.

Development on brownfield land.

Redevelopment provides the
opportunity to intensify uses and to
make more efficient use of land.

Proposed residential density
higher than minimum required
in PPS3.
Ensure master planning
aspirations are carried out into
detailed proposals.
Develop masterplan and design
codes to promote local
distinctiveness.

Cycle City Routes being developed through the
area.

5.
5.1

Maintain and improve environment quality and assets
9
Protect and enhance habitats
No known existing habitats.
and species (taking account of
climate change).

5.2

Promote the conservation and
wise use of land.

5.3

Protect and enhance landscape
and townscape.

9

Existing built environment considered to be of
poor quality.

Redevelopment will help to enhance
the landscape and townscape.

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9

The proposed development area is not ‘rural’
and lacks distinctive positive identity.

Redevelopment will provide opportunity
to help to enhance the local identity to
both the proposed area and nearby
communities.

5.5

Maintain and enhance cultural
and historical assets.

9

Redevelopment may provide some
opportunity to understand and reflect
the local historic context better.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

9

Development area is not adjacent to
conservation area(s), listed building(s), schedule
ancient monument(s) nor any identified
archaeological sites.
Development area is not in a high flood risk
zone.

99

Redevelopment will include opportunity
to incorporate SUDs, but may affect the
viable operation of airfield as
attenuation ponds may provide habitat
for birds.

Design exercise should
research and seek to reflect the
historic context of the
development area.
Further evidence required to
fully assess the effect that
SuDS may have on the
operation of Filton Airfield.
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SA Objectives

Rating

Comments

6
6.1

Minimise consumption of natural resources
99
Reduce non-renewable energy
Existing development does not currently utilise
consumption and “greenhouse
significant renewable energy generation.
emissions”.
Height and radar restrictions associated with
proximity to Filton Airfield reduces potential for
large scale wind turbines.

6.2

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

6.3

6.4

Reduce waste not put to any
use.

6.5

Minimise land, water, air, light,
noise, and generic pollution.

Opportunities

Mitigation

Surrounding mixed uses results in
significant potential for viable District
heating/CHP networks to be created.
Also potential to utilise heat generated
by proposed new power stations at
Severn and Avonside.

Work with developer to
incorporate energy centre and
district heat network as well as
other renewable.

9

No known shortage of water supply in the area

Redevelopment to modern building
regulations will assist reduce water
consumption.

Build to modern building
regulations.

9

No current impact.

Opportunities to recycle aggregates will
be taken during redevelopment

Impact of existing uses unknown.

Redevelopment will provide
opportunities to promote re-use &
recycling.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan

Maximise opportunities to
recycle aggregates with the
developer(s).
Explore options of on-site or
near-site recycling centre.

9/8

?

Existing commercial environment experiences
high levels of car use and thereby impacts on
noise and air quality.

Ensure masterplan considers
pollution form the development.
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West of A4108
9 Positive effect
99Major positive effect
8 Negative effect

1.
1.1

SA Objectives
Improve Health
Improve health

1.2

88 Major negative effect
o not applicable

Rating

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

Comments

Opportunities

Mitigation

88

The site, on existing greenfield land is between
the M5 and A4018 and less than 1000m from
end of the runway, within 55dB airport noise
zone and substantially within 50dB airport noise
zone.
Development area within HSE exclusion zone
No known contaminated land.

Development of the site presents little
opportunity to improve health of nearby
local residents

Building could be designed to
insulate from noise pollution.
Masterplan to avoid
inappropriate development
within HSE consultation zone

Reduce health inequalities

9/8

Good accessibility to Southmead Hospital.
Onsite provision of healthcare facilities (e.g. GP
surgery, dental practice) may be provided
depending on advice from PCT.

Size of new community would need to
be large enough to sustain on-site
healthcare facilities.

Could assist provide some
additional funding for cycle /
paths to Southmead hospital.

1.3

Promote healthy lifestyles
especially routine daily exercise

9/8

Site would suffer severance issues from main
urban area.
Capacity study allows for on site POS.
Existing private recreational grounds (playing
fields and courts) within the area. Sport England
are likely to object if the private recreation
grounds are to be developed on, unless they are
relocated. However, unless they can be
relocated within walking or cycling distance of
the proposed development, the recreation
facilities will have little benefit to the proposed
development.
PROW within the area that provide access to the
countryside

Ensure masterplan is integrated into the
network of PROW to ensure the new
community will have access to the
countryside. Enhance sports pitches.

Ensure PROW are not
extinguished so that access to
the countryside is maintained

2
2.1

Support communities that meet people’s needs
9
Help make suitable housing
Development will assist meet wider availability
available and affordable for
and affordability issues.
everyone

Ensure new development meet Lifetime
Homes standards and a mix of types
and tenures.

Provide a range of types and
tenures

Appendix 8 – North Fringe of Bristol new neighbourhoods appraisal matrices

SA Objectives

Rating

Comments

Opportunities

Mitigation

2.2

Give everyone access to
learning, training, skills and
knowledge

9

Capacity study allows for sufficient primary
school facilities provided on site to meet the
needs of the development.
Secondary education facilities available at Filton,
but they are not within walking or cycling
distance.
Further education facilities at UWE and Filton
College not within walking or cycling distance.

New development will provide little
opportunity to improve walking and
cycle routes in the locality.

Ensure the development is
served by public transport that
provides access to secondary,
further and higher education
facilities.

2.3

Reduce crime and fear of crime

?

Quality of the masterplan will have a great effect
on the potential for the development to reduce
crime and the fear of crime.

New development should be designed
to have safe, legible streets.

Ensure new development
achieves Secure by Design
Standards.

2.4

Promote stronger, more vibrant
communities

8

Significant amount of development area is not
within walking distance of The Mall.
A4108 and railway line will acts as barriers
between new and existing community.

Scale and location of the site provides
little opportunity to incorporate viable
mixed uses.

Local centre would be needed
but question the viability given
the proximity to the Cribbs
Retail Area.

2.5

Increase access to, and
participation in, cultural activities

9/8

Cultural facilities within cycling distance at The
Venue, but not within walking distance. POS onsite provide cultural activities within walking and
cycling distance.

Little scope to substantial increase
access to and participation in cultural
activities.

Site could provide the
opportunity to incorporate a
new small meeting space.

3.
3.1

Develop the economy in ways that meet people’s needs
Give everyone in the district
?
Development will constrain existing operations at
access to satisfying work
Filton Airfield as well as intensification of
opportunities, paid or unpaid
operations. Height of new building and structure
will be limited due to operation of airfield. Height
limitations are due to safety issues as well as
radar operation.
Access to a range of employment opportunities
in the north fringe and Bristol city centre, but only
those at Cribbs Causeway are within cycle
distance.

Development area could include area
for single use employment as well as
mixed used local centre, but would
reduce available land for housing.

Public transport required to gain
sustainable access to
employment opportunities at
the North Fringe and Bristol
City centre.

3.2

Help everyone afford a
comfortable standard of living

Development would provide opportunity
to provide affordable housing

Provide affordable housing.

9

Significant employment opportunities nearby.
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3.3
3.4

SA Objectives
Reduce poverty and income
inequality
Meet local needs locally

Rating
9

Comments
Significant employment opportunities nearby.

9

Existing shops and employment nearby.

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment nearby

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

8

Existing nearby employment areas are ageing
and potentially susceptible to damage from
extreme weather events.

4.
4.1

Increase choice of method of
travel

4.2

Reduce the need/ desire to travel
by car

4.3

Help everyone access basic
services easily, safely and
affordably

Opportunities
Development would provide opportunity
to provide affordable housing.
Development would provide opportunity
to support new services in the locality.
Development may provide opportunity
to incorporate some small scale
employment opportunities.
Development of this greenfield site may
further undermine climate change
adaptation possibilities in the local area.

Provide access to meet people’s needs with least damage to communities and the environment
9/8
Close proximity to Junction 17 of M5 may
Development area could include area
increase desire to travel by car.
for single use employment as well as
Existing road network discourages walking and
mixed used local centre, which will
cycling (fast moving, noisy vehicles, not a
allow local services and employment
pedestrian friendly environment).
opportunities to be accessed without
Long-term potential for freight line to be used for
the need to travel by car.
passenger use and station provided within
walking distance.
Leisure and Retail opportunities available at
Cribbs/Venue – within cycling distance.
9/8

8

Mitigation
Provide affordable housing.
Provide / contribute towards
new services
Ensure provision of some
mixed uses.
Ensure development does not
increase susceptibility to flood
events or increase the heat
island effect in the locality.

Make improvement to existing
highway network so that it
becomes a pleasant
environment for pedestrian and
cyclists.

Existing road network has a poor quality
environment for walking and cycling.
Attractive walking and cycling routes for local
trips dependent on the quality of the masterplan.
Proposed introduction of new showcase bus
corridor serving Bristol City Centre and North
Fringe.

Development area could include area
for single use employment as well as
mixed used local centre, which will
allow local services and employment
opportunities to be accessed without
the need to travel by car.

Make improvement to existing
highway network so that it
becomes a pleasant
environment for pedestrian and
cyclists and contribute to local
bus services.

Greenfield site with few (if any) basic services
nearby.

New population will assist support the
existing services at the Mall and Cribbs
Retail Park if severance issues can be
overcome satisfactorily. Little scope to
support a sufficient range of new
services onsite due to lack of critical

Ensure new services are
provided as part of the
development if viable.
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SA Objectives

Rating
9/8

Comments

Mitigation

Link up on-site green infrastructure with
to green infrastructure projects within
Bristol City Council.

Masterplan may be able to
integrate the hedgerows into
the layout, but this may reduce
the capacity of the site).

Development would be at densities
higher than the minimum in PPS3. This
may undermine other sustainability
objectives though.
Amend development area and capacity
to take account of visually important
ridge line and slopes.

Develop at high densities.

4.4

Make public transport, cycling
and walking easier and more
attractive

5.
5.1

Maintain and improve environment quality and assets
8
Protect and enhance habitats
Development area on important hedgerows.
and species (taking account of
Relatively high density will provide fewer/smaller
climate change).
gardens (that can provide a habitat for wildlife.
Habitats could be created if water attenuation
areas are provided.
Site adjacent to green infrastructure projects
within Bristol City Council.

5.2

Promote the conservation and
wise use of land.

5.3

Protect and enhance landscape
and townscape.

88

Development area of the GDA on visually
significant hillsides and ridge lines.

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9

Area lacks distinctive positive identity.

Development could provide the
opportunity for some locally distinctive
architecture.

Develop masterplan and design
codes to promote local
distinctiveness.

5.5

Maintain and enhance cultural
and historical assets.

?

Development area is not adjacent to
conservation area(s), listed building(s),
Scheduled Ancient Monument(s).
Development area affects areas with high
potential archaeology.

Development may provide some
opportunity to understand and reflect
the local historic context, but may also
threaten important archaeological
remains.

Further evidence required to
establish the archaeological
potential.

8

Surrounding area does not have an environment
that is attractive for pedestrians and cyclists.

Opportunities
mass.
Development provides opportunity to
include safe, legible streets.

Land is greenfield.

Attractive walking and cycling
routes for local trips dependent
on the quality of the
masterplan.

Masterplan to be designed so
that the layout, building form,
landscape and materials take
account of the visual
prominence of the slopes and
ridge lines.
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5.6

6
6.1

6.2

6.3

SA Objectives
Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

Rating
8

Reduce non-renewable energy
consumption and “greenhouse
emissions”.

8

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

9

No known shortage of water supply in the area.

Development will be to modern building
regulations.

Build to modern building
regulations.

8

No current impact. Development would require
the importation of aggregates.

Opportunities to utilise recycled
aggregates will be taken during
redevelopment.
Development will provide opportunities
to promote re-use & recycling of waste.

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near-site recycling centre.

Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

Ensure masterplan considers
pollution form the development.

6.4

Reduce waste not put to any
use.

6.5

Minimise land, water, air, light,
noise, and generic pollution.

9/8

?

Comments
Development area within SFRA Level 1 flood
zones 2 and 3a.
Development area includes allowance for SUDs
to minimise risk of flooding, but may affect the
viable operation of airfield as attenuation ponds
may provide habitat for birds.

Opportunities
Masterplan to avoid unsuitable
uses/building in areas of high flood risk.
Quality of the masterplanning will
greatly affect the SUDs systems and
biodiversity, management of flood
areas.

Minimise consumption of natural resources
Height and radar restrictions associated with
Development on Greenfield site will
proximity to Filton Airfield reduces potential for
inevitably increase greenhouse gas
large scale wind turbines.
emissions.

Little current impact (agricultural).

No current impact (agricultural).

Mitigation
Further evidence required to
fully assess the effect that
SuDS may have on the
operation of Filton Airfield.

May be opportunity to
incorporate renewable energy ,
district heat networks etc.
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South of Airfield / Wyck Beck Road
9 Positive effect
99Major positive effect
8 Negative effect

88 Major negative effect
o not applicable

Rating

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

1.
1.1

SA Objectives
Improve Health
Improve health

Comments

Opportunities

Mitigation

The site, on existing Greenfield land adjacent the
railway line, within 55dB airport noise zone and
substantially within 50dB airport noise zone.
Development will suffer from poor noise due to
its proximity to Filton Airfield, and railway line.
No known contaminated land.

Development of the site could provide
some potential to provide new local
amenities that would be accessible to
nearby existing residents.

Building could be designed to
insulate from noise pollution.

1.2

Reduce health inequalities

9/8

Excellent accessibility to Southmead Hospital.
Onsite provision of healthcare facilities (e.g. GP
surgery, Dental practice) may be provided
depending on advice from PCT.

Size of new community would need to
be large enough to sustain on-site
healthcare facilities.

Could assist provide some
funding for cycle / paths to
Southmead hospital.

1.3

Promote healthy lifestyles
especially routine daily exercise

9/8

Capacity study allows for on site POS. New
Cycle City route being developed through the
site. Eastern end has common land and footpath
access to Filton Golf Course and PROW.

Site could provide some additional local
services for new and existing local
residents and recreational routes
alongside the airport.

Provide some mixed uses,
foot/cycle access to wider area,
particularly east towards Filton.

2.
2.1

Support communities that meet people’s needs
9
Development will assist meet wider availability
Help make suitable housing
and affordability objectives.
available and affordable for
everyone

Ensure new development meet Lifetime
Homes standards and a mix of size and
tenures.

Provide range of housing types
and tenures.

2.2

Give everyone access to
learning, training, skills and
knowledge

New development could provide
opportunity to improve cycling
connections east towards Filton.

Ensure the development is
served by public transport that
provides access to secondary,
further and higher education
facilities.

8

9

Capacity study allows for sufficient primary
school facilities provided on site to meet the
needs of the development.
Secondary education facilities available at Filton,
but they are not within walking distance.
Further education facilities at UWE and Filton
College are not within walking distance.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

2.3

Reduce crime and fear of crime

?

Quality of the masterplan will have a great effect
on the potential for the development to reduce
crime and the fear of crime.

New development should be designed
to have safe legible streets.

Ensure new development
achieves Secure by Design
Standards.

2.4

Promote stronger, more vibrant
communities

9/8

Significant part of the development area is not
within walking distance of The Mall. Railway line
may act as barrier to integration with Brentry.

Ensure development makes
best possible connections to
Brentry.

2.5

Increase access to, and
participation in, cultural activities

9

Development presents opportunity to
provide a new local centre and open
spaces to serve new residents and be
in close proximity to Brentry residents.
Cycle City route assists improve access
to The Venue etc. Similarly a route east
towards Filton would assist access to
facilities at UWE and wider north fringe.

3.
3.1

Develop the economy in ways that meet people’s needs
Give everyone in the district
?
Development may constrain existing operations
access to satisfying work
at Filton Airfield as well as intensification of
opportunities, paid or unpaid
operations. Height of new building and structure
will be limited due to operation of airfield. Height
limitations are due to safety issues as well as
radar operation.
Access to a range of employment opportunities
in the north fringe and Bristol city centre.

Development provides opportunity for
provision of mixed uses.

Public transport required to gain
sustainable access to
employment opportunities at the
North Fringe and Bristol City
centre.

3.2

Help everyone afford a
comfortable standard of living
Reduce poverty and income
inequality
Meet local needs locally

9

Significant employment opportunities nearby.

Provide affordable Housing.

9

Significant employment opportunities nearby.

9

Existing shops and employment nearby.

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment nearby.

3.6

Reduce the vulnerability of the
economy to climate change and

o

Existing nearby employment areas are ageing
and potentially susceptible to damage from

Development provide opportunity to
provide affordable housing
Development provide opportunity to
provide affordable housing
Development would provide opportunity
to support ne services in the locality.
Development may provide opportunity
to incorporate some small scale
employment opportunities.
Development of this greenfield site may
further undermine climate change

3.3
3.4

Cultural facilities within cycling distance at The
Venue, but not within walking distance.
POS on-site provide cultural activities within
walking and cycling distance.

Site would provide the
opportunity to incorporate a
new meeting space that would
also be accessed by Brentry
residents and Filton residents.
Ensure links made east towards
Filton.

Provide affordable Housing.
Provide/contribute towards new
services.
Ensure provision of some mixed
uses.
Ensure development does not
increase susceptibility to flood
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SA Objectives
harness opportunities arising

Rating

Comments
extreme weather events.

Opportunities
adaptation possibilities in the local area.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
9
New Cycle City route being developed through
Development area will include mixed
Increase choice of method of
the site.
used local centre, which will allow local
travel
Leisure and Retail opportunities available at
services and employment opportunities
Cribbs/Venue – within cycling distance. PROW
to be accessed without the need to
route across Filton Golf Course east towards
travel by car.
Filton.
Potential for new route east towards
Long-term potential for freight line to be used for
Filton.
passenger use and station provided within
Potential to extend bus service that
walking distance.
terminates at Airbus through site.

4.2

Reduce the need/ desire to travel
by car

9

4.3

Help everyone access basic
services easily, safely and
affordably

9

4.4

Make public transport, cycling
and walking easier and more
attractive

9

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
9/8
Development area on grassland habitat.
and species (taking account of
Development area on important hedgerows.
climate change).
Relatively high density will provide fewer/smaller
gardens (that can provide a habitat for wildlife).

Attractive walking and cycling routes for local
trips dependent on the quality of the masterplan.
Proposed introduction of new showcase bus
corridor serving Bristol City Centre and North
Fringe.
New Cycle City route through site.
Greenfield site with few basic services nearby.

Cycle City route being developed through the
site.

Mitigation
events or increase the heat
island effect in the locality.

Make improvement to existing
highway network so that it
becomes a pleasant
environment for pedestrian and
cyclists Provide public transport
service through the site and
cycle/foot connections east.

Potential to allow access to the
development from Fishpool Hill and/or
Charlton Hill, which will require working
in partnership with Bristol City Council.
Access could be limited to public
transport only.
New population will assist support the
existing services at The Mall and Cribbs
Retail Park. Given potential for
improved foot & cycle access to north,
south and east good opportunities to
access local services easily and safely.
May also be opportunity to provide
services on-site.
Development provides opportunity to
include safe, legible streets and
connections to east and south.

Work with BCC to provide new
bus route through site.

Henbury Trym provide opportunity to
create green infrastructure/biodiversity
corridor through the site.

Masterplan may be able to
integrate the hedgerows into
the layout, but this may reduce
the capacity of the site).

Ensure new services are
provided onsite or nearby as
well as connections.

Attractive walking and cycling
routes for local trips dependent
on the quality of the masterplan.
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SA Objectives

Rating

8

Comments
Habitats could be created if water attenuation
areas are provided.
Site adjacent to green infrastructure projects
within Bristol City Council.

Opportunities
Link up on-site green infrastructure with
to green infrastructure projects within
Bristol City Council

Mitigation

Land is Greenfield.

Development would be at densities
higher than the minimum in PPS3. This
may undermine other sustainability
objectives though.

Develop at high densities.

Loss of Greenfield land between Bristol and
Filton Airfield.

Flat land with little visual connection to
wider area.

Masterplan to be designed so
that the layout, building form,
landscape and materials
enhance landscape setting.

Development could provide the
opportunity for some locally distinctive
architecture.
Development may provide some
opportunity to understand and reflect
the local historic context, but may also
threaten important archaeological
remains.

Develop masterplan and design
codes to promote local
distinctiveness.
Design exercise should
research and seek to reflect the
historic context of the
development area. Further
evidence required to establish
the archaeological potential.
Further evidence required to
fully assess the effect that
SuDS may have on the
operation of Filton Airfield.

5.2

Promote the conservation and
wise use of land.

5.3

Protect and enhance landscape
and townscape.

9/8

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.
Maintain and enhance cultural
and historical assets.

9

Area lacks distinctive positive identity.

?

Development area is not adjacent to
conservation area(s), listed building(s),
scheduled ancient monument(s).
Development area affects areas with high
potential archaeology.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

8

Development area within SFRA Level 1 flood
zones 2 and 3a.
Development area includes allowance for SUDs
to minimise risk of flooding, but may affect the
viable operation of airfield as attenuation ponds
may provide habitat for birds.

6.
6.1

Minimise consumption of natural resources
Reduce non-renewable energy
9/8
Height and radar restrictions associated with
consumption and “greenhouse
proximity to Filton Airfield reduces potential for
emissions”.
large scale wind turbines.

5.5

Masterplan to avoid unsuitable
uses/building in areas of high flood risk.

Development on Greenfield site will
inevitably increase greenhouse gas
emissions.

May be opportunity to
incorporate renewable energy ,
district heat networks etc
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6.2

6.3

SA Objectives
Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

6.4

Reduce waste not put to any
use.

6.5

Minimise land, water, air, light,
noise, and generic pollution.

Rating
9

Comments
No known shortage of water supply in the area

Opportunities
Development will be to modern building
regulations

Mitigation
Build to modern building
regulations

8

No current impact. Development would require
the importation of aggregates.

Opportunities to utilise recycled
aggregates will be taken during
redevelopment.
Development will provide opportunities
to promote re-use & recycling of waste.

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near-site recycling centre.

Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

Ensure masterplan considers
pollution form the development.

9/8

?

Little current impact (agricultural).

No current impact (agricultural).
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CRIBBS / PATCHWAY PREFERRED OPTION
Patchway Trading & Cribbs / Mall Estates + South of Airfield / Wyck Beck Road
9 Positive effect
99Major positive effect
8 Negative effect

1.
1.1

1.2

1.3

88 Major negative effect
o not applicable

SA Objectives
Improve Health
Improve health

Reduce health inequalities

Promote healthy lifestyles
especially routine daily exercise

Rating
9

9

9

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

Comments

Opportunities

Mitigation

Parts of the development area, are within 55dB
airport noise zone and substantially within 50dB
airport noise zone.
Area currently suffers from poor noise and air
quality due to its proximity to Filton Airfield & M5.
No known contaminated land.
South of the airfield is open Greenfield land, but
adjacent the railway line.

Existing industrial / trading estates to be
remodelled to provide improved
opportunities for people to live near to
where they work, improve integration
with Patchway and Charlton Hayes new
neighbourhood, improve the local
environment to be less car dominated,
provide additional green infrastructure
and local amenities and services.

Building could be designed to
insulate from noise pollution.

Good/excellent accessibility to Southmead
Hospital.
Existing local health facilities (e.g. GP surgery,
dental practice) not within walking distance.
New Locality Hub being provided in Patchway
including PCT health facilities (1-2km away).

Existing primary school in Patchway are within
walking distance.
Category 1 POS not within walking and cycling
distance. Public transport needed to access

Development of area south of airfield
also would provide critical mass to
ensure new services and amenities in
the area would be viable.
Size of new community would be large
enough to sustain new on-site GP
Practice.
Walking, cycling and public transport
routes to local health facilities could be
improved, through combined sites to
enhance access of neighbouring
communities to Southmead Hospital
and Patchway locality hub, as well as
any new onsite facility.
Existing industrial / trading estates to be
remodelled to provide improved
opportunities for people to live near to
where they work, improve integration

Additional green infrastructure
and street trees will assist
improve air quality and mitigate
noise.

Provide GP practice.
Ensure walking / cycling and
public transport to Southmead
Hospital & Patchway Locality
Hub.

Provide new Green and
community spaces, legible,
safe, attractive streets,
recreational walking & cycling
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SA Objectives

Rating

Comments
Category 1 POS without the need for using the
car.
New Cycle City route being developed through
the site.
Eastern end of south of airfield has Common
Land and footpath access to Filton Golf Course
and PROW.

Opportunities
with Patchway and Charlton Hayes new
neighbourhood, and improve the local
environment to be less car dominated,
safer, more attractive streets, provide
additional green infrastructure and local
amenities and services.

Mitigation
routes and to local amenities.
Ensure new local amenities are
provided in accessible
locations.

Combines site would sustain additional
services for new and existing local
residents.
Recreational walking and cycling routes
could also be provided around the
airport.

2
2.1

Support communities that meet people’s needs
99
Help make suitable housing
Larger development will further assist meet
available and affordable for
wider availability & affordability objectives.
everyone

2.2

Give everyone access to
learning, training, skills and
knowledge

9

2.3

Reduce crime and fear of crime

2.4

Promote stronger, more vibrant
communities

Ensure new development meet Lifetime
Homes standards and a mix of size and
tenures.

Provide a range of housing
types and tenures.

Primary Schools within walking distance.
Secondary education facilities available at Filton,
but they are not within walking distance.
Further education facilities at UWE and Filton
College are not within walking distance.
Library at Patchway local centre.
However, development of Charlton Hayes site
will reduce distances by providing more direct
connections to UWE & Filton College.

New development will provide
opportunities to enhance educational
and training opportunities and provide
opportunity to improve cycling and
walking connections south and east
towards the City Centre and Filton
respectively via land south of the
airfield land.

Ensure the development is
served by public transport and
improved walking & cycling
connections, that provides
access to secondary, further
and higher education facilities.

?

Quality of the masterplan and detailed design
will have a great effect on the potential for the
development to reduce crime and the fear of
crime.

Remodelling / development of the area
will provide opportunity to improve the
public realm and provide safe, legible
streets.

Ensure new development
achieves Secure by Design
Standards.

99

Development area is within walking distance of
The Mall, Cribbs Retail park and other nearby

Remodelling of the area and
introduction of new housing will enrich

Ensure masterplan is legible
and permeable so that access
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SA Objectives

Rating

9

Comments
shops, which will help to support these services.
Railway line may act as a barrier to integration
with Brentry.

Opportunities
the mix of the uses and continue to
assist the regeneration of Patchway.
Development on land south of the
airfield also provides the opportunity to
introduce some new services and
amenities into the locality.

Mitigation
is provided to the Mall,
Patchway, Charlton-Hayes and
Brentry communities. Ensure a
rich mix of uses is achieved.

Cultural facilities within walking and cycling
distance at The Mall and The Venue and new
Concorde Museum.

New community spaces, open spaces
and amenities will provide opportunities
for greater participation in cultural
activity. New development should also
stimulate participation in cultural activity
by adjacent communities through the
promotion of events.

Ensure masterplan includes
new meeting spaces, both
indoors and out.

Redevelopment of existing commercial
areas to new more intensive mixed
uses may increase the number and
range of new jobs opportunities
available locally.

Public transport required to gain
sustainable access to
employment opportunities at
the North Fringe and Bristol
City centre.

Improved public transport could also
improve access to employment
opportunities in the wider area for
existing residents in nearby
communities.

Development sufficient distance
away from Filton Airfield that it
will not constrain operations.

2.5

Increase access to, and
participation in, cultural activities

3.
3.1

Develop the economy in ways that meet people’s needs
Give everyone in the district
9/8
Access to a range of employment opportunities
access to satisfying work
in the north fringe and Bristol city centre, but only
opportunities, paid or unpaid
those at Cribbs Causeway are within walking
and cycle distance.
Redevelopment / development may lead to the
loss of some commercial uses and impact on the
operation of the airfield.

(Height of new buildings and
structures will be limited due to
operation of airfield. Height
limitations are due to safety
issues as well as radar
operation).
Ensure new development is a
vibrant mix of uses, including
new commercial and business
opportunities (not 100%
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SA Objectives

Rating

Comments

Opportunities

Mitigation
housing).

Redevelopment will provide the
opportunity to provide affordable
housing and support new local
amenities and the regeneration of
Patchway and Brentry.
Redevelopment / development will
provide the opportunity to provide
affordable housing, new employment
opportunities and support new local
amenities and the regeneration of
Patchway and Brentry.
Redevelopment will provide the
opportunity to support new local
services in the locality.
Larger development/redevelopment site
will provide the opportunity to provide
new employment opportunities.

Provide affordable housing,
improved environments and
access to services.

3.2

Help everyone afford a
comfortable standard of living

9

There are significant employment opportunities
and improving public services nearby.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
nearby.

3.4

Meet local needs locally

9

Existing shops and employment nearby.

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment nearby.

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

9

Existing employment areas are ageing and
potentially susceptible to damage from extreme
weather events.
Development of a Greenfield site may
undermine climate change adaptation
possibilities in the locality.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
99
Increase choice of method of
Close proximity to Junction 17 of M5 may
Improve the existing highway network
travel
increase desire to travel by car.
so that it becomes a pleasant
Existing road network discourages walking and
environment for pedestrians and
cycling (fast moving, noisy vehicles, not a
cyclists.
pedestrian friendly environment).
Potential for new cycle/footpath east
Leisure and Retail opportunities available at
towards Filton and extension of
Cribbs/Venue – within walking distance.
services from Bristol CC that terminates
Public transport infrastructure adjacent to
at Airbus through land south of the

Redevelopment will provide the
opportunity to modernise the building
stock, utilise Renewable and Low
carbon energy generation, provide
additional tree cover and open space
and flood attenuation capacity.

Provide affordable housing,
improved environments and
access to employment and
services.

Provide new local amenities to
support housing growth.
Ensure new development is a
vibrant mix of uses, including
new commercial and business
opportunities (not 100%
housing).
Master Planning to ensure
additional flood mitigation (if
required) and improve the local
environment, tree cover and
renewable energy opportunities
are realised.

Provide public transport service
to/from The mall and adjacent
buildings and new cycle /
footpaths on and off site.
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SA Objectives

4.2

Reduce the need/ desire to travel
by car

Rating

Comments
development site.
New Cycle city routes being developed through
site.
Long-term potential for freight line to be used for
passenger use and station

Opportunities
airfield to The Mall / Cribbs area.

Mitigation

99

Significant retails and cultural opportunities
within walking and cycling distance.
Existing road network has a poor quality
environment for walking and cycling.
Attractive walking and cycling routes for local
trips dependent on the quality of the masterplan.
Proposed introduction of new showcase bus
corridor serving Bristol City Centre and North
Fringe.
New dwellings, will help to improve the viability
of public transport.
New Cycle city routes being developed through
the site.

Improve the existing highway network
so that it becomes a pleasant
environment for pedestrians and
cyclists and enhance the viability of
public transport.

Masterplan must ensure the
environment is attractive,
legible and permeable for
pedestrians and cyclists.
Home working, smarter working, could help reduce
congestion and out-commuting.
Ensure all new homes are
designed to allow home
working. Credits for Home
working available in the Code
for Sustainable Homes. Work
with BCC to provide new bus
route through land south of
airfield to Cribbs area.

Potential to allow access to the
development from Fishpool Hill and/or
Charlton Hill, which will require working
in partnership with Bristol City Council.
Access could be limited to public
transport only.

4.3

Help everyone access basic
services easily, safely and
affordably

99

Few basic services available in the development
area.

New population will assist support the
existing services and shops at The
Mall, Cribbs Retail park and Patchway.
Developing land of airfield will also
enhance accessibility for residents in
Brentry and nearby communities to The
Mall area. Larger development area will
also make new services more viable.

Ensure new services are
provided as part of the
development as well as new
connections.

4.4

Make public transport, cycling
and walking easier and more
attractive

99

Existing area does not have an environment that
is attractive for pedestrians and cyclists. Cycle
City routes being developed through the site.

Redevelopment provides the
opportunity to ensure the environment
is attractive, legible and permeable for
pedestrians and cyclists.

Improve the existing highway
network so that it becomes a
pleasant environment for
pedestrians and cyclists.
Attractive walking and cycling
routes for local trips dependent
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SA Objectives

Rating

Comments

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
o
No known existing habitats in Cribbs / Mall area.
and species (taking account of
Development on land south of airfield on
climate change).
grassland habitat with important hedgerows.

5.2

Promote the conservation and
wise use of land.

9

Development will re-use previously developed
land.

5.3

Protect and enhance landscape
and townscape.

9

Existing built environment considered to be of
poor quality. Greenfield land is between North
Bristol and Filton Airfield.

Opportunities

Mitigation
on the quality of the masterplan

Development provides opportunities to
create green infrastructure and small
scale habitats, including re-opening up
of the Henbury Trym. Also opportunity
to link green corridors to green
infrastructure projects with BCC area.
Redevelopment provides the
opportunity to intensify uses, make
more efficient use of land.

Ensure detailed planning
provides for new wildlife
opportunities and integrates
hedgerows.

Greenfield land is flat with little visual
connection to the wider area.

Masterplan to be designed so
that layout, building form,
landscape and materials
enhance land and townscape.

Redevelopment will help to enhance
the landscape and townscape.

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9

The proposed development area is not ‘rural’
and lacks distinctive positive identity.

Redevelopment will provide opportunity
to help to enhance the local identity to
both the proposed area and nearby
communities. Development could
provide the opportunity for some locally
distinctive architecture.

5.5

Maintain and enhance cultural
and historical assets.

?

Development area is not adjacent to
conservation area(s), listed building(s),
scheduled ancient monument(s). Development
south of the airfield potentially affects areas with
high potential for archaeology.

Redevelopment may provide some
opportunity to understand and reflect
the local historic context better.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

?

Development area is not in a high flood risk
zone. Some of land south of the airfield is within
SFRA Level 1 flood zones 2 and 3a.

Redevelopment will include opportunity
to incorporate SUDs, but may affect the
viable operation of airfield as
attenuation ponds may provide habitat

Proposed residential density
higher than minimum required
in PPS3.

Ensure master planning
aspirations are carried out into
detailed proposals.
Develop masterplan and design
codes to promote local
distinctiveness.

Design exercise should
research and seek to reflect the
historic context of the
development area. Further
evidence required to establish
the archaeological potential.
Further evidence required to
fully assess the effect that
SuDS may have on the
operation of Filton Airfield.
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6
6.1

Rating

Comments

Minimise consumption of natural resources
99
Reduce non-renewable energy
Existing development does not currently utilise
consumption and “greenhouse
significant renewable energy generation.
emissions”.
Height and radar restrictions associated with
proximity to Filton Airfield reduces potential for
large scale wind turbines.

Opportunities
for birds.

Mitigation

Larger development area and
surrounding mixed uses results in
significant potential for viable District
heating/CHP networks to be created.
Also potential to utilise heat generated
by proposed new power stations at
Severn and Avonside.

Work with developer to
incorporate energy centre and
district heat network as well as
other renewables and high
energy efficiency standards.

Redevelopment of Cribbs / Patchway
area will improve energy efficiency of
buildings.
6.2

6.3

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

6.4

Reduce waste not put to any
use.

6.5

Minimise land, water, air, light,
noise, and generic pollution.

9

No known shortage of water supply in the area

Redevelopment to modern building
regulations will assist reduce water
consumption.

Build to modern building
regulations

9

No current impact.

Opportunities to recycle aggregates will
be taken during redevelopment.

Impact of existing uses unknown.

Redevelopment will provide
opportunities to promote re-use &
recycling.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

Maximise opportunities to
recycle aggregates with the
developer(s).
Explore options of on-site or
near-site recycling centre.

9/8

?

Existing commercial environment experiences
high levels of car use and thereby impacts on
noise and air quality.

Ensure masterplan considers
pollution form the development.
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M4

Stoke Gifford
Local Centre
Bristol Parkway
Filton High School

M4 J19

Filton

Proposed Local Centre

AXA
Local Centre

SGLP – Harry
Stoke new
community

AREA
OF
STUDY

M32
Hambrook

M32 J1
MOD

A4174 (@Ring Road’)

UWE
Proposed
Local Centre

SGLP – Site 9
Walscourt Farm

Frenchay

SGLP – Site 10
Land East of Cold
Harbour Lane
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Land East of Harry Stoke
9 Positive effect
99Major positive effect
8 Negative effect

88 Major negative effect
o not applicable

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

SA Objectives

Rating

Comments

Opportunities

Mitigation

1.
1.1

Improve Health
Improve health

8

Development area bounded by M32, railway line
and A4174 ring road may suffer from poor noise
and air quality.
Access to existing facilities for social interaction
is currently poor, but facilities proposed as part
of SGLP Site 13 (Harry Stoke) and potentially on
the UWE campus.
High voltage electricity pylons and cables run
across the development area, with the
possibility to impact on amenity and
therefore well being.

Opportunity to provide new local
facilities as part of the development and
improve foot & cycle connections in the
wider area.

Masterplanning of development
to keep noise sensitive uses
away from these areas.
Maintain a green corridor along
the M32 edge.
Build outside of recommended
an offset from centre line of
pylons/cables, or relocate
and/or underground electricity
pylons and cables.

1.2

Reduce health inequalities

9/8

Proximity to railway and major roads exposes
people to more pollution/ noise.
Poor level of public transport to north and south
of area creating inequality in access to facilities/
services
PROWs across site part of Community Forest
Walk.
Frenchay hospital and sports facilities at UWE
near by.

Opportunity to utilise and support public
transport links proposed as part of
SGLP Site 13 (Harry Stoke) to the west
and enhance foot and cycle links in the
wider area.

Development should sustain
dedicated/ improved public
transport to local centres/
facilities and enhance local foot
and cycle connections.

1.3

Promote healthy lifestyles
especially routine daily exercise

9

Existing PROWs on site provide access to
countryside and local facilities.
Local centre within walking distance is proposed
as part of SGLP Site 13 (Harry Stoke).

Opportunity to enhance local foot &
cycle connections and provide new
recreational routes along new green
corridors through and alongside the
development area.

Enhance/ extend existing
PROWs and other foot and
cycle connections to ensure
they link to local facilities,
existing and proposed.

Appendix 8 – North Fringe of Bristol new neighbourhoods appraisal matrices

SA Objectives

Rating

Comments

Opportunities

Mitigation

Ensure new development meet Lifetime
Homes standards and mix of types and
tenures.

Provide a range of housing
types and tenures.

2.
2.1

Support communities that meet people’s needs
9
Help make suitable housing
Development will assist meet wider availability
available and affordable for
and affordability objectives and help re-balance
everyone
an area dominated by employment uses.

2.2

Give everyone access to
learning, training, skills and
knowledge

9

UWE within walking distance.
Filton College/ Filton Secondary High School
within cycling distance
Primary school proposed as part of SGLP Site
13 (land at Harry Stoke) within walking distance
Public Library at Filton.

Opportunity to provide additional local
facilities including new primary school
and library facilities.

Ensure pedestrian/ cycle links
to SGLP Site 13 (land at Harry
Stoke) and Filton
Development should sustain
public transport to local facilities
such as Filton Library, and / or
provide new library to serve the
new community.

2.3

Reduce crime and fear of crime

?

Quality of masterplan will have great affect on
the potential to reduce crime and fear of crime.

Opportunity to develop to Secured by
Design principles.

2.4

Promote stronger, more vibrant
communities

9

Increase in population could help to support
nearby local services in Simmons View, and
proposed SGLP Site 13 (land at Harry Stoke).

Development should seek to integrate
and support local centre being created
as part of SGLP Site 13 (Harry Stoke)
and provide additional local amenities.

Ensure new development
achieves secured by design
principles.
Ensure pedestrian/ cycleway
links to Simmons View and
SGLP Site 13 local centres are
created, maintained and/ or
improved.

2.5

Increase access to, and
participation in, cultural activities

9

Planned improvements to UWE campus may
improve cultural facilities available in the vicinity.

Potential to create a more cultural
facilities/ meeting places to serve new
population and new development
should stimulate participation in cultural
activity by nearby communities through
the promotion of events.

Ensure master plan includes
new meeting spaces, both
indoors and out.

3.
3.1

Develop the economy in ways that meet people’s needs
9
Give everyone in the district
Extensive employment opportunities within
access to satisfying work
walking / cycling and public transport distance of
opportunities, paid or unpaid
the development area.
Rapid Transit route proposed through the site.

Opportunity for some further small scale
employment offer within development
area, perhaps support services to
surrounding office-based employment.

Development should sustain
dedicated/ improved public
transport to wide range of
employment opportunities.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

3.2

Help everyone afford a
comfortable standard of living

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.4

Meet local needs locally

9

Existing local centre (Simmons View) within
cycling distance, local centre proposed as part of
SGLP Site 13 (Harry Stoke)
Employment provision within walking/ cycling
distance

Opportunity to enhance pedestrian/
cycle routes to existing employment
(Bristol Business Park/ Vantage Park
for example)

Provide new local facilities on
onsite and enhanced foot /
cycle and public transport
connections to wider area.

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment opportunities
nearby.

Ensure new development is a
mix of uses.

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

9/8

Parts in the south of the development may be
within SFRA Flood Zone 2 and 3b.

Development will provide the
opportunity to incorporate some further
small-scale employment opportunities.
Development provides the opportunity
for people to live closer to where they
work so reducing the need to travel and
may provide the stimulus to new heat
distribution network in the area.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
9
Increase choice of method of
Proximity to J1 of M32, J19 of M4 and A4174
Support and enhance local bus routes
travel
increases ease of travelling by car, and
Encourage the creation of/ ease of
discourages and prevents walking/ cycling to
access to local facilities, services and
local facilities/ services
jobs to prevent longer distance travel/
Bristol Parkway nearby.
trade by walking and cycling.
Local bus routes to west and south but need
improving
Existing Community Forest path provides
pedestrian/ cycle linkages across the M32

Masterplanning should consider
distribution of land uses to
minimise the impact of flooding
and incorporation of new CHP /
heat distribution network to
extend to wider area.

Development should sustain
dedicated/ improved public
transport to wide range of
facilities/ services.
Improve cycleways to local
facilities/ services inc. Bristol
Parkway etc
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SA Objectives

Rating

Comments

Opportunities

Mitigation

Rapid Transit route proposed through the site.
4.2

Reduce the need/ desire to travel
by car

9

Bristol Parkway Station nearby, providing
strategic links to south west, London and South
Wales, but routes need improving.
M32, Bristol ring road and railway line
discourage access to local facilities and
encourage use of car.
Local bus routes to west and south.
Rapid Transit route proposed through the site.

Create clear, safe and direct pedestrian
routes to Bristol Parkway and other
significant destinations nearby.
Ensure sufficient and accessible
stopping facilities for bus / rapid transit
through the site.

Improve walking/ cycling routes,
particularly those across major
roads, to local facilities/
services and public transport to
and through the site.

4.3

Help everyone access basic
services easily, safely and
affordably

9

M32/ A4174/ Great Stoke Way and railway line
discourage/ prevent access to existing local
facilities. – Northern part of development area is
within walking distance to local facilities
(Simmons View)
Local centre proposed as part of adjacent SGLP
Site 13 (Harry Stoke) would be within walking
distance of whole development area

Create pedestrian and cycle links
across the M32 and A4174.
Ensure some new facilities provided
onsite.

Ensure appropriate pedestrian/
cycle access to proposed
facilities at SGLP Site 13 (Harry
Stoke), wider area and provide
new facilities onsite.

4.4

Make public transport, cycling
and walking easier and more
attractive

99

As above existing barriers discourage/ prevent
access to local facilities
Walking/ cycling routes need to be improved
Existing Community Forest path connects the
development area with Hambrook beyond the
M32 to the east.
Rapid Transit proposed through the site.

Major opportunity to improve
connections through the site and into
the wider area / create pedestrian and
cycle links across the M32 and A4174.

Provide new and enhance
existing connections and
protect Community Forest path
as major pedestrian route
through the development area
and out to wider area.

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
?
Limited ecology noted across development area.
and species (taking account of
climate change).

Opportunity to extend wildlife habitats
proposed as part of SGLP Site 13
(Harry Stoke).

Enhance ecological value of
M32 corridor through
appropriate masterplanning.

5.2

Promote the conservation and
wise use of land.

Development should be planned
efficiently / higher than the minimum
densities in PPS3.

Develop at ‘high’ densities.

8

Greenfield land
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SA Objectives

Rating

Comments

Opportunities

Mitigation

5.3

Protect and enhance landscape
and townscape.

9/8

Visual links with Hambrook Conservation Area to
the east from the M32.
Distinctive open, sweeping landscape south of
Hambrook Lane,
More self-contained landscape north of
Hambrook Lane
Expansive long views from higher parts of site
towards Cotswolds AONB to east, middle
distance views to Bury Hill (local landmark), and
local views to Hambrook Conservation Area
Relatively flat area, easier to develop
Landscape corridor entrance to Bristol.
Existing built form in Stoke Gifford compromises
attractiveness of the ridgeline.

Incorporate views/ topography/
landscape into masterplanning to
encourage local distinctiveness.
Opportunity to develop some distinctive
‘gateway’ architecture at this important
entrance into the Bristol North Fringe.

Ensure master planning and
detailed design takes account
of views of site from the M32
and the important role the site
will play in defining the edge of
the Bristol North Fringe.

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9/8

Existing built form in edges of Stoke Gifford/
Bradley Stoke of poor quality and not locally
distinctive.
Overhead power lines across much of the site.

Opportunity to create locally distinctive
development incorporating both built
form and natural landscape.

5.5

Maintain and enhance cultural
and historical assets.

9/8

No known archaeological features in the area
Setting of listed buildings and Hambrook
Conservation Area may be compromised in long
views.

Opportunity to understand and reflect
the local historic context.

Ensure master planning and
detailed design takes account
of views of site from the M32
and the important role the site
will play in defining the edge of
the Bristol North Fringe.
Ensure masterplanning takes
into consideration setting of the
nearby conservation area and
historic context.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

?

Parts in the south of the development may be
within SFRA Flood Zone 2 and 3b.

Consider and incorporate sustainable
measures such as SUDs, flood storage,
groundwater recharge etc

Masterplanning to ensure
distribution of land use takes
into account areas at risk of
flood.

6.
6.1

Minimise consumption of natural resources
Reduce non-renewable energy
9/8
Development of a greenfield site constrained by
consumption and “greenhouse
proximity to major roads and airfield, therefore
emissions”.
no potential for large scale wind turbines.

Development will provide opportunity /
stimulus for installation of district heat
networks that could extend to wider
area.

Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of
buildings will affect their energy
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SA Objectives

6.2

6.3

6.4
6.5

Rating

Comments

Opportunities

Mitigation
consumption (e.g. through
increase insulation).
Ensure feasibility of CHP and
district heat networks is fully
investigated.
Build to modern building
regulations.

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

9

No known shortage of water supply in the area.

Development to modern building
regulations.

8

No current impact. Development would require
the importation of aggregates.

Reduce waste not put to any
use.
Minimise land, water, air, light,
noise, and generic pollution.

9/8

Little current impact (agricultural).
Onsite SORT IT centre proposed.
Little / no current impact (agricultural).

Opportunities to utilise recycled
aggregates will be taken during
development.
Development will provide opportunities
to promote re-use and recycled waste.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

?

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near site recycling centre.
Ensure masterplan considers
pollution form the development.
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M4

Stoke Gifford
Local Centre
Bristol Parkway
Filton High School

M4 J19

Filton

AXA
Local Centre

Proposed Local Centre

SGLP – Harry
Stoke new
community

M32
Hambrook

M32 J1
MOD

UWE

AREA
OF
STUDY

Proposed
Local Centre

SGLP – Site 9
Walscourt Farm

A4174 (Ring Road’)

Frenchay

SGLP – Site 10
Land East of Cold
Harbour Lane
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LAND SOUTH OF THE A4174 RING ROAD
9 Positive effect
99Major positive effect
8 Negative effect

88 Major negative effect
o not applicable

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

SA Objectives

Rating

Comments

Opportunities

Mitigation

1.
1.1

Improve Health
Improve health

8

Development area bounded by M32 and A4174
ring road may suffer from poor noise and air
quality.
Access to existing facilities for social interaction
is currently poor, but some facilities proposed on
the UWE campus.

Opportunity to provide new local
facilities as part of the development and
improve foot & cycle connections in the
wider area.

Masterplanning of development
to keep noise sensitive uses
away from these areas.
Maintain a green corridor along
the M32 edge.

1.2

Reduce health inequalities

9/8

Proximity to and major roads exposes people to
pollution/ noise.
Poor level of public transport to north and south
of area creating inequality in access to facilities/
services
Frenchay hospital and sports facilities at UWE
near by.

Opportunity to enhance foot and cycle
links in the wider area.

Development should sustain
dedicated/ improved public
transport to local centres/
facilities and enhance local foot
and cycle connections.

1.3

Promote healthy lifestyles
especially routine daily exercise

o

Few facilities within walking distance.

Opportunity to enhance local foot &
cycle connections and provide new
recreational routes along new green
corridors through and alongside the
development area.

Enhance/ extend existing foot
and cycle connections to
ensure they link to local
facilities, existing and proposed.

2.
2.1

Support communities that meet people’s needs
9
Help make suitable housing
Development will assist meet wider availability
available and affordable for
and affordability objectives and help re-balance
everyone
an area dominated by employment uses.

Ensure new development meet Lifetime
Homes standards and mix of types and
tenures.

Provide a range of housing
types and tenures.

2.2

Give everyone access to
learning, training, skills and

Opportunity to provide additional local
facilities including new primary school

Ensure pedestrian/ cycle links
to UWE and Filton.

o

UWE within walking distance.
Filton College/ Filton Secondary High School
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SA Objectives

Rating

knowledge

Comments

Opportunities

Mitigation

within cycling distance
Public Library at Filton.

and library facilities.

Development should sustain
public transport to local facilities
such as Filton Library, and / or
provide new library to serve the
new community.
Ensure new development
achieves secured by design
principles.
Ensure pedestrian/ cycleway
links to other local centres are
created, maintained and/ or
improved.

2.3

Reduce crime and fear of crime

?

Quality of masterplan will have great affect on
the potential to reduce crime and fear of crime.

Opportunity to develop to Secured by
Design principles.

2.4

Promote stronger, more vibrant
communities

8

Site is isolated by highways and woodland
escarpment.

Development would need to provide
additional facilities onsite and make
connections over major highways and
through woodland escarpment.

2.5

Increase access to, and
participation in, cultural activities

9

Planned improvements to UWE campus may
improve cultural facilities available in the vicinity.

Potential to create a more cultural
facilities/ meeting places to serve new
population and new development
should stimulate participation in cultural
activity by nearby communities through
the promotion of events.

Ensure master plan includes
new meeting spaces, both
indoors and out.

3.
3.1

Develop the economy in ways that meet people’s needs
9
Give everyone in the district
Extensive employment opportunities within
access to satisfying work
cycling and public transport distance of the
opportunities, paid or unpaid
development area.

3.2

Help everyone afford a
comfortable standard of living

?

There are significant employment opportunities
nearby.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
nearby.

Opportunity for some further small scale
employment offer within development
area, perhaps support services to
surrounding office-based employment.
Development will provide the
opportunity to provide affordable
housing and new local amenities.
Development will provide the
opportunity to provide affordable
housing and new local amenities.

Development should sustain
dedicated/ improved public
transport to wide range of
employment opportunities.
Provide new affordable housing
high quality environments and
amenities.
Provide new affordable housing
high quality environments and
amenities.

3.4

Meet local needs locally

o

Employment provision within walking / cycling
distance

Opportunity to enhance pedestrian/
cycle routes to existing employment
(Bristol Business Park for example)

Provide new local facilities on
onsite and enhanced foot /
cycle and public transport
connections to wider area.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment opportunities
nearby.

Ensure new development is a
mix of uses.

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

9/8

Currently high grade agricultural land

Development will provide the
opportunity to incorporate some further
small-scale employment opportunities.
Development provides the opportunity
for people to live closer to where they
work so reducing the need to travel and
may provide the stimulus to new heat
distribution network in the area.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
9
Increase choice of method of
Proximity to J1 of M32, J19 of M4 and A4174
Support and enhance local bus routes
travel
increases ease of travelling by car, and
Encourage the creation of/ ease of
discourages and prevents walking/ cycling to
access to local facilities, services and
local facilities/ services
jobs to prevent longer distance travel/
Bristol Parkway nearby.
trade by walking and cycling.
Local bus routes along A4174.

4.2

Reduce the need/ desire to travel
by car

9

Bristol Parkway Station nearby, providing
strategic links to south west, London and South
Wales, but routes need improving.
M32, Bristol ring road and railway line
discourage access to local facilities and
encourage use of car.
Local bus routes along A4174.

Create clear, safe and direct pedestrian
routes to Bristol Parkway and other
significant destinations nearby.

Improve walking/ cycling routes,
particularly those across major
roads, to local facilities/
services and public transport to
and through the site.

4.3

Help everyone access basic
services easily, safely and
affordably

o

M32/A4174 discourage/ prevent access to
existing local facilities.

Create pedestrian and cycle links
across the M32 and A4174.
Ensure some new facilities provided
onsite.

Ensure appropriate pedestrian/
cycle access to wider area and
provide new facilities onsite.

4.4

Make public transport, cycling
and walking easier and more
attractive

o

As above existing barriers discourage/ prevent
access to local facilities
Walking/ cycling routes need to be improved

Opportunity to improve connections
through the site and into the wider area
/ create pedestrian and cycle links
across the M32 and A4174.

Provide new and enhance
existing connections out to
wider area.

Masterplanning should consider
incorporation of new CHP / heat
distribution network to extend to
wider area.

Development should sustain
dedicated/ improved public
transport to wide range of
facilities/ services
Improve cycleways to local
facilities/ services including
Bristol Parkway etc
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SA Objectives

Rating

Comments

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
?
Limited ecology noted across development area
and species (taking account of
but adjoins woodland escarpment along western
climate change).
edge.

5.2

Promote the conservation and
wise use of land.

8

Greenfield land

5.3

Protect and enhance landscape
and townscape.

8

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.
Maintain and enhance cultural
and historical assets.

9/8

Simms Hill Wood along the western edge of the
development area is the dominant feature from
within and from the surrounding area.
Existing distinctiveness defined by Simms Hill
Wood.

o

No known archaeological features in the area

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

9

None of the development area in Flood Risk
Zones.

6.
6.1

Minimise consumption of natural resources
Reduce non-renewable energy
9/8
Development of a greenfield site constrained by
consumption and “greenhouse
proximity to major roads, therefore little potential
emissions”.
for large scale wind turbines. Some biomass
may be realised from management of Simms Hill
Wood.

6.2

Keep water consumption within
local carrying capacity limits
(taking account of climate

5.5

9

No known shortage of water supply in the area.

Opportunities

Mitigation

May be opportunity to extend wildlife
habitats through site.

Enhance ecological value of
M32 corridor through
appropriate masterplanning.

Development should be planned
efficiently / higher than the minimum
densities in PPS3.
Opportunity to develop some distinctive
architecture along this important
corridor into Bristol.
Opportunity to create locally distinctive
development incorporating both built
form and natural landscape.
Opportunity to understand and reflect
the local historic context.

Develop at ‘high’ densities.

Consider and incorporate sustainable
measures such as SUDs, flood storage,
groundwater recharge etc

Development will provide opportunity /
stimulus for installation of district heat
networks that could extend to wider
area.

Development to modern building
regulations.

Ensure master planning and
detailed design takes account
of views of site from the M32.
Ensure master planning and
detailed design takes account
of views of site from the M32.
Ensure masterplanning takes
into consideration setting of the
nearby conservation area and
historic context.
Masterplanning to ensure
distribution of land use
maximises SUDS and habitat
creation potential.

Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of
buildings will affect their energy
consumption (e.g. through
increase insulation).
Ensure feasibility of CHP and
district heat networks is fully
investigated.
Build to modern building
regulations.
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6.3

6.4
6.5

SA Objectives

Rating

Comments

Opportunities

Mitigation

change).
Minimise consumption and
extraction of minerals.

8

No current impact. Development would require
the importation of aggregates.

9/8

Little current impact (agricultural).

?

Little / no current impact (agricultural).

Opportunities to utilise recycled
aggregates will be taken during
development.
Development will provide opportunities
to promote re-use and recycled waste.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near site recycling centre.
Ensure masterplan considers
pollution form the development.

Reduce waste not put to any
use.
Minimise land, water, air, light,
noise, and generic pollution.
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M4

Stoke Gifford
Local Centre

AREA
OF
STUDY

Bristol Parkway
Filton High School

M4 J19

Filton

AXA
Local Centre

Proposed Local Centre

SGLP – Harry
Stoke new
community

M32
Hambrook

M32 J1
MOD

A4174 (Ring Road’)

UWE
Proposed
Local Centre

SGLP – Site 9
Walscourt Farm

Frenchay

SGLP – Site 10
Land East of Cold
Harbour Lane
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LAND NORTH OF THE RAIL LINE
9 Positive effect
99Major positive effect
8 Negative effect

88 Major negative effect
o not applicable

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

SA Objectives

Rating

Comments

Opportunities

Mitigation

1.
1.1

Improve Health
Improve health

8

Development area bounded by railway line and
M4 may suffer from poor noise and air quality.
Access to existing facilities for social interaction
is currently poor.

Opportunity to provide new local
facilities as part of the development and
improve foot & cycle connections in the
wider area.

1.2

Reduce health inequalities

9/8

Proximity to railway and major roads exposes
people to more pollution/ noise.

Opportunity to support public transport
links and enhance foot and cycle links
in the wider area.

1.3

Promote healthy lifestyles
especially routine daily exercise

9

Local centre in Stoke Gifford and Parkway
Station within walking / cycling distance.

Opportunity to enhance local foot &
cycle connections and provide new
recreational routes along new green
corridors through and alongside the
development area.

Masterplanning of development
to keep noise sensitive uses
away from these areas.
Maintain a green corridor along
the M4 edge.
Development should sustain
dedicated/ improved public
transport to local centres/
facilities and enhance local foot
and cycle connections.
Enhance / extend existing foot
and cycle connections to
ensure they link to local
facilities, existing and proposed.

2.
2.1

Support communities that meet people’s needs
9
Development will assist meet wider availability
Help make suitable housing
and affordability objectives and help re-balance
available and affordable for
an area dominated by employment uses.
everyone

2.2

Give everyone access to
learning, training, skills and
knowledge

9

UWE within walking distance.
Filton College/ Filton Secondary High School
within cycling distance
Primary school proposed as part of SGLP Site
13 (land at Harry Stoke) within walking distance
Public Library at Filton.

Ensure new development meet Lifetime
Homes standards and mix of types and
tenures.

Provide a range of housing
types and tenures.

Opportunity to provide additional local
facilities including new primary school
and library facilities.

Ensure pedestrian/ cycle links
to SGLP Site 13 (land at Harry
Stoke) and Filton
Development should sustain
public transport to local facilities
such as Filton Library, and / or
provide new library to serve the
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SA Objectives

Rating

Comments

Opportunities

Mitigation
new community.

2.3

Reduce crime and fear of crime

?

Quality of masterplan will have great affect on
the potential to reduce crime and fear of crime.

Opportunity to develop to Secured by
Design principles.

2.4

Promote stronger, more vibrant
communities

9

Increase in population could help to support
nearby local services in Simmons View.

Development seek to enhance
connections to local centres.

2.5

Increase access to, and
participation in, cultural activities

9

Planned improvements to UWE campus may
improve cultural facilities available in the vicinity.

Potential to create more cultural
facilities/ meeting places to serve new
population and new development
should stimulate participation in cultural
activity by nearby communities through
the promotion of events.

Ensure master plan includes
new meeting spaces, both
indoors and out.

3.
3.1

Develop the economy in ways that meet people’s needs
9
Give everyone in the district
Extensive employment opportunities within
access to satisfying work
walking / cycling and public transport distance of
opportunities, paid or unpaid
the development area.
Rapid Transit route proposed through the site.

Opportunity for some further small scale
employment offer within development
area, perhaps support services to
surrounding office-based employment.

Development should sustain
dedicated/ improved public
transport to wide range of
employment opportunities.

3.2

Help everyone afford a
comfortable standard of living

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.4

Meet local needs locally

9

Existing local centre (Simmons View) within
walking distance, local centre proposed as part
of SGLP Site 13 (Harry Stoke)

Opportunity to enhance pedestrian/
cycle routes to existing employment
(Bristol Business Park/ Vantage Park

Provide new local facilities on
onsite and enhanced foot /
cycle and public transport

Ensure new development
achieves secured by design
principles.
Ensure pedestrian/ cycleway
links to Simmons View and
SGLP Site 13 local centres are
created, maintained and/ or
improved.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

Employment provision within walking/ cycling
distance

for example)

connections to wider area.

Development will provide the
opportunity to incorporate some further
small-scale employment opportunities.
Development provides the opportunity
for people to live closer to where they
work so reducing the need to travel and
may provide the stimulus to new heat
distribution network in the area.

Ensure new development is a
mix of uses.

3.5

Increase the circulation of wealth
within the area

?

Existing shops and employment opportunities
nearby.

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

9/8

Greenfield site.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
9
Increase choice of method of
Proximity to J1 of M32, J19 of M4 and A4174
Support and enhance local bus routes
travel
increases ease of travelling by car, and
Encourage the creation of/ ease of
discourages and prevents walking/ cycling to
access to local facilities, services and
local facilities/ services
jobs to prevent longer distance travel/
Bristol Parkway nearby.
trade by walking and cycling.
Rapid Transit route proposed through the site.

4.2

Reduce the need/ desire to travel
by car

9

Bristol Parkway Station nearby, providing
strategic links to south west, London and South
Wales, but routes need improving.
Bristol ring road and railway line discourage
access to local facilities and encourage use of
car.
Local bus routes nearby.
Rapid Transit route proposed through the site.

Create clear, safe and direct pedestrian
routes to Bristol Parkway and other
significant destinations nearby.
Ensure sufficient and accessible
stopping facilities for bus / rapid transit
through the site.

Improve walking/ cycling routes,
particularly those across major
roads, to local facilities/
services and public transport to
and through the site.

4.3

Help everyone access basic
services easily, safely and
affordably

9

M32/M4/ Great Stoke Way and railway line
discourage/ prevent access to existing local
facilities.
Development area is within walking distance to
local facilities (Simmons View)

Create pedestrian and cycle links into
wider area.
Ensure some new facilities provided
onsite.

Ensure appropriate pedestrian/
cycle access to Simmons View,
proposed facilities at SGLP Site
13 (Harry Stoke), wider area
and provide new facilities

Masterplanning should consider
distribution of land uses to
minimise the impact of flooding
and incorporation of new CHP /
heat distribution network to
extend to wider area.

Development should sustain
dedicated/ improved public
transport to wide range of
facilities/ services
Improve cycleways to local
facilities/ services including
Bristol Parkway etc
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SA Objectives

Rating

Comments

Opportunities

Local centre proposed as part of nearby SGLP
Site 13 (Harry Stoke) would be within walking /
cycling distance of development area
9

4.4

Make public transport, cycling
and walking easier and more
attractive

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
?
Limited ecology noted across development area.
and species (taking account of
climate change).

5.2

Promote the conservation and
wise use of land.

8

Greenfield land

5.3

Protect and enhance landscape
and townscape.

9

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9/8

As above existing barriers discourage/ prevent
access to local facilities
Walking/ cycling routes need to be improved
Existing Community Forest path connects the
development area with Hambrook beyond the
M32 to the east.
Rapid Transit proposed through the site.

Mitigation
onsite.

Major opportunity to improve
connections through the site and into
the wider area.

Provide new and enhance
existing connections through
the development area and out
to wider area.

Opportunity to enhance wildlife habitats
on site.

Enhance ecological value of M4
corridor through appropriate
masterplanning.
Develop at ‘high’ densities.

Existing built form in Stoke Gifford compromises
attractiveness of the ridgeline to southwest.
Panoramic views to east from higher parts of the
development area.
Strong visual link between area and
Winterbourne ridge.
Woodland and tree groups to south of area.

Development should be planned
efficiently / higher than the minimum
densities in PPS3.
Incorporate views/ topography/
landscape into masterplanning to
encourage local distinctiveness.
Opportunity to develop some distinctive
‘gateway’ architecture on this prominent
hillside / entrance into the Bristol North
Fringe.

Existing built form in edges of Stoke Gifford/
Bradley Stoke of poor quality and not locally
distinctive.

Opportunity to create locally distinctive
development incorporating both built
form and natural landscape.

Ensure master planning and
detailed design takes account
of views of site from
Winterbourne and the important
role the site will play in defining
the edge of the Bristol North
Fringe.

Ensure master planning and
detailed design takes account
of views of site from
Winterbourne and the important
role the site will play in defining
the edge of the Bristol North
Fringe.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

5.5

Maintain and enhance cultural
and historical assets.

9/8

Opportunity to understand and reflect
the local historic context.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

?

No known archaeological features in the area
Setting of listed buildings and Hambrook
Conservation Area may be compromised in long
views.
Not at risk from Flooding.

Ensure masterplanning takes
into consideration setting of the
nearby conservation area and
historic context.
Masterplanning to ensure
distribution of land uses
maximise SUDS.

6.
6.1

Minimise consumption of natural resources
Reduce non-renewable energy
9/8
Development of a greenfield site constrained by
consumption and “greenhouse
proximity to major roads and airfield, therefore
emissions”.
no potential for large scale wind turbines.

6.2

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

9

No known shortage of water supply in the area.

Development to modern building
regulations.

8

No current impact. Development would require
the importation of aggregates.

Reduce waste not put to any
use.
Minimise land, water, air, light,
noise, and generic pollution.

9/8

Little current impact (agricultural).
Onsite SORT IT centre proposed.
Little / no current impact (agricultural).

Opportunities to utilise recycled
aggregates will be taken during
development.
Development will provide opportunities
to promote re-use and recycled waste.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan.

6.3

6.4
6.5

?

Consider and incorporate sustainable
measures such as SUDs, flood storage,
groundwater recharge etc

Development will provide opportunity /
stimulus for installation of district heat
networks that could extend to wider
area.

Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of
buildings will affect their energy
consumption (e.g. through
increase insulation).
Ensure feasibility of CHP and
district heat networks is fully
investigated.
Build to modern building
regulations.

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near site recycling centre.
Ensure masterplan considers
pollution form the development.
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M4

Stoke Gifford
Local Centre
Bristol Parkway
Filton High School
Proposed Local Centre

Filton

AREA
OF
STUDY

M4 J19

AXA
Local Centre

SGLP – Harry
Stoke new
community

M32
Hambrook

M32 J1
MOD

A4174 (Ring Road’)

UWE
Proposed
Local Centre

SGLP – Site 9
Walscourt Farm

Frenchay

SGLP – Site 10
Land East of Cold
Harbour Lane
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EAST OF HARRY STOKE PREFERRED OPTION
9 Positive effect
99Major positive effect
8 Negative effect

88 Major negative effect
o not applicable

? Effect unknown/depends on
implementation of policy
9/8 Both positive and negative effects

SA Objectives

Rating

Comments

Opportunities

Mitigation

1.
1.1

Improve Health
Improve health

8

Development area crossed by railway line and
bounded by M32, M4 and A4174 ring road may
suffer from poor noise and air quality.
Facilities at Simmons View and proposed as part
of SGLP Site 13 (Harry Stoke) and potentially on
the UWE campus.
High voltage electricity pylons and cables run
across the development area, with the
possibility to impact on amenity and
therefore well being.

Larger development area provides
greater opportunity to provide new local
facilities as part of the development and
improve foot & cycle connections in the
wider area.

1.2

Reduce health inequalities

9/8

Proximity to railway and major roads exposes
people to more pollution/ noise.
Poor level of public transport to north and south
of area creating inequality in access to facilities/
services.
PROWs across site part of Community Forest
Walk.
Frenchay hospital and sports facilities at UWE
near by.

Opportunity to utilise and support public
transport links proposed as part of
SGLP Site 13 (Harry Stoke) to the west
and enhance foot and cycle links in the
wider area.

Masterplanning of development
to keep noise sensitive uses
away from these areas.
Maintain a green corridor along
the M4/M32 edge. Extensive
tree planting along M32.
Build outside of recommended
an offset from centre line of
pylons/cables, or relocate
and/or underground electricity
pylons and cables.
Larger development will sustain
dedicated/ improved public
transport to local centres/
facilities and enhance local foot
and cycle connections.

1.3

Promote healthy lifestyles
especially routine daily exercise

9

Existing PROWs on site provide access to
countryside and local facilities.
Local centre within walking distance is proposed
as part of SGLP Site 13 (Harry Stoke).
Other facilities at Simmons View.

Opportunity to enhance local foot &
cycle connections, link the northern part
of the site southwards, and provide new
recreational routes along new green
corridors through and alongside the
development area.

Enhance / extend existing
PROWs and other foot and
cycle connections to ensure
they link to local facilities,
existing and proposed.
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SA Objectives
2.
2.1

Rating

Comments

Opportunities

Mitigation

Ensure new development meet Lifetime
Homes standards and mix of types and
tenures.

Provide a range of housing
types and tenures.

Opportunity to provide additional local
facilities including new primary schools
and library facilities.

Ensure pedestrian/ cycle links
to SGLP Site 13 (land at Harry
Stoke) and Filton
Larger development should
sustain public transport to local
facilities such as Filton Library,
and / or provide new library to
serve the new community.
Ensure new development
achieves secured by design
principles.
Ensure pedestrian/ cycleway
links to Simmons View and
SGLP Site 13 local centres are
created, maintained and/ or
improved.
Provide new local centre.

2.2

Support communities that meet people’s needs
99
Help make suitable housing
Larger development will assist meet wider
available and affordable for
availability and affordability objectives and help
everyone
re-balance an area dominated by employment
uses.
9
Give everyone access to
UWE within walking distance.
learning, training, skills and
Filton College/ Filton Secondary High School
knowledge
within cycling distance
Primary school proposed as part of SGLP Site
13 (land at Harry Stoke) within walking distance
Public Library at Filton.

2.3

Reduce crime and fear of crime

?

Quality of masterplan will have great affect on
the potential to reduce crime and fear of crime.

Opportunity to develop to Secured by
Design principles.

2.4

Promote stronger, more vibrant
communities

9

Increase in population could help to support
nearby local services in Simmons View, and
proposed SGLP Site 13 (land at Harry Stoke).

Development seek to integrate and
support local centre being created as
part of SGLP Site 13 (Harry Stoke).
Larger development would also support
a new local centre.

2.5

Increase access to, and
participation in, cultural activities

9

Planned improvements to UWE campus may
improve cultural facilities available in the vicinity.

Potential to create a more cultural
facilities/ meeting places to serve new
population and new development
should stimulate participation in cultural
activity by nearby communities through
the promotion of events.

Ensure master plan includes
new meeting spaces, both
indoors and out.

3.
3.1

Develop the economy in ways that meet people’s needs
9
Give everyone in the district
Extensive employment opportunities within
access to satisfying work
walking / cycling and public transport distance of
opportunities, paid or unpaid
the development area.
Rapid Transit route proposed through the site.

Opportunity for some further small scale
employment offer within development
area, perhaps support services to
surrounding office-based employment.

Development should sustain
dedicated/ improved public
transport to wide range of
employment opportunities.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

3.2

Help everyone afford a
comfortable standard of living

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.3

Reduce poverty and income
inequality

9

There are significant employment opportunities
and potentially improving public transport
through and around the site.

Development will provide the
opportunity to provide affordable
housing and new local amenities.

Provide new affordable housing
high quality environments and
amenities.

3.4

Meet local needs locally

99

Existing local centre (Simmons View) within
cycling distance, local centre proposed as part of
SGLP Site 13 (Harry Stoke).
Employment provision within walking/ cycling
distance

Opportunity to enhance pedestrian/
cycle routes to existing employment
(Bristol Business Park/ Vantage Park
for example) and support onsite local
facilities.

Provide new local facilities on
onsite and enhanced foot /
cycle and public transport
connections to wider area.

3.5

Increase the circulation of wealth
within the area

9

Existing shops and employment opportunities
nearby.

Ensure new development is a
mix of uses.

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising

9/8

Parts in the south of the development may be
within SFRA Flood Zone 2 and 3b.

Larger development will provide
enhanced opportunity to incorporate
some further small-scale employment
opportunities.
Development provides the opportunity
for people to live closer to where they
work so reducing the need to travel and
larger development should provide the
stimulus to new heat distribution
network in the area.

4.
4.1

Provide access to meet people’s needs with least damage to communities and the environment
9
Increase choice of method of
Proximity to J1 of M32, J19 of M4 and A4174
Support and enhance local bus routes.
travel
increases ease of travelling by car, and
Encourage the creation of/ ease of
discourages and prevents walking/ cycling to
access to local facilities, services and
local facilities/ services.
jobs to prevent longer distance travel/
Bristol Parkway nearby.
trade by walking and cycling.
Local bus routes to west and south but need
improving.
Existing Community Forest path provides

Masterplanning should consider
distribution of land uses to
minimise the impact of flooding
and incorporation of new CHP /
heat distribution network to
extend to wider area.

Larger development should
sustain dedicated/ improved
public transport to wide range of
facilities/ services.
Improve cycleways to local
facilities/ services inc. Bristol
Parkway etc.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

pedestrian/ cycle linkages across the M32.
Rapid Transit route proposed through the site.
4.2

Reduce the need/ desire to travel
by car

9

Bristol Parkway Station nearby, providing
strategic links to south west, London and South
Wales, but routes need improving.
M32, Bristol ring road and railway line
discourage access to local facilities and
encourage use of car.
Local bus routes to west and south.
Rapid Transit route proposed through the site.

Create clear, safe and direct pedestrian
routes to Bristol Parkway and other
significant destinations nearby.
Ensure sufficient and accessible
stopping facilities for bus / rapid transit
through the site.

Improve walking/ cycling routes,
particularly those across major
roads, to local facilities/
services and public transport to
and through the site.

4.3

Help everyone access basic
services easily, safely and
affordably

9

M32/ A4174/ Great Stoke Way and railway line
discourage/ prevent access to existing local
facilities. – Northern part of development area is
within walking distance to local facilities
(Simmons View).
Local centre proposed as part of adjacent SGLP
Site 13 (Harry Stoke) would be within walking
distance of whole development area.

Create pedestrian and cycle links
across the M32 and A4174.
Ensure some new facilities provided
onsite.

Ensure appropriate pedestrian/
cycle access to Simmons View,
proposed facilities at SGLP Site
13 (Harry Stoke), wider area
and provide new facilities
onsite.

4.4

Make public transport, cycling
and walking easier and more
attractive

99

As above existing barriers discourage/ prevent
access to local facilities.
Walking/ cycling routes need to be improved.
Existing Community Forest path connects the
development area with Hambrook beyond the
M32 to the east.
Rapid Transit proposed through the site.

Major opportunity to improve
connections through the site and into
the wider area / create pedestrian and
cycle links across the M32 and A4174.

Provide new and enhance
existing connections and
protect Community Forest path
as major pedestrian route
through the development area
and out to wider area.

5.
5.1

Maintain and improve environment quality and assets
Protect and enhance habitats
?
Limited ecology noted across development area.
and species (taking account of
climate change).

Opportunity to extend wildlife habitats
proposed as part of SGLP Site 13
(Harry Stoke).

5.2

Promote the conservation and

Enhance ecological value of M4
/ M32 corridor through
appropriate masterplanning.
Extensive tree planting along
M32.
Develop at ‘high’ densities.

8

Greenfield land

Development should be planned
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SA Objectives

Rating

Comments

wise use of land.

Opportunities
efficiently / higher than the minimum
densities in PPS3.
Incorporate views/ topography/
landscape into masterplanning to
encourage local distinctiveness.
Opportunity to develop some distinctive
‘gateway’ architecture at this important
entrance into the Bristol North Fringe.

5.3

Protect and enhance landscape
and townscape.

9/8

5.4

Value and protect diversity and
local distinctiveness including
rural ways of life.

9/8

5.5

Maintain and enhance cultural
and historical assets.

9/8

No known archaeological features in the area
Setting of listed buildings and Hambrook
Conservation Area may be compromised in long
views.

Opportunity to understand and reflect
the local historic context.

5.6

Reduce vulnerability to flooding
and sea level rise (taking
account of climate change).

?

Parts in the south of the development may be
within SFRA Flood Zone 2 and 3b.

Consider and incorporate sustainable
measures such as SUDs, flood storage,
groundwater recharge etc.

Visual links with Hambrook Conservation Area to
the east from the M32.
Distinctive open, sweeping landscape south of
Hambrook Lane.
More self-contained landscape north of
Hambrook Lane.
Expansive long views from higher parts of site
towards Cotswolds AONB to east, middle
distance views to Bury Hill (local landmark), and
local views to Hambrook Conservation Area.
Relatively flat area, easier to develop
Landscape corridor entrance to Bristol.
Existing built form in Stoke Gifford compromises
attractiveness of the ridgeline.
Panoramic views to east from higher parts of the
development area.
Strong visual link between northern area and
Winterbourne ridge.
Existing built form in edges of Stoke Gifford/
Bradley Stoke of poor quality and not locally
distinctive.
Overhead power lines across much of the site.

Opportunity to create locally distinctive
development incorporating both built
form and natural landscape.

Mitigation

Ensure master planning and
detailed design takes account
of views of site from the M32
and Winterbourne and the
important role the site will play
in defining the edge of the
Bristol North Fringe.
Extensive tree planting along
M32.

Ensure master planning and
detailed design takes account
of views of site from the M32
and Winterbourne, and the
important role the site will play
in defining the edge of the
Bristol North Fringe.
Ensure masterplanning takes
into consideration setting of the
nearby conservation area and
historic context.
Masterplanning to ensure
distribution of land use takes
into account areas at risk of
flood and maximises use of
SUDS.
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SA Objectives

Rating

Comments

Opportunities

Mitigation

Larger development will provide
opportunity / stimulus for installation of
district heat networks that could extend
to wider area.

Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of
buildings will affect their energy
consumption (e.g. through
increase insulation).
Ensure feasibility of CHP and
district heat networks is fully
investigated.
Build to modern building
regulations.

6.
6.1

Minimise consumption of natural resources
9
Reduce non-renewable energy
Development of a greenfield site constrained by
consumption and “greenhouse
proximity to major roads and airfield, therefore
emissions”.
no potential for large scale wind turbines.

6.2

Keep water consumption within
local carrying capacity limits
(taking account of climate
change).
Minimise consumption and
extraction of minerals.

9

No known shortage of water supply in the area.

Development to modern building
regulations.

8

No current impact. Development would require
the importation of aggregates.

Reduce waste not put to any
use.
Minimise land, water, air, light,
noise, and generic pollution.

9/8

Little current impact (agricultural).
Onsite SORT IT centre proposed.
Little / no current impact (agricultural).

Opportunities to utilise recycled
aggregates will be taken during
development.
Development will provide opportunities
to promote re-use and recycled waste.
Proposed uses are not significant
polluters.
Pollution emitted from development
dependant on the quality of the master
plan

6.3

6.4
6.5

?

Maximise opportunities to utilise
recycled aggregates with the
developer(s).
Explore options of on-site or
near site recycling centre.
Ensure masterplan considers
pollution form the development.
Extensive tree planting along
M32.
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Appendix 9: Yate/Chipping Sodbury appraisal matrices

B. North
Brimsham

C. Yate
Rocks

A. Engine
Common

D. North
Chipping
Sodbury

E. East
Chipping
Sodbury

North Yate and Chipping Sodbury Areas of Search

Appendix 9: ENGINE COMMON
9 Positive effect
99Major positive effect
8 Negative effect
SA Objectives

88 Major negative effect
o not applicable

? Effect unknown/depends on
implementation of policy
+/- Both positive and negative effects

Rating

Comments

Opportunities/Constraints

Potential Mitigation

1.0 Improve Health
1.1

Improve Health

88

South eastern area close to station (no
appealing walking or cycling links, at
limit of distances, limited parking) and
employment areas (limited range and
choice of jobs). Other areas are remote
from Yate.
Noise from railway line (east of site).
Railway is a physical and community
barrier.
Coal mining history (decontamination
issues, historic mine shafts etc
Problem of congestion/access,
particularly to the south of the area (near
Goose Green Way).
Landscape is sensitive with a number of
SNCIs in the area.
The dispersed village pattern is unusual
and the village community is close knit
Local primary school promotes
community/social links.
YOSC & Brimsham Green Secondary
school within walking/cycling distance
from south eastern part of village.

Railway noise.
Areas of site used for agriculture and
historically for mining with potential
for contamination.
Allotments are limited in
Yate/Sodbury.
The area has limited potential to be
developed sensitively to create
pleasant living environments retaining
and enhancing natural features.
Opportunities to improve social
networking through provision of local
centre/community centre/home
working hub, increasing links with
YOSC and improving access to town
centres.
Improve facilities at YOSC/play space
and maintain and enhance walking
and cycling network.

Masterplanning of development to keep
noise sensitive uses away from railway
Identify potential contaminants and
establish mitigation regime through
planning condition.
Provide allotments through development
masterplanning/planning consent.
Masterplanning of development to
establish safe and convivial communities
with attractively designed surroundings,
community facilities and options for
leisure/exercise, making most of natural
context. Connect to existing urban area.
Provision of local centre with
community/home working hub facilities.
Improve connections with schools.

1.2

Reduce Health
Inequalities

88

Access to YOSC/Brimsham Green
School, only accessible by walking from
south. No POS in the area, although
open countryside walks.
Noise from railway line.
Access to public transport with a
frequent service to main destinations is

Opportunities for increasing links with
YOSC and improving access to local
and town health centres.
Improve facilities at YOSC/play
space and maintain and enhance
walking and cycling network.
Opportunities for Improved public

Improve walking/cycling links to YOSC
and to local health centre.
Plan development away from railway and
areas of contamination.

Appendix 9: Engine Common appraisal matrices
SA Objectives

1.3

Promote Healthy
Lifestyles, especially
routine daily exercise

Ratings

88

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

poor.
Local GP surgery, pharmacy, dental
practice etc not within walking distance,
cycling route obstructed by Goose
Green Way.
Polyclinic in Yate Town centre. Hospital
at Frenchay/ Southmead.
Coal mining history (decontamination
issues, historic mine shafts etc.

transport links are limited because of
size of settlement and distance from
Yate centre. Difficult to get a loop,
reliant on longer distance services.

Railway line and Goose Green Way act
segregate movement to centre of Yate.
Very limited play facilities – children’s
play, and sports fields.
Linear, dispersed village pattern is
unusual. Houses in large garden
settings- potential to grow own food.
Shop, school and Post Office at
southern end of the road.
Network of lanes provides good
opportunities for leisure walking/cycling.
Vehicles use as rat runs and high
speeds are usual.
Horse culture.

Because of lack of public transport
and distance to local services use of
private car will be necessary. Some
local services within walking
distance.
No opportunity to extend existing
POS in the study area. The result will
be a small area of POS that may
prove to be difficult and expensive to
maintain. (YTC desire for a small
number of large open spaces
throughout the town, rather than a
large number of small open spaces).
Linear settlement makes reinforcing
an accessible ‘centre’ difficult,
without losing distinctive character.
Small amount of development would
support local services, however, the
intensification of Broad Lane as
employment site would contribute
significantly to this.
Opportunities to provide quiet lanes.

Seek opportunities to provide play space
that is linked to school area.
Provide quiet lanes to calm vehicular
traffic and to increase links to YOSC and
Goose Green health centres.
Support local shops.

Providing housing in this location will
help to meet a limited number of the
required 3000 units and may provide
some affordable homes in the area.

If development takes place, it should be of
very limited scale and provide affordable
housing and play space. Development
should only take place to the south of the

2.0 Support Communities that meet people’s needs
2.1

Help make suitable
and affordable
housing available for
everyone

88

Known and unknown history of coal
mining in the area may affect capacity
and viability to deliver houses.
Limited and difficult access from North

Appendix 9: Engine Common appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

Road.
Limited public transport services.
Need for limited number of affordable
units to meet local community’s needs
Housing here is desirable therefore quite
expensive in comparison to Yate.
Primary school in village constrained by
size and lack of outdoor space.
Brimsham Secondary School nearby.
No further education opportunities in
Yate, nearest in North Fringe (Bristol
College), public transport needed to get
there.
No higher education opportunities in
Yate, nearest is North Fringe (UWE),
and public transport needed to get
there.
Library at Yate Town Centre.

Local services are limited, there are
limited options to expand/improve
shop/school etc.

area.

The existing primary school is limited
in size and cannot expand easily. It is
a well supported school.
Brimsham Green is nearby, but not
within safe walking or cycling
distance, owing to use of lanes for rat
running. Need to improve these
routes.
Library in Yate Centre – not within
easy walking or cycling distance,
public transport needed to get there.
All further and higher education
opportunities are in North Fringe.
Public transport links leave from Yate
Centre, therefore Engine common
area needs good links to centre of
Yate.
Should any housing come forward,
quality of the masterplan will have a
great effect on potential to reduce
crime and fear of crime.
Increase in population will alter the
character of the village significantly.
Development would help to support
local shop and school services within
walking distance along North Road,
although there is not a full range of
facilities here.
Two local centres are within cycling
distance, but it is not considered that
these centres offer a range of
facilities and services that would
attract patronage when compared to
the travel distance to Yate Town
Centre.
Also, Development Area would not

Provide quiet lanes to improve links to
Brimsham Green.
Link public transport services to Yate
centre to connect with services to north
fringe area.

2.2

Give everyone
access to learning,
training, skills and
knowledge

88

2.3

Reduce crime and
fear of crime

_

This area is perceived as safe, a village
feel.

2.4

Promote stronger,
more vibrant
communities

88

The village is a strong community, built
around mining and ‘fair’ culture.
Local services are limited to a local
shop with PO and primary school,
regular, but not frequent public transport
services.
Reliance on the private car for larger
shopping trips and from secondary
schooling/training/employment.
Some limited employment at Broad
Lane to south of area.
Clear settlement structure is strong and
distinctive and relates to the field
pattern.

Apply Safe by design approach.

Support local services.
Provide better cycle and walking links to
nearby centres and services.
Provide better public transport links to
Yate centre and destinations beyond.
Support employment at Broad Lane.
Support locally distinctive settlement
pattern and field structure.

Appendix 9: Engine Common appraisal matrices
SA Objectives

2.5

Increase access to
and participation in
cultural activities

Ratings

88

Comments
(Features, Qualities, Values)

Yate FC within the strategic area.
Permeability and legibility of the nearby
employment area is poor.
Evening economy - site not
commercially attractive to leisure uses
Horse culture.
Local pubs.

Opportunities/Constraints
create significant ‘passing trade.’
Development Area is not within a
reasonable walking distance of
Chipping Sodbury High Street. Full
range of services and facilities are
available at Yate Town Centre, but
this is only accessible by public
transport or private car.
Because strategic area has capacity
for limited number of units, this will
generate a population which is not
sufficient to sustain a viable local
centre with a wide range of services
and facilities that will meet local
needs.
Development would need to avoid
Yate FC land so that it can remain a
cultural asset.
Yate or Chipping Sodbury provide
local services, however, these are
limited. Journey to Bristol, Bath or
Thornbury for other sources of
cultural activity.

Potential Mitigation

Support local services.
Support public transport links to
Yate/chipping Sodbury centres.

3.0 Develop the economy in ways that meet people’s needs
3.1

Give everyone
access to satisfying
work opportunities,
paid or unpaid

88

Development Area is within walking
/cyclist distance of employment
opportunities in Broad Lane & NorthWest Yate. Voluntary work in Yate.
Employment options are limited to
manual and semi-skilled, with few office
based/professional/managerial choices.
There is net out-commuting in Yate as a
whole, which also applies to the Engine
Common area. Congestion on Goose
Green Way and Bristol routes.
Engine Common has links to fairground
work, which is part of its local
distinctiveness.

These employment opportunities are
not diverse. Public need to access a
full range of employment
opportunities.
Net out-commuting has an impact on
meeting needs locally.
Opportunities to support fairground
work, recognising its uniqueness to
the area.

Enhance employment opportunities within
Yate and Chipping Sodbury by diversifying
type and quality, as well as increasing
number of jobs.
Support fairground work.

Appendix 9: Engine Common appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

3.2

Help everyone afford
a comfortable
standard of living

88

Given the distinctive character of the
local area and lack of local facilities
this is not the best place to look for
significant numbers of housing units.
Therefore opportunities to support
further/improved services are limited.

Address public transport links.
Look for opportunities for a limited number
of affordable housing units.

3.3

Reduce poverty and
income inequality

88

Engine Common area is well to do.
Affordable housing needs not met.
Local public transport services are
limited, car travel is usual mode of
transport. Car ownership is high.
Local shopping/health services are very
limited.
Employment opportunities at Broad Lane
and North West Yate within cycling
distance.
Employment is not diverse.
Further education and training
opportunities within Yate are limited.

Provide an enhanced and more diverse
employment base within towns.
Improve public transport links to
employment/education and training in
North Fringe.

3.4

Meet local needs
locally

88

Farmers markets in Chipping Sodbury
and Yate.
Local shop/PO is limited in what it can
offer.
Local business is offering low grade
work.

3.5

Increase the
circulation of wealth
within the area

88

Shortage of higher managerial and
professional types of employment in the
area.
Shortage of support for micro
businesses.
A significant proportion of available
business premises do not meet current
or future standards.
Training/higher education opportunities
in North Fringe.

Low grade jobs will meet a need,
however, there is also a need for
training and more diverse work to
enhance the local job offer and
increase opportunities to improve
standard of living.
Access to low grade jobs from this
area is good, however, training and
more highly skilled jobs in North
Fringe are less accessible by public
transport.
Opportunities to increase support of
local farmers markets through better
promotion.
Enhance employment base at Broad
Lane to encourage use of local shop.
Diversify local business and
encourage related employment
opportunities in the local area.
Encourage a range of business
premises and jobs to increase quality
of offer.
Promote opportunities for small
businesses & support expansion.
Encourage more office based and
higher grade employment.
Improve housing/schooling services
offer to support managerial and
professional workers needs.
Potential to increase links with further
and higher education centres.

3.6

Harness the
economic potential of
the coast in a

N/a

N/a

Promote Yate fro businesses supporting
North Fringe assets or other local
businesses. Increase and diversify offer.

Education and economic development
strategy to improve links between local
school and further/education, improve
business premises and diversify
employment opportunities to provide
higher wage earning.
Promote housing, services and facilities to
support higher wage earning group

N/a
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SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

88

Net out commuting for work and for
certain types of shopping, education and
training.
Car share networks not advertised.
Local business premises and industrial
areas are in need of regeneration.
Local leisure business is good – YOSC
& Stubb Ridings – means people can
access local services.
Flood risk to the eastern part of the site
limits available land for development

Out commuting means reliance on
car and greater use of fossil fuels.
Car clubs are the province of
employers and need more
advertising.
Employment areas and buildings are
not meeting standards for use of
natural resources, renewable energy,
building construction standards.
YOSC suffers from flooding and
therefore needs mitigation to make
best use of this land.

Site is not large enough on its own to
address need for modern and more
diverse employment base.
Contributions to YOSC to improve pitches/
extend use.
Where development takes place, site
layout and building standards to
encourage use of fewer resources,
renewables, energy efficiency.

sustainable way
3.7

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising

4.0 Provide access to meet peoples needs with least damage to communities and the environment
4.1

Increase the choice
of travel methods

88

Southern part of Development Area at
the limits of acceptable walking and
cycling distance of railway station, or to
Yate centre.
Bus service runs from Yate centre (329/
X27 services) to Frenchay Hospital &
Bristol operate 1 bus/ hour (Mon-Sat)
and 1 bus/ 2 hours (Sun).

Quality of environment (legibility,
permeability, busy roads)
discourages walking/cycling to this
area.
Engine Common bus service is not
direct to Yate railway station and not
frequent enough to attract use for
commuting etc.
Local health and main
shopping/cultural services and
facilities are not within walking/cycling
distance.

Promote local cycle/walking links to
schools/services and centres.

4.2

Reduce the
need/desire to travel
by air

88

Yate train station provides access to
Bristol Parkway, which is a major
interchange to strategic rail network
(south west, London, South Wales).

No direct link from Engine Common
and scale of community will not
support this. Links to Town Centre
occur, but not frequently.

Encourage half hour service from Yate
station.
Improve local links to station through
alternative means to the car (e.g. car
share, bus, cycle).

4.3

Help everyone to
access basic
services easily safely
and affordably

88

Limited local services and facilities at
North Road.
Existing ICT services in the area are
poor.

Not within walking and cycling
distance of a full range of local
services and facilities. Public
transport needed to access Yate
Town centre.
Home working, smarter working,

Support better public transport to local and
town centres and encourage other means
of travel.
Support local facilities.
Promote technology and space
requirements fro home working.
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SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

which will help reduce congestion and
out commuting.

4.4

Make public
transport, cycling and
walking easier and
more attractive

8

Safe route to North Road primary
school.
Quality of walking/cycling route to
Brimsham school is variable.
Access to YOSC by foot/cycle is variable
Quality of walking/cycling route to Yate
Town centre is poor.
Congestion at junction with Goose
Green Way.
No direct cycle way from the study area
to Yate railway station. 10 minute cycle.
Public transport not frequent.
Car is main mode of transport.

Bus/walk cycle routes to main
facilities and centres need improving
Potential to improve
signage/legibility/lighting/safety of
walking and cycling to local facilities,
especially YOSC and Brimsham
Green School.
Potential to improve other forms of
transport such as car share.

Provision for improved walking/cycling
links to YOSC & Secondary school.
Provision for improved links to station
using a variety of means ( e.g. public
transport, car share).

Protect habitats and unique landscape
features through masterplan and design
codes.
Use hedgerows and trees to build
character of development and to protect
wildlife corridors.
Update information on vulnerability to
flood and put in place lifetime strategies to
deal with flooding on site.
Reduce run off and manage drainage
Protect unique water/flood environment.
Protect SNCIs and provide wildlife
corridors through development.
Develop masterplan and design codes to
provide a holistic approach to landscape
design, taking into account requirement for
Code for Sustainable Homes level 3 and
above and Lifetime Homes.
Protect areas at flood risk, use for capture
of flood waters.
Promote use of brownfield/industrial land

5.0 Maintain and improve environmental quality and assets
5.1

Protect and enhance
habitats and species
(taking account of
climate change)

88

There are sites of ecological value
(SNCIs) and key hedgerows in this area.
Areas of flooding to south and along
railway to the east of site area and
ponds to south and east.
Area TPO, TPO trees and woodland.

The SNCIs and hedgerows offer
opportunities to create wildlife
corridors, but this will affect the
capacity and may affect the viability
of development.
Flooding offers unique from of
habitat.
TPOs are extensive and will affect
capacity of development.
Opportunities to create character.

5.2

Promote the
conservation and
wise use of land

88

Developments greenfield land.
Grade 3 and 4 agriculture land in the
area, mainly pasture.

Development of this land will affect
the ability of food to be grown locally.
Development may affect habitats.
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SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Horse culture (paddocks).
Areas of significant ecological value.
Most houses have significant areas of
garden.

5.3

Protect and enhance
townscape and
landscape

88

Development not near Conservation
Area, or AONB.
Yate Vale landscape character area.
Engine Common has unusual linear
dispersed village pattern.
Area has unusual field pattern, with land
ownerships in small parcels.
Tree and hedgerow structure is very
strong.

5.4

Value and protect
diversity and local
distinctiveness,
including rural ways
of life

88

Strong village community with rural
outlook.
Connection to the local fairground trade.
Past mining culture is valued.
Strong horse culture.
Land owned in small parcels.

5.5

Maintain and
enhance cultural and
historic assets

8

No historic parks and gardens.
Yate FC and YOSC recreational land.
Locally listed buildings and local mining
landmarks.
Archaeology – industrial archaeology.

Opportunities to promote recreational
land.
Opportunities to promote mining
heritage and archaeology

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change)

88

Parts of the development area contain
SFRA Floor Zone 2 and 3a, which will
affect the type of land uses that can be
incorporated.

Quality of the masterplanning will
greatly affect the SuDS systems and
biodiversity.

Quality of masterplan will greatly
affect the ability to enhance the
landscape/townscape.
Engine Common area of Yate Vale
has unique field pattern and
settlement pattern which
development could easily destroy.
Significant development associated
with this linear village with dispersed
settlement pattern would be
incongruous.
Layout and building materials
dependant on quality of masterplan
and design codes.
Significant development in this area
would affect the locally distinctive
field patterns and dispersed village
development in Engine Common.

Potential Mitigation
for development.
Optimise quantity of development, bearing
in mind the landscape and ecological
sensitivities and potential for local food
production non allotments.
Develop masterplan and design codes to
provide a holistic approach to land and
water management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.
Limit development quantity to maintain
rural character and pattern of development
and prevent suburbanising the village.
Protect unique landscape and townscape
features through masterplan and design
codes.
Landscape assessment and landscape
proposals using context.
Visual assessment of landmarks and
maintain key views.
Limit development quantity to maintain
rural character and pattern of development
and prevent suburbanising the village.
Protect unique landscape and townscape
features through masterplan and design
codes.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe.
Protect recreational and historically
important land & buildings from
inappropriate development through
masterplan and design codes.

Protect flood risk areas from development
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SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

6.0 Minimise consumption of natural resources
6.1

Reduce nonrenewable energy
consumption and
greenhouse gas
emissions

88

Relative remoteness of site from a wide range
of local facilities will encourage private car use
and thus greenhouse gas emissions.
Congestion.
Relatively flat area, difficult to take advantage of
topography for passive solar gain/ renewable
energy, although still possible.

6.2

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change)

+/-

Local water supply adequate to support any
development.
Drainage and sewerage will be a major issue.

6.3

Minimise extraction
and consumption of
minerals

88

6.4

Reduce waste

88

88

Quality of masterplan and building design will
affect how water is put to use (e.g. water butts,
grey water use).

Quality of built environment design will affect
consumption and extract of minerals. Code for
Sustainable Homes and Code for Sustainable
Buildings award credits for responsible sourcing
of materials.
Recycling – Sort centre within 800 metres.
Composting.
Digestion.

Quality of masterplan will greatly affect
the ability to use passive solar gains,
natural light and use of ground heat for
housing/employment. Quality and design
of buildings will affect their energy
consumption (e.g. through increase
insulation).
Improved public transport links and
promotion of alternative forms of
transport can reduce emissions
Potential to support reduction in water
use and water capture/recycling through
design.
Quality of masterplan and building
design will affect how water is put to use
(e.g. water butts, grey water use).
Maximise opportunities for rainwater
capture and use/grey water recycling.
No more than 105 litres per person per
day.
Quality of masterplan and building
design will affect how water is put to use
(e.g. water butts, grey water use).
Sewerage system will limit development.
Quality of built environment design will
affect consumption and extract of
minerals. Code for Sustainable Homes
and Code for Sustainable Buildings
award credits for responsible sourcing of
materials.

Explore potential for renewables.
Reduce heat loss and use of
resources through Code for
sustainable homes, lifetime
homes.
Improve public
transport/alternative forms of travel
to the car.

Consider cumulative effect of waste
management and identify opportunities
to bun waste to create heat.

Provision of waste management
scheme to minimise waste and
promote re-cycling.
Provision of space on site and
within housing units to encourage
waste management and recycling.
Promote Code for Sustainable
Homes and Code for Sustainable

Develop masterplan and design
codes to provide a holistic
approach to water management,
taking into account requirement for
Code for Sustainable Homes level
3 and above and Lifetime Homes.
Comprehensive plan for drainage
and sewerage provision required.
Contributions to sewerage system
will be required.

Promote Code for Sustainable
Homes and Code for Sustainable
Buildings award credits for
responsible sourcing of materials
and for recycling of building
materials.
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Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Sewerage.

6.5

Minimise land, air,
light, noise and
generic pollution

88

Quality of street lighting will affect light pollution
/ night time sky.
Other forms of pollution are very limited.

Development will create forms of
pollution that will need to be offset
through design or mitigation

Potential Mitigation
Buildings award credits for
responsible sourcing of materials
and for recycling of building
materials.
Assess potential sources of
pollution and propose mitigation
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SA Objectives

Rating

Comments

Opportunities/Constraints

Potential Mitigation

+/-

Land to the east is adjacent to railway
line (west of site).
Potential contamination from old
mining sites.
Potential health issues from high
voltage power lines/pylons.
High voltage electricity pylons and
cables run across the development
area, with the possibility to impact
on amenity and therefore well being.
Healthy eating opportunities limited.
Surroundings – area is agricultural land
with significant mature hedgerows &
trees, views to Yate Rocks & ridge,
streams and watercourses. Also.
Ponds. Adjacent to SNCIs
historically/ecologically significant
Leech pool, area to NW on Tanhouse
Lane and the Yate Rocks/Ladden
Brook area.
Social networking –
Community/cultural and social facilities
in Yate and Chipping Sodbury town
centres, YOSC, local centre in
Brimsham Fields, local pubs.
Brimsham Green Secondary school
Physical Activity – Local opportunities
for physical activities for a wide range
of age groups.

Railway noise.

Master planning of development to keep
noise sensitive uses away from railway.
Identify potential contaminants and establish
mitigation regime through planning
condition.

Site is located on urban fringe adjacent
to open countryside and to YOSC
leisure facility, with footpath networks
within site (including long distance path
– Jubilee Way) and within reasonable
walking distance of the Frome Valley
corridor. There is children’s play space
in the North Brimsham development
and Brimsham Fields Nature Park is
adjacent to search area.
Public Transport comprises station at

Access to leisure, countryside and other
POS in the area is good.

1.0 Improve Health
1.1

1.2

Improve Health

Reduce Health
Inequalities

+/-

Areas of site used for agriculture and
historically for mining with potential for
contamination.
Allotments are limited in Yate/Sodbury.
The area has potential to be developed
sensitively to create pleasant living
environments retaining and enhancing
natural features.
Opportunities to improve social
networking through provision of local
centre/community centre/home working
hub, increasing links with YOSC and
improving access to town centres.
Improve facilities at YOSC/plays pace
and maintain and enhance walking and
cycling network.
Overhead power lines.

Build outside of an offset from the centre
line of pylons/cables, or relocate and/or
underground electricity pylons and
cables.
Provide allotments through development
master planning/planning consent
Master planning of development to establish
safe and convivial communities with
attractively designed surroundings,
community facilities and options for
leisure/exercise, making most of natural
context. Connect to existing urban area.
Provision of local centre with
community/home working hub facilities.
Improve connections with schools.
Size of site brings opportunities for
comprehensive development that will
provide facilities and services to improve the
health and well being of the existing local
community and the new neighbourhood.

This area has poor access to good public
transport with a frequent service to the
centre of town, Chipping Sodbury and
poor public transport linkage to station.
Health services not within walking
distance. Cycle route obstructed by
Goose Green Way. Public transport

Maintain links with footpaths and access to
countryside, improve leisure provision at
YOSC, play space and North Brimsham.
Link Brimsham Fields POS to area of search
to create substantial informal
POS/ecological resource.
Transport mitigation includes improvement
to Yate station and the introduction of a half
hourly service to increase its attractiveness.
Link the station to improved circular/centre
to centre bus routes in towns. Link town bus
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1.3

Promote Healthy
Lifestyles, especially
routine daily exercise

Rating

+/-

Comments

Opportunities/Constraints

Potential Mitigation

Yate with hourly service to Bristol and
Gloucester. 4x hourly bus services link
Yate to Bristol centre. North Yate has
an hourly 9x42) circular service as part
of a long distance route.
Local GP surgery/ pharmacy/ dentist in
Goose Green or town centre (Westgate
Centre fro minor injuries unit).

needed to get there. Minor injuries unit in
Yate centre, Main Hospital at
Frenchay/Southmead. Public transport
needed to get to both facilities.

services to long distance services. Improve
frequency of bus services in the north of
Yate. Provide new and enhance existing
walking and cycling networks to towns, to
countryside and to long distance routes.
Provide local health/dental facilities within
development.

Proximity of YOSC, public footpath
network and Brimsham Green
School/Brimsham fields and Brimsham
Green play area. Lack of public
transport. Distances to local services
vary, with most beyond a 5-10 minute
walk. Poor cycle network. - Goose
green Way acts as a barrier to
pedestrian and cycle movement.

Yate TC desire for a small number of
large open spaces throughout the town,
rather than a large number of small open
spaces.
Difficulty in providing cycle network
beyond site.
Lack of regular bus service and free town
centre parking encourages use of car to
access local facilities.

Establish walking and cycling networks on
site that are safe legible and convenient and
link to existing network. Seek contributions
to offsite provision/enhancement/legibility of
cycle and walking networks.
Provide primary schools/community and
social/leisure facilities within walking
distance.
Improve local bus services.

Master planning of development to establish
safe and convivial communities with
attractive surroundings, community facilities
and options for leisure/exercise, making
most of natural context. Connect to existing
urban area.
Promote use of recognised standards such
as Lifetime Homes and Codes for
Sustainable Homes to ensure good design
and construction that minimises running and
maintenance costs.
Improve opportunities for local training and
skills.
Improve public transport links to North
Fringe of Bristol.
Improve cultural and community learning
opportunities.

2.0 Support Communities that meet people’s needs
2.1

Help make suitable
and affordable
housing available for
everyone

9

Available land area for development of
up to 3000 units, (including affordable
housing).
Adjacent housing is mixed, with
detached, semi detached and terraced
housing forming the majority of
choices.

The single landownership will be able to
provide a large, if not nearly all,
proportion of the need for 3000 units,
creating opportunities for economies of
scale in provision of facilities to support
comprehensive and sustainable
development with a choice of house
types.

2.2

Give everyone access
to learning, training,
skills and knowledge

+/-

Primary schools not walkable. Engine
Common school segregated by railway
line. Cranley Court Infant School too
far to walk.
Brimsham Secondary School within
walking distance.
No further education opportunities in
Yate, nearest in North Fringe (Bristol
College), - No higher education
opportunities in Yate, nearest North
Fringe (UWE) - Library at Yate Town

Brimsham Green is close by.
Public transport needed to get to further
and higher education opportunities in
north Bristol.
Library and cultural facilities not within
walking or cycling distance, public
transport needed to get there.
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Comments

Opportunities/Constraints

Potential Mitigation

Centre – not within easy walking or
cycling distance, public transport
needed to get there.
2.3

Reduce crime and
fear of crime

+/-

Yate generally has a low crime rate.
The suburban cul de sac design of
adjacent housing has problems with
rear of building security and
surveillance.
Generally feels a safe area.

Quality of the masterplan will have a
great effect on potential to reduce crime
and fear of crime

Promote safer and stronger communities
through design.

2.4

Promote stronger,
more vibrant
communities

9

YOSC offers relatively close leisure
attractions, but at the further extent of
walking/cycling distances for parts of
the site.
Local centre at Brimsham, with store
and pub. Two local centres are within
cycling distance, but segregated by
Goose Green Way.
Development is not within walking
distance of Chipping Sodbury High
Street.
Full range of services and facilities are
available at Yate Town Centre,
however, cultural activities are limited.

Size of new development can create a
robust and self sustaining new
neighbourhood that will also redress lack of
local facilities within existing community of
North Yate.
Provide new centre with a wide range of
facilities and services to encourage greater
social contact and community support.
Enhance facilities at YOSC, relating them to
new centre within development.
Promote new cycle links to the town centres.
Promote better public transport links.
Develop master plan and design codes
taking into account requirement for Lifetime
Homes.

2.5

Increase access to
and participation in

8

Yate FC nearby but segregated by
railway line.

Existing local centres do not offer a range
of services, and require car use, therefore
unlikely to be supported by new
neighbourhood, with residents travelling
to town centres instead.
Scale of proposed development is
sufficiently large to provide a local centre
with better and more attractive facilities to
promote social interaction (economies of
scale).
Attractive parking in the town centres will
encourage car use.
Development on this scale could bring
better range of local facilities to the area,
however, would not create significant
‘passing trade.’
Increase in population helps to support
nearby local services but these are not
within walking distance.
The capacity of this area has the potential
to generate a population that will sustain
a viable local centre with a wide range of
services and facilities that will meet local
needs.
There is potential to add cycle links to
Chipping Sodbury Town Centre via land
at Yate Rocks (and existing local centre)
and Ridgewood route. This would also
open up use of Stubbs Riding leisure
area to residents.
Yate and Chipping Sodbury suffer from
few cultural attractions and need to

Consider contributions to cultural facilities.
Improve train/bus service to Bristol.
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cultural activities

Comments

Opportunities/Constraints

Evening economy: site too peripheral
to town centre.
Few available cultural facilities &
heritage, which are based within town
centres
Bristol and Bath provide main source of
cultural venues.
Environment based attractions exist for
walking and cycling, but need links in
place.
.Evening economy available at pub.

support development of cinema/local arts
centre with small theatre facility. Increase
in population may achieve the right scale
fro these facilities.
Yate station has hourly service to Bristol.

Potential Mitigation

3.0 Develop the economy in ways that meet people’s needs
3.1

Give everyone access
to satisfying work
opportunities, paid or
unpaid

+/-

3.2

Help everyone afford
a comfortable
standard of living
Reduce poverty and
income inequality
Meet local needs
locally

n/a

3.3
3.4

Variety of jobs at lower end/semi
routine of employment. Limited
managerial and professional jobs –
below S Glos average.
Significant out commuting mainly to
North Fringe of Bristol.
Employment sites mainly located to
west of Yate.
Home working not a widely available
option and needs support of
technology.
Development area is not within walking
distance of employment opportunities
in North-West Yate, and cycling routes
are segregated by Goose Green Way
(+ no identified cycle routes).
N Yate area does not have major areas
of deprivation.

Public transport needed to access a full
range of employment opportunities.
Need to balance out commuting by
provision of further and more diverse
employment opportunities locally.
The site is large enough to provide a
significant amount of employment land.
The site is not located near a
station/public transport links.
Local interest in promoting homeworking,
but needs good technology i.e.
broadband/wireless.

Improve public transport links to employment
areas.
Contribution to diversifying employment
base.
Increase potential for home working
Investigate provision of appropriate
technology network.

n/a

n/a

n/a

N Yate area is relatively affluent.

n/a

n/a

+/--

Net out commuting from Yate for
employment mainly to North Fringe.
Local employment is not sufficiently
diverse to meet needs of residents.
Employment sites are old and in need
of regeneration.
Need more employment land to

Increase in population in North Brimsham
area has the potential to significantly
increase net out commuting, unless
employment provision comes with it.
Potential to encourage more land and
diverse employment in Yate through
provision on site and by intensifying and

Promote employment land on site with
diverse opportunities, particularly in
professional managerial bracket.
Support locally grown foods by providing
allotment/garden space.
Encourage strong local centres.
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Opportunities/Constraints

encourage diversity.
Farmers markets in Yate and Chipping
Sodbury. Allotments limited.
North Yate area has few local facilities.

3.5

Increase the
circulation of wealth
within the area

+/-

Shortage of higher managerial and
professional types of employment in
the area.
Type of premises are old, not what is
wanted, difficult to let.
Inter-relationship between local
businesses is poor, so few locally
sustaining networks.
Businesses are slow to adopt
sustainable practices.
Opportunities to home work/run
business from home are currently
limited.

3.6

Harness the
economic potential of
the coast in a
sustainable way
Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising

N/a

N/a

diversifying provision on existing sites.
Sustain regular farmers markets. The
Yate centre market is not well supported.
Increase in population has potential to
support local facilities, however, these
are not in walking distance for much of
the site.
This site is large enough to supply a
significant amount of employment land,
which would help to support a new local
centre.
It is not in the best location for access to
public transport etc.
It could provide homes of the right quality
to encourage higher managerial and
professional workforce.
Home working and small home based
businesses are a possibility.
Potential to add development at Yate
Rocks, to support new employment areas
and to attract professional/managerial
workers.
N/a

+/- -

Net out commuting for work and for
certain types of shopping, education
and training.
Car share networks not advertised.
Local business premises and industrial
areas are in need of regeneration.
Local leisure business is good – YOSC
& Stubb Ridings – means people can
access local services.
Flood risk to the central part of the site
limits available land for development.

Out commuting means reliance on car
and greater use of fossil fuels.
Car clubs are the province of employers
and need more advertising.
Employment areas and buildings are not
meeting standards for use of natural
resources, renewable energy, building
construction standards.
YOSC suffers from flooding and therefore
needs mitigation to make best use of this
land.

3.7

4.0 Provide access to meet peoples needs with least damage to communities and the environment

Potential Mitigation

Provide a significant employment area, with
more diverse employment opportunities.
Locate new employment site close to new
local centre.
Promote an element of high quality housing
to encourage higher wage earners.
Promote home working/home businesses.

N/a

Site is large enough on its own to address
need for modern and more diverse
employment base.
Look at potential to contribute to town wide
car share scheme.
Contributions to YOSC to improve pitches/
extend use.
Site layout and Building standards to
encourage use of fewer resources,
renewables, energy efficiency.
Develop master plan and design codes to
provide high standards of energy efficiency
and use of renewable energy within all
buildings and layout of scheme.
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Opportunities/Constraints

Potential Mitigation

Southern part of development area at the
limits of acceptable walking distance to
bus network on Goose Green Way.
Bus service is not frequent and needs
round town element.
Quality of environment (legibility,
permeability, busy roads) and barrier of
Goose green Way discourages
walking/cycling to local facilities and
services.
Scale of development is sufficient to
promote a bus service to North Brimsham
area and to run through local
centre/employment area.
Potential to create a new public transport
service linking Chipping Sodbury to new
development as part of cross town route,
if joined with Yate Rocks area.
The development area is not within
comfortable walking distance of the train
station, and has no direct bus linkages. It
is within cycling distance, but needs
improved cycle paths to encourage use.

Provide bus service to new development.
Improve legibility and permeability of walking
and cycling networks.
Improve local bus services with links to
centres and station.
Promote local car share.

4.1

Increase the choice of
travel methods

9

Southern part of development area at
the limits of acceptable walking
distance to bus network on Goose
Green Way. Quality of environment
(legibility, permeability, busy roads)
and barrier of Goose green Way
discourages walking/cycling.
Local services and facilities are not
within walking/cycling distance.
Yate Town Centre – Bristol bus service
runs hourly.
Not aware of any car share schemes or
car clubs in Yate

4.2

Reduce the
need/desire to travel
by air

+/-

Yate train station provides access to
Bristol Parkway, which is a major
interchange to strategic rail network
(south west, London, South Wales.

4.3

Help everyone to
access basic services
easily safely and
affordably

9

Local centres at Brimsham and Goose
Green - Public transport available on
Goose Green Way, hourly service.
Provision of fast and reliable ICT
wireless and broadband is a local
aspiration to aid access to information
and services.

Local centres do not provide a full range
of services, and are not within walking
distance. Cycling to these centres is
restricted by Goose Green Way.
Improved and more frequent bus service
needed to access Yate Town centre.
Home working, smarter working, with
improved local technology could help
reduce congestion and out-commuting.
Level of development potential in this
area could support a new centre
providing a full range of services.

Contribute to better public transport.
Provide local facilities.
Promote technology and space
requirements fro home working.

4.4

Make public transport,
cycling and walking
easier and more
attractive

Good access to Brimsham Green
school.
Poor cycle and walking access to Yate
Town centre.
Existing congestion, particularly on

Quality of master plan will have a great
effect on making public transport, cyclist
and walking easier and more attractive.
Need to promote a joined up system of
public transport and walking/cycling with

Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network, with improved legibility.
Create a legible safe and attractive layout.

9

Contributions to half hourly rail service and
station improvements/travel times.
Contributions to improved cycle links.
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Goose Green Way.
Public transport information systems
are poor.
Potential to connect into local footpath
network, Jubilee Way and Frome
Valley walkway, which provides an offroad cycle network that connects to
Yate Town Centre. However, this
walkway is not direct to Yate Town
Centre and is also used as a
pedestrian/leisure corridor, which may
create conflict between cycle and
pedestrian use.
- No direct cycle lane from the study
area to Yate railway station
5.0 Maintain and improve environmental quality and assets
5.1

Protect and enhance
habitats and species
(taking account of
climate change)

9

North Brimsham has strong rural
character with ecological value.
Protected species within development
area.
SNCIs at Tanhouse Lane.
Wildlife corridors along old lanes and
streams, significant mature hedgerows
and trees, railway embankment.
Flood areas, ponds and streams
provide unique habitat, and
containment of flood waters.
Link to Brimsham Fields.

5.2

Promote the
conservation and wise
use of land

+/-

Development area is Greenfield,
Category 3 Agricultural land, for arable
use and potentially for biofuels.
Parts of this area currently flood.

5.3

Protect and enhance
townscape and
landscape

9

Development area is not near
Conservation Area, AONB.
Significant listed buildings along

Opportunities/Constraints

Potential Mitigation

appropriate signage and information
systems and links to main destinations

Develop master plan and design taking into
account transport requirements for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.

There is potential to extend and manage
wildlife corridor along the stream and old
lane corridors, also along railway
embankment and Tanhouse Lane.
The design and management of flood
areas is particular importance. Need to
establish the boundaries. SFRA identifies
Zone 3b.
Hedgerows should be enhanced to
promote habitat/movement and
landscape value.
Potential to establish large Open space
by attaching to Brimsham fields.
The area has potential to provide flood
storage worked as part of the landscape
design.
The landscape is relatively flat, and
contained so higher density development
set in landscape of significant open space
may be possible.
Agricultural land is not significant for food
production, but opportunities may exist to
promote allotments.
Quality of master plan will greatly affect
the ability to enhance the
landscape/townscape.

Update information on vulnerability to flood
and put in place lifetime strategies to deal
with flooding on site.
Reduce run off and manage drainage.
Protect unique water/flood environment.
Protect SNCIs and provide wildlife corridors
through development.
Develop master plan and design codes to
provide a holistic approach to landscape
design, taking into account requirement for
Code for Sustainable Homes level 3 and
above and Lifetime Homes.
Optimise quantity of development, bearing in
mind the landscape and ecological
sensitivities and potential for local food
production non allotments.
Develop master plan and design codes to
provide a holistic approach to land and water
management, taking into account
requirement for Code for Sustainable Homes
level 3 and above and Lifetime Homes.
Landscape assessment and landscape
proposals using context.
Visual assessment of landmarks and
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Opportunities/Constraints

Potential Mitigation

Tanhouse Lane and views to Yate
Rocks Ridge and Home Farm.
Contained, quite flat landscape
crossed by significant hedgerows and
mature trees, which give landscape
structure to the area.
Historic park at Rockwood House.
Brimsham development adjacent to
site lacks local character and identity,
it’s a suburban estate
Rural life on fringes of area –
village/farms.
Local building materials = stone, render
timber, clay.
Building materials dependant on quality
of master plan and design codes.

Opportunities to protect and enhance
landscape features, views, landmark
buildings and utilise within development
to add value.

maintain key views.
Retain existing tree & hedgerow structure.
Create substantial landscape and wildlife
buffers to protect wider rural landscapes.

Building materials dependant on quality
of master plan and design codes.
Yate’s character is low density, however,
this clashes with need to use land wisely.
This area has potential to develop at
higher densities particularly near existing
housing and around local centre, and to
create clear urban edge with landscape
buffer to Tanhouse Lane.

Develop master plan and design codes to
promote local distinctiveness and to protect
rural fringe.

Views to significant buildings/landmarks
at Yate Rocks and Tanhouse Lane can
be used to promote local identity and
legibility.
Use of landscape assets to create
structure and high quality natural
environment.
Quality of the master planning will greatly
affect the SUDs systems and biodiversity,
management of flood areas.

Develop master plan and design codes to
promote local distinctiveness and to protect
rural fringe.

5.4

Value and protect
diversity and local
distinctiveness,
including rural ways of
life

9

5.5

Maintain and enhance
cultural and historic
assets

9

Locally listed and listed buildings on
Tanhouse Lane.
Views to Home Farm and Yate Rocks.
Leech pools locally significant.

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change)

8

NE parts of development area contain
SFRA Level 3a and 3b areas.

Develop master plan and design codes to
provide a holistic approach to water
management, taking into account
requirement for Code for Sustainable Homes
level 3 and above and Lifetime Homes.

6.0 Minimise consumption of natural resources
6.1

Reduce nonrenewable energy
consumption and
greenhouse gas
emissions

+/-

The site is flat.
Segregation of area from local centres
and Town Centre by Goose Green
Way.

Site has potential to orientate fro solar
power. --Possibility to utilise renewable
energy sources. --Site large enough to
promote CHP unit, particularly related to
schools, local centre or employment uses.
Quality of master plan will greatly affect
the ability to use passive solar gains and
natural light. Quality and design of
buildings will affect their energy
consumption (e.g. through increase
insulation).

Develop master plan and design codes to
provide a holistic approach to use of natural
resources and renewable energy, taking
into account requirement for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.
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Potential Mitigation

Segregation of area from local centres and
Town Centre by Goose Green Way will
encourage private car use and thus
greenhouse gas emissions.
6.2

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change)

9

Impact of flood risk level 3b areas in
north-east of development area.
Sufficient water supply in the area to
provide for development of 3000 within
Yate/Chipping Sodbury area.
Quarry hydrology is an issue.
Sewerage system requires
improvement to support development.

Quality of master plan and building design
will affect how water is put to use (e.g.
water butts, grey water use).
Maximise opportunities for rainwater
capture and use/grey water recycling.
No more than 105 litres per person per
day.
Quality of master plan and building design
will affect how water is put to use (e.g.
water butts, grey water use).
Sewerage system limits development.

Develop masterplan and design codes to
provide a holistic approach to use of water
resources, taking into account requirement
for Code for Sustainable Homes level 3 and
above and Lifetime Homes.
Comprehensive approach to drainage and
sewerage management required.
Contributions to sewerage system will be
required.

6.3

Minimise extraction
and consumption of
minerals

9

Reuse and recycling schemes are in
place locally.
Source and use of building materials
will determine minerals consumption.

Quality of built environment design will
affect consumption and extract of
minerals. Code for Sustainable Homes
and Code for Sustainable Buildings award
credits responsible sourcing of materials.

Promote Code for Sustainable Homes and
Code for Sustainable Buildings award
credits for responsible sourcing of materials
and for recycling of building materials.

6.4

Reduce waste

+/-

Recycling – Sort It centre not within
walking or cycling distance, train line
creates additional barrier.
Site large enough for CHP using waste
material.

Consider cumulative effect of waste
management and identify opportunities to
bun waste to create heat.

Provision of waste management scheme to
minimise waste and promote re-cycling
provision of space on site and within
housing units to encourage waste
management and recycling.

6.5

Minimise land, air,
light, noise and
generic pollution

9

Currently a rural area, with limited
pollution potential.

Quality of street lighting will affect light
pollution / night time sky.
Other forms of pollution are very limited.
Development will create forms of pollution
that will need to be offset through design
or mitigation.

Assess potential sources of pollution and
propose mitigation.
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Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

1.0 Improve Health
1.1

Improve Health

+/-

Distant from town centre, railway.
Eastern parts of site close to quarries,
activity/vehicle movements and
associated noise/ air pollution.
Potential extension of quarrying to north of
area – blast noise.
Contamination unlikely as land is
agricultural.
Social networks exist in Yate and
Chipping Sodbury town centres. Few local
social facilities other than pub. Walkable
to pub and local store.
Within 10 mins of YOSC and has footpath
network. Links to Yate Rocks and beyond.
Pleasant surroundings of Yate Rocks
ridge, and links south through Ridgewood
to Chipping Sodbury.

Northern part of areas is in area of
landscape and visual sensitivity. Also
more distant from centres and
facilities.
Eastern areas are close to quarrying
activity & future quarrying may cause
problems in northern areas.
Potential to create peaceful area,
uncontaminated, with pleasant views.
Walking/cycling routes to local
amenities are mixed and routes to
town centre are severed by roads.
Protect Yate Rocks and visually
significant parts of ridge to preserve
landscape quality.

New development to build in new cycle
and walking routes – safe, legible and
attractive.
Provide facilities within development for
social interaction, local facilities.
Maintain buffer to quarry.
Protect Yate Rocks and ridge from
encroachment to protect sensitive
landscape and views

1.2

Reduce Health
Inequalities

+/-

Access to countryside and other POS in
the area via footpath network, including
Jubilee Way. Brimsham fields are
adjacent. Route via Ridgewood to
Chipping Sodbury. Stubb Ridings within
cycling distance, although Wickwar Rd is
a fast road.
Poor access to public transport.
Leisure facilities at YOSC are mixed in
type.
The nearest formal/informal play is at
Brimsham fields. Also skate Park at Peg
Hill. Childrens formal play space is a good
ten minutes walk in Brimsham Green.
Local GP surgery/ pharmacy/ dentist at
Goose Green not within walking distance.
No specific cycle route and broken by
Goose Green Way. Public transport
needed to get there.

Potential to improve POS at
Brimsham Fields through
development. Also improvements to
walking and cycling links to Yate
Rocks and beyond.
Potential to enhance walking/cycling
route to Chipping Sodbury/Stubb
Ridings/YOSC and open countryside.
Development here is not of a scale to
provide new public transport alone. It
would need to be allied to
development at North Brimsham, with
potential to bring a through route.
Need to improve access to health
facilities at Goose Green and in Yate
Town Centre by better public
transport.

Consider benefits of joining this site to
North Brimsham to create economies of
scale for all local services and facilities.
Northern part of the area is isolated from
services and facilities.
Maintain and enhance cross site walking
and cycling links to encourage movement
and connection between North Brimsham
area and Yate Rocks/Chipping Sodbury
and countryside.
Consider bets walking and cycling routes
to Goose Green medical facilities and
seek enhancements or encourage health
provision on site as part of joint
development with North Brimsham.
Promote public transport to North
Brimsham and Yate Rocks area.
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Potential Mitigation

Potential to improve walking and
cycling routes to Brimsham Green
School. Local primaries are not close,
however, consider potential to join
development with N Brimsham and
provide on site primary schooling.
Because of lack of public transport
and distance to local services use of
private car will be necessary Bus
service to the north of Yate needs to
be more frequent and serve northern
areas of development.
Potential to extend the existing POS
in the south of the study area and to
connect to the Ridge wood GI.

Development must promote good walking
and cycling routes to local services and
facilities and to areas beyond immediate
context.
Provide crossing at Peg Hill to skate park
and to Ridge wood link to Chipping
Sodbury.
Improve links to Stubb Ridings.
Bus route is dependant on a major
development, so need to consider joint
development with N Brimsham site.

Development has potential for high
quality housing to reflect desirable
location.
North Yate area lacks ‘high value’
housing to match senior
exec/management roles. A small
amount of higher value housing may
attract these people to Yate and have
an impact on local employment. Need
to match aspirational housing to
aspirational employment.
The character of North Yate is
different to the south- divide in the
community. Need to bring a better
balance.
Providing housing in this location will
help to meet a proportion of the RSS
urban extension. However due to

Consider housing mix. Potential to
encourage some high value housing on
this site to reflect context and
neighbouring areas and to encourage a
more diverse resident base.
Need to link development here with North
Brimsham to get best mix.

Hospital at Frenchay/Southmead. Public
transport needed to get there.
1.3

Promote Healthy
Lifestyles, especially
routine daily exercise

8

Local bus service to Goose Green Way is
hourly and not a good cross town route.
No local primary schools within walking
distance. Brimsham Green secondary is a
good ten minute walk away, with routes
not pleasant.
POS is available at Brimsham Fields and
at Skate Park.
Patterns of development here are cul de
sac, suburban, not legible and
impenetrable in areas. Walking routes are
on back land areas.
Area of N Brimsham adjacent is not
permeable & legible development.

2.0 Support Communities that meet people’s needs
2.1

Help make suitable
and affordable housing
available for everyone

+/-

Available land for development is limited
because of landscape sensitivity.
Local housing is suburban in quality,
mainly detached or semi detached.
Yate Rocks village is a pleasant area.
Limited affordable housing in N Yate area.
Lifetime homes are limited.
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SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

total land available this strategic area
will only be able to provide a very
limited amount of the total need for
3000 units.
2.2

Give everyone access
to learning, training,
skills and knowledge

8

Brinsham Green School within walking
and cycling distance of southern part of
development area.
No further education opportunities in Yate,
nearest in North Fringe (Bristol College).
No higher education opportunities in Yate,
nearest Bristol North Fringe (UWE and
Filton Colleague) public transport needed
to get there.
Library at Yate Town Centre –Cultural
facilities.

Brimsham Green is close by.
Public transport needed to get to
further and higher education
opportunities in north Bristol.
Library and cultural facilities not
within walking or cycling distance,
public transport needed to get there.

Improve opportunities for local training and
skills.
Improve public transport links to North
Fringe of Bristol.
Improve cultural and community learning
opportunities.

2.3

Reduce crime and fear
of crime

?

Yate generally has a low crime rate.
The suburban cul de sac design of
adjacent housing has problems with rear
of building security and surveillance.
Generally feels a safe area.

Quality of the masterplan will have a
great effect on potential to reduce
crime and fear of crime.

Promote safer and stronger communities
through design.

2.4

Promote stronger,
more vibrant
communities

+/-

Local centre at Brimsham, with store and
pub. However, most facilities are located
at Goose Green Way, or within Yate and
Chipping Sodbury Town Centres.
YOSC and Stubb Ridings offer relatively
close leisure attractions, but at the further
extent of walking/cycling distances.

Increase in population could help to
support nearby local services but
these are not within walking distance.
Two local centres are within cycling
distance, but segregated by Goose
Green Way. It is not considered that
these centres offer a range of
facilities and services that would
attract patronage when compared to
the travel distance to Yate Town
Centre.
Full range of services and facilities
are available at Yate Town Centre,
but this is only accessible by public
transport/ private car.
Development is not within a

Development linked to North Brimsham
could bring better range of local facilities
to the area. Consider potential to link
these areas.
Scale of development at Yate Rocks alone
is not sufficient to provide necessary
services and facilities. Patronage of
existing local centre would increase, but
distances are too great from the northern
part of the area to walk.
Develop masterplan and design codes
taking into account requirement for Code
for Sustainable Homes level 3 and above
and Lifetime Homes.

Appendix 9: Yate Rocks appraisal matrices
SA Objectives

2.5

Increase access to
and participation in
cultural activities

Ratings

8

Features, Qualities, Values

Few available cultural facilities & heritage,
which are based within town centres.
Bristol and Bath provide main source of
cultural venues.
Environment based attractions exist for
walking and cycling, but need links in
place.

3.0 Develop the economy in ways that meet people’s needs
8
3.1
Give everyone access
Variety of jobs at lower end/semi routine
to satisfying work
of employment. Limited managerial and
opportunities, paid or
professional jobs – below S Glos average.
unpaid
Significant out commuting mainly to North
Fringe of Bristol.
Employment sites mainly located to west
of Yate.
Home working not a widely available
option and needs support of technology

Opportunities/Constraints

Potential Mitigation

reasonable walking distance of
Chipping Sodbury High Street.
The capacity of this area is unlikely to
generate a population that will sustain
a viable local centre, with a wide
range of services and facilities that
will meet local needs.
Yate and Chipping Sodbury suffer
from few cultural attractions and need
to support development of
cinema/local arts centre with small
theatre facility. Increase in population
may achieve the right scale fro these
facilities.
Yate station has hourly service to
Bristol.

Consider contributions to cultural facilities.
Improve train/bus service to Bristol.

Development area is not within
walking distance of employment
opportunities in North-West Yate, and
cycling routes are segregated by
Goose Green Way (+ no identified
cycle routes). Public transport needed
to access a full range of employment
opportunities.
Need better choice of jobs.
Desire to attract employers to redress
out-commuting and/or balance traffic
‘tidal’ flows.
The site is not large enough to
provide a significant amount of
employment land, and is not located
near a station/public transport links.
Local interest in promoting
homeworking, but needs good
technology – broadband/ wireless.

Improve public transport links to
employment areas.
Contribution to diversifying employment
base.
Increase potential fro home working.
Investigate provision of appropriate
technology network.
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SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Help everyone afford a
comfortable standard
of living
Reduce poverty and
income inequality
Meet local needs
locally

+/-

N Yate area does not have major areas of
deprivation.

N/a

N/a

+/-

N Yate area is relatively affluent.

N/a

N/a

8

Net out commuting from Yate for
employment mainly to North Fringe.
Local employment is not sufficiently
diverse to meet needs of residents.
Need more employment land to
encourage diversity.
Existing employment premises do not
meet needs of modern businesses.
Farmers markets in Yate and Chipping
Sodbury. Allotments limited.
North Yate area has few local facilities.

Encourage more employment in Yate
through land provision and by
intensifying and diversifying provision
on existing sites.
Sustain regular farmers markets. The
Yate centre market is not well
supported.
Encourage strong local centres.

Increase in population in Yate Rocks area
has the potential to increase net
outcommuting, unless employment
provision comes with it.
Support locally grown foods by providing
allotment/garden space.
Increase in population has potential to
support local facilities, however, these are
not in walking distance fro much of the
site.

3.5

Increase the circulation
of wealth within the
area

8

Shortage of higher managerial and
professional types of employment in the
area.
Type of premises are old, not what is
wanted, difficult to let.
Inter-relationship between local
businesses is poor, so few locally
sustaining networks.
Businesses are slow to adopt sustainable
practices.
Opportunities to home work/run business
from home are currently limited.

Promote an element of high quality
housing to encourage higher wage
earners.
Promote home working/home businesses
Contribute to the regeneration of
employment sites with greater diversity of
opportunities.

3.6

Harness the economic
potential of the coast
in a sustainable way
Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising

N/a

N/a

This site is not large enough to supply
a significant amount of employment
land and is not in the best location fro
access to public transport etc. It could
provide homes of the right quality to
encourage higher managerial and
professional workforce.
Home working and small home based
businesses are a possibility.
Joining the site to North Brimsham
has advantages of providing land and
a range of resources and facilities to
support local employment.
N/a

N/a

88

Net out commuting for work and for
certain types of shopping, education and
training.
Car share networks not advertised.
Local business premises and industrial
areas are in need of regeneration.

Out commuting means reliance on
car and greater use of fossil fuels.
Car clubs are the province of
employers and need more
advertising.
Employment areas and buildings are

Site isn’t large enough on its own to
address need fro modern and more
diverse employment base, however,
coupling the site with North Brimsham will
provide this potential.
Look at potential to contribute to town

3.2

3.3
3.4

3.7
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SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Local leisure business is good – YOSC &
Stubb Ridings – means people can
access local services.
Flood risk to the north of the site limits
available land for development.

not meeting standards for use of
natural resources, renewable energy,
building construction standards.
YOSC suffers from flooding and
therefore needs mitigation to make
best use of this land.

wide car share scheme.
Contributions to YOSC to improve pitches/
extend use.
Site layout and Building standards to
encourage use of fewer resources,
renewables, energy efficiency.
Develop masterplan and design codes to
provide requirement for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.

4.0 Provide access to meet peoples needs with least damage to communities and the environment
4.1

Increase the choice of
travel methods

8

Public transport service on Goose Green
Way.
Minimal and poor walking and cycling
networks, Goose Green is a barrier
Yate Town Centre – Bristol bus service
runs hourly
Local services and facilities are not within
walking/cycling distance.
Not aware of any car share schemes or
car clubs in Yate.

Southern part of development area at the
limits of acceptable walking distance to bus
network on Goose Green Way.
Bus service is not frequent and needs round
town element.
Quality of environment (legibility,
permeability, busy roads) and barrier of
Goose green Way discourages
walking/cycling to local facilities and
services.

Limit development to southern
area of site.
Improve legibility and permeability
of walking and cycling networks.
Improve local bus services with
links to centres and station.
Promote local car share.

4.2

Reduce the
need/desire to travel
by air

8

Yate train station provides access to
Bristol Parkway, which is a major
interchange to strategic rail network
(south west, London, South Wales).

The development area is not within walking
or cycling distance of the train station, and
has no direct bus linkages.

Contributions to half hourly rail
service and station
improvements/travel times.

4.3

Help everyone to
access basic services
easily safely and
affordably

8

Quality of public transport in North Yate is
poor.
Site is too small to provide services
required.
Provision of fast and reliable ICT wireless
and broadband is a local aspiration to aid
access to information and services.
North Brimsham local services are very
limited and the nearest local centre is at

Distances to and accessibility of all facilities
is therefore compromised.

Contribute to better public
transport.
Support local facilities.
Promote technology and space
requirements fro home working.

Nearest local centres do not provide a full
range of services, and are not within walking
distance. -Cycling to these centres is
restricted by Goose Green Way.
Public transport needed to access Yate
Town centre.

Appendix 9: Yate Rocks appraisal matrices
SA Objectives

4.4

Make public transport,
cycling and walking
easier and more
attractive

4.5

Encourage freight to
travel by rail or water
rather than by road

Ratings

+/-

N/a

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Goose Green.

Home working, smarter - working, could help
reduce congestion and out-commuting.

Patterns of development locally block
easy walking and cycling movements
between areas.
Safe routes to school Poor quality of walking/cycling routes
to Yate Town centre.
walking route to Brimsham Green
school is circuitous and will take ten
minutes.
Existing congestion, particularly on Goose
Green Way.
Potential to connect into and extend
Jubilee Way walkway closer to town
centre.
No direct cycle lane from the development
area to Yate railway station.

Quality of masterplan will have a great effect
on making public transport, cycling and
walking easier and more attractive.
Need to promote a joined up system of
public transport and walking/cycling with
appropriate signage and information systems
and links to main destinations.

Contribute to better public
transport and information
systems.
Secure and enhance cycle and
walking network.
Create a legible safe and
attractive layout.
Develop masterplan and design
taking into account requirement
for Code for Sustainable Homes
level 3 and above and Lifetime
Homes.

N/a

N/a

N/a

5.0 Maintain and improve environmental quality and assets
5.1

Protect and enhance
habitats and species
(taking account of
climate change)

8

Yate Rocks is of visual landscape and
ecological value. Ancient woodland along
stream at Yate Rocks.
SNCIs at Yate Rocks and Tanhouse
Lane.
Wildlife corridors from Chipping Sodbury
along Ridgewood link to Yate Rocks.
Flood areas provide unique habitat, and
containment of flood waters.
Significant hedgerows.

Yate Rocks ridgeline and village need
sensitive handling in any scheme.
There is potential to extend and
manage wildlife corridor along the
quarry edge.
The design and management of flood
areas is particular importance. Need
to establish the boundaries. SFRA
identifies Zone 3b.
Hedgerows should be enhanced to
promote habitat/movement and
landscape value.

Update information on vulnerability to
flood and put in place lifetime strategies to
deal with flooding on site.
Reduce run off and manage drainage.
Protect unique water/flood environment.
Protect setting and visual significance of
Yate Rocks ridge.
Protect SNCIs and provide wildlife
corridors through development.
Develop masterplan and design codes to
provide a holistic approach to design,
taking into account requirement for Code
for Sustainable Homes level 3 and above

Appendix 9: Yate Rocks appraisal matrices
SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation
and Lifetime Homes.
Minimise impact of development on
landscape/slopes.
Optimise quantity of development, bearing
in mind the landscape and ecological
sensitivities.
Develop masterplan and design codes to
provide a holistic approach to water
management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.

5.2

Promote the
conservation and wise
use of land

8

The area is Category 3 agricultural land.
Parts of this area currently flood.
There are slopes to the east.

The area has potential to provide
flood storage worked as part of the
landscape design.
The landscape sensitivity suggests
low density development designed to
work within a sensitive landscape.
This may not be economic unless site
is part of a larger unit.
Slopes may affect ability to develop
intensely.
Agricultural land is not significant for
food production, but opportunities
may exist to promote allotments.

5.3

Protect and enhance
townscape and
landscape

8

The Yate Rocks ridge is a sensitive
landscape and links south with
Ridgewood.
Historic gardens and park at Rockwood
house.
Visually significant slopes
The ancient woodland at Yate Rocks is
significant.
Hedgerows, trees across site promote
wildlife and are visually important
Locally listed and Listed buildings in Yate
Rocks.
Home Farm is prominent in views from
West.
Development area is not near
Conservation Area or AONB.

Quality of masterplan will greatly
affect the ability to enhance the
landscape/townscape.
Opportunities to protect and enhance
landscape, slopes, views, landmark
buildings and utilise within
development to add value.
Important tree groups in Rockwood
House.

Landscape assessment and landscape
proposals using context.
Visual assessment of landmarks and
maintain key views.
Maintain and enhance important tree
groups.

5.4

Value and protect
diversity and local
distinctiveness,
including rural ways of
life

8

Brimsham development adjacent to site
lacks local character and identity, it’s a
suburban estate.
Rural life on fringes of area –
village/farms.
Local building materials = limestone,
render timber, clay.

Building materials dependant on
quality of masterplan and design
codes.
Yate’s character is low density,
however, this clashes with need to
use land wisely. This area is sensitive
and needs careful planning at low

Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe
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Ratings

5.5

Maintain and enhance
cultural and historic
assets

8

5.6

Reduce vulnerability to
flooding and sea level
rise (taking account of
climate change)

8

Features, Qualities, Values

Locally listed and listed buildings on
Tanhouse Lane and at Yate Rocks.
Historic park at Rock wood house.
Leechpools locally significant.
Northern parts of the development area
contain SFRA Flood Zone 3b areas.

Opportunities/Constraints
density
Views to significant
buildings/landmarks at Yate Rocks
and Tanhouse Lane can be used to
promote local identity and legibility.
Quality of the masterplanning will
greatly affect the SUDs systems and
biodiversity, management of flood
areas.

Potential Mitigation

Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe.
Develop masterplan and design codes to
provide a holistic approach to water
management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.

6.0 Minimise consumption of natural resources
6.1

Reduce nonrenewable energy
consumption and
greenhouse gas
emissions

+/-

The slopes face west. Possibility to utilise
renewable energy sources. Site not large
enough to promote CHP unit.
Segregation of area from local centres
and Town Centre by Goose Green Way.

Quality of masterplan will greatly affect the
ability to use passive solar gains and natural
light.
Quality and design of buildings will affect
their energy consumption (e.g. through
increase insulation).
Joining site to North Brimsham gives
opportunity to explore use of CHP unit.
Segregation of site will encourage private car
use and thus greenhouse gas emissions.

Develop masterplan and design
codes to provide a holistic
approach to use of natural
resources and renewable energy,
taking into account requirement
for Code for Sustainable Homes
level 3 and above and Lifetime
Homes.

6.2

Keep water
consumption within
local carrying capacity
limits (taking account
of climate change)

+/-

-Sufficient water supply in the area to
provide for development of 3000 units
within Yate/Sodbury.

88

Significant work to the local sewerage
system will be required to support this
level of development.

Maximise opportunities for rainwater capture
and use/grey water recycling.
No more than 105 litres per person per day quality of masterplan and building design will
affect how water is put to use (e.g. water
butts, grey water use).
Sewerage system will limit development.

Develop masterplan and design
codes to provide a holistic
approach to use of water
resources, taking into account
requirement for Code for
Sustainable Homes level 3 and
above and Lifetime Homes.
Contributions to sewerage system
will be required.

Reuse and recycling schemes are in place
locally.
Source and use of building materials will
determine minerals consumption.

Opportunities to promote and extend
recycling opportunities.
Quality of built environment design will affect
consumption and extract of minerals. Code

Promote Code for Sustainable
Homes and Code for Sustainable
Buildings award credits for
responsible sourcing of materials

6.3

Minimise extraction
and consumption of
minerals

8
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Ratings

Features, Qualities, Values

6.4

Reduce waste

8

Recycling – Sort It centre not within
walking or cycling distance.
Site not large enough for CHP using
waste material.

6.5

Minimise land, air,
light, noise and
generic pollution

8

Parts of site area are isolated from
services and facilities with a poor public
transport system.

Opportunities/Constraints

Potential Mitigation

for Sustainable Homes and Code for
Sustainable Buildings award credits for
responsible sourcing of materials.
Consider cumulative effect of waste
management and identify opportunities to
bun waste to create heat.

Quality of street lighting will affect light
pollution / night time sky.
Other forms of pollution are very limited.
Development will create forms of pollution
that will need to be offset through design or
mitigation.

and for recycling of building
materials.
Provision of waste management
scheme to minimise waste and
promote re-cycling.
Provision of space on site and
within housing units to encourage
waste management and
recycling.
Assess potential sources of
pollution and propose mitigation.
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SA Objectives
1.0 Improve Health
1.1
Improve Health

1.2

Reduce Health
Inequalities

Ratings

+/- -

8

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Noise/ pollution from quarrying activity
within development area.
Suitably distant from town centre, railway
and associated noise/ air pollution.
Contaminations likely as parts of land are
ex quarry. Other is agricultural Grade 3.
Social networks exist in Chipping
Sodbury town centre. Pubs, restaurants,
activities.
Within 5 mins walk of town centre and
Stub Ridings, good footpath network to
commons. Links to Yate Rocks and
beyond via Ridgewood, although quarry a
barrier.
Limited allotments.

Quarry area of landscape and visual
interest.
Potential to create peaceful area, with
pleasant views.
Walking/cycling routes to local
amenities and leisure facilities are
potentially good. Wickwar road is
busy but has cycle track.
Chipping Sodbury has attractive
character.
Impact on views from AONB
potential to use quarry as
POS/ecological resource.

New development to build in new cycle
and walking routes to local facilities and to
open countryside– safe, legible and
attractive.
Identify potential contamination and
mitigation required.
Provide allotments through development
masterplanning/planning consent.
Masterplanning of development to
establish safe and convivial communities
with attractively designed surroundings.

Poor access to public transport.
Local GP surgery/ pharmacy/ dentist not
within easy walking distance. No specific
cycle route.
Hospital at Frenchay/Southmead.
Potential pollution from quarry.
Recreation at Stubbs Riding (walking
cycling distance) and YOSC (car
journey).

Access to leisure, countryside and
other POS in the area is good.
Northern part of area has access to
skate park.
This area has poor access to good
public transport with a frequent service
to the centre of Chipping Sodbury and
poor public transport linkage to
station.
Public transport needed to get to
health care, hospital at
Frenchay/Southmead.
Potential to improve cycle and walking
links to Chipping Sodbury centre.
Potential to expand facilities at Stubbs

Maintain links with footpaths and access
to countryside, improve leisure provision
at Stubbs Riding, provide play space fro
young children.
Transport mitigation includes
improvement to Yate station and the
introduction of a half hourly service to
increase its attractiveness.
Link the station to improved
circular/centre to centre bus routes in
towns. Link town bus services to long
distance services. Improve frequency of
bus services in Chipping Sodbury.
Provide new and enhance existing
walking and cycling networks to towns, to

Links to community facilities and options
for leisure/exercise, making most of
natural context. Connect to existing urban
area.
Area of search to create substantial
informal POS/ecological resource in
quarry.
Provision of community/homeworking hub
facilities. Improve connections with
schools.
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1.3

Promote Healthy
Lifestyles, especially
routine daily exercise

Ratings

8

Features, Qualities, Values

Because of lack of public transport use of
private car will be necessary for some
journeys.
No local schools within walking distance.
Distances to local services vary, with
most a 5-10 minute walk particularly from
the northern areas. Poor cycle network.

Opportunities/Constraints

Potential Mitigation

Riding

countryside and to long distance routes.
Provide local health/dental facilities within
development or as part of centre.
Establish walking and cycling networks on
site that are safe legible and convenient
and link to existing network. Seek
contributions to offsite
provision/enhancement/legibility of cycle
and walking networks.
Provide primary schools/community and
social/leisure facilities within walking
distance.
Improve local bus services.
Promote access to healthy eating
opportunities.

Lack of regular bus service and free
town centre parking encourages use
of car to access local facilities

2.0 Support Communities that meet people’s needs
2.1

Help make suitable
and affordable
housing available for
everyone

2.2

Give everyone
access to learning,
training, skills and
knowledge

++/-

Available land area for development is
limited by containment of quarry and
need to retain POS at Stubbs Riding.
Adjacent housing is mixed, with
detached, semi detached and terraced
housing forming the majority of choices.
Need for affordable housing within new
development.

Providing housing in this location will
help to meet a proportion of the RSS
urban extension. Due to total land
available this strategic area will only
be able to provide a small amount of
the total need for 3000 units.

8

Nearest local schools are cut off from the
development area by the quarry or by
roads.
No further education opportunities in
Yate, nearest in Bristol North Fringe
(Filton College and UWE), public
transport needed to get there.
No higher education opportunities in
Yate, nearest North Fringe (UWE) public

Public transport needed to get to
further and higher education
opportunities in north Bristol.
Library and cultural facilities not within
walking or cycling distance, public
transport needed to get there.

Masterplanning of development to
establish safe and convivial communities
with attractively designed surroundings,
community facilities and options for
leisure/exercise, making most of natural
context.
Connect to existing urban area.
Promote use of recognised standards
such as Lifetime Homes and Codes for
Sustainable Homes to ensure good
design and construction that minimises
running and maintenance costs.
Improve opportunities for local training
and skills.
Improve public transport links to North
Fringe of Bristol.
Improve cultural and community learning
opportunities.
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Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

transport needed to get there.
Library in Centre – not within easy
walking or cycling distance, public
transport needed to get there.
2.3

Reduce crime and
fear of crime

+/-

Chipping Sodbury has a low crime rate.
The suburban cul de sac design of
adjacent housing has problems with rear
of building security and surveillance.
Old town is safe.
Generally feels a safe area.

Quality of the masterplan will have a
great effect on potential to reduce
crime and fear of crime.

Promote safer and stronger communities
through Secure by Design approach.

2.4

Promote stronger,
more vibrant
communities

9

Chipping Sodbury town centre is within
walking and cycling distance providing a
range of services and facilities.
Stubbs Riding offers relatively close
leisure attractions.
Cultural activities are limited.

Increase in population could help to
support nearby local services and
leisure facilities and encourage
greater diversity of cultural activates.

2.5

Increase access to
and participation in
cultural activities

8

Evening economy of Chipping Sodbury is
pub based: site is not large enough to
attract uses.
Development area covers Chipping
Sodbury golf course.
Environment based attractions exist for
walking and cycling, but need links in
place.

Free parking in the town centres will
encourage car use in evenings.
Southern area is within walking
distance of Chipping Sodbury High
Street.
Proximity and ease of access to
Bath/Bristol by car will reduce
potential for local cultural facilities.

Consider potential to provide new and link
to necessary services and facilities.
Patronage of existing local centre would
increase.
Develop masterplan and design codes
taking into account requirement for
Lifetime Homes.
Consider potential to provide new and link
to necessary services and facilities.
Patronage of existing local centre would
increase, need to promote safe and
attractive cycle links.
Develop masterplan and design codes
taking into account requirement for
Lifetime Homes.

Public transport needed to access a
full range of employment
opportunities.
Need to balance out commuting by
provision of further and more diverse
employment opportunities locally.
The site is not large enough to provide

Improve public transport links to
employment areas.
Contribution to diversifying employment
base in towns.
Increase potential fro home working.
Investigate provision of appropriate
technology network.

3.0 Develop the economy in ways that meet people’s needs
3.1

Give everyone
access to satisfying
work opportunities,
paid or unpaid

8

Limited variety of employment
opportunities within walking distance of
the development area (mainly high street
shops and services). Public transport
needed to access a full range of
employment opportunities in North West
Yate.
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SA Objectives

3.2

3.3
3.4

3.5

Ratings

Features, Qualities, Values

Opportunities/Constraints

Variety of jobs at lower end/semi routine
of employment. Limited managerial and
professional jobs – below S Glos
average.
Significant out commuting mainly to North
Fringe of Bristol.
Home working not a widely available
option and needs support of technology.
Development area is not within walking
distance of employment opportunities in
North-West Yate, and cycling routes are
difficult.

a significant amount of employment
land.
The site is not located near a
station/public transport links.
Local interest in promoting
homeworking, but needs good
technology – broadband/wireless.

Potential Mitigation

Help everyone afford
a comfortable
standard of living
Reduce poverty and
income inequality
Meet local needs
locally

+/-

N Chipping Sodbury area does not have
major areas of deprivation.

N/a

N/a

+/-

N Chipping Sodbury area is relatively
affluent.
Net out commuting from Chipping
Sodbury for employment mainly to North
Fringe and Bath/Swindon (M4 junction
very accessible).
Local employment is not sufficiently
diverse to meet needs of residents.
Existing employment premises do not
meet needs of modern businesses. Little
provision within Chipping Sodbury.
Need more employment land to
encourage diversity.
Farmers markets in Yate and Chipping
Sodbury. Allotments limited.

N/a

N/a
Promote employment land within
Yate/Chipping Sodbury with diverse
opportunities, particularly in professional
managerial bracket.
Support locally grown foods by providing
allotment/garden space.
Encourage strong local centres.

Increase the
circulation of wealth
within the area

8

Increase in population in North
Chipping Sodbury area has the
potential to increase net out
commuting, unless some employment
provision comes with it.
Potential to encourage more land and
diverse employment in Yate and
Chipping Sodbury through provision
on site and by intensifying and
diversifying provision on existing sites.
Sustain regular farmers markets. The
Chipping Sodbury market is well
supported.
Increase in population has potential to
support local facilities.
This site is not large enough to supply
a significant amount of employment
land, which would help to support
needs.
It is not in the best location fro access
to public transport etc.

8

Shortage of higher managerial and
professional types of employment in the
area.
Type of premises are old, not sufficient
space in Chipping Sodbury/difficult to let.
Inter-relationship between local

Provide contributions to other employment
areas, closer to Chipping Sodbury town
centre or NW Yate area with more diverse
employment opportunities.
Promote an element of high quality
housing to encourage higher wage
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SA Objectives

3.6

3.7

Harness the
economic potential of
the coast in a
sustainable way
Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising

Ratings

N/a

8

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

businesses is poor, so few locally
sustaining networks.
Businesses are slow to adopt sustainable
practices.
Opportunities to home work/run business
from home are currently limited.

It could provide homes of the right
quality to encourage higher
managerial and professional
workforce.
Home working and small home based
businesses are a possibility.

earners.
Promote home working/home businesses.

N/a

N/a

N/a

Net out commuting for work and for
certain types of shopping, education and
training.
Car share networks not advertised.
Local business premises and industrial
areas are not local and are in need of
regeneration.
Local leisure business is good –Stubb
Ridings – means people can access local
services.
Hydrology issues to quarry.

Out commuting means reliance on car
and greater use of fossil fuels.
Car clubs are the province of
employers and need more advertising.
Local employment areas and buildings
are not meeting standards for use of
natural resources, renewable energy,
building construction standards.
Part of the site may limits available
land for development.

Site is not large enough on its own to
address need for modern and more
diverse employment base.
Look at potential to contribute to town
wide car share scheme.
Contributions to Stubbs Riding or
improvements to use of quarry and Ridge
Wood to extend use.
Site layout and building standards to
encourage use of fewer resources,
renewables, energy efficiency.
Develop masterplan and design codes to
provide requirement for high standards of
energy efficiency and use of renewable
energy within al buildings and layout of
scheme.

4.0 Provide access to meet peoples needs with least damage to communities and the environment
4.1

Increase the choice
of travel methods

+/-

Southern part of development area within
walking distance to bus network on St.
John’s Way and Chipping Sodbury High
Street.
Not aware of any car share scheme
Quality of environment of Wickwar Rd.

Northern part of development area at
the limits of acceptable walking
distance to bus network.
Bus service is not frequent and needs
round town element.
Quality of environment of Wickwar Rd
(legibility, permeability, quarry, busy
roads etc) discourages
walking/cycling.

Improve legibility and permeability of
walking and cycling networks.
Improve local bus services with links to
centres and station.
Promote local car share
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SA Objectives

Ratings

8

4.2

Reduce the
need/desire to travel
by air

4.3

Help everyone to
access basic services
easily safely and
affordably

++/-

4.4

Make public
transport, cycling and
walking easier and
more attractive

88

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Yate train station provides access to
Bristol Parkway, which is a major
interchange to strategic rail network
(south west, London, South Wales).
But the development area is not within
walking or cycling distance of the train
station, and has no direct bus linkages.
Services within Chipping Sodbury are
within walking and cycling distance of
southern and central parts of
development area.
Provision of fast and reliable ICT wireless
and broadband is a local aspiration to aid
access to information and services.

Development area is not within
walking or cycling distance of the train
station, and has no direct bus
linkages.

Contributions to half hourly rail service
and station improvements/travel times.
Link Chipping Sodbury bus services to
station.
Promote car share with station.

Home working, smarter working, could
help reduce congestion and outcommuting.

Contribute to better public transport.
Support local facilities.
Promote technology and space
requirements fro home working.

Poor frequency and range of bus services
to local facilities, particularly to the north
of the development area.
Poor quality of walking/cycling routes to
local schools.
Existing congestion on routes to
motorway and through Yate to Bristol.
Potential to connect Jubilee Way with
Monarch Way footpaths, and link to
Chipping Sodbury town centre.
No direct cycle lane from the study area
to Yate railway station.
Public transport information systems are
poor.

Quality of masterplan will have a great
effect on making public transport,
cycling and walking easier and more
attractive.
Need to promote a joined up system
of public transport and walking/cycling
with appropriate signage and
information systems and links to main
destinations.

Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network, with improved legibility.
Create a legible safe and attractive layout.
Develop masterplan and design taking
into account transport requirements for
Code for Sustainable Homes level 3 and
above and Lifetime Homes.

There is potential to extend and
manage wildlife corridor along the
Ridgewood corridor and across to the
commons.

Put in place lifetime strategies to deal with
hydrology/flooding on site.
Reduce run off and manage drainage.
Protect/enhance River Frome corridor for

5.0 Maintain and improve environmental quality and assets
5.1

Protect and enhance
habitats and species
(taking account of
climate change)

+/-

Ridge Wood local nature reserve.
Common land adjacent.
SNCIs in quarry/steep sides to quarry.
Hydrology.

Appendix 9: North Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

River Frome SNCI to south of site.

Hedgerows should be enhanced to
promote habitat/movement and
landscape value.
Potential to manage recreational
areas to promote greater diversity.
Protect Frome river corridor and
retain/enhance value for wildlife.

wildlife.
Protect SNCIs and provide wildlife
corridors through development.
Develop masterplan and design codes to
provide a holistic approach to landscape
design and support of ecology, taking into
account requirement for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.
Optimise quantity of development, bearing
in mind the landscape and ecological
sensitivities, physical constraints of site
and potential for local food production &
non allotments.
Develop masterplan and design codes to
provide a holistic approach to land
management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.

5.2

Promote the
conservation and
wise use of land

8

Mixture of pasture, quarry land restored
to pasture, quarry land with natural
vegetation including scrub and grasses
on steep rocky slopes and small
woodland areas.
Recreational land at Stubb Ridings.
Grade three agricultural land.

Agricultural land is not significant for
food production, but opportunities may
exist to promote allotments.
limited opportunities fro food
production in quarry/on old quarry
land.

5.3

Protect and enhance
townscape and
landscape

9

Development area near Chipping
Sodbury Conservation Area, views from
AONB.
Potential archaeological constraints within
quarry and on commons.
Principle ridgeline of Ridge Wood.
Large scale utility landscapes of Quarry
on the Ridge wood ridge.
Wildlife and recreational corridor of River
Frome.

5.4

Value and protect
diversity and local
distinctiveness,
including rural ways
of life

8

Use of commons.
Recreational land.
Quarrying.
Market town.
Rural life on fringes of area – village/

Quality of masterplan will greatly affect
the ability to enhance the
landscape/townscape.
Opportunities to protect and enhance
landscape features, views, landmark
buildings & the quarry environment
and utilise within development to add
value.
AONB and commons are significant.
Conservation Area and Frome Valley
are significant.
Building materials dependant on
quality of masterplan & design codes.
Protection of commons and their
physical and intangible links to
Chipping Sodbury.
Opportunities to open up the quarry
area.

Landscape assessment and landscape
proposals using context –Visual
assessment of landmarks and maintain
key views.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe.
Protect and enhance Frome River
corridor.
Conserve and enhance Conservation
Area.

Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe.
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Ratings

Features, Qualities, Values

Opportunities/Constraints

farms.
Local building materials = stone, render
timber, clay.

Opportunities to enhance the
recreational land.
Support the character of the market
town.
Building materials dependant on
quality of masterplan and design
codes.
Opportunities to open up the quarry
area.
Opportunities to enhance the
recreational land.
Support the character of the market
town.
Building materials dependant on
quality of masterplan & design codes.

5.5

Maintain and
enhance cultural and
historic assets

8

Development area near Chipping
Sodbury Conservation Area, views from
AONB.
Potential archaeological constraints within
quarry and on commons.

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change)

8

No parts of development area are at risk
from SFRA Flood Zones however quarry
hydrology is an issue.

Potential Mitigation

Landscape assessment and landscape
proposals using context.
Visual assessment of landmarks and
maintain key views.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe.

Quality of the masterplanning will
greatly affect the SUDs systems and
biodiversity.

Develop masterplan and design codes to
provide a holistic approach to water
management, & requirement for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.

Quality of masterplan will greatly affect
the ability to use passive solar gains
and natural light. Quality and design of
buildings will affect their energy
consumption (e.g. through increase
insulation).
Distance and segregation of northern
part of development area from local
centres and Town Centre will
encourage private car use and thus
greenhouse gas emissions.
Topography of development area
could allow passive energy measures
to be incorporated.

Develop masterplan and design codes to
provide a holistic approach to use of
natural resources and renewable energy,
taking into account requirement for Code
for Sustainable Homes level 3 and above
and Lifetime Homes.

6.0 Minimise consumption of natural resources
6.1

Reduce nonrenewable energy
consumption and
greenhouse gas
emissions

9

Topography may allow for
renewables/orientation suitable fro
reduction in use of energy.
Northern area remote from town centre –
reliance on car.

Appendix 9: North Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Features, Qualities, Values

Opportunities/Constraints

Potential Mitigation

Quality of masterplan and building
design will affect how water is put to
use (e.g. water butts, grey water use).
Maximise opportunities for rainwater
capture and use/grey water recycling.
No more than 105 litres per person
per day.
Sewerage system limits development.
Quality of built environment design will
affect consumption and extract of
minerals. Code for Sustainable Homes
and Code for Sustainable Buildings
award credits for responsible sourcing
of materials.
Consider cumulative effect of waste
management and identify
opportunities to burn waste to create
heat.

Develop masterplan and design codes to
provide a holistic approach to use of water
resources, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.
Contributions to sewerage system will be
required.
Promote Code for Sustainable Homes
and Code for Sustainable Buildings award
credits for responsible sourcing of
materials and for recycling of building
materials.

Quality of street lighting will affect light
pollution / night time sky.
Other forms of pollution are very
limited. Development will create forms
of pollution that will need to be offset
through design or mitigation.

Assess potential sources of pollution and
propose mitigation.

6.2

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change)

+/-

Sufficient water supply in the area to
provide for development of 3000 units
within Yate/Sodbury, however, work to
the local sewerage system will be
required to support this level of
development.

6.3

Minimise extraction
and consumption of
minerals

8

6.4

Reduce waste

8

Reuse and recycling schemes are in
place locally.
Source and use of building materials will
determine minerals consumption.
Landfill required to create development
area in quarry.
Recycling – Sort It centre not within
walking or cycling distance.

6.5

Minimise land, air,
light, noise and
generic pollution

8

Currently a rural area, with limited
pollution potential, except from quarry
(freight movements, noise, dust on
Wickwar Rd.).

Provision of waste management scheme
to minimise waste and promote re-cycling.
Provision of space on site and within
housing units to encourage waste
management and recycling.
Use of waste for landfill may be
appropriate.
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SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

1.1

Improve Health

+/-

Site adjacent to ancient commons and
within setting of AONB.
Site adjacent to Frome Valley river
corridor.
Suitably distant from town centre,
railway and associated noise/ air
pollution from quarry main roads.
Land is agricultural Grade 3.
Social networks exist in Chipping
Sodbury town centre. Pubs, restaurants,
activities.
Within 5 mins walk of town centre and
Stub Ridings recreation area, good
footpath network to commons.
Limited allotments in Chipping Sodbury.

Development potential for approx 6001000 units with employment and
facilities.
Site will harm the open rural character
and quality of the ancient Commons
and AONB area of landscape and
visual interest.
Potential to create peaceful area, with
pleasant views.
Walking/cycling routes to local
amenities and leisure facilities are
potentially good. St Johns Way is
busy.
Chipping Sodbury has attractive
character.
Impact on views from AONB.

New development to build in new cycle
and walking routes to local facilities and to
open countryside– safe, legible and
attractive.
Identify potential contamination and
mitigation required.
Provide allotments through development
master planning/planning consent
Master planning of development to
establish safe and convivial communities
with attractively designed surroundings,
links to community facilities and options
for leisure/exercise, making most of
natural context. Connect to existing urban
area.
Provision of community/home working hub
facilities. Improve connections with
schools.

1.2

Reduce Health
Inequalities

8

Access to countryside and other POS in
the area.
Poor access to public transport.
Local GP surgery/ pharmacy/ dentist not
within easy walking distance. No specific
cycle route.
Hospital at Frenchay/Southmead.
Recreation at Stubbs Riding (walking
cycling distance) and YOSC (car
journey).

Access to leisure, countryside and
other POS in the area is good.
This area has access to public
transport from St Johns Way, with a
service to the centre of Chipping
Sodbury however, poor public
transport linkage to station and
destinations around and beyond the
urban area.
Public transport needed to get to
health care, hospital at
Frenchay/Southmead.
Potential to improve cycle and walking
links to Chipping Sodbury centre.
Potential to expand facilities at Stubbs
Riding.

Maintain links with footpaths and access
to countryside, improve leisure provision
at Stubbs Riding, provide play space for
young children.
Transport mitigation includes
improvement to Yate station and the
introduction of a half hourly service to
increase its attractiveness.
Link the station to improved circular/centre
to centre bus routes in towns. Link town
bus services to long distance services.
Improve frequency of bus services in
Chipping Sodbury. Provide new and
enhance existing walking and cycling
networks to towns, to countryside and to
long distance routes.
Provide local health/dental facilities within
development or as part of new centre.
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SA Objectives
1.3

Promote Healthy
Lifestyles, especially
routine daily exercise

Ratings
8

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

Because of lack of public transport and
distance to local services use of private
car will be necessary.
Local schools only within walking
distance of western edge of
development area.
No opportunity to extend existing POS in
development area.
Distances to local services vary, with
most a 5-10 minute walk particularly
from the western areas. Poor cycle
network.
Few Allotments.

Lack of regular bus service and free
town centre parking encourages use
of car to access local facilities.
Potential to provide allotments within
new development.

Establish walking and cycling networks on
site that are safe legible and convenient
and link to existing network. Seek
contributions to offsite
provision/enhancement/legibility of cycle
and walking networks.
Provide primary schools/community and
social/leisure facilities within walking
distance.
Improve local bus services.
Promote access to healthy eating
opportunities.

Masterplanning of development to
establish safe and convivial communities
with attractively designed surroundings,
community facilities and options for
leisure/exercise, making most of natural
context.
Connect to existing urban area.
Promote use of recognised standards
such as Lifetime Homes and Codes for
Sustainable Homes to ensure good
design and construction that minimises
running and maintenance costs.
Improve opportunities for local training
and skills.
Improve public transport links to North
Fringe of Bristol.
Improve cultural and community learning
opportunities.

2.0 Support Communities that meet people’s needs
2.1

Help make suitable
and affordable
housing available for
everyone

2.2

Give everyone
access to learning,
training, skills and
knowledge

++/-

Available land area for development is
limited by landscape, commons and
ownerships.
Need to retain POS at Stubbs Riding
Adjacent housing along St Johns Way is
mixed, with detached, semi detached
and terraced housing forming the
majority of choices.
Need for affordable housing within new
development.

Providing housing in this location will
help to meet a proportion of the RSS
urban extension. The ability of the
area to deliver one third of all of the
total need will depend on land
ownership.

8

Nearest local schools (Chipping
Sodbury Secondary and St John’s Mead
Primary) are within walking/ cycling
distance of the western edge of the
development area. No other schools are
within walking distance or cycling
distance.
No further education opportunities in
Yate, nearest in North Fringe (Filton

Public transport needed to get to
further and higher education
opportunities in North Fringe of Bristol.
Library and cultural facilities not within
easy walking or cycling distance from
extremes of area.
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Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

College and UWE), public transport
needed to get there.
Library at Chipping Sodbury Town
Centre within walking or cycling
distance, mainly public transport needed
to get there.
2.3

Reduce crime and
fear of crime

+/-

Chipping Sodbury has a low crime rate.
The suburban cul de sac design of
adjacent housing has problems with rear
of building security and surveillance.
Old town is safe.
Generally feels a safe area.

Quality of the masterplan will have a
great effect on potential to reduce
crime and fear of crime.

Promote safer and stronger communities
through Secure by Design approach.

2.4

Promote stronger,
more vibrant
communities

9

Chipping Sodbury town centre is within
walking and cycling distance providing a
range of services and facilities.
Stubbs Riding offers relatively close
leisure attractions.
Cultural activities are limited.
Pub culture in evenings.
Development size has potential for local
community centre.
Chipping Sodbury has a strong identity
as a historic market town, with
connections to its rural setting and way
of life to the north and east.

Increase in population could help to
support nearby local services in
Chipping Sodbury High Street and
encourage greater diversity of cultural
activities.
Potentially harmful impact on the
identity of Chipping Sodbury’s
community.
Increase in population.
Local centre could compete with high
street.
Proximity to M4 junction and A46 to
Bath will encourage residents to visit
other centres for cultural activities.

Consider potential to provide new and link
to necessary services and facilities.
Patronage of existing local centre would
increase.
Support local centre and facilities of the
High Street.
Develop master plan and design codes
taking into account requirement for
Lifetime Homes.

2.5

Increase access to
and participation in
cultural activities

8

Evening economy: development area
too peripheral to town centre and so not
attractive to cinema, theatre, bowling
alley etc.
Evening economy of Chipping Sodbury
is pub based: site is not large enough to
attract uses.
Development area is adjacent to
Chipping Sodbury golf course.
Environment based attractions exist for

Attractive parking in the town centres
will encourage car use.
Proximity and ease of access to
Bath/Bristol by car will reduce
potential for local cultural facilities.

Consider potential to provide new and link
to necessary services and facilities.
Patronage of existing local centre would
increase, need to promote safe and
attractive cycle links.
Develop masterplan and design codes
taking into account requirement for
Lifetime Homes.
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Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

walking and cycling, but need links in
place.

3.0 Develop the economy in ways that meet people’s needs
3.1

Give everyone
access to satisfying
work opportunities,
paid or unpaid

+/-

Limited variety of employment
opportunities within walking distance of
the development area (mainly high
street shops and services). Public
transport needed to access a full range
of employment opportunities in North
West Yate.
Variety of jobs at lower end/semi routine
of employment. Limited managerial and
professional jobs – below S Glos
average.
Significant out commuting mainly to
North Fringe of Bristol. Proximity to M4
junction an issue.
Home working not a widely available
option and needs support of technology.
Development area is not within walking
distance of employment opportunities in
North-West Yate, and cycling routes are
difficult.
Site could offer employment uses.

Potential to provide employment within
this development area, which could
balance the employment on offer,
however, area is not large enough to
fulfil all the areas employment needs –
potential to attract larger businesses
with more diverse roles may be limited
by scale.
Public transport/car needed to access
a full range of employment
opportunities.
Need to balance potential out
commuting by provision of further and
more diverse employment
opportunities locally.
The site is not located near a
station/public transport links
Local interest in promoting home
working, but needs good technology –
broadband/wireless.
Proximity of site to M4 junction may
result in out-commuting from housing
and in commuting to work
opportunities.

Improve public transport links to
employment areas in West Yate.
Contribution to diversifying employment
base in the towns.
Increase potential for home working.
Investigate provision of appropriate
technology network.
Provide some employment opportunities
within site.

3.2

Help everyone afford
a comfortable
standard of living
Reduce poverty and
income inequality

++/-

N Chipping Sodbury area does not have
major areas of deprivation.

n/a

n/a

+/-

N Chipping Sodbury area is relatively
affluent.

n/a

n/a

3.3
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Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

3.4

Meet local needs
locally

+/-

Net out commuting from Chipping
Sodbury for employment mainly to North
Fringe and Bath/Swindon (M4 junction
very accessible).
Local employment is not sufficiently
diverse to meet needs of residents.
Existing employment premises do not
meet needs of modern businesses. Little
provision within Chipping Sodbury.
Need more employment land to
encourage diversity.
Farmers markets in Yate and Chipping
Sodbury.
Allotments limited.

Increase in population in North
Chipping Sodbury area has the
potential to increase net outcommuting, unless some employment
provision comes with it.
Potential to encourage more land and
diverse employment in Yate and
Chipping Sodbury through provision
on site and by intensifying and
diversifying provision on existing sites.
Sustain regular farmers markets. The
Chipping Sodbury market is well
supported.
Increase in population has potential to
support local facilities, however St
Johns way provides a physical and
mental barrier to the use of facilities by
the wider community.

Promote employment land on site or
within Yate/Chipping Sodbury with diverse
opportunities, particularly in professional
managerial bracket.
Support locally grown foods by providing
allotment/garden space.
Encourage strong local centres.

3.5

Increase the
circulation of wealth
within the area

8

Shortage of higher managerial and
professional types of employment in the
area.
Type of premises are old, not sufficient
space in Chipping Sodbury/difficult to
let.
Inter-relationship between local
businesses is poor, so few locally
sustaining networks.
Businesses are slow to adopt
sustainable practices.
Opportunities to home work/run
business from home are currently
limited.

This site is large enough to supply an
amount of employment land, which
would help to support needs however
it is not in the best location for access
to public transport/station etc.
It could provide homes of the right
quality to encourage higher
managerial and professional
workforce.
Home working and small home based
businesses are a possibility.

Support contributions employment areas
on site or, closer to Chipping Sodbury
town centre or NW Yate area with more
diverse employment opportunities.
Promote an element of high quality
housing to encourage higher wage
earners.
Promote home working/home businesses.

3.6

Harness the
economic potential of
the coast in a
sustainable way

N/a

N/a

Na/

N/a
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3.7

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising

Ratings
8

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

Net out commuting for work and for
certain types of shopping, education and
training.
Car share networks not advertised.
Local business premises and industrial
areas are not local and are in need of
regeneration.
Local leisure business is good –Stubb
Ridings – means people can access
local services.
Flooding along River Frome Corridor.

Out commuting means reliance on car
and greater use of fossil fuels.
Car clubs are the province of
employers and need more advertising.
Local employment areas and buildings
are not meeting standards for use of
natural resources, renewable energy,
building construction standards.
Part of the site may limit available land
for development.

Site is large enough to address need for
modern and more diverse employment
base.
Look at potential to contribute to town
wide car share scheme.
Contributions to Stubbs Riding to extend
use.
Site layout and building standards to
encourage use of fewer resources,
renewables, energy efficiency.
Develop masterplan and design codes to
provide requirement for high standards of
energy efficiency and use of renewable
energy within all buildings and layout of
scheme.

4.0 Provide access to meet peoples needs with least damage to communities and the environment
4.1

Increase the choice
of travel methods

+/-

4.2

Reduce the
need/desire to travel
by air

8

Quality of environment (legibility,
permeability, quarry, busy roads etc)
discourages walking/cycling to station,
employment land and Yate centre.
Southern part of development area
within walking distance to bus network
on St. John’s Way and Chipping
Sodbury High Street.
Not aware of any car share schemes.
Quality of environment of St Johns Way
is a local distributor road.
Site not large enough to sustain bus
route through area.
Yate train station provides access to
Bristol Parkway, which is a major
interchange to strategic rail network
(south west, London, South Wales).
But the development area is not within
walking or cycling distance of the train
station, and has no direct bus linkages.

Northern part of development area at
the limits of acceptable walking
distance to bus network.
Bus service is not frequent and needs
round town element.
Quality of environment of St Johns
Road (legibility, permeability, quarry,
busy roads etc) discourages
walking/cycling to town centre.

Improve legibility and permeability of
walking and cycling networks.
Improve local bus services with links to
centres and station.
Promote local car share.

Development area is not within
walking or cycling distance of the train
station, and has no direct bus
linkages.

Contributions to half hourly rail service
and station improvements/travel times.
Link Chipping Sodbury bus services to
station.
Promote car share with station.

Appendix 9: East of Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

4.3

Help everyone to
access basic services
easily safely and
affordably

9

Services within Chipping Sodbury are
within walking and cycling distance of
southern and central parts of
development area.
Home working, smarter working, could
help reduce congestion and outcommuting.

Home working, smarter working, could
help reduce congestion and outcommuting.

Contribute to better public transport.
Support local facilities.
Promote technology and space
requirements fro home working.

4.4

Make public
transport, cycling and
walking easier and
more attractive

+/-

Poor frequency and range of bus
services to local facilities, particularly to
the east of the development area.
Poor quality walking/cycling routes to
local schools.
Potential to connect to existing such as
Frome Valley Walkway and Monarch’s
Way.
No direct cycle lane from the study to
Yate railway station.
Existing congestion on routes to
motorway and through Yate to Bristol.
Public transport information systems are
poor.

Quality of masterplan will have a great
effect on making public transport,
cycling and walking easier and more
attractive.
Need to promote a joined up system
of public transport and walking/cycling
with appropriate signage and
information systems and links to main
destinations.

Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network, with improved legibility.
Create a legible safe and attractive layout.
Develop masterplan and design taking
into account transport requirements for
Code for Sustainable Homes level 3 and
above and Lifetime Homes.

Hedgerows should be enhanced to
promote habitat/movement and
landscape value.
Potential to establish open space
attached to Frome Valley corridor
There is potential to extend and
manage wildlife corridor along the
River Frome corridor and across to the
commons.
Hedgerows should be enhanced to
promote habitat/movement and
landscape value.
Potential to manage recreational

Put in place lifetime strategies to deal with
habitats on site.
Protect unique water/flood environment.
Protect and provide wildlife corridors
through development.
Develop masterplan and design codes to
provide a holistic approach to landscape
design and support of ecology, taking into
account requirement for Code for
Sustainable Homes level 3 and above and
Lifetime Homes.

5.0 Maintain and improve environmental quality and assets
5.1

Protect and enhance
habitats and species
(taking account of
climate change)

+/-

Recreational land adjacent to the area is
well supported by community.
Common land adjacent to the area is
well supported by community.
River Frome Corridor provides a
significant habitat and movement
corridor for wildlife. It is prone to
flooding.
Currently Grade 3 agricultural land.
East Chipping Sodbury has strong rural
character with ecological value.
Hedgerows and TPO trees across the
area provide wildlife corridors/habitats.

Appendix 9: East of Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

areas to promote greater diversity.
This agricultural land is not significant
for food production, but opportunities
may exist to promote allotments within
development.
The area has potential to provide flood
storage worked as part of the
landscape design.
The landscape is open and undulating
with a significant proportion highly
visible from the AONB, which
suggests a sensitive and low density
approach to design, which is not the
best use of land.

Optimise quantity of development, bearing
in mind the landscape and ecological
sensitivities and potential for local food
production & non allotments.
Protect AONB views from impact of
development in open countryside.
Develop masterplan and design codes to
provide a holistic approach to land
management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.

5.2

Promote the
conservation and
wise use of land

8

Development area is Agricultural land
Grade 3.
Few allotments.
Significant parts of the site are prone to
flood risk.

5.3

Protect and enhance
townscape and
landscape

8

Character is open and undulating and
provides valued open rural setting to
Chipping Sodbury.
Land is clearly visible in views from
AONB.
Potential archaeological constraints on
commons.
River Frome Corridor is a significant GI
asset.
Views of site from the ridge to west.

Quality of masterplan will greatly affect
the ability to enhance the
landscape/townscape.
Opportunities to protect and enhance
some landscape features within the
site, however, views, landmark
buildings and the sensitive landscapes
of the Commons/AONB will not benefit
from the impact of development.
Building materials dependant on
quality of masterplan and design
codes.

Landscape assessment and landscape
proposals using context – AONB and
commons are significant in assessing
impact of development.
Visual assessment of landmarks and
maintain key views required.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe and character of open
country.

5.4

Value and protect
diversity and local
distinctiveness,
including rural ways
of life

8

Use of commons by community is
valued.
Recreational land adjacent to the area of
search is valued by community.
Rural setting to market town is valued by
community.
Historic market town character is
protected by Conservation Area.
Rural life on fringes of area –
village/farms.
Local building materials = stone, render

Protection of commons and their
physical and intangible links to
Chipping Sodbury is important.
Opportunities to enhance the
recreational land at Stubbs Riding and
to increase informal open space within
development.
Important to support the character of
the market town within development
guides/design codes.
Building materials dependant on

Develop masterplan and design codes to
promote local distinctiveness of the
market town, protect the setting of the
Conservation Area and to protect
character of the rural fringe/open
countryside.

Appendix 9: East of Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

timber, clay.

quality of masterplan and design
codes.

Potential Mitigation

5.5

Maintain and
enhance cultural and
historic assets

8

No historic parks and gardens, however,
commons and Old Sodbury Deer Park
are adjacent.
Development area is near Chipping
Sodbury Conservation Area.
Area is significant in views from AONB.
Potential archaeological constraints on
Commons.
Historic market town character is
significant to promotion of high street.

Protection of commons and their
physical and intangible links to
Chipping Sodbury is important.
Opportunities to enhance the
recreational land at Stubbs Riding and
to provide informal POS on the site.
Need to support the character of the
market town.
Building materials dependant on
quality of masterplan and design
codes.

Landscape assessment and landscape
proposals required.
Visual assessment of landmarks to
maintain key views.
Develop masterplan and design codes to
promote local distinctiveness, protect
historic and cultural assets and to protect
rural fringe/open countryside.

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change)

8

Large parts of the development area are
at risk from SFRA Flood Zone 3, which
will limit the type of land use that can be
incorporated on the site.

Quality of the masterplanning will
greatly affect the design of flood
mitigation, SUDs systems and
biodiversity.

Develop masterplan and design codes to
provide a holistic approach to water
management, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.
SFRA flood risk assessment stage two
study required.

Quality of masterplan will greatly affect
the ability to use passive solar gains
and natural light. Quality and design of
buildings will affect their energy
consumption (e.g. through increase
insulation).
Distance and segregation of northern
part of development area from local
centres and Town Centre will
encourage private car use and thus
greenhouse gas emissions.
Topography of development area

Develop masterplan and design codes to
provide a holistic approach to use of
natural resources and renewable energy,
taking into account requirement for Code
for Sustainable Homes level 3 and above
and Lifetime Homes.

6.0 Minimise consumption of natural resources
6.1

Reduce nonrenewable energy
consumption and
greenhouse gas
emissions

9

Topography may allow for
renewables/orientation suitable for
reduction in use of energy.
Northern area remote from town centre
– reliance on car.

Appendix 9: East of Chipping Sodbury appraisal matrices
SA Objectives

Ratings

Comments
(Features, Qualities, Values)

Opportunities/Constraints

Potential Mitigation

could allow passive energy measures
to be incorporated.
Potential for district systems linked to
school/local centre.

6.2

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change)

9

Sufficient water supply in the area to
provide for development of 3000 within
Yate/Chipping Sodbury area.
Sewerage system can support a further
500 houses in the area.

Quality of masterplan and building
design will affect how water is put to
use (e.g. water butts, grey water use).
Maximise opportunities for rainwater
capture and use/grey water recycling.
No more than 105 litres per person
per day Sewerage system will limit
development

Develop masterplan and design codes to
provide a holistic approach to use of water
resources, taking into account
requirement for Code for Sustainable
Homes level 3 and above and Lifetime
Homes.
Contributions to sewerage system will be
required.

6.3

Minimise extraction
and consumption of
minerals

8

Reuse and recycling schemes are in
place locally.
Source and use of building materials will
determine minerals consumption.

Quality of built environment design will
affect consumption and extract of
minerals. Code for Sustainable Homes
and Code for Sustainable Buildings
award credits for responsible sourcing
of materials.

Promote Code for Sustainable Homes and
Code for Sustainable Buildings award
credits for responsible sourcing of
materials and for recycling of building
materials.

6.4

Reduce waste

8

Recycling – Sort It centre not within
walking or cycling distance,

Consider cumulative effect of waste
management and identify
opportunities to burn waste to create
heat.

6.5

Minimise land, air,
light, noise and
generic pollution

8

Currently a rural area, with limited
pollution potential.

Quality of street lighting will affect light
pollution / night time sky.

Provision of waste management scheme
to minimise waste and promote re-cycling.
Provision of space on site and within
housing units to encourage waste
management and recycling.
Assess potential sources of pollution and
propose mitigation.

Appendix 10: Thornbury Broad Area Appraisal Matrices
In order to identify an appropriate location for a housing opportunity, strategic areas of search (referred to Areas A to Fb)
covering the whole town were initially appraised. The results of this strategic appraisal are contained in this appendix
(10). Following this strategic appraisal, Areas C, E and Fb were deleted from further investigation due to them being
subject to significant constraints such as Conservation Area designation, important long distance views, insurmountable
flooding/drainage implications, long distance from services/facilities, and/or difficulty of potential development to
integrate with the current built form for the town. This is explained in further detail in the main SA Report. A more
detailed study of the remaining areas followed, which focused on potential option sites (referred to as Options 1 to 6)
within the study areas Fa, A, B and D as detailed in Appendix 11.
Appendices 10 and 11, together with the main SA Report, have been updated and re-drafted in response to comments
made to the consultation draft SA Report that accompanied the Pre-Submission Publication Draft Core Strategy in
summer 2010. Sub-objectives 4.2 and 4.5 were omitted from previous matrices as they are not applicable to Thornbury,
however they have now been included for consistency with appraisals of other development areas.

Area A – North East Thornbury
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily exercise.

Rating

o
/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

Morton Way is the main route running
along the eastern edge of the town. Area
is beyond Morton Way which increases
distance from town centre. Existing
settlement presents its back to Morton
Way. No environmental health issues
present in town. Area is currently
agricultural. Good links to footpath
network.
Too early to appraise – depends on
form/design of development
Within 15 minute walking distance of
Thornbury Hospital/Health Centre.
Equipped play area within 400 metres.
Health centre within 1200 metres.
Access to High Street and employment
centres considerably outside of comfortable
15 minute walking distance. which will not
encourage walking to services however
cycling to facilities could be encouraged..,
No cycle paths to town centre, schools
or facilities. Driving is likely to be the
preferred means of access. Thornbury
leisure centre on the opposite side of the
town. Avon cycleway to south of area.
Equipped play area within 400 metres.
Pedestrian/cycle access to primary
schools – distances suitable but routes
are illegible. Secondary school long

Opportunities/Constraints

Lessens ease of integration with existing
community - Morton Way forms strong
barrier.
Environmental health not affected by
development in Thornbury, however outcommuting could have an impact on
wider road network at A38/M5/M4
junction (air quality management area).
Area used for recreation – footpath
network.
Good accessibility to play area and
health centre, although route to health
centre illegible.
Potential to extend streamside walk
corridor across area.
Access to secondary and primary
schools not legible and would mean
crossing Morton Way.
Distances to services will not encourage
walking.
Opportunities to develop
pedestrian/cycle network.
Location of area encourages use of the
car to access local facilities. Long
distance from allotments. Good
accessibility to play area.

Potential mitigation

Development here would need
very strong community,
pedestrian, cycle and public
transport links in order to
break down separation caused
by Morton Way.
Development would need to
discourage out-commuting.
Design would need to
incorporate current
recreational use.
Improve signage to health
centre.

Design of site would need to
incorporate streamside walk
and link to footpath network.
Need for pedestrian crossings,
cycle links, and public
transport to facilitate
movement.
Potential to provide allotments
within area. Limited
opportunities to improve
access to social and leisure
facilities within walking
distance.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

distance from area.
Access to countryside and well
developed network of footpaths.
Allotments located next to town centre.
2 Support communities that meet people’s needs
2.1 Help make suitable
o
Thornbury needs a wider range of house
housing available and
/
types and tenures, focusing on smaller
affordable for everyone.
family homes, units suitable for first time
buyers and people who want to
downsize. Need for affordable housing
in Thornbury. Too early to appraise -–
depends on form/design of development.
Any provision of needed housing is likely to
be positive for this sub-objective.

2.2

2.3

Give everyone access
to learning, training,
skills and knowledge.

Reduce crime and fear
of crime.

o

Primary schools within 10 minute walking
distance. Secondary school within 15
minute walking distance but route not
easily legible. Town centre learning
facilities (library, Turnberries, etc) not in
easy walking distance. Secondary
school infrastructure is ageing and will
increasingly impact on the school’s
continued ability to provide a high
standard of education. Secondary school
on a split site. Tertiary education and
adult learning is available in the north
fringe of Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however
some footpaths away from roads are not
well-lit.

Site offers potential for a range of house
types and tenures. However distance
from town centre and facilities may not
be suitable for the house types
Thornbury needs (e.g. for elderly).

Development here would need
very strong pedestrian, cycle
and public transport links in
order to support the needs of
the elderly/less wealthy.
Promote use of recognised
housing standards, such as
Lifetime Homes gold and Code
for Sustainable Homes Level 3
to minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to
allow for consolidation of
secondary school on single
site.

Library facilities in need of
refurbishment, and not in easy
walking/cycling distance of area.

Quality of design would need to address
crime/fear of crime, street lighting and
well-lit routes to facilities.

Potential for library
contributions to improve
cultural and community
learning opportunities.

Secured by Design approach,
better lighting along shortest
pedestrian routes to facilities.

SA Objectives

Rating

Comments

2.4

Promote stronger, more
vibrant communities.

Thornbury has a very strong identity as a
market town but the town centre lacks
full range of shops, encouraging outcommuting.
Local pub on Gloucester Road, however
wider social and cultural opportunities
are concentrated in or near to the town
centre, more than 1200 metres away.
Housing areas are permeable but
walking routes are not legible. Good
connections to green stream corridor.
Area separated from existing community
by Morton Way which forms a strong
barrier to integration.

2.5

Increase access to and
participation in cultural
activities.

Evening economy and cultural events
focused on the town centre, outside of
15 minute walking distance.

3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in the
?
Employment offer is of mixed types.
?/
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate.
opportunities paid or
Out-commuting to North Fringe/Bristol
unpaid.
impacts on A38 congestion. Area distant
from Midland Way and town centre
employment.

3.2

Help everyone afford a
comfortable standard of
living.

o
?

Thornbury has no significant areas of
deprivation.

3.3

Reduce poverty and

o

Thornbury has no significant areas of

Opportunities/Constraints

Potential mitigation

An increase in population would need to
support town centre and range of social
and cultural opportunities available.
Locating development adjacent to Morton
Way may encourage residents to use their
car to travel to the Mall for shopping rather
than Thornbury town centre due to the ease
of access to the A38 and distance from the
town centre. Access to town centre
would be largely car-based. Development
at this location may not improve
trade/vibrancy in the town centre. Poor
legibility of walking routes is a
constraint.
Design should reinforce identity of the
town centre.
Potential new residents would not have
good (walking distance) access to
Thornbury’s historical/cultural assets
concentrated on the western side of the
town.

Development here would need
very strong pedestrian, cycle
and public transport links in
order to support the needs of
residents.
Promote use of design codes
to support local character.
Improve legibility of walking
routes to services and town
centre. Connect to green
stream corridor.

Depends on form of development and
proximity to location of any new
employment areas. If no further
employment is provided then walking and
cycling to current employment opportunities
will not be encouraged due to them being
considerably outside of a comfortable 15
minute walking distance.

Provide good
walking/cycling/public
transport links to current
employment opportunities.
Encourage uptake of vacant
office units to maintain diverse
offer. Focus on local
employment to reduce outcommuting/congestion on A38.
Ensure range of house
types/tenures.
Promote diverse employment
base.
Ensure range of house

Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision
Thornbury is a desirable location, so

Explore opportunity for
cultural/community centre
within development.

SA Objectives
income inequality.

Rating
?

3.4

Meet local needs
locally.

3.5

Increase the circulation
of wealth within the
area.

o

3.6

Reduce the vulnerability
of the economy to
climate change and
harness opportunities
arising.

o
?

Comments
deprivation. Range of employment
types.
Town centre shops, facilities and
employment are on opposite side of the
town.
Small newsagents/convenience store is
within 10 minute walking distance, however
this is unlikely to fulfil anything more than
the most basic of needs.
At present there is a balance of in/out
commuting for employment.
Thornbury supports local food
production.
Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury
has a reasonable number of independent
traders. Too early to properly appraise depends on level/type of employment
provision.

Net out-commuting for work and tertiary
education to North Fringe and Bristol.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre. Too early to
appraise - depends on form/design of
development.

Opportunities/Constraints

Potential mitigation

houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
The New community would not be well
served by town centre shops, facilities or
Midland Way employment as they are all
considerably outside of a comfortable 15
minute walking distance (1200 metre); car
usage would be encouraged.
Location of this area may continue net
out-commuting.

types/tenures.
Promote diverse employment
base.
Provide good
walking/cycling/public
transport links to services and
facilities. Any development
should support the town centre
and not detract from its offer.

Encourage home working. Encourage
uptake of vacant office units. Increase
town centre footfall through increasing
local population.
The community would not be well served
by town centre shops, facilities or
Midland Way employment as they are all
considerably outside of a comfortable 15
minute walking distance; car usage
would be encouraged.

Provide good
walking/cycling/public
transport links to services,
facilities and employment.

Out commuting means reliance on car
and greater use of fossil fuels.
Opportunity to offer home working to
reduce car journeys.
Distance from town centre mitigates
against walking/cycling opportunities.

Develop masterplan and
design codes to provide
requirement for high standards
of energy efficiency and use of
renewable energy within
buildings and layout of
scheme. Promote sustainable
forms of transport.

4 Provide access to meet people’s needs with least damage to communities and the environment

SA Objectives
4.1

Increase choice of
method of travel

Rating

/

Comments

Opportunities/Constraints

Location of development considerably
outside of comfortable 15 minute walking
distance (1200m) to town centre facilities.
Public transport runs along Morton Way
to the town centre and into Bristol.
No current car clubs or car sharing
schemes.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible.
Not applicable

Cycling to town centre and employment at
Midland Way has potential to be
encouraged.
This area would make use of and support
existing public transport network.
Footpath and cycle network could be
improved, however car travel likely to be
used to access town centre facilities,
exacerbating current parking problems.

4.2

Reduce the
need/desire to travel
by air

o

Not applicable

4.2
4.3

Help everyone access
basic services easily,
safely and affordably.

/

Development would be isolated from
existing shops and facilities in the town
centre as well as local employment –
distance more than 1200m. Local bus
route to High Street runs along Morton Way
to which there would be access.

Use of the car likely to be encouraged.
Home/smarter working helps to reduce
congestion and out-commuting.
Opportunities for home/smarter working.

4.3
4.4

Make public transport,
cycling and walking
easier and more
attractive.

/

Access to hourly bus route to Bristol via
Thornbury town centre along Gloucester
Road, and access to local bus route on
Morton Way. Current footpath network
through town not legible. Cycle routes
disjointed and not legible.
No real time information for bus
services.
Route to secondary school not legible or
well lit. Good access (800m) to primary
schools but routes not legible.

Walking and cycling to shops, services and
employment would be discouraged due to
long distances. Potential for cycling to
be encouraged. Locating development
adjacent to Morton Way may encourage
residents to use their car to travel to the Mall
for shopping rather than Thornbury town
centre due to the ease of access to the A38
and distance from the town centre.
This area would make use of and support
existing public transport network.
Footpath and cycle network could be
improved, however car travel likely to be

Potential mitigation
Provide good
walking/cycling/public
transport links to services and
facilities.
Promote local car sharing
groups and sustainable forms
of transport.
Improvements to cycle and
footpath legibility and network.
Discourage out-commuting.
Not applicable

Promote technology and space
requirements to encourage
home and smarter working.
Provide good
walking/cycling/public
transport links to services and
facilities.
Promote local car sharing
groups.
Improvements to cycle and
footpath legibility and network.
Contribute to better public
transport and information
systems.
Secure and enhance cycle and
walking network with improved
legibility.
Create a legible, safe and
attractive layout. Develop
masterplan and design taking
into account transport
requirements for Code for
Sustainable Homes and
Lifetime homes.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

used to access town centre facilities,
exacerbating current parking problems.
Need to promote a joined up system of
public transport, walking and cycling
with appropriate signage and information
systems and links to main destinations.
Potential to extend stream side walk into
area.

4.5

Encourage a switch
from transporting
freight by road to rail
or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
5.1 Protect and enhance
Phase 1 habitat maps indicate the area
habitats and species
consists almost entirely of intensive,
(taking account of
improved pasture and arable fields,
climate change).
intersected by a series of robust but wellmanaged hedgerows; and a meandering
stream corridor with a few field ponds.
There are no statutory (SSSI) or nonstatutory (SNCI/RIGS) nature conservation
designations covering or within Area A.
There are very few records of notable or
protected species in the environs of Area
A. Hedgehog and song thrush, two national
priority species included on the South
Gloucestershire Biodiversity Action Plan
(BAP) are associated with the southern site
boundary along Knapp Road. The design
of any urban extension in this area would
need to incorporate habitat suitable for the
two species.

Not applicable

The design of any urban extension in
this area would need to incorporate
habitat suitable for Hedgehog and Song
Thrush.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.
Potential to extend and manage to
wildlife corridor along stream.

Not applicable

Put in place lifetime strategies
to deal with habitats on-site.
Protect water/flood
environment. Protect/provide
wildlife corridors. Develop
masterplan and design codes
to provide a holistic approach
to landscape design and
support ecology (Code for
Sustainable Homes Level 3+).

SA Objectives

5.2

Promote the
conservation and wise
use of land.

5.3

Protect and enhance
landscape and
townscape.

Rating

Comments

Greenfield area is currently in agricultural
use; future sustainable food production
potential may be harmed. Grade 2
agricultural land.
SFRA Level 1 flood modelling for
Thornbury is in need of updating.
This area presents a strong rural
character. Undulating agricultural land
with strong ridge slope to the north that
gives views back across the area.
Contours add visual interest, together
with attractive groups of farm buildings
and significant clumps of trees. Intricate
and intimate landscape associated with
the stream. Attractive ponds along
Gloucester Road. Disconnected from
main urban area by Morton Way which
forms a strongly defined edge to
development. Housing development
along Morton Way side/back on to
Morton Way. Long distance views from
A38 and all across area and down across
onto levels. Southern part of area is well
vegetated landscape linking to distinct
valley feature. Views of farm buildings
from Morton Way are important features
within the landscape. Field pattern
based on late medieval enclosures.
Development would avoid important
ridgelines and would not harm
historical/heritage value that predominates
in other areas of the town. Area of lesser
landscape value than other surrounding

Opportunities/Constraints

May have potential to flood – further
flood modelling required.

Development should avoid important
ridgelines and would not harm
historical/heritage value that
predominates in other areas of the town.
Area of lesser landscape value than
other surrounding areas of Thornbury
although intrinsic value in several
locations is present which any
development would need to be sensitive
towards. Opportunity to extend
recreational landscape of stream.
Breeching the strongly defined edge to
development of Morton Way and placing
development in this rural landscape will
have a major impact.

Potential mitigation

Locate allotments and
opportunities for local food
production in Grade 2 areas.
Use flood sensitive area for
flood storage as part of
landscape design.
Incorporate valuable features
into the design of any
development.
Develop masterplan and
design codes to promote local
distinctiveness and to protect
rural fringe and character of
open country. Protection of
views to rural farm buildings
and important trees, and from
higher ground.

SA Objectives

5.4

Value and protect
diversity and local
distinctiveness
including rural ways of
life.

5.5

Maintain and enhance
cultural and historical
assets.

5.6

Reduce vulnerability to
flooding and sea level
rise (taking account of
climate change).

Rating

?

/

?

Comments
areas of Thornbury although intrinsic value
in several locations is present which any
development would need to be sensitive
towards.
Area is predominantly agricultural and
rural in character, protected by the
strong edge to development of Morton
Way. Suburbanisation of rural land and
ridgelines.

Area not of historical/cultural significance.
Views to farm buildings from Morton
Way. Some potential archaeological
interest exists that may require further
investigation. Field pattern based on late
medieval enclosures. Good tree groups
make focal points in landscape and
ridgeline to east.
Area not within Environment Agency Flood
Zone 1, however further investigation
required to investigate localised flood risk
and potential drainage/sewerage issues.
Attenuation treatment (e.g. storage) very
likely to be required if area is developed.

6 Minimise consumption of natural resources
6.1 Reduce non-renewable
/?
Topography may allow for
energy consumption
renewables/orientation of buildings
and “greenhouse
suitable for reduction in energy. Area
emissions”.
remote from town centre. Too early to
properly appraise – depends on design of
development. Remote location would
encourage car use.

Opportunities/Constraints

Depends on design of new development to
ensure that any development is sensitive to
its surroundings. Too early to properly
appraise.
Need to protect rural and agricultural
character of this area. Breeching the
current strongly defined edge to
development could set a precedent for
continued expansion.
Depends on design of new development
to ensure that any development is
sensitive to its surroundings. Too early
to properly appraise.
Need to protect rural and agricultural
character of this area, and significant
views of buildings and tree groups.

Potential mitigation

Develop masterplan and
design codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.

Develop masterplan and
design codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.
Protect key views.

Flood risk on site needs further appraisal
and mitigation to form part of site wide
landscape approach.

Flood risk on site needs further
site specific and strategic
appraisal and mitigation to
form part of site wide
landscape approach. Holistic
approach towards water
management.

Remote location would encourage car use.
Quality of masterplan will greatly affect
the ability to use passive solar gains and
natural light. Quality and design of
building will affect energy consumption.
Potential for district heating systems
limited.

Develop masterplan and
design codes to provide
holistic approach to use of
natural resources for
renewable energy (Code for
Sustainable Homes Level 3+).

SA Objectives
6.2

Rating

Keep water
consumption within
local carrying capacity
limits (taking account of
climate change).
Minimise consumption
and extraction of
minerals.

?

6.4

Reduce waste not put
to any use.

?

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

6.3

?

Comments

Opportunities/Constraints

Too early to properly appraise – depends
on design of development. Sufficient water
supply in area. Sewage system has
capacity for additional housing with
mitigation – further appraisal necessary.
Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling
Sort-It centre on Midland Way.

Opportunities to maximise rainwater
capture and grey water recycling on-site.

Distant from services/facilities.
Currently in agricultural use so no
environmental health issues.

Area is too distant from
shops/facilities/employment to encourage
walking; car use would be encouraged,
increasing emissions and noise.
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area at
A38/M4/M5 junction – impact on outcommuting.

Quality of built environment design will
affect consumption and extraction of
minerals.

Consider cumulative effect of waste
management.

Potential mitigation
Develop masterplan and
design codes to provide
holistic approach to use of
water resources (Code for
Sustainable Homes Level 3+).
Promote code for sustainable
homes Level 3+ which awards
credits for responsible
sourcing of materials and
recycling of building materials.
Provision of waste
management scheme to
minimise waste and promote
recycling. Provision of space
on plot to encourage recycling.
Management of street lighting.

Area B – East Thornbury
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1. Improve health
1

1.
2

Reduce health
inequalities.

1.
3

Promote healthy lifestyles
especially routine daily
exercise.

Rating

o
/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

Morton Way is the main route running
along the eastern edge of the town. Area
is beyond Morton Way which increases
distance from town centre. Existing
settlement presents its back to Morton
Way. No environmental health issues
present in town. Area is currently
agricultural. Good links to footpath
network.
Too early to appraise – depends on
form/design of development
Area slightly outside of comfortable within
15 minute walking distance of Thornbury
Hospital and Health Centre, but within
comfortable cycling distance.
Equipped play area and health centre
within 1200 metres.
Access to High Street considerably outside
of comfortable 15 minute walking distance.
which will not encourage walking to services
however cycling to facilities could be
encouraged.., No cycle paths to town
centre, schools or facilities. Driving is
likely to be the preferred means of access.
Thornbury leisure centre on the opposite
side of the town. Pedestrian/cycle access
to primary schools – distances suitable
but routes are illegible. Secondary

Opportunities/Constraints

Potential mitigation

Lessens ease of integration with
existing community - Morton Way
forms strong barrier.
Environmental health not affected
by development in Thornbury,
however out-commuting could
have an impact on wider road
network at A38/M5/M4 junction (air
quality management area). Area
used for recreation– footpath
network.
Good accessibility to play area and
health centre, although routes
illegible.

Development here would need very
strong community, pedestrian,
cycle and public transport links in
order to break down separation
caused by Morton Way.
Development would need to
discourage out-commuting.
Design would need to incorporate
current recreational use.

Access to primary schools not
legible and would mean crossing
Morton Way. Poor access to
secondary school.
Distances to services will not
encourage walking.
Opportunities to develop
pedestrian/cycle network.
Location of area encourages use
of the car to access local facilities.
Long distance from allotments.

Need for pedestrian crossings,
cycle links, and public transport to
facilitate movement.
Potential to provide allotments
within area. Limited opportunities
to improve access to social and
leisure facilities within walking
distance.

Improve signage to health centre
and play area.

SA Objectives

Rating

Comments

school long distance from area.
Access to countryside and well
developed network of footpaths.
Allotments located next to town centre.
Equipped play area within 1200 metres.
Avon Cycleway runs through area.
2 Support communities that meet people’s needs
2. Help make suitable
o
Thornbury needs a wider range of house
1
housing available and
/
types and tenures, focusing on smaller
affordable for everyone.
family homes, units suitable for first time
buyers and people who want to downsize.
Need for affordable housing in
Thornbury. Too early to appraise -–
depends on form/design of development.
Any provision of needed housing is likely to
be positive for this sub-objective.

2.
2

2.
3

Give everyone access to
learning, training, skills
and knowledge.

Reduce crime and fear of
crime.

o

Primary schools within 10-15 minute walking
distances. Secondary school situated on the
opposite side of the town but within cycling
distance. Town centre learning facilities
(library, Turnberries, etc) not in easy
walking distance.
Secondary school infrastructure is ageing
and will increasingly impact on the
school’s continued ability to provide a
high standard of education. Secondary
school on a split site. Tertiary education
and adult learning is available in the north
fringe of Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however
some footpaths away from roads are not

Opportunities/Constraints

Potential mitigation

Accessibility to cycleway and play
area.

Site offers potential for a range of
house types and tenures. However
distance from town centre and
facilities may not be suitable for
the house types Thornbury needs
(e.g. for elderly).

Development here would need very
strong pedestrian, cycle and public
transport links in order to support
the needs of the elderly/less
wealthy.
Promote use of recognised
housing standards, such as
Lifetime Homes gold and Code for
Sustainable Homes Level 3 to
minimise heating and maintenance
costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help
to address falling primary school
roles.

Land acquisition unlikely to allow
for consolidation of secondary
school on single site.
Potential for library contributions
to improve cultural and community
learning opportunities.

Library facilities in need of
refurbishment, and not in easy
walking/cycling distance of area.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to
facilities.

Secured by Design approach,
better lighting along shortest
pedestrian routes to facilities.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

well-lit.
2.
4

Promote stronger, more
vibrant communities.

Thornbury has a very strong identity as a
market town but the town centre lacks full
range of shops, encouraging outcommuting.
Wider social and cultural opportunities
are concentrated in or near to the town
centre, more than 1200 metres away.
Housing areas are permeable but walking
routes are not legible.
Area separated from existing community
by Morton Way which forms a strong
barrier to integration.

2.
5

Increase access to and
participation in cultural
activities.

Evening economy and cultural events
focused on the town centre, outside of 15
minute walking distance.

3 Develop the economy in ways that meet people’s needs
3. Give everyone in the
?
Employment offer is of mixed types.
?/
1
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate.
opportunities paid or
Out-commuting to North Fringe/Bristol
unpaid.
impacts on A38 congestion.

3.
2

Help everyone afford a
comfortable standard of
living.

o
?

Thornbury has no significant areas of
deprivation.

Locating development adjacent to
Morton Way and Grovesend Road
may encourage residents to use their
car to travel to the Mall for shopping
rather than Thornbury town centre
due to the ease of access to the A38
and long distance from the town
centre. Access to town centre
would be largely car-based.
Development at this location may not
improve trade/vibrancy in the town
centre. Design should reinforce
identity of the town centre.
Potential new residents would not
have good (walking distance) access
to Thornbury’s historical/cultural
assets concentrated on the western
side of the town.

Development here would need very
strong pedestrian, cycle and public
transport links in order to support
the needs of residents.
Promote use of design codes to
support local character. Improve
legibility of walking routes to
services and town centre.

Depends on form of development and
proximity to location of any new
employment areas. If no further
employment is provided then walking
and cycling to current employment
opportunities will not be encouraged
due to them being considerably
outside of a comfortable 15 minute
walking distance to the north of the
site, but better access to the south.
Thornbury is a desirable location,
so houses prices/demand
relatively high.
Too early to appraise - depends on
level/type of employment provision

Provide good
walking/cycling/public transport
links to current employment
opportunities. Encourage uptake
of vacant office units to maintain
diverse offer. Focus on local
employment to reduce outcommuting/congestion on A38.

Explore opportunity for
cultural/community centre within
development.

Ensure range of house
types/tenures.
Promote diverse employment
base.

SA Objectives

Rating
o
?

Comments

3.
3

Reduce poverty and
income inequality.

Thornbury has no significant areas of
deprivation. Range of employment types.

3.
4

Meet local needs locally.

3.
5

Increase the circulation of
wealth within the area.

o

Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury has
a reasonable number of independent
traders. Too early to properly appraise depends on level/type of employment
provision.

3.
6

Reduce the vulnerability
of the economy to climate
change and harness
opportunities arising.

o
?

Net out-commuting for work and tertiary
education to North Fringe and Bristol.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre. Too early to
appraise - depends on form/design of
development.

High Street considerably further than
comfortable 15 minute walking distance.
Midland Way employment within 15 minute
walking distance in the south of the area,
however this offers a limited range of
employment types. Town centre shops,
facilities and employment are on opposite
side of the town. At present there is a
balance of in/out commuting for
employment. Thornbury supports local
food production.

Opportunities/Constraints
Thornbury is a desirable location,
so houses prices/demand
relatively high.
Too early to appraise - depends on
level/type of employment provision.
The community would not be well
served by town centre shops,
facilities or as they are outside of a
comfortable 15 minute walking
distance; car usage would be
encouraged.
Location of this area may continue
net out-commuting.

Encourage home working.
Encourage uptake of vacant office
units. Increase town centre footfall
through increasing local
population.
The community would not be well
served by town centre shops and
facilities as they are all
considerably outside of a
comfortable 15 minute walking
distance; car usage would be
encouraged.
Out commuting means reliance on
car and greater use of fossil fuels.
Opportunity to offer home working
to reduce car journeys.
Distance from town centre
mitigates against walking/cycling
opportunities.

Potential mitigation
Ensure range of house
types/tenures.
Promote diverse employment
base.
Provide good
walking/cycling/public transport
links to services and facilities.
Any development should support
the town centre and not detract
from its offer.

Provide good
walking/cycling/public transport
links to services, facilities and
employment.

Develop masterplan and design
codes to provide requirement for
high standards of energy
efficiency and use of renewable
energy within buildings and layout
of scheme. Promote sustainable
forms of transport.

SA Objectives

Rating

Comments

Opportunities/Constraints

4 Provide access to meet people’s needs with least damage to communities and the environment
Location of development considerably
4.1
Increase choice of
Cycling to town centre and
/
method of travel
outside of comfortable 15 minute walking
employment at Midland Way has
distance (1200m) to town centre facilities.
potential to be encouraged.
Within 15 minute walking distance of Midland This area would make use of and
Way employment to south of area.
support existing public transport
Public transport runs along Morton Way
network.
to the town centre and into Bristol.
Footpath and cycle network could
No current car clubs or car sharing
be improved, however car travel
schemes.
likely to be used to access town
Current footpath network through town
centre facilities, exacerbating current
not legible. Cycle routes disjointed and
parking problems.
not legible.
4.2
Reduce the
o
Not applicable
Not applicable
need/desire to travel
by air

4.2
4.3

Help everyone access
basic services easily,
safely and affordably.

4.3
4.4

Make public transport,
cycling and walking
easier and more
attractive.

/

/

Development would be isolated from existing
shops and facilities in the town centre as well
as local employment. Local bus route to
High Street runs along Morton Way to
which there would be access. Midland
Way employment within walking distance
(1200m).

Use of the car likely to be
encouraged. Home/smarter
working helps to reduce
congestion and out-commuting.
Opportunities for home/smarter
working.

However the 309/310 bus route would be
accessible along Morton Way which would
offer a good opportunity to encourage use of
the bus to travel to Bristol/Cribbs Causeway,
however this is not in line with the objective
of self containment.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible. No real time information for
bus services. Route to secondary school

Walking and cycling to shops,
services and employment would be
discouraged due to long distances.
Potential for cycling to be
encouraged. Locating development
adjacent to Morton Way may
encourage residents to use their car
to travel to the Mall for shopping
rather than Thornbury town centre
due to the ease of access to the A38

Potential mitigation

Provide good
walking/cycling/public transport
links to services and facilities.
Promote local car sharing groups
and sustainable forms of transport.
Improvements to cycle and
footpath legibility and network.
Discourage out-commuting.

Not applicable

Promote technology and space
requirements to encourage home
and smarter working. Provide
good walking/cycling/public
transport links to services and
facilities.
Promote local car sharing groups.
Improvements to cycle and
footpath legibility and network.
Contribute to better public
transport and information systems.
Secure and enhance cycle and
walking network with improved
legibility.
Create a legible, safe and attractive
layout. Develop masterplan and
design taking into account
transport requirements for Code
for Sustainable Homes and

SA Objectives

Rating

Comments
not legible. Good access (800m) to
primary school but routes not legible.

4.5

Encourage a switch
from transporting
freight by road to rail
or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
Taking this as extending as far as Whitewall
5.1
Protect and enhance
Lane to the north and the A38 to the east,
habitats and species
Phase 1 habitat maps indicate that Area B
(taking account of
largely consists of a combination of arable
climate change).
fields and improved pasture. Amid this,
however, there are some areas of greater
ecological value.
Two blocks of ancient semi-natural
woodland, Crossways Wood and Cleeve
Wood, are both designated as SNCIs. An
expanse of scattered scrub to the immediate
east of Cleeve Wood, between the
woodland and the A38, also provides
valuable semi-natural habitat to supplement

Opportunities/Constraints
and distance from the town centre.
This area would make use of and
support existing public transport
network.
Footpath and cycle network could
be improved, however car travel
likely to be used to access town
centre facilities, exacerbating
current parking problems.
Need to promote a joined up
system of public transport, walking
and cycling with appropriate
signage and information systems
and links to main destinations.
Potential to extend stream side
walk into area.
Not applicable

Area contains two SNCIs.
The design of any urban
extension in this area would need
to incorporate habitat suitable for
Song Thrush and amphibians.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.

Potential mitigation
Lifetime homes.

Not applicable

Put in place lifetime strategies to
deal with habitats on-site. Protect
water/flood environment.
Protect/provide wildlife corridors.
Develop masterplan and design
codes to provide a holistic
approach to landscape design and
support ecology (Code for
Sustainable Homes Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

the interest of the woodland.
Song thrush, a national priority species, has
been recorded in this location. There are
records of wild service trees associated with
Crossways Wood SNCI.
Whilst the fields are largely improved to the
east of Clay Lane and north of Hackett Lane
(the Hackett), the hedgerows are quite
robust and potentially of interest, not least
because they may provide semi-natural
habitat linking a series of field ponds which
may still be in situ. Understandably, there is
a ‘hot spot’ of amphibian records (toads,
frogs) associated with the locus. The hedges
furthermore form a natural corridor of
vegetation on a north-south axis through the
site.
5.2

Promote the
conservation and wise
use of land.

5.3

Protect and enhance
landscape and
townscape.

?/

Greenfield area currently largely in
agricultural use; future sustainable food
production potential may be harmed. Grade
2 agricultural land. SFRA Level 1 flood
modelling for Thornbury is in need of
updating.
This area presents a strong rural
character with visually significant strong
ridgelines exist towards Milbury Heath,
particularly to the south and east of the area,
with valuable woodland present along
Morton Way and then further towards the
A38 on the ridge, with the latter being pre1800 ancient woodland. Most of the area
is made up of intricate and well vegetated
landscape, with long distance views over
the area possible from the A38 and River

May have potential to flood –
further flood modelling required.

Development should avoid
important ridgelines and would not
harm historical/heritage value that
predominates in other areas of the
town. Important ridgeline could be
avoided. Intrinsic value is present
which any development would
need to be sensitive towards.
Potential impact of new
development on long distance
views. Breeching the strongly

Locate allotments and
opportunities for local food
production in Grade 2 areas.
Use flood sensitive area for flood
storage as part of landscape
design.
Incorporate valuable features into
the design of any development.
Develop masterplan and design
codes to promote local
distinctiveness and to protect rural
fringe and character of open
country.

SA Objectives

Rating

5.4

Value and protect
diversity and local
distinctiveness
including rural ways of
life.

?

5.5

Maintain and enhance
cultural and historical
assets.

?

5.6

Reduce vulnerability to
flooding and sea level
rise (taking account of
climate change).

?

Comments
Severn Valley. Several visually important
buildings are situated at various points
along Hackett Lane. Field boundaries are
based on a late medieval arrangement.
Disconnected from main urban area by
Morton Way which forms a strongly
defined edge to development. Housing
development along Morton Way side/back
on to Morton Way.
Area is predominantly agricultural and
rural in character, protected by the strong
edge to development of Morton Way.
Suburbanisation of rural land and
ridgelines.

Area not of historical/cultural significance.
Potential archaeological interest exists that
requires further investigation. Field pattern
based on late medieval enclosures.

Area not within Environment Agency Flood
Zone 1, however further investigation
required to investigate localised flood risk
and potential drainage/sewerage issues.
Attenuation treatment (e.g. storage) very
likely to be required if area is developed.
6 Minimise consumption of natural resources

Opportunities/Constraints

Potential mitigation

defined edge to development of
Morton Way and placing
development in this rural
landscape will have a major
impact.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and
agricultural character of this area.
Breeching the current strongly
defined edge to development could
set a precedent for continued
expansion.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to
properly appraise.
Need to protect rural and
agricultural character of this area.
Flood risk on site needs further
appraisal and mitigation to form
part of site wide landscape
approach.

Develop masterplan and design
codes to promote local
distinctiveness of the market town
and the character of the rural
fringe/open countryside.

Develop masterplan and design
codes to promote local
distinctiveness of the market town
and the character of the rural
fringe/open countryside. Protect
key views.
Flood risk on site needs further
site specific and strategic
appraisal and mitigation to form
part of site wide landscape
approach. Holistic approach
towards water management.

SA Objectives

Rating

6.
1

Reduce non-renewable
energy consumption and
“greenhouse emissions”.

/?

6.
2

Keep water consumption
within local carrying
capacity limits (taking
account of climate
change).

?

6.
3

Minimise consumption
and extraction of
minerals.

?

6.
4

Reduce waste not put to
any use.

?

6.
5

Minimise land, water, air,
light, noise, and generic
pollution.

Comments

Opportunities/Constraints

Potential mitigation

North west slope through all area topography may not allow for full
potential for orientation of buildings
suitable for reduction in energy. Area
remote from town centre. Too early to
properly appraise – depends on design of
development. Remote location would
encourage car use.
Too early to properly appraise – depends on
design of development. Sufficient water
supply in area. Sewage system has
capacity for additional housing with
mitigation – further appraisal necessary.

Remote location would encourage
car use. Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of
building will affect energy
consumption. Potential for district
heating systems limited.
Opportunities to maximise
rainwater capture and grey water
recycling on-site.

Develop masterplan and design
codes to provide holistic approach
to use of natural resources for
renewable energy (Code for
Sustainable Homes Level 3+).

Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling SortIt centre on Midland Way.

Quality of built environment design
will affect consumption and
extraction of minerals.

Promote code for sustainable
homes Level 3+ which awards
credits for responsible sourcing of
materials and recycling of building
materials.

Consider cumulative effect of
waste management.

Distant from services/facilities. Currently
in agricultural use so no environmental
health issues.

Area is too distant from
shops/facilities/employment to
encourage walking; car use would be
encouraged, increasing emissions
and noise.
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management
Area at A38/M4/M5 junction –
impact on out-commuting.

Provision of waste management
scheme to minimise waste and
promote recycling. Provision of
space on plot to encourage
recycling.
Management of street lighting.

Develop masterplan and design
codes to provide holistic approach
to use of water resources (Code
for Sustainable Homes Level 3+).

Area C – South Thornbury
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o
/

/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

Midland Way is the main route running
along the eastern edge of the town. Area is
beyond Midland Way which increases
distance from town centre. Existing
settlement presents its back to Morton Way.
No environmental health issues present in
town. Area is currently agricultural. Good
links to footpath network.
Too early to appraise - depends on form/design
of development.

Outside of 15 minute walking distance of
Thornbury Hospital and Health Centre, however
this is still good access. Equipped play area
within 800 metres. Health centre outside of
1200 metres walking distance.
Poor Reasonable access to High Street. due to
isolation caused by Midland Way employment
which will may not encourage walking/cycling
due to traffic, noise, pollution, less desirable
route etc. Good potential access to Midland
Road employment centre however this
employment would isolate development from
the town centre. Good access (15 minute
walking distance) to Thornbury leisure centre.

Opportunities/Constraints

Lessens ease of integration
with existing community –
Midland Way and trading
estate form strong barrier to
walking and cycling.
Environmental health not
affected by development in
Thornbury, however outcommuting could have an
impact on wider road network
at A38/M5/M4 junction (air
quality management area).
Area used for recreation–
footpath network.
Reasonable accessibility to
play area, but poorer to health
centre. Routes to both
illegible.
Access to primary schools not
legible and would mean
crossing Midland Way. Poor
access to secondary school.
Distances to services from the
east of the area will not
encourage walking.
Opportunities to develop
pedestrian/cycle network.

Potential mitigation

Development here would need very
strong community, pedestrian, cycle
and public transport links in order to
break down separation caused by
Midland Way and trading estate.
Development would need to
discourage out-commuting. Design
would need to incorporate current
recreational use. Development would
need to mitigate impact of employment
site on housing (potential noise,
pollution).

Improve signage to health centre/play
area.

Design of site would need to link to
footpath network. Need for pedestrian
crossings, cycle links, and public
transport to facilitate movement.
Potential to provide allotments within
area.

SA Objectives

Rating

Comments

Area contains designated public open space
(Local Plan Policy LC7) which would be easily
accessible to new residents. No cycle paths
to town centre, schools or facilities.
Pedestrian/cycle access to primary schools
– distances suitable but routes are illegible.
Secondary school long distance from area.
Access to countryside and well developed
network of footpaths. Allotments located
next to town centre. Avon cycleway to the
north.
2 Support communities that meet people’s needs
2.1 Help make suitable
o
Thornbury needs a wider range of house
housing available
/
types and tenures, focusing on smaller
and affordable for
family homes, units suitable for first time
everyone.
buyers and people who want to downsize.
Need for affordable housing in Thornbury.
Too early to appraise - depends on form/design
of development. Any provision of needed
housing is likely to be positive for this subobjective.
2.2

2.3

Give everyone
access to learning,
training, skills and
knowledge.

Reduce crime and
fear of crime.

o

Poor access to schools than other assessment
areas around Thornbury. Town centre
learning facilities (library, Turnberries, etc)
not in easy walking distance from east of
area, but better from west. Secondary
school infrastructure is ageing and will
increasingly impact on the school’s
continued ability to provide a high standard
of education. Secondary school on a split
site. Tertiary education and adult learning is
available in the north fringe of Bristol.
Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of

Opportunities/Constraints

Potential mitigation

Location of area encourages
use of the car to access local
facilities. Good accessibility
to play area.

Site offers potential for a range
of house types and tenures.
Isolation from town centre may
not be suitable for the house
types Thornbury needs (e.g.
for elderly). Employment site
may affect house types.

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of the elderly/less wealthy.
Promote use of recognised housing
standards, such as Lifetime Homes
gold and Code for Sustainable Homes
Level 3 to minimise heating and
maintenance costs.

Opportunity for development
to contribute to improved
secondary education services.
Potential for secondary school
consolidation on single site.
Development will help to
address falling primary school
roles.

Land acquisition unlikely to allow for
consolidation of secondary school on
single site.
Potential for library contributions to
improve cultural and community
learning opportunities.

Library facilities in need of
refurbishment.
Quality of design would need
to address crime/fear of crime,
street lighting and well-lit

Secured by Design approach, better
lighting along shortest pedestrian
routes to facilities.

SA Objectives

2.4

Promote stronger,
more vibrant
communities.

2.5

Increase access to
and participation in
cultural activities.

Rating

o

Comments

Opportunities/Constraints

development. Well-lit roads however some
footpaths away from roads are not well-lit.

routes to facilities.

Thornbury has a very strong identity as a
market town but the town centre lacks full
range of shops, encouraging outcommuting.
Wider social and cultural opportunities are
concentrated in or near to the town centre,
15 minute walking distance.
Housing areas are permeable but walking
routes are not legible.

An increase in population
would need to support town
centre and range of social and
cultural opportunities
available. Area close to
leisure centre.
Locating development adjacent
to Grovesend Road may
encourage residents to use their
car to travel to the Mall for
shopping rather than Thornbury
town centre due to the ease of
access to the A38 and long
walking distance from the town
centre. Access to town centre
would be largely car-based.
Development at this area,
especially to the east, may not
improve trade/vibrancy in the
town centre. Poor legibility of
walking routes is a constraint.
Design should reinforce
identity of the town centre.
Potential new residents in east
of area would not have good
access to Thornbury’s
historical/cultural assets
concentrated at the west of the
town.

Evening economy and cultural events
focused on the town centre.

3 Develop the economy in ways that meet people’s needs

Potential mitigation

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of residents.
Promote use of design codes to
support local character. Improve
legibility of walking routes to services
and town centre.

Explore opportunity for
cultural/community centre within
development.

SA Objectives

Rating

Comments

3.1

Give everyone in the
district access to
satisfying work
opportunities paid or
unpaid.

/
/?

Employment offer is of mixed types. Vacant
office units in town centre and Midland Way
estate.
Current employment opportunities in Thornbury
are limited in range.

3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas of
deprivation. Range of employment types.

3.4

Meet local needs
locally.

/

Midland Way employment, supermarket and
leisure centre located in area.
At present there is a balance of in/out
commuting for employment. Thornbury
supports local food production.

3.5

Increase the
circulation of wealth
within the area.

o
/

Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury has a
reasonable number of independent traders.
Too early to properly appraise - depends on

Opportunities/Constraints
Depends on form of development
and level of provision of new
employment to be provided and
the location of any new
employment. Excellent access
to Midland Road employment
estate however this may not offer
a wide range of opportunities.
Thornbury is a desirable
location, so house
prices/demand relatively high.
Too early to appraise - depends
on level/type of employment
provision
Thornbury is a desirable
location, so house
prices/demand relatively high.
Too early to appraise - depends
on level/type of employment
provision.
New community would be more
isolated from Town Centre
shops/facilities by Midland Way
employment estate, however this
does give good access to
employment opportunities,
although these may be limited in
range. Walking/cycling to leisure
centre and supermarket
encouraged (800m). Location
of this area may continue net
out-commuting.
Encourage home working.
Encourage uptake of vacant
office units. Increase town
centre footfall through
increasing local population.

Potential mitigation
Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of
vacant office units to maintain diverse
offer.

Ensure range of house types/tenures.
Promote diverse employment base.

Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public
transport links to services and
facilities. Any development should
support the town centre and not
detract from its offer.

Provide good walking/cycling/public
transport links to services, facilities
and employment.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

level/type of employment provision.

Community in east of area
would not be well served by
town centre facilities due to
barrier formed by midland way
employment, therefore car use
may be encouraged. Area
near to Midland Way
employment.
Out commuting means
3.6 Reduce the
o
Net out-commuting for work and tertiary
?
reliance on car and greater use
vulnerability of the
education to North Fringe and Bristol.
of fossil fuels.
economy to climate
Local business premises vacancies.
Opportunity to offer home
change and harness
Leisure, social and cultural activities strong
working to reduce car
opportunities arising.
in/near to town centre. Too early to appraise journeys.
depends on form/design of development.
Separation from town centre
mitigates against
walking/cycling opportunities.
4 Provide access to meet people’s needs with least damage to communities and the environment
4.1 Increase choice of
/
No current car clubs or car sharing
Development would be isolated
method of travel
schemes. Current footpath network through from town centre by Midland
town not legible. Cycle routes disjointed
Way employment estate and is
and not legible.
outside of comfortable 15 minute
walking distance. Cycling to
town centre and employment at
Midland Way has good potential
to be encouraged.

Provide good walking/cycling/public
transport links to services and
facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network. Discourage outcommuting.

4.2

Reduce the
need/desire to
travel by air

4.2
4.3

Help everyone
access basic
services easily,
safely and
affordably.

o

/

Develop masterplan and design codes
to provide requirement for high
standards of energy efficiency and use
of renewable energy within buildings
and layout of scheme. Promote
sustainable forms of transport.

Not applicable

Not applicable

Not applicable

Development would be isolated from existing
shops and facilities in the town centre as well
as schools. Good access to Midland Way
employment (400m).
Opportunities for home/smarter working.

Use of the car likely to be
encouraged. Home/smarter
working helps to reduce
congestion and outcommuting. Opportunities for
home/smarter working.

Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links
to services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation
legibility and network.

4.3
4.4

Make public
transport, cycling
and walking easier
and more attractive.

/

4.5

Encourage a switch
from transporting
freight by road to
rail or water.

o

Current footpath network through town not
legible. Cycle routes disjointed and not
legible.
No real time information for bus services.
Route to secondary school not legible.
Reasonable access (1200m) to primary
schools but routes not legible. Good access
to Midland Way employment would encourage
walking/cycling to work. Reasonable access to
309/310 bus route to Bristol along Avon Way
which would offers an opportunity to encourage
use of the bus to travel to Bristol/Cribbs
Causeway, however this is not in line with the
objective of self containment.

Not applicable

5 Maintain and improve environmental quality and assets
5.1 Protect and enhance
Taking this as far south as the houses on
habitats and species
Thornbury Road/Alveston Hill, Phase 1 habitat
(taking account of
maps indicate that this area is predominantly
climate change).
arable and improved pasture of negligible
wildlife interest. A network of hedgerows
crosses the site, although these appear well-

Walking and cycling to town
centre shops and services would
be discouraged from east of the
area due to long distances.
Footpath and cycle network
could be improved, however
car travel likely to be used to
access town centre facilities,
exacerbating current parking
problems. Potential to
encourage cycling.
Employment site makes
walking/cycling less attractive.
Need to promote a joined up
system of public transport,
walking and cycling with
appropriate signage and
information systems and links
to main destinations.
Not applicable

Contribute to better public transport
and information systems.
Secure and enhance cycle and walking
network with improved legibility.
Create a legible, safe and attractive
layout. Develop masterplan and
design taking into account transport
requirements for Code for Sustainable
Homes and Lifetime homes.

Enhance area to improve
habitat, promote movement
corridors and enhance
landscape value.
Any development would need
to incorporate habitat suitable

Put in place lifetime strategies to deal
with habitats on-site. Protect
water/flood environment.
Protect/provide wildlife corridors.
Develop masterplan and design codes
to provide a holistic approach to

Not applicable

SA Objectives

Rating

Comments
managed, particularly to the north and east.

Opportunities/Constraints
for present species.

The most ecologically valuable part of the Area
consists of three fields of semi-improved neutral
grassland, hedgerows and newly planted
woodland called Filnore Woods or Thornbury
Community Woodland south of the industrial
estate off Midland Way (Thornbury Industrial
Park). Unsurprisingly, there is a cluster of
records of flora and fauna associated with these
fields – hedgehog; wild service tree; bluebell;
devils bit scabious etc - as well as several old
field ponds, which might render it attractive to
species of herpetofauna, including great
crested newts. There are records of skylark in
the eastern part of the area.

Potential mitigation
landscape design and support
ecology (Code for Sustainable
Homes).

A large pond is situated to the north of Grove
Farm in the far east of the site, although being
surrounded by intensive farmland (improved
pasture) is likely to severely reduce its use by
amphibians.
5.2

Promote the
conservation and
wise use of land.

5.3

Protect and enhance
landscape and
townscape.

Greenfield area is currently in partial agricultural
use; future sustainable food production
potential may be harmed. Grade 2 agricultural
land. SFRA Level 1 flood modelling for
Thornbury is in need of updating. Area in
Green Belt.
Area lies on significant hillside which defines
the ‘bowl’ setting of Thornbury which forms a
natural boundary to development and
encloses the town. Agricultural and rural in
character. Industrial/warehouse landscape
to the west. Area in Green Belt which
protects openness.
Disconnected from main urban area by

May have potential to flood –
further flood modelling
required. Development would
erode Green Belt which
protects openness and
landscape setting.
Development would be unable
to avoid important ridgeline
but would not harm
historical/heritage value that
predominates in other areas of
the town.
Development would harm the
‘bowl’ setting of Thornbury

Locate allotments and opportunities
for local food production in Grade 2
areas.
Use flood sensitive area for flood
storage as part of landscape design.
Incorporate valuable features into the
design of any development.
Develop masterplan and design codes
to promote local distinctiveness and to
protect rural fringe and character of
open country.

SA Objectives

Rating

5.4

Value and protect
diversity and local
distinctiveness
including rural ways
of life.

?

5.5

Maintain and
enhance cultural and
historical assets.

?

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

Comments
Midland Way which forms a strongly defined
edge to development. Housing development
along Midland Way side/back on to Midland
Way. Field patterns based on medieval and
post medieval enclosures. Ridgeline acts as
green backdrop in long distance views from
the west.
Area is predominantly agricultural and rural
in character, protected by the strong edge to
development of Midland Way.
Suburbanisation of rural land and ridgelines.

Area not of historical/cultural significance.
Potential archaeological interest exists that
requires further investigation. Field patterns
based on medieval and post medieval
enclosures.

Area not within Environment Agency Flood
Zones 1, however further investigation required
to investigate localised flood risk and potential
drainage/sewerage issues.
Likely that development in this area would
impact on localised flooding/drainage issues in
the existing urban area due to increased run-off
travelling downhill, mitigation of which could
be difficult/problematic compared to other
areas.

Opportunities/Constraints
and would erode Green Belt
which protects openness and
landscape setting.
Development would alter the
setting of Thornbury and the
perception of its size from
views from the west.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to
properly appraise.
Need to protect rural and
agricultural character of this
area. Breeching the current
strongly defined edge to
development could set a
precedent for continued
expansion.
Depends on design of new
development to ensure that
any development is sensitive
to its surroundings. Too early
to properly appraise.
Need to protect rural and
agricultural character of this
area.
Flood risk on site needs
further appraisal and
mitigation to form part of site
wide landscape approach.

Potential mitigation

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic
approach towards water management.

SA Objectives

Rating

Comments

6 Minimise consumption of natural resources
6.1 Reduce non?
Steep north facing topography may not
/?
renewable energy
allow for renewables/orientation of buildings
consumption and
suitable for reduction in energy. Area
“greenhouse
remote from town centre. Too early to
emissions”.
properly appraise – depends on design of
development.

6.2

Opportunities/Constraints

Potential mitigation

North facing topography may
limit potential for orientation of
buildings suitable for
reduction in energy. Remote
location would encourage car
use. Quality of masterplan will
greatly affect the ability to use
passive solar gains and
natural light. Quality and
design of building will affect
energy consumption.
Potential for district heating
systems to be linked to
employment.
Opportunities to maximise
rainwater capture and grey
water recycling.

Develop masterplan and design codes
to provide holistic approach to use of
natural resources for renewable energy
(Code for Sustainable Homes Level
3+).

Keep water
consumption within
local carrying
capacity limits
(taking account of
climate change).
Minimise
consumption and
extraction of
minerals.

?

Too early to properly appraise – depends on
design of development. Sufficient water
supply in area. Sewage system has capacity
for additional housing with mitigation –
further appraisal necessary.

?

Quality of built environment
design will affect consumption
and extraction of minerals.

Promote code for sustainable homes
Level 3+ which awards credits for
responsible sourcing of materials and
recycling of building materials.

6.4

Reduce waste not
put to any use.

?

Re-use/recycling schemes in place locally.
Source and use of building materials will
determine minerals consumption. Too early
to properly appraise – depends on design of
development.
Too early to appraise - depends on form/design
of development Recycling Sort-It centre on
Midland Way.

Consider cumulative effect of
waste management.

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

Parts of area distant from services/facilities,
but close to Midland Way employment.
Currently in agricultural use so no
environmental health issues.

Area is too distant/disconnected
from shops/facilities to
encourage walking; car use
would be encouraged,
increasing emissions and
noise.
New street lighting might

Provision of waste management
scheme to minimise waste and
promote recycling. Provision of space
on plot to encourage recycling.
Management of street lighting.

6.3

Develop masterplan and design codes
to provide holistic approach to use of
water resources (Code for Sustainable
Homes Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints
provide pollution and affect
night time sky. Known Air
Quality Management Area at
A38/M4/M5 junction – impact
on out-commuting.

Potential mitigation

Area D – South West Thornbury
Positive effect
Negative effect
SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

Major negative effect
o = not applicable
Rating

o

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

No environmental health issues present in
town. Area close to town centre which
does not present a barrier to local
services, but area not well related to
existing housing. Good links to footpath
network.
Too early to appraise – depends on
form/design of development

Thornbury Hospital/health centre within 15
minute walking distance, town centre health
centre within 10 minutes. Mundy playing
fields within 400m.
1.3 Promote healthy
Excellent access (5-10 minute walking
lifestyles especially
distance) to High Street which will encourage
routine daily exercise.
walking/cycling. Excellent access (5-10
minute walking) to Midland Road employment
centre. Excellent (5 minute walking distance)
access to Thornbury leisure centre especially
to the south of the area.
Good access to primary schools. Avon
cycleway to north of area. Secondary
school some distance from area.
Access to countryside and well developed
network of footpaths. Allotments and
Mundy Playing Fields located within area.
2 Support communities that meet people’s needs

Opportunities/Constraints

Potential mitigation

Good potential for strong integration
with town centre, but less so for
integration with existing community.
Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management area).
Area used for recreation– footpath
network.
Good accessibility to playing fields and
health centre.

Development would need to
discourage out-commuting.
Design would need to
incorporate current
recreational use.

Potential to link development with
Jubilee Way footpath.
Distances to services will encourage
walking.
Opportunities to develop
pedestrian/cycle network.
Location of area does not encourage
use of the car to access local facilities.
Potential to integrate development with
Mundy Playing fields.

Design of site would need to
link to footpath network. Need
for pedestrian crossings, cycle
links, and public transport to
facilitate movement.

SA Objectives

Rating

2.1

Help make suitable
housing available and
affordable for
everyone.

o

2.2

Give everyone
access to learning,
training, skills and
knowledge.

o

2.3

Reduce crime and
fear of crime.

2.4

Promote stronger,
more vibrant
communities.

2.5

Increase access to
and participation in
cultural activities.

o

/

Comments
Thornbury needs a wider range of house
types and tenures, focusing on smaller
family homes, units suitable for first time
buyers and people who want to downsize.
Need for affordable housing in
Thornbury.Too early to appraise -– depends
on form/design of development. Any
provision of needed housing is likely to be
positive for this sub-objective.
Good access to primary schools. Secondary
school within walking/cycling distance
although access is poorer to the south of the
area. Good access to town centre learning
facilities (library, Turnberries, etc).
Secondary school infrastructure is ageing
and will increasingly impact on the
school’s continued ability to provide a
high standard of education. Secondary
school on a split site. Tertiary education
and adult learning is available in the north
fringe of Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however some
footpaths away from roads are not well-lit.
Thornbury has a very strong identity as a
market town but the town centre lacks full
range of shops, encouraging outcommuting.
Good evening economy and cultural
activities close by. Area not well related
to existing houses.
Evening economy focused on the town
centre, close to the area.

Opportunities/Constraints

Potential mitigation

Area offers potential for a range of
house types and tenures. Close
proximity to town centre presents good
opportunity for housing for the elderly.

Promote use of recognised
housing standards, such as
Lifetime Homes gold and Code
for Sustainable Homes Level 3
to minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to
allow for consolidation of
secondary school on single
site.

Library facilities in need of
refurbishment and in easy
walking/cycling distance.

Potential for library
contributions to improve
cultural and community
learning opportunities.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to facilities.

Secured by Design approach,
better lighting along shortest
pedestrian routes to facilities.

Excellent potential to integrate
development with the town centre,
especially to the north of the area, which
could improve trade and vibrancy from
passing trade and short distance to new
development.
Design should reinforce identity of the
town centre.
Development would need to be highly
sensitive to the Conservation Area. This
location would give a potential new

Promote use of design codes
to support local character.

High quality design to mitigate
any impacts on historic
environment.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

community good access to attractive
historic assets and open space, especially
to the north of the area, and good
access to evening economy.
3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in the
/
Employment offer is of mixed types.
/?
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate. Employment
opportunities paid or
provision in town centre and council
unpaid.
offices.
Out-commuting to North Fringe/Bristol
impacts on A38 congestion.

3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas of
deprivation. Range of employment types.

3.4

Meet local needs
locally.

3.5

Increase the
circulation of wealth
within the area.

o
/

Good access to town centre employment
opportunities and at Midland Way, although
these may be limited in range.
At present there is a balance of in/out
commuting for employment. Thornbury
supports local food production.
Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury has
a reasonable number of independent
traders. Too early to properly appraise depends on level/type of employment
provision.

Depends on form of development and
level of provision of new employment to
be provided and the location of any new
employment. Good access to Midland
Road employment estate, however this
may not offer a wide enough range of
opportunities to reduce commuting
elsewhere for work. Current employment
opportunities in Thornbury are limited in
range. Good access to town centre and
Castle Street employment.
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
Excellent opportunity to integrate
development with the town centre to give
on foot access to shops and facilities.

Encourage home working. Encourage
uptake of vacant office units. Increase
town centre footfall through increasing
local population. Area close to
Midland Way employment.

Provide good
walking/cycling/public
transport links to current
employment opportunities.
Encourage uptake of vacant
office units to maintain diverse
offer. Focus on local
employment to reduce outcommuting/congestion on A38.

Ensure range of house
types/tenures.
Promote diverse employment
base.
Ensure range of house
types/tenures.
Promote diverse employment
base.
Provide good
walking/cycling/public
transport links to services and
facilities. Any development
should support the town centre
and not detract from its offer.
Provide good
walking/cycling/public
transport links to services,
facilities and employment.

SA Objectives
3.6

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising.

Rating
o
?

Comments
Net out-commuting for work and tertiary
education.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre to North
Fringe and Bristol. Too early to appraise depends on form/design of development.

Opportunities/Constraints
Out commuting means reliance on car
and greater use of fossil fuels.
Opportunity to offer home working to
reduce car journeys. Short distance to
town centre shops/facilities.

4 Provide access to meet people’s needs with least damage to communities and the environment
4.1 Increase choice of
Walking/cycling to town centre and
This area would make use of and
method of travel
employment at Midland Way has very good
support existing public transport
potential to be encouraged as an alternative
network.
means to driving. All Thornbury bus services
Walking to town centre and
travel through the High Street so travel in/out
employment at Midland Way has
of Thornbury by means other than the car can excellent potential to be encouraged.
also be encouraged.
No current car clubs or car sharing
schemes.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible.
4.2 Reduce the
o
Not applicable
Not applicable
need/desire to
travel by air

4.2
4.3

Help everyone
access basic services
easily, safely and
affordably.

Very near to town centre and very good
access to Midland Way employment.
Opportunities for home/smarter working.

Excellent opportunity for integration of
new development with town centre to
encourage walking/cycling.
Home/smarter working helps to reduce
congestion and out-commuting.
Opportunities for home/smarter
working.

Potential mitigation
Develop masterplan and
design codes to provide
requirement for high standards
of energy efficiency and use of
renewable energy within
buildings and layout of
scheme. Promote sustainable
forms of transport.

Provide good
walking/cycling/public
transport links to services and
facilities.
Promote local car sharing
groups and sustainable forms
of transport.
Improvements to cycle and
footpath legibility and network.
Discourage out-commuting.

Not applicable

Promote technology and space
requirements to encourage
home and smarter working.
Provide good
walking/cycling/public
transport links to services and
facilities.
Promote local car sharing
groups.
Improvements to cycle and

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation
footpath legibility and network

4.3
4.4

Make public
transport, cycling and
walking easier and
more attractive.

4.5

Encourage a switch
from transporting
freight by road to
rail or water.

o

Walking and cycling to town centre shops and
services would be encouraged. Good access
to Midland Way employment likely encourage
walking/cycling to work. Excellent access to
309/310 bus route to/from Bristol along Bristol
Road and the High Street which would offers
an opportunity to encourage use of the bus to
travel to Bristol/Cribbs Causeway, however
this is not in line with the objective of self
containment.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible.
No real time information for bus services.
Legible route to secondary school.

This area would make use of and
support existing public transport
network.
Need to promote a joined up system of
public transport, walking and cycling
with appropriate signage and
information systems and links to main
destinations.

Contribute to better public
transport and information
systems.
Secure and enhance cycle and
walking network with improved
legibility.
Create a legible, safe and
attractive layout. Develop
masterplan and design taking
into account transport
requirements for Code for
Sustainable Homes and
Lifetime homes.

Not applicable

Not applicable

Not applicable

5 Maintain and improve environmental quality and assets
5.1 Protect and enhance
Area D contains a mixture of habitats,
habitats and species
reflecting its varied use. Thornbury Golf
(taking account of
Course covers the southern half of the site.
climate change).
Its northern boundary adjoins Kington Grove
SNCI, designated for its broadleaved
woodland interest. In the east of Area D,
where it adjoins the western fringe of the

The design of any urban extension in
this area would need to incorporate
habitat suitable for present species.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.

Put in place lifetime strategies
to deal with habitats on-site.
Protect water/flood
environment. Protect/provide
wildlife corridors. Develop
masterplan and design codes
to provide a holistic approach

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation
to landscape design and
support ecology (Code for
Sustainable Homes Level 3+).

town, there are allotments and playing
fields/sports facilities.
The remainder of area abutting Kington Lane
to the north largely consists of improved fields
of varying sizes, although it is crossed by a
good, mature hedge linking Kington Grove
SNCI to Kington Lane.
A ‘green lane’ consisting of diverse, speciesrich old hedges and of value for wildlife locally
runs south alongside the playing fields, a
conifer plantation and the edge of Thornbury
golf course in the eastern part of the site.
There are few records of protected or notable
species associated with area, although
Shelduck, a species for which the Severn
Estuary is designated as a Special Protection
Area (SPA), was noted in the fields west of
the playing fields in 2000.
5.2

Promote the
conservation and
wise use of land.

5.3

Protect and enhance
landscape and
townscape.

Area currently contains well used and locally
valued allotments which development would
have to either avoid or replace in a different
location potentially on less productive soils.
Much of the area is Grade 2 agricultural land.
SFRA Level 1 flood modelling for
Thornbury is in need of updating. Area in
Green Belt.
Part of the area to the south west lies on
significant hillside which defines the setting of
Thornbury and encloses the town. Important
views to these hillsides exist from
southern end of the High Street and the
Mundy playing fields. Entire landscape is
important to the historic setting of the

May have potential to flood – further
flood modelling required.
Development would erode Green Belt
which protects openness and historic
landscape setting.

Use flood sensitive area for
flood storage as part of
landscape design.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural character if this
area. .Important ridgeline however

Incorporate valuable features
into the design of any
development.
Develop masterplan and
design codes to promote local
distinctiveness and to protect
rural fringe and character of

SA Objectives

5.4

5.5

5.6

Rating

Value and protect
diversity and local
distinctiveness
including rural ways
of life.
Maintain and
enhance cultural and
historical assets.

?

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

?/

Comments
town with views also possible from the
town centre Castle Court car park. The
Mundy playing fields are encircled to their
south, west and north by the strong rural
character of the area. Field boundaries
based on post medieval pattern created by
enclosure of medieval parkland, as well as
late medieval and medieval enclosures.
Area in Green Belt which protects
openness. Important relationship between
historic setting of the town and its
connection to landscape – significant
gateway to open landscape setting.
Area is predominantly rural in character.
Suburbanisation of rural land

Entire landscape is important to the
historic setting of the town. Potential
archaeological interest exists that requires
further investigation. Part of area falls within
the Conservation Area and a large part
adjoins it. Area also contains the Mundy
playing fields which would need to be
preserved which would all development in
Area D to be well served by public open
space/playing fields. Field boundaries
based on post medieval pattern created by
enclosure of medieval parkland, as well as
late medieval and medieval enclosures
Area not within Environment Agency Flood
Zones 1, however further investigation
required to investigate localised flood risk and
potential drainage/sewerage issues. This
land area would need to be examined in
greater detail to ascertain whether foul flow

Opportunities/Constraints

Potential mitigation

hillside only forms a small part of Area D
so could be avoided. Development
would not avoid landscape important
to the historic setting of the town and
would erode Green Belt which protects
openness and historic landscape
setting. Development would alter the
setting of Thornbury and the
perception of its size from views from
the west.

open country.

Depends on design of new development
to ensure that any development is
sensitive to its surroundings. Too early to
properly appraise. Need to protect rural
and character of this area.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and historical
character of this area. Development
would need to be particularly sensitive in
this location to avoid damaging the
historical setting and character of the town
centre.

Develop masterplan and
design codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.
Develop masterplan and
design codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.
Protect key views.

Flood risk on site needs further
appraisal and mitigation to form part of
site wide landscape approach.

Flood risk on site needs
further site specific and
strategic appraisal and
mitigation to form part of site
wide landscape approach.
Holistic approach towards

SA Objectives

Rating

Comments

Opportunities/Constraints

can drain by gravity to the existing Wessex
Water Sewage Treatment Works within
Oldbury Lane.
6 Minimise consumption of natural resources
6.1 Reduce non?
Topography may allow for
/?
renewable energy
renewables/orientation of buildings
consumption and
suitable for reduction in energy. Too early
to properly appraise – depends on design of
“greenhouse
emissions”.
development.

6.2

water management.

Location near town centre facilities and
public transport reduces reliance on
car use. Quality of masterplan will
greatly affect the ability to use passive
solar gains and natural light. Quality
and design of building will affect
energy consumption. Potential for
district heating systems to be linked to
leisure centre.
Opportunities to maximise rainwater
capture and grey water recycling.

Develop masterplan and
design codes to provide
holistic approach to use of
natural resources for
renewable energy (Code for
Sustainable Homes Level 3+).

Promote code for sustainable
homes Level 3+ which awards
credits for responsible
sourcing of materials and
recycling of building materials.
Provision of waste
management scheme to
minimise waste and promote
recycling. Provision of space
on plot to encourage recycling.
Management of street lighting.

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change).
Minimise
consumption and
extraction of
minerals.

?

Too early to properly appraise – depends on
design of development. Sufficient water
supply in area. Sewage system has
capacity for additional housing with
mitigation – further appraisal necessary.

?

Quality of built environment design will
affect consumption and extraction of
minerals.

6.4

Reduce waste not put
to any use.

?

Re-use/recycling schemes in place locally.
Source and use of building materials will
determine minerals consumption. Too
early to properly appraise – depends on
design of development.
Too early to appraise - depends on
form/design of development Recycling SortIt centre on Midland Way.

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

Area close to services and facilities.

Encouragement of walking/cycling due to
close proximity to key services would
reduce noise and emissions from cars.
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area at
A38/M4/M5 junction – impact on out-

6.3

Potential mitigation

Consider cumulative effect of waste
management.

Develop masterplan and
design codes to provide
holistic approach to use of
water resources (Code for
Sustainable Homes Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints
commuting.

Potential mitigation

Area E – West Thornbury
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1
Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o
/?

/
/?

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

No environmental health issues present in
town. Area close to town centre. Good
links to footpath network.
Too early to appraise – depends on
form/design of development

Thornbury hospital/health centre within 15
minute walking distance. Equipped play
areas and town centre health centre within
800 metres.
Good potential access (5-10 minute walking
distance) to High Street especially to the
south of area, which will encourage
walking/cycling. Good access (within 15
minutes walking distance) to Midland Road
employment. However access to town centre
may require extensive remodelling works in
the Conservation Area – unclear how good
access could be gained. Avon cycleway
runs through area. Equipped play areas
within 800 metres. Allotments located next
to town centre. Very near to Mundy

Opportunities/Constraints

Potential mitigation

Existing pattern of development
and St Mary’s Church/Thornbury
Castle/town wall present a barrier
to integration. Area used for
recreation– footpath network.
Environmental health not
affected by development in
Thornbury, however outcommuting could have an impact
on wider road network at
A38/M5/M4 junction (air quality
management area).
Good accessibility to play areas
and health centre.

Development would need to discourage
out-commuting. Remodelling of routes
into the town centre. Design would
need to incorporate current recreational
use.

Opportunities to develop
pedestrian/cycle network. Good
accessibility to play areas.

Design of site would need to link to
footpath network. Need for pedestrian
crossings, cycle links, and public
transport to facilitate movement.
Potential to provide allotments within
area.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

playing fields

2 Support communities that meet people’s needs
2.1
Help make suitable
o
Thornbury needs a wider range of house
housing available
/
types and tenures, focusing on smaller
and affordable for
family homes, units suitable for first time
everyone.
buyers and people who want to downsize.
Need for affordable housing in
Thornbury.Too early to appraise -– depends
on form/design of development. Any provision
of needed housing is likely to be positive for
this sub-objective.
2.2

Give everyone
access to learning,
training, skills and
knowledge.

2.3

Reduce crime and
fear of crime.

2.4

Promote stronger,
more vibrant
communities.

o

/?

Primary schools within 5, 10 and 15 minute
walking distances. Secondary school within
10 minute walking distance. Good access to
town centre learning facilities (library,
Turnberries, etc).
Secondary school infrastructure is ageing
and will increasingly impact on the
school’s continued ability to provide a
high standard of education. Secondary
school on a split site. Tertiary education
and adult learning is available in the north
fringe of Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however some
footpaths away from roads are not well-lit.
Thornbury has a very strong identity as a
market town but the town centre lacks full
range of shops, encouraging out-

Site offers potential for a range of
house types and tenures. Close
proximity to town centre but
barriers to integration may make
providing housing suitable for
the elderly difficult.

Development here would need very
strong pedestrian, cycle and public
transport links. Remodelling of routes
into the town centre.
Promote use of recognised housing
standards, such as Lifetime Homes
gold and Code for Sustainable Homes
Level 3 to minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved
secondary education services.
Potential for secondary school
consolidation on single site.
Development will help to address
falling primary school roles.

Land acquisition unlikely to allow for
consolidation of secondary school on
single site.
Potential for library contributions to
improve cultural and community
learning opportunities.

Library facilities in need of
refurbishment.

Quality of design would need to
address crime/fear of crime,
street lighting and well-lit routes
to facilities.

Secured by Design approach, better
lighting along shortest pedestrian
routes to facilities.

Very good potential to integrate
development with the town centre in
the southern part of area, which

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the

SA Objectives

Rating

Comments
commuting.
Wider social and cultural opportunities are
concentrated in or near to the town centre.

2.5

Increase access to
and participation in
cultural activities.

/

Evening economy and cultural events
focused on the town centre, close to area.

3 Develop the economy in ways that meet people’s needs
3.1
Give everyone in the
/
Employment offer is of mixed types.
/?
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate. Out-commuting to
opportunities paid or
North Fringe/Bristol impacts on A38
unpaid.
congestion. Employment provision in town
centre and council offices.
Current employment opportunities in
Thornbury are limited in range.

3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

Opportunities/Constraints

Potential mitigation

could improve trade and vibrancy of
the High Street. However barriers
such as the town wall, St Mary’s
Church and Thornbury Castle
could make integration and
connectivity difficult. Design
should reinforce identity of the
town centre.
Any development would need to be
highly sensitive to the Conservation
Area and the setting of Thornbury
Castle and its grounds. This
location would give a potential new
community excellent access to
attractive historic open space.
However barriers such as the
town wall, St Mary’s Church and
Thornbury Castle could make
integration and connectivity to
the town centre difficult.

needs of residents.
Promote use of design codes to
support local character.
Remodelling of routes into the town
centre.

Depends on form of development
and level of provision of new
employment to be provided and the
location of any new employment.
Midland Road employment within
15 minute walking distance,
however this may not offer a wide
enough range of opportunities to
reduce commuting out of Thornbury
for work. Good access to town
centre and Castle Street
employment.
Thornbury is a desirable location,
so houses prices/demand
relatively high.

Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of
vacant office units to maintain diverse
offer. Focus on local employment to
reduce out-commuting/congestion on
A38.

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of residents.

Ensure range of house types/tenures.
Promote diverse employment base.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Too early to appraise - depends on
level/type of employment provision
3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas of
deprivation. Range of employment types.

3.4

Meet local needs
locally.

/?
/

Area within 5-10 minute walking distance of
High Street. Access by cycle or foot to town
centre employment opportunities and at
Midland Road, although these may be limited
in range.
At present there is a balance of in/out
commuting for employment. Thornbury
supports local food production.

3.5

Increase the
circulation of wealth
within the area.

o
/?

Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury has
a reasonable number of independent
traders. Too early to properly appraise depends on level/type of employment
provision.

Thornbury is a desirable location,
so houses prices/demand
relatively high.
Too early to appraise - depends on
level/type of employment provision.
Good opportunity to integrate
development with the town centre to
give on foot access to shops and
facilities. Barriers such as the
town wall, St Mary’s Church and
Thornbury Castle could make
integration and connectivity to
the town centre difficult, despite
close proximity.

Ensure range of house types/tenures.
Promote diverse employment base.

Encourage home working.
Encourage uptake of vacant
office units. Increase town
centre footfall through increasing
local population.
Barriers such as the town wall, St
Mary’s Church and Thornbury
Castle could make integration
and connectivity to the town
centre difficult, despite close
proximity.

Provide good walking/cycling/public
transport links to services, facilities and
employment. Remodelling of routes
into the town centre.

Out commuting means reliance
Net out-commuting for work and tertiary
education.
on car and greater use of fossil
Local business premises vacancies.
fuels.
Opportunity to offer home
Leisure, social and cultural activities
strong in/near to town centre to North
working to reduce car journeys.
Fringe and Bristol. Too early to appraise depends on form/design of development.
4 Provide access to meet people’s needs with least damage to communities and the environment
3.6

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising.

o
?

Provide good walking/cycling/public
transport links to services and facilities.
Any development should support the
town centre and not detract from its
offer. Remodelling of routes into the
town centre.

Develop masterplan and design codes
to provide requirement for high
standards of energy efficiency and use
of renewable energy within buildings
and layout of scheme. Promote
sustainable forms of transport.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

4.1

Increase choice of
method of travel

/?

All Thornbury bus services travel through the
High Street so travel in/out of Thornbury by
means other than the car can also be
encouraged.
No current car clubs or car sharing
schemes.
Current footpath network through town not
legible. Cycle routes disjointed and not
legible.

Walking/cycling to town centre and
employment at Midland Way has
very good potential to be
encouraged as an alternative
means to driving. However access
to town centre may require
extensive remodelling works in the
Conservation Area.
This area would make use of and
support existing public transport
network.

Provide good walking/cycling/public
transport links to services and facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network.
Discourage out-commuting.

4.2

Reduce the
need/desire to
travel by air

o

Not applicable

Not applicable

Not applicable

4.2
4.3

Help everyone
access basic
services easily,
safely and affordably.

/?

Near to town centre especially towards the
south of area. Good access to Midland Way
employment especially to the south of the
area.
Opportunities for home/smarter working.

Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links to
services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath
legibility and network.

4.3
4.4

Make public
transport, cycling and
walking easier and
more attractive.

/?

Walking and cycling to town centre shops and
services could be encouraged. Good access
to Midland Way employment would encourage
walking/cycling to work.
Current footpath network through town not
legible. Cycle routes disjointed and not
legible.
No real time information for bus services.
Excellent (400m) access to primary school,
800m access to secondary school.

Very good opportunity for
integration of new development with
town centre to encourage
walking/cycling. However access to
town centre may require extensive
remodelling works in the
Conservation Area.
Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.
All Thornbury bus services travel
the High Street, however this
location does not necessarily
provide easy access to the High
Street, especially further to the
north of the area. Access to town
centre may require extensive
remodelling works in the
Conservation Area.
Need to promote a joined up
system of public transport,

Contribute to better public transport
and information systems.
Secure and enhance cycle and walking
network with improved legibility.
Create a legible, safe and attractive
layout. Develop masterplan and design
taking into account transport
requirements for Code for Sustainable
Homes and Lifetime homes.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

walking and cycling with
appropriate signage and
information systems and links to
main destinations.
Potential to extend stream side
walk into area.
4.5

Encourage a switch
from transporting
freight by road to
rail or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
5.1
Protect and enhance
Area is again made up of a series of
habitats and species
improved/arable agricultural fields of low
(taking account of
ecological value. The areas of greatest value
climate change).
for wildlife are a block of broadleaved
woodland (Conygre Covert); a plantation and
belt of linear woodland associated with the
stream corridor to the north of Kington; and
the parkland around Thornbury Castle.

Not applicable

The design of any urban
extension in this area would
need to incorporate habitat
suitable for species present.
Enhance area to improve habitat,
promote movement corridors
and enhance landscape value.

Not applicable

Put in place lifetime strategies to deal
with habitats on-site. Protect
water/flood environment.
Protect/provide wildlife corridors.
Develop masterplan and design codes
to provide a holistic approach to
landscape design and support ecology
(Code for Sustainable Homes).

There are no statutory (SSSI) or non-statutory
(SNCI/RIGS) nature conservation
designations covering or within area.
There are few records of notable or protected
species of flora or fauna. Those species that
have been recorded within Area E are
primarily associated with the woodland or the
wildflower meadow next to Thornbury
Cemetery.
5.2

Promote the
conservation and
wise use of land.

Grade 2 agricultural land – development
would result in reduced future potential for
local food production.
SFRA Level 1 flood modelling for

May have potential to flood –
further flood modelling required.

Locate allotments and opportunities for
local food production in Grade 2 areas.
Use flood sensitive area for flood
storage as part of landscape design.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Thornbury is in need of updating.
5.3

Protect and enhance
landscape and
townscape.

Landscape is significant to the historic
setting of the town. Area contains
Thornbury Castle, St Mary’s Church and
the Sheiling School. Important Parkland
and trees associated with the Castle, with
views possible to the town wall and Castle.
Cemetery along Kington Lane with
associated meadow. Post medieval fields
created by enclosure of medieval parkland.
Open views of Castle from this area and
beyond. Most significant views of Castle
from all surroundings. Important
relationship between historic setting of the
town and its connection to landscape –
significant gateway to open landscape
setting.

5.4

Value and protect
diversity and local
distinctiveness
including rural ways
of life.

Area is predominantly rural in character.
Suburbanisation of rural land

5.5

Maintain and
enhance cultural and
historical assets.

Potential archaeological interest exists that
requires further investigation. Part of area
falls within the Conservation Area and a large
part adjoins it. Area contains Thornbury
Castle, St Mary’s Church and the Sheiling
School. Important Parkland and trees
associated with the Castle. Cemetery
along Kington Lane. Post medieval fields

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to
properly appraise. Any
development would have to be
highly sensitive to the setting of the
Conservation Area and Thornbury
Castle.
Development should avoid
important landscape features and
views to listed buildings and the
historic parkland. Development
would not avoid landscape
important to the historic setting
of the town. Development would
alter the setting of Thornbury and
the perception of its size from
views from the west.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Development at this
location would need to be
particularly sensitive to the setting
of Thornbury Castle, St Mary’s
Church and the Conservation Area.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to
properly appraise.
Need to protect rural and
agricultural character if this area.
Any development would need to be

Incorporate valuable features into the
design of any development.
Develop masterplan and design codes
to promote local distinctiveness and to
protect rural fringe and character of
open country.

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside. Protect
key views.

SA Objectives

Rating

Comments
created by enclosure of medieval parkland.

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

?

Area not within Environment Agency Flood
Zones 1, however further investigation
required to investigate localised flood risk and
potential drainage/sewerage issues. Area
near to Kington Lane would need to be
examined in greater detail to ascertain
whether foul flow can drain by gravity to the
existing Wessex Water Sewage Treatment
Works within Oldbury Lane. Run-off issues to
the north of area where land tapers down to
the west can be dealt with in a straightforward
manner through on/off site attenuation.

6 Minimise consumption of natural resources
6.1
Reduce non?
Topography may allow for
/?
renewable energy
renewables/orientation of buildings
consumption and
suitable for reduction in energy. Close to
“greenhouse
town centre. Too early to properly appraise –
emissions”.
depends on design of development.

Opportunities/Constraints
particularly sensitive in this location
to avoid damaging the historical
setting and character of the town
centre and the setting of Thornbury
Castle and St Mary’s Church. Any
new residents would have excellent
access to historical assets and
pleasant surroundings.
Flood risk on site needs further
appraisal and mitigation to form
part of site wide landscape
approach.

Location near town centre
facilities and public transport
reduces reliance on car use.
Quality of masterplan will greatly
affect the ability to use passive
solar gains and natural light.
Quality and design of building
will affect energy consumption.
Potential for district heating
systems to be linked to
school/council offices.

Potential mitigation

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic approach
towards water management.

Develop masterplan and design codes
to provide holistic approach to use of
natural resources for renewable energy
(Code for Sustainable Homes Level 3+).

SA Objectives
6.2

Rating

Comments

Opportunities/Constraints

Potential mitigation

Keep water
consumption within
local carrying
capacity limits (taking
account of climate
change).
Minimise
consumption and
extraction of
minerals.

?

Too early to properly appraise – depends on
design of development. Sufficient water
supply in area. Sewage system has
capacity for additional housing with
mitigation – further appraisal necessary.

Opportunities to maximise
rainwater capture and grey water
recycling on-site.

Develop masterplan and design codes
to provide holistic approach to use of
water resources (Code for Sustainable
Homes Level 3+).

?

Quality of built environment
design will affect consumption
and extraction of minerals.

Promote code for sustainable homes
Level 3+ which awards credits for
responsible sourcing of materials and
recycling of building materials.

6.4

Reduce waste not
put to any use.

?

Re-use/recycling schemes in place locally.
Source and use of building materials will
determine minerals consumption. Too early
to properly appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling Sort-It
centre on Midland Way.

Consider cumulative effect of
waste management.

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

Encouragement of walking/cycling would
reduce noise and emissions from cars. Also
depends on design of development.

New street lighting might provide
pollution and affect night time
sky. Known Air Quality
Management Area at A38/M4/M5
junction – impact on outcommuting.

Provision of waste management
scheme to minimise waste and promote
recycling. Provision of space on plot to
encourage recycling.
Management of street lighting.

6.3

Area F (Fa and Fb) – North Thornbury
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1
Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

No environmental health issues
present in town. Area Fa not
separated from existing built form of
town by strong barriers and adjacent
to existing housing (Fb by Butt Lane
less well integrated). Area is currently
agricultural. Good links to footpath
network.
Too early to appraise – depends on
form/design of development
Within 15 minute walking distance of
Thornbury Hospital and Health Centre
(including town centre health centre).
Equipped play area within 400 metres.
Health centre within 1200 metres.
Greenfield area, cClose to areas of
historical/cultural attractiveness which
could encourage outdoor activity. Town
centre within 15 minute walking distance
to the west of area (Fa), and pleasant
pedestrian route to centre through
Conservation Area. No cycle paths to
town centre, schools or facilities.
Good access from Fa to Council
offices and town centre employment,
poorer access to Midland Way and
from Fb.
Pedestrian/cycle access to primary

Opportunities/Constraints

Potential mitigation

Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management
area). Area used for recreation–
footpath network. Good opportunity
for Area Fa to integrate well with
existing community. Poorer
opportunity for Fb.
Good accessibility to play area and
health centre.

Development here would need strong
pedestrian, cycle and public transport
links to the town centre. Development
would need to discourage outcommuting. Design would need to
incorporate current recreational use.

Potential to extend streamside walk
corridor across area.
Excellent potential access to
secondary school, especially in Fa.
Opportunities to develop
pedestrian/cycle network.
Primary school accessible. Less so
from Fb.

Design of site would need to
incorporate streamside walk (in Fa) and
link to footpath network. Need for
pedestrian crossings, cycle links, and
public transport to facilitate movement.
Potential to provide allotments within
area. Limited opportunities to improve
access to social and leisure facilities
within walking distance.

Improve signage to health centre.

SA Objectives

Rating

Comments

schools within short and legible
distance. Avon cycleway to south of
area. Equipped play area within 400
metres. Secondary school within area.
Access to countryside and well
developed network of footpaths.
Allotments located next to town centre
at some distance.
2 Support communities that meet people’s needs
2.1
Help make suitable
o
Thornbury needs a wider range of
housing available
/
house types and tenures, focusing on
and affordable for
smaller family homes, units suitable
everyone.
for first time buyers and people who
want to downsize. Need for affordable
housing in Thornbury.Too early to
appraise -– depends on form/design of
development. Any provision of needed
housing is likely to be positive for this
sub-objective.
2.2
Give everyone
Good access to primary schools.
access to learning,
Excellent access to secondary school
training, skills and
from Fa. Good access to town centre
knowledge.
learning facilities (library, Turnberries,
etc).
Secondary school infrastructure is
ageing and will increasingly impact on
the school’s continued ability to
provide a high standard of education.
Secondary school on a split site.
Tertiary education and adult learning
is available in the north fringe of
Bristol. Library in town centre.
2.3
Reduce crime and
o
Thornbury has a low crime rate and
fear of crime.
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however
some footpaths away from roads are

Opportunities/Constraints

Potential mitigation

Site offers potential for a range of
house types and tenures. Fa relative
close proximity to town centre (less
so for Fb) may be suitable for house
types Thornbury needs (e.g. for the
elderly).

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of the elderly.
Promote use of recognised housing
standards, such as Lifetime Homes
gold and Code for Sustainable Homes
Level 3 to minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Potential for development
in Fa to be linked to Castle school
consolidation and re-development.
Development will help to address
falling primary school roles.

Land acquisition to allow for
consolidation of secondary school on
single site.
Potential for library contributions to
improve cultural and community
learning opportunities.

Library facilities in need of
refurbishment.
Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to
facilities.

Secured by Design approach, better
lighting along shortest pedestrian
routes to facilities.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

not well-lit.
2.4

Promote stronger,
more vibrant
communities.

2.5

Increase access to
and participation in
cultural activities.

/

Secondary school within walking
distance. Good access to town centre,
especially from the west south of the
area (Fa). Thornbury has a very strong
identity as a market town but the town
centre lacks full range of shops,
encouraging out-commuting.
Direct links to existing housing areas
and good network of footpaths – no
barriers.
Wider social and cultural opportunities
are concentrated in or near to the town
centre.
Housing areas are permeable but
walking routes are not legible. Good
connections to green stream corridor
in Fa.
Evening economy and cultural events
focused on the town centre, within 15
minute walking distance (Fa).

3 Develop the economy in ways that meet people’s needs
3.1
Give everyone in the
+/?
Employment offer is of mixed types.
?/
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate.
opportunities paid or
Out-commuting to North Fringe/Bristol
unpaid.
impacts on A38 congestion.
Employment provision in town centre
and council offices on Castle Street.

Design should reinforce identity of
the town centre. Good opportunity
for integration with existing
community.

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of residents.
Promote use of design codes to
support local character. Connect to
green stream corridor.

Development in the south west of Area F
(Fa) would need to be highly sensitive to
Conservation Area and the setting of
Thornbury Castle and its grounds,
although these are well screened
from the area. However this location
would give a potential new community
excellent access to attractive historic
open space.

Cultural opportunities associated with
Castle School. Design to mitigate
impact on Conservation Area and
setting of listed buildings. Good quality
design needed.

Depends on form of development and
level of provision of new employment to
be provided and the location of any new
employment. Access to Midland Road
employment estate by cycling
especially from Fa (less so for Fb),
however this may not offer a wide
enough range of opportunities to reduce

Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of
vacant office units to maintain diverse
offer. Focus on local employment to
reduce out-commuting/congestion on
A38.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

commuting elsewhere for work. Current
employment opportunities in Thornbury
are limited in range – potential for outcommuting. Better access to town
centre and Castle Street office
employment.
3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas of
deprivation. Range of employment
types.

3.4

Meet local needs
locally.

3.5

Increase the
circulation of wealth
within the area.

o
/

Depends on location of development
within the area. Excellent access by
cycle or foot from south west of Area Fa
to High Street facilities and secondary
school and . Reasonable access to
employment opportunities at Midland
Road, excellent access to town centre
and Castle Street employment. Access
much poorer in north/north west of the
area (Fb).
At present there is a balance of in/out
commuting for employment.
Thornbury supports local food
production.
Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable number of
independent traders. Too early to
properly appraise - depends on level/type

Thornbury is a desirable location, so
houses prices/demand relatively
high.
Too early to appraise - depends on
level/type of employment provision
Thornbury is a desirable location, so
houses prices/demand relatively
high.
Too early to appraise - depends on
level/type of employment provision.
Potential to improve cycle links and
public transport to town centre and
employment.

Encourage home working.
Encourage uptake of vacant office
units. Increase town centre footfall
through increasing local population.
Good access to Council offices and
town centre employment, but poorer

Ensure range of house types/tenures.
Promote diverse employment base.

Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public
transport links to services and facilities.
Any development should support the
town centre and not detract from its
offer.

Provide good walking/cycling/public
transport links to services, facilities and
employment.

SA Objectives

Rating

Comments
of employment provision.

3.6

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising.

Opportunities/Constraints
access to Midland Way.

Net out-commuting for work and
Out commuting means reliance on
tertiary education.
car and greater use of fossil fuels.
Local business premises vacancies.
Opportunity to offer home working to
Leisure, social and cultural activities
reduce car journeys.
strong in/near to town centre to North
Fringe and Bristol. Too early to appraise
- depends on form/design of
development.
4 Provide access to meet people’s needs with least damage to communities and the environment
4.1
Increase choice of
/
No current car clubs or car sharing
Walking/cycling to town centre in the
method of travel
/
schemes.
south of Area Fa has excellent potential
Current footpath network through
to be encouraged however access is
town not legible. Cycle routes
much poorer to the north and west (Fb).
disjointed and not legible. Bus route
does not currently run past/through
area.
4.2

Reduce the
need/desire to
travel by air

4.2
4.3

Help everyone
access basic
services easily,
safely and affordably.

4.3
4.4

Make public
transport, cycling and
walking easier and
more attractive.

o
?

o

/

Potential mitigation

Not applicable

Not applicable

Relatively near to town centre facilities
towards the south of Area F (Fa) but to
the north and west access is poor (Fb).
Good access to secondary school
(excellent access to south of the area
Fa).
Opportunities for home/smarter
working.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.
No real time information for bus

Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.

To the south of the area walking/cycling
to town centre facilities would be
encouraged (Fa), although this may not
be the case to the north/west of the area

Develop masterplan and design codes
to provide requirement for high
standards of energy efficiency and use
of renewable energy within buildings
and layout of scheme. Promote
sustainable forms of transport.

Provide good walking/cycling/public
transport links to services and facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network.
Discourage out-commuting. Bus route
diverted through area.
Not applicable

Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links to
services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath
legibility and network.
Contribute to better public transport
and information systems.
Secure and enhance cycle and walking
network with improved legibility.

SA Objectives

Rating

Comments
services. Good recreational walks into
surrounding countryside.

4.5

Encourage a switch
from transporting
freight by road to
rail or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
An area of intensive farmland, consisting
5.1
Protect and enhance
almost entirely of arable/improved
habitats and species
pasture and well-managed hedgerows.
(taking account of
The most ecologically valuable parts of
climate change).
Area F is Park Mill Covert SNCI to the
west; and the linear woodland,
plantations and ponds linking the SNCI to
Thornbury Park and Castle on its western
edge.

Opportunities/Constraints
as distance is greater. Poor access to
Bristol bus route other than in the far
east of the area.
Need to promote a joined up system
of public transport, walking and
cycling with appropriate signage and
information systems and links to
main destinations.
Potential to extend streamside walk
through area (Fa).
Not applicable

The design of any urban extension in
this area would need to incorporate
habitat suitable for species present.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.
Potential to extend and manage to
wildlife corridor along stream.

Potential mitigation
Create a legible, safe and attractive
layout. Develop masterplan and design
taking into account transport
requirements for Code for Sustainable
Homes and Lifetime homes.

Not applicable

Put in place lifetime strategies to deal
with habitats on-site. Protect
water/flood environment.
Protect/provide wildlife corridors.
Develop masterplan and design codes
to provide a holistic approach to
landscape design and support ecology
(Code for Sustainable Homes Level
3+).

There are no records of notable or
protected species of flora or fauna.
5.2

Promote the
conservation and
wise use of land.

/

Most land immediately surrounding
Thornbury is Grade 2 agricultural land,
although Grade 3 land is present to the
north of Park Farm, so this area is less
valuable for future food production
overall when compared to the other
areas.
SFRA Level 1 flood modelling for
Thornbury is in need of updating.

May have potential to flood – further
flood modelling required.

Locate allotments and opportunities for
local food production in Grade 2 areas.
Use flood sensitive area for flood
storage as part of landscape design.

SA Objectives

Rating

5.3

Protect and enhance
landscape and
townscape.

/

5.4

Value and protect
diversity and local
distinctiveness
including rural ways
of life.

/?
/

5.5

Maintain and
enhance cultural and
historical assets.

/?

Comments
Fa contains listed buildings
associated with Park Farm and
medieval fishponds and woodland
adjoining existing development. Area
predominantly improved agricultural
land. Views to listed buildings
possible from Butt Lane and Fb. No
views to Castle or into Conservation
Area – well screened. No significant
long distance views into area Fa. Land
in Fa is relatively flat - no ridge slopes,
Fb is higher. Views from the north
back towards the area.
Few strong boundaries to
development in Fa, with Butt Lane
forming strong boundary to existing
development in Fb. Stream corridor
crosses Fa from fishponds towards
Park Mill Covert to the west.
Post medieval fields created by
enclosure of medieval parkland in Fa
and late medieval enclosures in Fb.
Area is predominantly agricultural and
rural in character Depends on design of
new development to ensure that any
development is sensitive to its
surroundings. Development to the
south/west of Area F (Fa) would need to
be particularly sensitive to the setting of
Thornbury Castle and the Conservation
Area. Area is better linked to existing
housing so suburbanisation is less of
an impact than in other areas.
Potential archaeological interest exists in
the south/west of Area F (Fa).
Development would need to be
particularly sensitive in this location to

Opportunities/Constraints

Potential mitigation

Much of the Park Farm area has high
intrinsic landscape value, however the
area is outside of the Conservation
Area. Fa well screened from castle
parkland and Sheiling School by tree
belt. Opportunity to extend
recreational landscape of stream.
Medieval fish ponds are a constraint
which must inform the design of any
development, and are also an
opportunity for
landscape/recreation/ecological
value.

Incorporate valuable features into the
design of any development.
Develop masterplan and design codes
to promote local distinctiveness and to
protect rural fringe and character of
open country. Protection of views to
rural farm buildings and important
trees. Masterplan to mitigate impact of
development on fishponds,
Conservation Area boundary and listed
buildings at Park Farm.

Development to the south/west of Area
F would need to be particularly sensitive
to the setting of Thornbury Castle,
fishponds and the Conservation Area.
Need to protect rural and agricultural
character of this area. Potential to
develop a strong edge to the town.

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.
Masterplan to mitigate impact of
development on fishponds,
Conservation Area boundary and listed
buildings at Park Farm.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

avoid damaging the historical setting and
character of the town centre, the setting
of Thornbury Castle, fishponds and the
Conservation Area. Post medieval
fields created by enclosure of
medieval parkland in Fa and late
medieval enclosures in Fb. Good tree
groups make focal points in
landscape.

appraise.
Need to protect rural and agricultural
character of this area and significant
views of buildings and tree groups.
Any new residents in the south/west of
Area F would have excellent access to
historical assets and pleasant
surroundings and open countryside in
the rest of Area F.

Protection of views to listed farm
buildings and important trees.
Masterplan to mitigate impact of
development on fishponds,
Conservation Area boundary and listed
buildings at Park Farm.

Area not within Environment Agency
Flood Zones 1, however further
investigation required to investigate
localised flood risk and potential
drainage/sewerage issues.
Lower Severn Internal Drainage Board
have previously expressed concern that
surface water run-off from this area
closest to their boundary may adversely
impact rhine levels so developed run-off
would need to be controlled which can be
straightforward to deal with by on or off
site attenuation.
6 Minimise consumption of natural resources
6.1
Reduce non?
Flat topography may allow for
/?
renewable energy
renewables/orientation of buildings
consumption and
suitable for reduction in energy. Area
“greenhouse
remote from town centre. Too early to
emissions”.
properly appraise – depends on design of
development.

Flood risk on site needs further
appraisal and mitigation to form part
of site wide landscape approach.

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic approach
towards water management.

Remote location would encourage car
use. Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural light.
Quality and design of building will
affect energy consumption. Potential
for district heating systems to be
linked to Castle school.
Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design codes
to provide holistic approach to use of
natural resources for renewable energy
(Code for Sustainable Homes Level 3+).

5.6

6.2

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

Keep water
consumption within
local carrying
capacity limits (taking
account of climate

?

?

Too early to properly appraise – depends
on design of development. Sufficient
water supply in area. Sewage system
has capacity for additional housing
with mitigation – further appraisal

Develop masterplan and design codes
to provide holistic approach to use of
water resources (Code for Sustainable
Homes Level 3+).

SA Objectives

Rating

change).

Comments

Opportunities/Constraints

Potential mitigation

necessary.

6.3

Minimise
consumption and
extraction of
minerals.

?

6.4

Reduce waste not
put to any use.

?

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling
Sort-It centre on Midland Way.

Quality of built environment design
will affect consumption and
extraction of minerals.

Promote code for sustainable homes
Level 3+ which awards credits for
responsible sourcing of materials and
recycling of building materials.

Consider cumulative effect of waste
management.

Provision of waste management
scheme to minimise waste and promote
recycling. Provision of space on plot to
encourage recycling.

Encouragement of walking/cycling would
reduce noise and emissions from cars.
Also depends on design of development.

New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area
at A38/M4/M5 junction – impact on
out-commuting. Shorter distance to
secondary school and town centre
from Fa than other areas along
Morton Way – potential for
walking/cycling to be encouraged.

Management of street lighting.

Appendix 11: Thornbury Options Appraisal Matrices
Having appraised broad areas of search A to Fb as detailed in Appendix 10, Areas C, E and Fb were deleted from further
investigation due to them being subject to significant constraints such as Conservation Area designation, important
views, insurmountable flooding/drainage implications, long distance from services/facilities, and/or difficulty of potential
development to integrate with the current built form for the town.
The remaining areas were refined down to six more geographically specific options (referred to as Options 1 to 6). These
options did not represent precise site boundaries but instead gave a general indication of the extent and location of
potential development options.
Appendices 10 and 11, together with the main SA Report, have been updated and re-drafted in response to comments
made to the consultation draft SA Report in summer 2010. Sub-objectives 4.2 and 4.5 were omitted from previous
matrices as they are not applicable to Thornbury, however they have now been included for consistency with appraisals
of other development areas.

Option 1 – Morton Way north
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1
1.1

Improve Health
Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily exercise.

Rating

o
/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

Opportunities/Constraints

Potential mitigation

Morton Way is the main route running
along the eastern edge of the town.
Option 1 is beyond Morton Way which
increases distance from town centre.
Existing settlement presents its back to
Morton Way. No environmental health
issues present in town. Option 1 is
currently agricultural. Good links to
footpath network.
Too early to appraise – depends on
form/design of development
Within 15 minute walking distance of
Thornbury Hospital/Health Centre. Equipped
play area within 400 metres. Health centre
within 1200 metres.
Access to High Street and employment
centres considerably outside of comfortable
15 minute walking distance. which will not
encourage walking to services however
cycling to facilities could be encouraged., No
cycle paths to town centre, schools or
facilities. Driving is likely to be the preferred
means of access. Thornbury leisure centre
on the opposite side of the town. Avon
cycleway to south of area. Equipped play
area within 400 metres.
Pedestrian/cycle access to primary
schools – distances suitable but routes
are illegible. Secondary school long

Lessens ease of integration with
existing community - Morton Way
forms strong barrier.
Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management area).
Area used for recreation – footpath
network.

Development here would need
very strong community,
pedestrian, cycle and public
transport links in order to break
down separation caused by
Morton Way.
Development would need to
discourage out-commuting.
Design would need to
incorporate current recreational
use.
Improve signage to health centre.

Good accessibility to play area and
health centre, although route to health
centre illegible.
Potential to extend streamside walk
corridor across area.
Access to secondary and primary
schools not legible and would mean
crossing Morton Way.
Distances to services will not
encourage walking.
Opportunities to develop
pedestrian/cycle network.
Location of Option 1 encourages use
of the car to access local facilities.
Long distance from allotments. Good
accessibility to play area.

Design of site would need to
incorporate streamside walk and
link to footpath network. Need
for pedestrian crossings, cycle
links, and public transport to
facilitate movement.
Potential to provide allotments
within area. Limited
opportunities to improve access
to social and leisure facilities
within walking distance.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Site offers potential for a range of
house types and tenures. However
distance from town centre and facilities
may not be suitable for the house
types Thornbury needs (e.g. for
elderly).

Development here would need
very strong pedestrian, cycle and
public transport links in order to
support the needs of the
elderly/less wealthy.
Promote use of recognised
housing standards, such as
Lifetime Homes gold and Code
for Sustainable Homes Level 3 to
minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to allow
for consolidation of secondary
school on single site.

distance from Option 1.
Access to countryside and well developed
network of footpaths. Allotments located
next to town centre.
2
2.1

Support communities that meet people’s needs
Help make suitable
o
Thornbury needs a wider range of house
housing available and
/
types and tenures, focusing on smaller
affordable for
family homes, units suitable for first time
everyone.
buyers and people who want to downsize.
Need for affordable housing in Thornbury.
Too early to appraise -– depends on
form/design of development. Any provision of
needed housing is likely to be positive for this
sub-objective.

2.2

Give everyone access
to learning, training,
skills and knowledge.

2.3

Reduce crime and fear
of crime.

o

Primary schools within 10 minute walking
distance. Secondary school within 15 minute
walking distance. Town centre learning
facilities (library, Turnberries, etc) not in
easy walking distance. Secondary school
infrastructure is ageing and will
increasingly impact on the school’s
continued ability to provide a high
standard of education. Secondary school
on a split site. Tertiary education and adult
learning is available in the north fringe of
Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however some
footpaths away from roads are not well-lit.

Library facilities in need of
refurbishment, and not in easy
walking/cycling distance of area.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to facilities.

Potential for library contributions
to improve cultural and
community learning
opportunities.

Secured by Design approach,
better lighting along shortest
pedestrian routes to facilities.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

An increase in population would need
to support town centre and range of
social and cultural opportunities
available.
Locating development adjacent to Morton
Way may encourage residents to use their
car to travel to the Mall for shopping rather
than Thornbury town centre due to the
ease of access to the A38 and distance
from the town centre. Access to town
centre would be largely car-based.
Development at this location may not
improve trade/vibrancy in the town centre.
Poor legibility of walking routes is a
constraint.
Design should reinforce identity of the
town centre.
Potential new residents would not have
good (walking distance) access to
Thornbury’s historical/cultural assets
concentrated on the western side of the
town.

Development here would need
very strong pedestrian, cycle and
public transport links in order to
support the needs of residents.
Promote use of design codes to
support local character.
Improve legibility of walking
routes to services and town
centre. Connect to green stream
corridor.

Depends on form of development and
proximity to location of any new
employment areas. If no further
employment is provided then walking and
cycling to current employment
opportunities will not be encouraged due
to them being considerably outside of a
comfortable 15 minute walking distance.

Provide good
walking/cycling/public transport
links to current employment
opportunities. Encourage uptake
of vacant office units to maintain
diverse offer. Focus on local
employment to reduce outcommuting/congestion on A38.

Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision

Ensure range of house
types/tenures.
Promote diverse employment
base.

2.4

Promote stronger,
more vibrant
communities.

Thornbury has a very strong identity as a
market town but town centre lacks full
range of shops, encouraging outcommuting.
Local pub on Gloucester Road, however
wider social and cultural opportunities are
concentrated in or near to the town centre,
more than 1200 metres away.
Housing areas are permeable but walking
routes are not legible. Good connections
to green stream corridor.
Option separated from existing community
by Morton Way which forms a strong
barrier to integration.

2.5

Increase access to and
participation in cultural
activities.

Evening economy and cultural events
focused on the town centre, outside of 15
minute walking distance.

3
3.1

Develop the economy in ways that meet people’s needs
Give everyone in the
?/
Employment offer is of mixed types.
district access to
Vacant office units in town centre and
satisfying work
Midland Way estate.
opportunities paid or
Out-commuting to North Fringe/Bristol
unpaid.
impacts on A38 congestion.

3.2

Help everyone afford a
comfortable standard
of living.

o
?

Thornbury has no significant areas of
deprivation.

Explore opportunity for
cultural/community centre within
development.

SA Objectives

Rating

3.3

Reduce poverty and
income inequality.

3.4

Meet local needs
locally.

3.5

Increase the circulation
of wealth within the
area.

o

3.6

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising.

o
?

4

o
?

Comments

Opportunities/Constraints

Potential mitigation

Thornbury has no significant areas of
deprivation. Range of employment types.

Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
The New community would not be well
served by town centre shops, facilities or
Midland Way employment as they are all
considerably outside of a comfortable 15
minute walking distance (1200 metre); car
usage would be encouraged.
Location of this area may continue net
out-commuting.

Ensure range of house
types/tenures.
Promote diverse employment
base.
Provide good
walking/cycling/public transport
links to services and facilities.
Any development should support
the town centre and not detract
from its offer.

Encourage home working. Encourage
uptake of vacant office units. Increase
town centre footfall through increasing
local population.
The community would not be well
served by town centre shops, facilities
or Midland Way employment as they
are all considerably outside of a
comfortable 15 minute walking
distance; car usage would be
encouraged.

Provide good
walking/cycling/public transport
links to services, facilities and
employment.

Out commuting means reliance on car
and greater use of fossil fuels.
Opportunity to offer home working to
reduce car journeys.
Distance from town centre mitigates
against walking/cycling opportunities.

Develop masterplan and design
codes to provide requirement for
high standards of energy
efficiency and use of renewable
energy within buildings and
layout of scheme. Promote
sustainable forms of transport.

Town centre shops, facilities and
employment are on opposite side of the
town.
Small newsagents/convenience store is within
10 minute walking distance, however this is
unlikely to fulfil anything more than the most
basic of needs.
At present there is a balance of in/out
commuting for employment.
Thornbury supports local food production.
Shortage of higher managerial and
professional types of employment within
Thornbury. Proportionally Thornbury has
a reasonable number of independent
traders. Too early to properly appraise depends on level/type of employment
provision.

Net out-commuting for work and tertiary
education to North Fringe and Bristol.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre. Too early to
appraise - depends on form/design of
development.

Provide access to meet people’s needs with least damage to communities and the environment

SA Objectives
4.1

Increase choice of
method of travel

Rating

/

Comments

Opportunities/Constraints

Potential mitigation

Location of development considerably outside
of comfortable 15 minute walking distance
(1200m) to town centre facilities.
Public transport runs along Morton Way to
the town centre and into Bristol.
No current car clubs or car sharing
schemes.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible.
Not applicable

Cycling to town centre and employment at
Midland Way has potential to be
encouraged.
Option 1 would make use of and
support existing public transport
network.
Footpath and cycle network could be
improved, however car travel likely to be
used to access town centre facilities,
exacerbating current parking problems.
Not applicable

Provide good
walking/cycling/public transport
links to services and facilities.
Promote local car sharing groups
and sustainable forms of
transport.
Improvements to cycle and
footpath legibility and network.
Discourage out-commuting.

Promote technology and space
requirements to encourage home
and smarter working. Provide
good walking/cycling/public
transport links to services and
facilities.
Promote local car sharing
groups.
Improvements to cycle and
footpath legibility and network.
Contribute to better public
transport and information
systems.
Secure and enhance cycle and
walking network with improved
legibility.
Create a legible, safe and
attractive layout. Develop
masterplan and design taking
into account transport
requirements for Code for

4.2

Reduce the
need/desire to travel
by air

o

4.3
4.2

Help everyone access
basic services easily,
safely and affordably.

/

Development would be isolated from existing
shops and facilities in the town centre as well
as local employment – distance more than
1200m. Local bus route to High Street runs
along Morton Way to which there would be
access.

Use of the car likely to be encouraged.
Home/smarter working helps to reduce
congestion and out-commuting.
Opportunities for home/smarter
working.

4.4
4.3

Make public transport,
cycling and walking
easier and more
attractive.

/

Access to hourly bus route to Bristol via
Thornbury town centre along Gloucester
Road, and access to local bus route on
Morton Way. Current footpath network
through town not legible. Cycle routes
disjointed and not legible.
No real time information for bus services.
Route to secondary school not legible or
well lit. Good access (800m) to primary
schools but routes not legible.

Walking and cycling to shops, services
and employment would be discouraged
due to long distances. Potential for
cycling to be encouraged. Locating
development adjacent to Morton Way may
encourage residents to use their car to
travel to the Mall for shopping rather than
Thornbury town centre due to the ease of
access to the A38 and distance from the
town centre.
Option 1 would make use of and

Not applicable

SA Objectives

Rating

o

Comments

Opportunities/Constraints

Potential mitigation
Sustainable Homes and Lifetime
homes.

Not applicable

support existing public transport
network.
Footpath and cycle network could be
improved, however car travel likely to
be used to access town centre
facilities, exacerbating current parking
problems.
Need to promote a joined up system of
public transport, walking and cycling
with appropriate signage and
information systems and links to main
destinations.
Potential to extend stream side walk
into area.
Not applicable

4.5

Encourage a switch
from transporting
freight by road to rail
or water.

5
5.1

Maintain and improve environmental quality and assets
Protect and enhance
Phase 1 habitat maps indicate the area in
habitats and species
which Option 1 lies consists almost entirely of
(taking account of
intensive, improved pasture and arable fields,
climate change).
intersected by a series of robust but wellmanaged hedgerows; and a meandering
stream corridor with a few field ponds.
There are no statutory (SSSI) or nonstatutory (SNCI/RIGS) nature conservation
designations covering or within Area 1.
There are very few records of notable or
protected species in the environs of Option 1.
Hedgehog and song thrush, two national
priority species included on the South
Gloucestershire Biodiversity Action Plan
(BAP) are associated with the southern site
boundary along Knapp Road. The design of

Option 1 would need to incorporate
habitat suitable for Hedgehog and
Song Thrush.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.
Potential to extend and manage to
wildlife corridor along stream.

Not applicable

Put in place lifetime strategies to
deal with habitats on-site.
Protect water/flood environment.
Protect/provide wildlife
corridors. Develop masterplan
and design codes to provide a
holistic approach to landscape
design and support ecology
(Code for Sustainable Homes
Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Greenfield area is currently in agricultural use;
future sustainable food production potential
may be harmed. Grade 2 agricultural land.
SFRA Level 1 flood modelling for
Thornbury is in need of updating.

May have potential to flood – further
flood modelling required.

Option 1 presents a strong rural character.
Undulating agricultural land with strong
ridge slope to the north that gives views
back across the area. Contours add visual
interest, together with attractive groups of
farm buildings north east and significant
clumps of trees. Intricate and intimate
landscape associated with the stream.
Attractive ponds along Gloucester Road
north of the option. Disconnected from
main urban area by Morton Way which
forms a strongly defined edge to
development. Housing development along
Morton Way side/back on to Morton Way.
Long distance views from A38 and all
across area and down across onto levels.
Southern part of area is well vegetated
landscape linking to distinct valley feature.
Views of farm buildings from Morton Way
are important features within the
landscape. Field pattern based on late
medieval enclosures. Development would
avoid important ridgelines and would not
harm historical/heritage value that
predominates in other areas of the town.
Area of lesser landscape value than other
surrounding areas of Thornbury although

Development should avoid important
ridgelines and would not harm
historical/heritage value that
predominates in other areas of the
town. Option of lesser landscape value
than other surrounding areas of
Thornbury although intrinsic value in
several locations is present and
adjacent which any development would
need to be sensitive towards.
Opportunity to extend recreational
landscape of stream. Breeching the
strongly defined edge to development
of Morton Way and placing
development in this rural landscape
will have a major impact.

Locate allotments and
opportunities for local food
production in Grade 2 areas.
Use flood sensitive area for flood
storage as part of landscape
design.
Incorporate valuable features
into the design of any
development.
Develop masterplan and design
codes to promote local
distinctiveness and to protect
rural fringe and character of
open country. Protection of
views to rural farm buildings and
important trees, and from higher
ground.

any urban extension in this area would need
to incorporate habitat suitable for the two
species.
5.2

Promote the
conservation and wise
use of land.

5.3

Protect and enhance
landscape and
townscape.

?

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Depends on design of new development
to ensure that any development is
sensitive to its surroundings. Too early to
properly appraise.
Need to protect rural and agricultural
character of this area. Breeching the
current strongly defined edge to
development could set a precedent for
continued expansion.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and agricultural
character of this area, and significant
views of buildings and tree groups.
Flood risk on site needs further
appraisal and mitigation to form part of
site wide landscape approach.

Develop masterplan and design
codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.

intrinsic value in several locations is present
which any development would need to be
sensitive towards.
5.4

Value and protect
diversity and local
distinctiveness
including rural ways of
life.

?

Option 1 is predominantly agricultural and
rural in character, protected by the strong
edge to development of Morton Way.
Suburbanisation of rural land and
ridgelines.

5.5

Maintain and enhance
cultural and historical
assets.

/?
/

Area not of historical/cultural significance.
Views to farm buildings from Morton Way.
Some potential archaeological interest exists
that may require further investigation. Field
pattern based on late medieval enclosures.
Good tree groups make focal points in
landscape and ridgeline to east.

5.6

Reduce vulnerability to
flooding and sea level
rise (taking account of
climate change).

?

6
6.1

Area not within Environment Agency Flood
Zone 1, however further investigation required
to investigate localised flood risk and potential
drainage/sewerage issues. Attenuation
treatment (e.g. storage) very likely to be
required if area is developed.
Minimise consumption of natural resources
Reduce non-renewable
/?
Topography may allow for
energy consumption
renewables/orientation of buildings
and “greenhouse
suitable for reduction in energy. Area
emissions”.
remote from town centre. Too early to
properly appraise – depends on design of
development. Remote location would
encourage car use.

Remote location would encourage car
use. Quality of masterplan will greatly
affect the ability to use passive solar
gains and natural light. Quality and
design of building will affect energy
consumption. Potential for district
heating systems limited.

Develop masterplan and design
codes to promote local
distinctiveness of the market
town and the character of the
rural fringe/open countryside.
Protect key views.

Flood risk on site needs further
site specific and strategic
appraisal and mitigation to form
part of site wide landscape
approach. Holistic approach
towards water management.
Develop masterplan and design
codes to provide holistic
approach to use of natural
resources for renewable energy
(Code for Sustainable Homes
Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

6.2

Keep water
consumption within
local carrying capacity
limits (taking account of
climate change).

?

Too early to properly appraise – depends on
design of development. Sufficient water
supply in area. Sewage system has
capacity for additional housing with
mitigation – further appraisal necessary.

Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design
codes to provide holistic
approach to use of water
resources (Code for Sustainable
Homes Level 3+).

6.3

Minimise consumption
and extraction of
minerals.

?

Quality of built environment design will
affect consumption and extraction of
minerals.

Promote code for sustainable
homes Level 3+ which awards
credits for responsible sourcing
of materials and recycling of
building materials.

6.4

Reduce waste not put
to any use.
Minimise land, water,
air, light, noise, and
generic pollution.

?

Re-use/recycling schemes in place locally.
Source and use of building materials will
determine minerals consumption. Too early
to properly appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development
Site distant from services/facilities.
Currently in agricultural use so no
environmental health issues.

Area is too distant from
shops/facilities/employment to encourage
walking; car use would be encouraged,
increasing emissions and noise.
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area at
A38/M4/M5 junction – impact on outcommuting.

Management of street lighting.

6.5

Option 2 – Morton Way central
Positive effect
Negative effect
SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles
especially routine
daily exercise.

Major negative effect
o = not applicable

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Rating

Comments

Opportunities/Constraints

o
/

Morton Way is the main route running
along the eastern edge of the town.
Area is beyond Morton Way which
increases distance from town centre.
Existing settlement presents its back to
Morton Way. No environmental health
issues present in town. Area is
currently agricultural. Good links to
footpath network.
Too early to appraise – depends on
form/design of development
Option outside of comfortable within 15
minute walking distance of Thornbury
Hospital and Health Centre, but within
comfortable cycling distance.
Equipped play areas within 1200
metres.
Access to High Street considerably
outside of comfortable 15 minute walking
distance however cycling to facilities could
be encouraged.., No cycle paths to town
centre, schools or facilities. Driving is
likely to be the preferred means of access.
Thornbury leisure centre on the
opposite side of the town.
Pedestrian/cycle access to primary
schools. Secondary school long
distance from area.

Lessens ease of integration with
existing community - Morton Way
forms strong barrier.
Environmental health not affected
by development in Thornbury,
however out-commuting could have
an impact on wider road network at
A38/M5/M4 junction (air quality
management area). Area used for
recreation – footpath network.

Development here would need very strong
community, pedestrian, cycle and public
transport links in order to break down
separation caused by Morton Way.
Development would need to discourage outcommuting. Design would need to incorporate
current recreational use.

Good accessibility to play area and
health centre, although routes
illegible.

Improve signage to health centre and play
area.

Access to secondary and primary
schools would mean crossing
Morton Way.
Distances to services will not
encourage walking.
Opportunities to develop
pedestrian/cycle network.
Location of area encourages use of
the car to access local facilities.
Long distance from allotments.
Accessibility to cycleway and play

Need for pedestrian crossings, cycle links, and
public transport to facilitate movement.
Potential to provide allotments within area.
Limited opportunities to improve access to
social and leisure facilities within walking
distance.

/

Potential mitigation

SA Objectives

Rating

Comments

Access to countryside and well
developed network of footpaths.
Allotments located next to town centre.
Equipped play area within 400 metres.
Avon Cycleway runs through area to
the north.
2 Support communities that meet people’s needs
2.1 Help make
Thornbury needs a wider range of
o
suitable housing
/
house types and tenures, focusing on
available and
smaller family homes, units suitable for
affordable for
first time buyers and people who want
everyone.
to downsize. Need for affordable
housing in Thornbury. Too early to
appraise -– depends on form/design of
development. Any provision of needed
housing is likely to be positive for this subobjective.
2.2 Give everyone
Primary schools within 10-15 5-10 minute
access to
walking distances. Secondary school
learning, training,
possibly within convenient walking
distance and within cycling distance but
skills and
route illegible.
knowledge.
Town centre learning facilities (library,
Turnberries, etc) not in easy walking
distance.
Secondary school infrastructure is
ageing and will increasingly impact on
the school’s continued ability to
provide a high standard of education.
Secondary school on a split site.
Tertiary education and adult learning is
available in the north fringe of Bristol.
Library in town centre.
2.3 Reduce crime
o
Thornbury has a low crime rate and
and fear of crime.
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however

Opportunities/Constraints

Potential mitigation

area.

Site offers potential for a range of
house types and tenures. However
distance from town centre facilities
may not be suitable for the house
types Thornbury needs (e.g. for
elderly).

Development here would need very strong
pedestrian, cycle and public transport links in
order to support the needs of the elderly/less
wealthy.
Promote use of recognised housing
standards, such as Lifetime Homes gold and
Code for Sustainable Homes Level 3 to
minimise heating and maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to allow for
consolidation of secondary school on single
site.
Potential for library contributions to improve
cultural and community learning
opportunities.

Library facilities in need of
refurbishment, and not in easy
walking/cycling distance of area.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to
facilities.

Secured by Design approach, better lighting
along shortest pedestrian routes to facilities.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

some footpaths away from roads are
not well-lit.
2.4

Promote
stronger, more
vibrant
communities.

2.5

Increase access
to and
participation in
cultural activities.

Thornbury has a very strong identity as
a market town but town centre lacks
full range of shops, encouraging outcommuting.
Wider social and cultural opportunities
are concentrated in or near to the town
centre, more than 1200 metres away.
Housing areas are permeable but
walking routes are not legible.
Option separated from existing
community by Morton Way which forms
a strong barrier to integration.
Evening economy and cultural events
focused on the town centre, outside of
15 minute walking distance.

3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in
?/
Employment offer is of mixed types.
the district access
Vacant office units in town centre and
to satisfying work
Midland Way estate.
opportunities paid
Out-commuting to North Fringe/Bristol
or unpaid.
impacts on A38 congestion.

3.2

Help everyone
afford a
comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

Locating development adjacent to
Morton Way may encourage residents
to use their car to travel to the Mall for
shopping rather than Thornbury town
centre due to the ease of access to the
A38 and long distance from the town
centre. Access to town centre would
be largely car-based. Development
at this location would not improve
trade/vibrancy in the town centre.
Design should reinforce identity of
the town centre.
Potential new residents would not have
good (walking distance) access to
Thornbury’s historical/cultural assets
concentrated on the western side of
the town.

Development here would need very strong
pedestrian, cycle and public transport links in
order to support the needs of residents.
Promote use of design codes to support local
character. Improve legibility of walking routes
to services and town centre.

Depends on form of development and
level of provision of new employment
to be provided and distance to the
location of any new employment areas.
If no further employment is provided
then walking to current employment
opportunities will not be encouraged
due to distance, although cycling could
be. Current employment opportunities
in Thornbury are limited in range.
Thornbury is a desirable location, so
houses prices/demand relatively
high.
Too early to appraise - depends on
level/type of employment provision

Provide good walking/cycling/public transport
links to current employment opportunities.
Encourage uptake of vacant office units to
maintain diverse offer. Focus on local
employment to reduce outcommuting/congestion on A38.

Explore opportunity for cultural/community
centre within development.

Ensure range of house types/tenures.
Promote diverse employment base.

SA Objectives

Rating

3.3

Reduce poverty
and income
inequality.

o
?

3.4

Meet local needs
locally.

3.5

Increase the
circulation of
wealth within the
area.

o

3.6

Reduce the
vulnerability of
the economy to
climate change
and harness
opportunities
arising.

o
?

Comments
Thornbury has no significant areas of
deprivation. Range of employment
types.

High Street and Midland Way employment
considerably further than comfortable 15
minute walking distance. Town centre
shops, facilities and employment are
on opposite side of the town. At
present there is a balance of in/out
commuting for employment.
Thornbury supports local food
production. Local shops at Primrose
Drive and Oakleaze Road are within 10
minute walking distance but facilities
offered here are limited.
Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable number of
independent traders. Too early to
properly appraise - depends on level/type
of employment provision.

Opportunities/Constraints
Thornbury is a desirable location, so
houses prices/demand relatively
high.
Too early to appraise - depends on
level/type of employment provision.
The community would not be well
served by town centre shops or
facilities as they are outside of a
comfortable 15 minute walking
distance; car usage would be
encouraged.
Location of this area may continue
net out-commuting.

Encourage home working.
Encourage uptake of vacant office
units. Increase town centre footfall
through increasing local population.
The community would not be well
served by town centre shops and
facilities as they are all considerably
outside of a comfortable 15 minute
walking distance; car usage would
be encouraged.
Out commuting means reliance on
car and greater use of fossil fuels.
Opportunity to offer home working
to reduce car journeys.
Distance from town centre mitigates
against walking/cycling
opportunities.

Net out-commuting for work and
tertiary education to North Fringe and
Bristol.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre. Too early
to appraise - depends on form/design of
development.
4 Provide access to meet people’s needs with least damage to communities and the environment

Potential mitigation
Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public transport
links to services and facilities. Any
development should support the town centre
and not detract from its offer.

Provide good walking/cycling/public transport
links to services, facilities and employment.

Develop masterplan and design codes to
provide requirement for high standards of
energy efficiency and use of renewable energy
within buildings and layout of scheme.
Promote sustainable forms of transport.

SA Objectives
4.1

Increase choice
of method of
travel

4.2

Reduce the
need/desire to
travel by air

4.3
4.2

Help everyone
access basic
services easily,
safely and
affordably.

4.4
4.3

Make public
transport, cycling
and walking
easier and more
attractive.

Rating

Comments

Opportunities/Constraints
This area would make use of and
support existing public transport
network.
Footpath and cycle network could
be improved, however car travel likely
to be used to access town centre
facilities, exacerbating current parking
problems.

Provide good walking/cycling/public transport
links to services and facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath legibility
and network. Discourage out-commuting.

o

Location of development considerably
outside of comfortable 15 minute walking
distance to town centre facilities.
Public transport runs along Morton
Way to the town centre and into Bristol.
No current car clubs or car sharing
schemes.
Current footpath network through town
not legible. Cycle routes disjointed and
not legible.
Not applicable

Not applicable

Not applicable

Development would be isolated from
existing shops and facilities in the town
centre as well as local employment. Local
bus route to High Street runs along
Morton Way to which there would be
access.

Use of the car likely to be encouraged.
Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.

Access to hourly bus route to Bristol via
Thornbury town centre along Gloucester
Road, and access to local bus route on
Morton Way (309/310).
Current footpath network through town
not legible. Cycle routes disjointed and
not legible. No real time information for
bus services. Route to secondary
school not legible. Good access
(400m) to primary school.

Walking and cycling to shops, services
and employment would be discouraged
due to long distances. Potential for
cycling to be encouraged. Locating
development adjacent to Morton Way
may encourage residents to use their
car to travel to the Mall for shopping
rather than Thornbury town centre due
to the ease of access to the A38 and
distance from the town centre.
This option would make use of and
support existing public transport
network.
Footpath and cycle network could
be improved, however car travel
likely to be used to access town

Promote technology and space requirements
to encourage home and smarter working.
Provide good walking/cycling/public transport
links to services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath legibility
and network.
Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network with improved legibility.
Create a legible, safe and attractive layout.
Develop masterplan and design taking into
account transport requirements for Code for
Sustainable Homes and Lifetime homes.

/

/

Potential mitigation

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

centre facilities, exacerbating
current parking problems.
Need to promote a joined up system
of public transport, walking and
cycling with appropriate signage
and information systems and links
to main destinations.
4.5

Encourage a
switch from
transporting
freight by road
to rail or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
5.1 Protect and
Area consists almost entirely of intensive,
enhance habitats
improved pasture and arable fields,
and species
intersected by a series of robust but well(taking account of
managed hedgerows; and a meandering
climate change).
stream corridor with a few field ponds.
Option near to SNCI to south.

Not applicable

The design of any urban extension
in this area would need to
incorporate habitat suitable for
Song Thrush and amphibians.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.

Not applicable

Put in place lifetime strategies to deal with
habitats on-site. Protect water/flood
environment. Protect/provide wildlife
corridors. Develop masterplan and design
codes to provide a holistic approach to
landscape design and support ecology (Code
for Sustainable Homes Level 3+).

There are very few records of notable or
protected species in the environs of
Option 2. Hedgehog and song thrush, two
national priority species included on the
South Gloucestershire Biodiversity Action
Plan (BAP) are associated with the
southern site boundary along Knapp
Road. The design of any urban extension
in this area would need to incorporate
habitat suitable for the two species.
5.2

Promote the
conservation and
wise use of land.

Greenfield area currently in agricultural
use; future sustainable food production
potential may be harmed. Grade 2

May have potential to flood – further
flood modelling required.

Locate allotments and opportunities for local
food production in Grade 2 areas.
Use flood sensitive area for flood storage as

SA Objectives

Rating

5.3

Protect and
enhance
landscape and
townscape.

?

5.4

Value and protect
diversity and local
distinctiveness
including rural
ways of life.

?

5.5

Maintain and
enhance cultural
and historical
assets.

/?

Comments
agricultural land. SFRA Level 1 flood
modelling for Thornbury is in need of
updating.
This area presents a strong rural
character. Most of the area is made up
of intricate and well vegetated
landscape, with long distance views
over the area possible from the A38
and River Severn Valley. Several
visually important buildings are
situated at various points along Hackett
Lane. Field boundaries are based on a
late medieval arrangement.
Disconnected from main urban area by
Morton Way which forms a strongly
defined edge to development. Housing
development along Morton Way
side/back on to Morton Way.
Area is predominantly agricultural and
rural in character, protected by the
strong edge to development of Morton
Way. Suburbanisation of rural land.

Area not of historical/cultural significance.
Potential archaeological interest exists that
requires further investigation. Field
pattern based on late medieval
enclosures.

Opportunities/Constraints

Potential mitigation
part of landscape design.

Development would avoid important
ridgelines and would not harm
historical/heritage value that
predominates in other areas of the
town. Area of lesser landscape value
than other surrounding areas of
Thornbury although intrinsic value in
several locations is present which any
development would need to be
sensitive towards.

Incorporate valuable features into the design
of any development.
Develop masterplan and design codes to
promote local distinctiveness and to protect
rural fringe and character of open country.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise. Need to protect rural and
agricultural character of this area.
Breeching the current strongly
defined edge to development could
set a precedent for continued
expansion.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and
agricultural character if this area.

Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural fringe/open
countryside.

Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural fringe/open
countryside. Protect key views.

SA Objectives

Rating

Comments

5.6

Opportunities/Constraints

Potential mitigation

Reduce
?
Area not within Environment Agency Flood
vulnerability to
Zone 1, however further investigation
flooding and sea
required to investigate localised flood risk
level rise (taking
and potential drainage/sewerage issues.
account of
Attenuation treatment (e.g. storage) very
climate change).
likely to be required.
6 Minimise consumption of natural resources
6.1 Reduce non/?
North west slope through much option
renewable energy
area - topography may not allow for full
consumption and
potential for orientation of buildings
“greenhouse
suitable for reduction in energy. Area
emissions”.
remote from town centre. Too early to
properly appraise – depends on design of
development. Remote location would
encourage car use.
6.2 Keep water
?
Too early to properly appraise – depends
on design of development. Sufficient
consumption
water supply in area. Sewage system
within local
has capacity for additional housing
carrying capacity
with mitigation – further appraisal
limits (taking
necessary.
account of
climate change).
6.3 Minimise
?
Re-use/recycling schemes in place
consumption and
locally. Source and use of building
extraction of
materials will determine minerals
minerals.
consumption. Too early to properly
appraise – depends on design of
development.
6.4 Reduce waste
?
Too early to appraise - depends on
form/design of development Recycling
not put to any
Sort-It centre on Midland Way.
use.

Flood risk on site needs further
appraisal and mitigation to form part
of site wide landscape approach.

Flood risk on site needs further site specific
and strategic appraisal and mitigation to form
part of site wide landscape approach. Holistic
approach towards water management.

Remote location would encourage car
use. Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural
light. Quality and design of building
will affect energy consumption.
Potential for district heating
systems limited.
Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design codes to
provide holistic approach to use of natural
resources for renewable energy (Code for
Sustainable Homes Level 3+).

6.5

Area is too distant from
shops/facilities/employment to
encourage walking; car use would be
encouraged, increasing emissions and
noise.

Minimise land,
water, air, light,
noise, and
generic pollution.

Site distant from services/facilities.
Currently in agricultural use so no
environmental health issues.

Develop masterplan and design codes to
provide holistic approach to use of water
resources (Code for Sustainable Homes Level
3+).

Quality of built environment design
will affect consumption and
extraction of minerals.

Promote code for sustainable homes Level 3+
which awards credits for responsible sourcing
of materials and recycling of building
materials.

Consider cumulative effect of waste
management.

Provision of waste management scheme to
minimise waste and promote recycling.
Provision of space on plot to encourage
recycling.
Management of street lighting.

SA Objectives

Rating

Comments

Opportunities/Constraints
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management
Area at A38/M4/M5 junction – impact
on out-commuting.

Potential mitigation

Option 3 – Morton Way south
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1
Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o
/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

Morton Way is the main route running
along the eastern edge of the town.
Site is beyond Morton Way which
increases distance from town centre.
Existing settlement presents its back
to Morton Way. No environmental
health issues present in town. Area
is currently agricultural. Good links
to footpath network.
Too early to appraise – depends on
form/design of development
Area slightly outside of comfortable 15
minute walking distance of Thornbury
Hospital and Health Centre, but within
comfortable cycling distance.
Equipped play area and health centre
within 1200 metres.
Access to High Street considerably
outside of comfortable 15 minute
walking distance. which will not
encourage walking to services however
cycling to facilities could be
encouraged.., No cycle paths to town
centre, schools or facilities. Driving is
likely to be the preferred means of
access. Thornbury leisure centre on the
opposite side of the town. Midland Way
employment within 15 minute walking
distance.

Opportunities/Constraints

Potential mitigation

Lessens ease of integration with
existing community - Morton Way
forms strong barrier.
Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management
area). Area used for recreation –
footpath network.

Development here would need very
strong community, pedestrian, cycle
and public transport links in order to
break down separation caused by
Morton Way.
Development would need to
discourage out-commuting. Design
would need to incorporate current
recreational use.

Good accessibility to play area and
health centre, although routes
illegible.

Improve signage to health centre and
play area.

Access to secondary and primary
schools not legible and would mean
crossing Morton Way.
Distances to services will not
encourage walking.
Opportunities to develop
pedestrian/cycle network.
Location of area encourages use of
the car to access local facilities. Long
distance from allotments.
Accessibility to cycleway and play
area.

Need for pedestrian crossings, cycle
links, and public transport to facilitate
movement.
Potential to provide allotments within
area. Limited opportunities to
improve access to social and leisure
facilities within walking distance.

SA Objectives

Rating

Comments

Pedestrian/cycle access to primary
schools – distances suitable but
routes are illegible. Secondary
school long distance from area.
Access to countryside and well
developed network of footpaths.
Allotments located next to town
centre.
Equipped play area within 1200
metres. Avon Cycleway runs through
area.
2 Support communities that meet people’s needs
2.1
Help make suitable
o
Thornbury needs a wider range of
housing available
/
house types and tenures, focusing on
and affordable for
smaller family homes, units suitable
everyone.
for first time buyers and people who
want to downsize. Need for affordable
housing in Thornbury. Too early to
appraise -– depends on form/design of
development. Any provision of needed
housing is likely to be positive for this
sub-objective.
Primary schools within 10-15 minute
2.2
Give everyone
walking distances. Secondary school
access to learning,
situated on the opposite side of the town
training, skills and
but within cycling distance. Town centre
knowledge.
learning facilities (library,
Turnberries, etc) not in easy walking
distance.
Secondary school infrastructure is
ageing and will increasingly impact
on the school’s continued ability to
provide a high standard of education.
Secondary school on a split site.
Tertiary education and adult learning
is available in the north fringe of
Bristol. Library in town centre.

Opportunities/Constraints

Potential mitigation

Site offers potential for a range of
house types and tenures. However
distance from town centre and
facilities may not be suitable for the
house types Thornbury needs (e.g. for
elderly).

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of the elderly/less wealthy.
Promote use of recognised housing
standards, such as Lifetime Homes
gold and Code for Sustainable Homes
Level 3 to minimise heating and
maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to allow for
consolidation of secondary school on
single site.

Library facilities in need of
refurbishment, and not in easy
walking/cycling distance of area.

Potential for library contributions to
improve cultural and community
learning opportunities.

SA Objectives
2.3

Reduce crime and
fear of crime.

2.4

Promote stronger,
more vibrant
communities.

2.5

Increase access to
and participation in
cultural activities.

Rating
o

Comments
Thornbury has a low crime rate and
generally feels a safe area. Too early
to appraise - depends on form/design of
development. Well-lit roads however
some footpaths away from roads are
not well-lit.
Thornbury has a very strong identity
as a market town but town centre
lacks full range of shops,
encouraging out-commuting.
Wider social and cultural
opportunities are concentrated in or
near to the town centre, more than
1200 metres away.
Housing areas are permeable but
walking routes are not legible.
Option separated from existing
community by Morton Way which
forms a strong barrier to integration.
Evening economy and cultural events
focused on the town centre, outside
of 15 minute walking distance.

3 Develop the economy in ways that meet people’s needs
3.1
Give everyone in
?/
Current employment opportunities in
?/
the district access
Thornbury are limited in range.
to satisfying work
Employment offer is of mixed types.
opportunities paid
Vacant office units in town centre and
or unpaid.
Midland Way estate.
Out-commuting to North
Fringe/Bristol impacts on A38
congestion.

Opportunities/Constraints

Potential mitigation

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to facilities.

Secured by Design approach, better
lighting along shortest pedestrian
routes to facilities.

Locating development adjacent to Morton
Way and Grovesend Road may
encourage residents to use their car to
travel to the Mall for shopping rather than
Thornbury town centre due to the ease of
access to the A38 and long distance from
the town centre. Access to town centre
would be largely car-based.
Development at this location would not
improve trade/vibrancy in the town
centre. Design should reinforce
identity of the town centre.

Development here would need very
strong pedestrian, cycle and public
transport links in order to support the
needs of residents.
Promote use of design codes to
support local character. Improve
legibility of walking routes to services
and town centre.

Potential new residents would not have
good (walking distance) access to
Thornbury’s historical/cultural assets
concentrated on the western side of the
town.

Explore opportunity for
cultural/community centre within
development.

Depends on form of development and
level of provision of new employment to
be provided and the location of any new
employment. If no further employment is
provided then walking to current
employment opportunities will not be
encouraged due to distance, although
cycling could be.
Depends on form of development and
proximity to location of any new
employment areas. If no further

Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of
vacant office units to maintain diverse
offer. Focus on local employment to
reduce out-commuting/congestion on
A38.

SA Objectives

3.2

3.3

Help everyone
afford a
comfortable
standard of living.
Reduce poverty
and income
inequality.

3.4

Meet local needs
locally.

3.5

Increase the
circulation of
wealth within the
area.

Rating

Comments

o
?

Thornbury has no significant areas of
deprivation.

o
?

Thornbury has no significant areas of
deprivation. Range of employment
types.
High Street considerably further than
comfortable 15 minute walking distance.
Midland Way employment within 15
minute walking distance in the south of
the area, however this offers a limited
range of employment types. Town
centre shops, facilities and
employment are on opposite side of
the town. At present there is a
balance of in/out commuting for
employment. Thornbury supports
local food production.

o

Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable number
of independent traders. Too early to
properly appraise - depends on
level/type of employment provision.

Opportunities/Constraints
employment is provided then walking and
cycling to current employment
opportunities will not be encouraged due
to them being considerably outside of a
comfortable 15 minute walking distance
to the north of the area, but better
access to the south.
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
The community would not be well
served by town centre shops, facilities
or as they are outside of a
comfortable 15 minute walking
distance; car usage would be
encouraged.
Location of this area may continue net
out-commuting.

Encourage home working. Encourage
uptake of vacant office units.
Increase town centre footfall through
increasing local population.
The community would not be well
served by town centre shops and
facilities as they are all considerably
outside of a comfortable 15 minute
walking distance; car usage would be

Potential mitigation

Ensure range of house types/tenures.
Promote diverse employment base.

Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public
transport links to services and
facilities. Any development should
support the town centre and not
detract from its offer.

Provide good walking/cycling/public
transport links to services, facilities
and employment.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

encouraged.
Out commuting means reliance on car
Net out-commuting for work and
tertiary education to North Fringe and and greater use of fossil fuels.
Opportunity to offer home working to
Bristol.
reduce car journeys.
Local business premises vacancies.
Distance from town centre mitigates
Leisure, social and cultural activities
against walking/cycling opportunities.
strong in/near to town centre. Too
early to appraise - depends on
form/design of development.
4 Provide access to meet people’s needs with least damage to communities and the environment
4.1
Increase choice of
Location of development considerably
Cycling to town centre and employment
method of travel
outside of comfortable 15 minute
at Midland Way has potential to be
(1200m) walking distance to town centre encouraged.
facilities. Within 15 minute walking
This area would make use of and
distance of Midland Way employment.
support existing public transport
Public transport runs along Morton
network.
Way to the town centre and into
Footpath and cycle network could be
Bristol.
improved, however car travel likely to
No current car clubs or car sharing
be used to access town centre facilities,
schemes.
exacerbating current parking problems.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.
4.2
Reduce the
o
Not applicable
Not applicable
need/desire to
travel by air
3.6

Reduce the
vulnerability of the
economy to climate
change and
harness
opportunities
arising.

o
?

Develop masterplan and design codes
to provide requirement for high
standards of energy efficiency and
use of renewable energy within
buildings and layout of scheme.
Promote sustainable forms of
transport.

Provide good walking/cycling/public
transport links to services and
facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network. Discourage
out-commuting.

Not applicable

SA Objectives
4.3
4.2

Help everyone
access basic
services easily,
safely and
affordably.

4.4
4.3

Make public
transport, cycling
and walking easier
and more
attractive.

Rating

/

/

Comments
Development would be isolated from
existing shops and facilities in the town
centre as well as local employment.
Local bus route to High Street runs
along Morton Way to which there
would be access. Midland Way
employment within walking distance
(1200m).
Access to hourly bus route to Bristol via
Thornbury town centre along Gloucester
Road, and access to local bus route on
Morton Way (309/310).
Current footpath network through
town not legible. Cycle routes
disjointed and not legible. No real
time information for bus services.
Route to secondary school not
legible. Good access (800m) to
primary school but routes not legible.

Opportunities/Constraints
Use of the car likely to be encouraged.
Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.

Walking and cycling to shops, services
and employment would be discouraged
due to long distances. Potential for
cycling to be encouraged. Locating
development adjacent to Morton Way
may encourage residents to use their car
to travel to the Mall for shopping rather
than Thornbury town centre due to the
ease of access to the A38 and distance
from the town centre.
This area would make use of and
support existing public transport
network.
Footpath and cycle network could be
improved, however car travel likely to
be used to access town centre
facilities, exacerbating current parking
problems.
Need to promote a joined up system
of public transport, walking and
cycling with appropriate signage and
information systems and links to main
destinations.
Potential to extend stream side walk
into area.

Potential mitigation
Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links
to services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath
legibility and network.
Contribute to better public transport
and information systems.
Secure and enhance cycle and
walking network with improved
legibility.
Create a legible, safe and attractive
layout. Develop masterplan and
design taking into account transport
requirements for Code for Sustainable
Homes and Lifetime homes.

SA Objectives
4.5

Encourage a
switch from
transporting
freight by road to
rail or water.

Rating
o

Comments
Not applicable

5 Maintain and improve environmental quality and assets
5.1
Protect and
Taking this as extending as far as
enhance habitats
Whitewall Lane to the north and the A38
and species (taking
to the east, Phase 1 habitat maps
account of climate
indicate that the area largely consists of
change).
a combination of arable fields and
improved pasture. Amid Surrounding
this, however, there are some areas of
greater ecological value.
Two blocks of ancient semi-natural
woodland, Crossways Wood and
Cleeve Wood, are both designated as
SNCIs. An expanse of scattered scrub
to the immediate east of Cleeve Wood,
between the woodland and the A38,
also provides valuable semi-natural
habitat to supplement the interest of the
woodland.
Song thrush, a national priority species,
has been recorded in this location.
There are records of wild service trees
associated with Crossways Wood SNCI.
Whilst the fields are largely improved to
the east of Clay Lane and north of
Hackett Lane (the Hackett), the
hedgerows are quite robust and

Opportunities/Constraints
Not applicable

Two SNCIs in close proximity to site.
The design of any urban extension in
this area would need to incorporate
habitat suitable for Song Thrush and
amphibians.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.
Development would segregate
wildlife linkages between the two
SNCIs.

Potential mitigation
Not applicable

Put in place lifetime strategies to deal
with habitats on-site. Protect
water/flood environment.
Protect/provide wildlife corridors.
Develop masterplan and design
codes to provide a holistic approach
to landscape design and support
ecology (Code for Sustainable Homes
Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

potentially of interest, not least because
they may provide semi-natural habitat
linking a series of field ponds which may
still be in situ. Understandably, there is
a ‘hot spot’ of amphibian records (toads,
frogs) associated with the locus. The
hedges furthermore form a natural
corridor of vegetation on a north-south
axis through the site.
5.2

Promote the
conservation and
wise use of land.

5.3

Protect and
enhance
landscape and
townscape.

Greenfield area currently largely in
agricultural use; future sustainable food
production potential may be harmed.
Grade 2 agricultural land. SFRA Level
1 flood modelling for Thornbury is in
need of updating.
This area presents a strong rural
character with visually significant
strong ridgelines exist towards Milbury
Heath, particularly to the south and east
of the area site, with valuable
woodland present along Morton Way
and then further towards the A38 on
the ridge, with the latter being pre1800 ancient woodland. Most of the
area is made up of intricate and well
vegetated landscape, with long
distance views over the area possible
from the A38 and River Severn Valley.
Several visually important buildings
are situated at various points along
Hackett Lane. Field boundaries are
based on a late medieval
arrangement.
Disconnected from main urban area
by Morton Way which forms a
strongly defined edge to

May have potential to flood – further
flood modelling required.

Locate allotments and opportunities
for local food production in Grade 2
areas.
Use flood sensitive area for flood
storage as part of landscape design.

Development should avoid important
ridgelines and would not harm
historical/heritage value that
predominates in other areas of the
town. Important ridgeline could be
avoided. Intrinsic value is present
which any development would need to
be sensitive towards. Potential
impact of new development on long
distance views. Breeching the
strongly defined edge to development
of Morton Way and placing
development in this rural landscape
will have a major impact.

Incorporate valuable features into the
design of any development.
Develop masterplan and design codes
to promote local distinctiveness and
to protect rural fringe and character of
open country.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

development. Housing development
along Morton Way side/back on to
Morton Way.
5.4

Value and protect
diversity and local
distinctiveness
including rural
ways of life.

?

Area is predominantly agricultural
and rural in character, protected by
the strong edge to development of
Morton Way. Suburbanisation of
rural land and ridgelines.

5.5

Maintain and
enhance cultural
and historical
assets.

/?
?

Area not of historical/cultural
significance. Potential archaeological
interest exists that requires further
investigation. Field pattern based on
late medieval enclosures.

5.6

Reduce
vulnerability to
flooding and sea
level rise (taking
account of climate
change).

?

Area not within Environment Agency
Flood Zone 1, however further
investigation required to investigate
localised flood risk and potential
drainage/sewerage issues. Attenuation
treatment (e.g. storage) very likely to be
required if area is developed.
6 Minimise consumption of natural resources
6.1
Reduce non/?
North west slope through all area renewable energy
topography may not allow for full
consumption and
potential for orientation of buildings
“greenhouse
suitable for reduction in energy. Area
emissions”.
remote from town centre. Too early to
properly appraise – depends on design
of development. Remote location would
encourage car use.

Depends on design of new development
to ensure that any development is
sensitive to its surroundings. Too early
to properly appraise.
Need to protect rural and agricultural
character of this area. Breeching the
current strongly defined edge to
development could set a precedent for
continued expansion.
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and agricultural
character of this area.
Flood risk on site needs further
appraisal and mitigation to form part
of site wide landscape approach.

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside.

Remote location would encourage car
use. Quality of masterplan will greatly
affect the ability to use passive solar
gains and natural light. Quality and
design of building will affect energy
consumption. Potential for district
heating systems limited.

Develop masterplan and design codes
to provide holistic approach to use of
natural resources for renewable
energy (Code for Sustainable Homes
Level 3+).

Develop masterplan and design codes
to promote local distinctiveness of the
market town and the character of the
rural fringe/open countryside. Protect
key views.

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic
approach towards water management.

SA Objectives
6.2

Rating

Keep water
consumption within
local carrying
capacity limits
(taking account of
climate change).
Minimise
consumption and
extraction of
minerals.

?

6.4

Reduce waste not
put to any use.

?

6.5

Minimise land,
water, air, light,
noise, and generic
pollution.

6.3

?

Comments

Opportunities/Constraints

Potential mitigation

Too early to properly appraise –
depends on design of development.
Sufficient water supply in area.
Sewage system has capacity for
additional housing with mitigation –
further appraisal necessary.
Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling
Sort-It centre on Midland Way.

Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design codes
to provide holistic approach to use of
water resources (Code for Sustainable
Homes Level 3+).

Quality of built environment design
will affect consumption and extraction
of minerals.

Promote code for sustainable homes
Level 3+ which awards credits for
responsible sourcing of materials and
recycling of building materials.

Consider cumulative effect of waste
management.

Provision of waste management
scheme to minimise waste and
promote recycling. Provision of
space on plot to encourage recycling.

Site distant from services/facilities.
Currently in agricultural use so no
environmental health issues.

Area is too distant from
shops/facilities/employment to encourage
walking; car use would be encouraged,
increasing emissions and noise.
New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area
at A38/M4/M5 junction – impact on
out-commuting.

Management of street lighting.

Option 4 – Bristol Road
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health inequalities.

1.3

Promote healthy lifestyles
especially routine daily exercise.

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Rating

o

Comments

No environmental health issues
present in town. Site close to town
centre which does not present a
barrier to local services, but area not
well related to existing housing. Good
links to footpath network.
Too early to appraise – depends on
form/design of development

Thornbury Hospital/health centre within
15 minute walking distance, town centre
health centre within 5-10 minutes.
Mundy playing fields within 400m.
Excellent access (5 minute walking
distance) to High Street which will
encourage walking/cycling. Excellent
access (5 minute walking) to Midland
Road employment centre. Excellent (5
minute walking distance) access to
Thornbury leisure centre especially to the
south of the area.
Good access to primary schools.
Avon cycleway to north of area.
Access to countryside and well
developed network of footpaths.
Allotments and Mundy Playing Fields

Opportunities/Constraints

Potential mitigation

Good potential for strong
integration with town centre,
but less so for integration
with existing community.
Environmental health not
affected by development in
Thornbury, however outcommuting could have an
impact on wider road network
at A38/M5/M4 junction (air
quality management area).
Good accessibility to playing
fields and health centre.

Development would need to
discourage out-commuting.

Potential to link development
with Jubilee Way footpath.
Distances to services will
encourage walking.
Opportunities to develop
pedestrian/cycle network.
Location does not encourage
use of the car to access local
facilities. Potential to
integrate development with
Mundy Playing fields.

Design of site would need to
link to footpath network.
Need for pedestrian
crossings, cycle links, and
public transport to facilitate
movement.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

located to the east.

2 Support communities that meet people’s needs
2.1 Help make suitable housing
o
available and affordable for
/
everyone.

2.2

2.3

Give everyone access to learning,
training, skills and knowledge.

Reduce crime and fear of crime.

o

o

Thornbury needs a wider range of
house types and tenures, focusing on
smaller family homes, units suitable
for first time buyers and people who
want to downsize. Need for affordable
housing in Thornbury.Too early to
appraise -– depends on form/design of
development. Any provision of needed
housing is likely to be positive for this
sub-objective.
Good access to primary schools.
Secondary school within walking/cycling
distance although access is poorer to the
south of the area. Good access to town
centre learning facilities (library,
Turnberries, etc).
Secondary school infrastructure is
ageing and will increasingly impact on
the school’s continued ability to
provide a high standard of education.
Secondary school on a split site.
Tertiary education and adult learning
is available in the north fringe of
Bristol. Library in town centre.
Thornbury has a low crime rate and
generally feels a safe area. Too early to
appraise - depends on form/design of
development. Well-lit roads however
some footpaths away from roads are
not well-lit.

Site offers less potential for a
range of house types and
tenures due to smaller size.
Close proximity to town
centre presents good
opportunity for housing for
the elderly.

Promote use of recognised
housing standards, such as
Lifetime Homes gold and
Code for Sustainable Homes
Level 3 to minimise heating
and maintenance costs.

Opportunity for development
to contribute to improved
secondary education
services. Potential for
secondary school
consolidation on single site.
Development will help to
address falling primary school
roles.

Land acquisition unlikely to
allow for consolidation of
secondary school on single
site.
Potential for library
contributions to improve
cultural and community
learning opportunities.

Library facilities in need of
refurbishment and in easy
walking/cycling distance.
Quality of design would need
to address crime/fear of
crime, street lighting and welllit routes to facilities.

Secured by Design
approach, better lighting
along shortest pedestrian
routes to facilities.

SA Objectives
2.4

Promote stronger, more vibrant
communities.

2.5

Increase access to and
participation in cultural activities.

Rating

Comments
Thornbury has a very strong identity
as a market town but town centre
lacks full range of shops, encouraging
out-commuting. Good evening
economy and cultural activities close
by. Site not well related to existing
houses.

/
/

Evening economy focused on the town
centre, close to the option.

3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in the district
/
Employment offer is of mixed types.
/?
access to satisfying work
Vacant office units in town centre and
opportunities paid or unpaid.
Midland Way estate. Employment
provision in town centre and council
offices.
Out-commuting to North Fringe/Bristol
impacts on A38 congestion.

3.2

Help everyone afford a comfortable
standard of living.

o
?

Thornbury has no significant areas of
deprivation.

Opportunities/Constraints

Potential mitigation

Excellent potential to integrate
development with the town
centre, especially to the north of
the area, which could improve
trade and vibrancy from passing
trade and short distance to new
development.
Design should reinforce
identity of the town centre.
Development would need to be
highly sensitive to the
Conservation Area. This
location would give a potential
new community good access to
attractive historic assets and
open space, especially to the
north of the area, and good
access to evening economy.

Promote use of design codes
to support local character.

Depends on form of
development and level of
provision of new employment to
be provided and the location of
any new employment. Good
access to Midland Road
employment estate, however
this may not offer a wide enough
range of opportunities to reduce
commuting elsewhere for work.
Current employment
opportunities in Thornbury are
limited in range. Good access
to town centre and Castle
Street employment.
Thornbury is a desirable
location, so houses
prices/demand relatively high.

Provide good
walking/cycling/public
transport links to current
employment opportunities.
Encourage uptake of vacant
office units to maintain
diverse offer. Focus on local
employment to reduce outcommuting/congestion on
A38.

High quality design to
mitigate any impacts on
historic environment.

Ensure range of house
types/tenures.
Promote diverse

SA Objectives

Rating

3.3

Reduce poverty and income
inequality.

o
?

3.4

Meet local needs locally.

3.5

Increase the circulation of wealth
within the area.

o
/

3.6

Reduce the vulnerability of the
economy to climate change and
harness opportunities arising.

o
?

Comments

Thornbury has no significant areas of
deprivation. Range of employment
types.

Good access to town centre employment
opportunities and at Midland Way,
although these may be limited in range.
At present there is a balance of in/out
commuting for employment.
Thornbury supports local food
production.
Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable number of
independent traders. Too early to
properly appraise - depends on level/type
of employment provision.
Net out-commuting for work and
tertiary education.
Local business premises vacancies.
Leisure, social and cultural activities
strong in/near to town centre to North
Fringe and Bristol. Too early to appraise
- depends on form/design of
development.

4 Provide access to meet people’s needs with least damage to communities and the environment

Opportunities/Constraints

Potential mitigation

Too early to appraise - depends
on level/type of employment
provision
Thornbury is a desirable
location, so houses
prices/demand relatively high.
Too early to appraise - depends
on level/type of employment
provision.
Excellent opportunity to
integrate development with the
town centre to give on foot
access to shops and facilities.

employment base.

Encourage home working.
Encourage uptake of vacant
office units. Increase town
centre footfall through
increasing local population.
Area close to Midland Way
employment.
Out commuting means
reliance on car and greater
use of fossil fuels.
Opportunity to offer home
working to reduce car
journeys. Short distance to
town centre shops/facilities.

Ensure range of house
types/tenures.
Promote diverse
employment base.

Provide good
walking/cycling/public
transport links to services
and facilities. Any
development should support
the town centre and not
detract from its offer.
Provide good
walking/cycling/public
transport links to services,
facilities and employment.

Develop masterplan and
design codes to provide
requirement for high
standards of energy
efficiency and use of
renewable energy within
buildings and layout of
scheme. Promote
sustainable forms of
transport.

SA Objectives
4.1

Increase choice of method of travel

4.2

Reduce the need/desire to travel
by air

4.3
4.2

4.4
4.3

Rating

Comments

Opportunities/Constraints

Walking/cycling to town centre and
employment at Midland Way has very
good potential to be encouraged as an
alternative means to driving. All
Thornbury bus services travel through the
High Street so travel in/out of Thornbury
by means other than the car can also be
encouraged.
No current car clubs or car sharing
schemes.

This option would make use
of and support existing public
transport network.
Walking to town centre and
employment at Midland Way
has excellent potential to be
encouraged.

Not applicable

Not applicable

Help everyone access basic
services easily, safely and
affordably.

Very near to town centre and very good
access to Midland Way employment.
Opportunities for home/smarter
working.

Excellent opportunity for
integration of new development
with town centre to encourage
walking/cycling. Home/smarter
working helps to reduce
congestion and outcommuting. Opportunities for
home/smarter working.

Make public transport, cycling and
walking easier and more attractive.

Walking and cycling to town centre shops
and services would be encouraged.
Good access to Midland Way
employment likely encourage
walking/cycling to work. Excellent access
to 309/310 bus route to/from Bristol along
Bristol Road and the High Street which
would offers an opportunity to encourage
use of the bus to travel to Bristol/Cribbs

This area would make use of
and support existing public
transport network.
Need to promote a joined up
system of public transport,
walking and cycling with
appropriate signage and
information systems and links
to main destinations.

o

Potential mitigation
Provide good
walking/cycling/public
transport links to services
and facilities.
Promote local car sharing
groups and sustainable
forms of transport.
Improvements to cycle and
footpath legibility and
network.
Discourage out-commuting.
Not applicable

Promote technology and
space requirements to
encourage home and
smarter working. Provide
good walking/cycling/public
transport links to services
and facilities.
Promote local car sharing
groups.
Improvements to cycle and
footpath legibility and
network.
Contribute to better public
transport and information
systems.
Secure and enhance cycle
and walking network with
improved legibility.
Create a legible, safe and
attractive layout. Develop
masterplan and design

SA Objectives

4.5

Encourage a switch from
transporting freight by road to
rail or water.

Rating

o

Comments

Opportunities/Constraints

Potential mitigation

Causeway, however this is not in line with
the objective of self containment.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.
No real time information for bus
services. Legible route to secondary
school.

Potential to extend stream
side walk into area.

taking into account transport
requirements for Code for
Sustainable Homes and
Lifetime homes.

Not applicable

Not applicable

Not applicable

5 Maintain and improve environmental quality and assets
The area in which Option 4 lies contains a
5.1 Protect and enhance habitats and
/
mixture of habitats, reflecting its varied
species (taking account of climate
use. Thornbury Golf Course covers the
change).
southern half of the site. Its northern
boundary adjoins Kington Grove SNCI,
designated for its broadleaved woodland
interest. In the east of Area 4, where it
adjoins the western fringe of the town,
there are allotments and playing
fields/sports facilities.
The remainder of the area abutting
Kington Lane to the north largely consists
of improved fields of varying sizes,
although it is crossed by a good, mature
hedge linking Kington Grove SNCI to
Kington Lane.
A ‘green lane’ consisting of diverse,
species-rich old hedges and of value for
wildlife locally runs south alongside the
playing fields, a conifer plantation and the
edge of Thornbury golf course in the

The design of any urban
extension in this area would
need to incorporate habitat
suitable for present species.
Enhance area to improve
habitat, promote movement
corridors and enhance
landscape value.

Put in place lifetime
strategies to deal with
habitats on-site. Protect
water/flood environment.
Protect/provide wildlife
corridors. Develop
masterplan and design
codes to provide a holistic
approach to landscape
design and support ecology
(Code for Sustainable
Homes Level 3+).

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

eastern part of the site.
There are few records of protected or
notable species associated with the area,
although Shelduck, a species for which
the Severn Estuary is designated as a
Special Protection Area (SPA), was noted
in the fields west of the playing fields in
2000.
5.2

Promote the conservation and wise
use of land.

5.3

Protect and enhance landscape
and townscape.

Area Option not currently in agricultural
use.
SFRA Level 1 flood modelling for
Thornbury is in need of updating.
Option in Green Belt.
/

The option is situated partly within the
Conservation Area and forms part of
views towards Thornbury, however most
of the site is well screened from the
approach to Thornbury along Bristol
Road. Area in Green Belt which
protects openness. Important
relationship between historic setting
of the town and its connection to
landscape – significant gateway to
open landscape setting. Entire
landscape is important to the historic
setting of the town. The Mundy
playing fields are encircled to their
south, west and north by the strong
rural character of the area. Field
boundaries based on post medieval
pattern created by enclosure of
medieval parkland, as well as late
medieval and medieval enclosures.

May have potential to flood –
further flood modelling
required. Development would
erode Green Belt which
protects openness and
historic landscape setting.
Depends on design of new
development to ensure that
any development is sensitive
to its surroundings. Too early
to properly appraise.
Need to protect rural
character of this area.
Development would erode
Green Belt which protects
openness and historic
landscape setting.
Development would alter the
setting of Thornbury and the
perception of its size from
views from the west.

Use flood sensitive area for
flood storage as part of
landscape design.

Incorporate valuable features
into the design of any
development.
Develop masterplan and
design codes to promote
local distinctiveness and to
protect rural fringe and
character of open country.

SA Objectives
5.4

Value and protect diversity and
local distinctiveness including rural
ways of life.

5.5

Maintain and enhance cultural and
historical assets.

5.6

Reduce vulnerability to flooding
and sea level rise (taking account
of climate change).

6 Minimise consumption of natural resources

Rating
?

Comments
Option is predominantly rural in
character. Suburbanisation of rural
land

Entire landscape is important to the
historic setting of the town. Potential
archaeological interest exists that
requires further investigation. Part of
area falls within the Conservation Area.
Field boundaries based on post
medieval pattern created by enclosure
of medieval parkland, as well as late
medieval and medieval enclosures

?/

Area not within Environment Agency
Flood Zones 1, however further
investigation required to investigate
localised flood risk and potential
drainage/sewerage issues. This land
area would need to be examined in
greater detail to ascertain whether foul
flow can drain by gravity to the existing
Wessex Water Sewage Treatment Works
within Oldbury Lane.

Opportunities/Constraints
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to
properly appraise. Need to
protect rural character of this
area.
Depends on design of new
development to ensure that
any development is sensitive
to its surroundings. Too early
to properly appraise.
Need to protect rural and
historical character of this
area. Development would need
to be particularly sensitive in this
location to avoid damaging the
historical setting and character
of the town centre.
Flood risk on site needs
further appraisal and
mitigation to form part of site
wide landscape approach.

Potential mitigation
Develop masterplan and
design codes to promote
local distinctiveness of the
market town and the
character of the rural
fringe/open countryside.
Develop masterplan and
design codes to promote
local distinctiveness of the
market town and the
character of the rural
fringe/open countryside.
Protect key views.

Flood risk on site needs
further site specific and
strategic appraisal and
mitigation to form part of site
wide landscape approach.
Holistic approach towards
water management.

SA Objectives

Rating

Comments

6.1

Reduce non-renewable energy
consumption and “greenhouse
emissions”.

?
/?

Topography may allow for
renewables/orientation of buildings
suitable for reduction in energy. Area
close to town centre. Too early to
properly appraise – depends on design of
development.

6.2

Keep water consumption within
local carrying capacity limits
(taking account of climate change).

?

6.3

Minimise consumption and
extraction of minerals.

?

6.4

Reduce waste not put to any use.

?

Too early to properly appraise – depends
on design of development. Sufficient
water supply in area. Sewage system
has capacity for additional housing
with mitigation – further appraisal
necessary.
Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development Recycling
Sort-It centre on Midland Way.

6.5

Minimise land, water, air, light,
noise, and generic pollution.

Area close to services and facilities.

Opportunities/Constraints
Location near town centre
facilities and public transport
reduces reliance on car use.
Quality of masterplan will
greatly affect the ability to use
passive solar gains and
natural light. Quality and
design of building will affect
energy consumption.
Potential for district heating
systems to be linked to
leisure centre.
Opportunities to maximise
rainwater capture and grey
water recycling.

Quality of built environment
design will affect
consumption and extraction
of minerals.

Consider cumulative effect of
waste management.

Encouragement of
walking/cycling due to close
proximity to key services would
reduce noise and emissions
from cars.
New street lighting might
provide pollution and affect

Potential mitigation
Develop masterplan and
design codes to provide
holistic approach to use of
natural resources for
renewable energy (Code for
Sustainable Homes Level
3+).

Develop masterplan and
design codes to provide
holistic approach to use of
water resources (Code for
Sustainable Homes Level
3+).
Promote code for
sustainable homes Level 3+
which awards credits for
responsible sourcing of
materials and recycling of
building materials.
Provision of waste
management scheme to
minimise waste and promote
recycling. Provision of
space on plot to encourage
recycling.
Management of street
lighting.

SA Objectives

Rating

Comments

Opportunities/Constraints
night time sky. Known Air
Quality Management Area at
A38/M4/M5 junction – impact
on out-commuting.

Potential mitigation

Option 5 – West of Town Centre
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o
/?

?/

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

No environmental health issues
present in town. Close to town
centre, but access not legible.
Good links to footpath network.
Too early to appraise – depends on
form/design of development

Thornbury hospital/health centre
within 15 minute walking distance,
town centre health centre within 510 minutes. Equipped play areas
and town centre health centre
within 800 metres.
Good potential access (5-10 minute
walking distance) to High Street
especially to the south of area, which
will encourage walking/cycling. Good
access (within 15 minutes walking
distance) to Midland Road
employment. However access to
town centre may require extensive
remodelling works in the Conservation
Area – unclear how good access
could be gained. Avon cycleway
runs nearby. Equipped play areas
within 800 metres. Allotments

Opportunities/Constraints

Potential mitigation

Existing pattern of development
Castle/town wall present a barrier to
integration. Area used for recreation.
Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management
area).
Good accessibility to play areas and
health centre.

Development would need to discourage
out-commuting. Remodelling of routes
into the town centre. Design would need to
incorporate current recreational use.

Opportunities to develop
pedestrian/cycle network. Good
accessibility to play areas.

Design of site would need to link to
footpath network. Need for pedestrian
crossings, cycle links, and public transport
to facilitate movement.
Potential to provide allotments within area.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

located next to town centre.

2 Support communities that meet people’s needs
2.1 Help make suitable
o
Thornbury needs a wider range of
housing available
/
house types and tenures, focusing
and affordable for
on smaller family homes, units
everyone.
suitable for first time buyers and
people who want to downsize.
Need for affordable housing in
Thornbury.Too early to appraise -–
depends on form/design of
development. Any provision of
needed housing is likely to be positive
for this sub-objective.
2.2 Give everyone
Primary schools within walking
access to learning,
distances. Secondary school within
training, skills and
10 minute walking distance. Good
knowledge.
access to town centre learning
facilities (library, Turnberries, etc).
Secondary school infrastructure is
ageing and will increasingly impact
on the school’s continued ability to
provide a high standard of
education. Secondary school on a
split site. Tertiary education and
adult learning is available in the
north fringe of Bristol. Library in
town centre.
2.3 Reduce crime and
o
Thornbury has a low crime rate and
fear of crime.
generally feels a safe area. Too
early to appraise - depends on
form/design of development. Well-lit
roads however some footpaths
away from roads are not well-lit.

Site offers less potential for a range of
house types and tenures due to
smaller size. Close proximity to town
centre but barriers to integration may
make providing housing suitable for
the elderly difficult.

Development here would need very strong
pedestrian, cycle and public transport
links. Remodelling of routes into the town
centre.
Promote use of recognised housing
standards, such as Lifetime Homes gold
and Code for Sustainable Homes Level 3 to
minimise heating and maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Development will help to
address falling primary school roles.

Land acquisition unlikely to allow for
consolidation of secondary school on
single site.
Potential for library contributions to
improve cultural and community learning
opportunities.

Library facilities in need of
refurbishment.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to facilities.

Secured by Design approach, better
lighting along shortest pedestrian routes to
facilities.

SA Objectives

Rating

Comments

2.4

Promote stronger,
more vibrant
communities.

/?
/?

Thornbury has a very strong
identity as a market town but town
centre lacks full range of shops,
encouraging out-commuting.
Local pub on Gloucester Road,
however wider social and cultural
opportunities are concentrated in
or near to the town centre.

2.5

Increase access to
and participation in
cultural activities.

/

Evening economy and cultural
events focused on the town centre,
close to area.

3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in the
+/Employment offer is of mixed
/?
district access to
types. Vacant office units in town
satisfying work
centre and Midland Way estate.
opportunities paid or
Out-commuting to North
unpaid.
Fringe/Bristol impacts on A38
congestion. Employment provision
in town centre and council offices.
Current employment opportunities in
Thornbury are limited in range.
3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas
of deprivation.

Opportunities/Constraints
Very good potential to integrate
development with the town centre in the
southern, which could improve trade and
vibrancy of the High Street. However it
is unclear how access to the site could
be gained – however barriers such as
the town wall and the current form of
development could make integration
and connectivity difficult. Design
should reinforce identity of the town
centre.
Any development would need to be
highly sensitive to the Conservation Area
and the setting of Thornbury Castle and
its grounds. This location would give a
potential new community excellent
access to attractive historic open space.
However barriers such as the town
wall, and the current form of
development could make integration
and connectivity to the town centre
difficult.

Depends on form of development and
level of provision of new employment to
be provided and the location of any new
employment. Midland Road employment
within 15 minute walking distance,
however this may not offer a wide
enough range of opportunities to reduce
commuting out of Thornbury for work.
Good access to town centre and
Castle Street employment.
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on

Potential mitigation
Development here would need very strong
pedestrian, cycle and public transport links
in order to support the needs of residents.
Promote use of design codes to support
local character.
Remodelling of routes into the town centre.

Development here would need very strong
pedestrian, cycle and public transport links
in order to support the needs of residents.

Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of vacant
office units to maintain diverse offer.
Focus on local employment to reduce outcommuting/congestion on A38.

Ensure range of house types/tenures.
Promote diverse employment base.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

level/type of employment provision
3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas
of deprivation. Range of
employment types.

3.4

Meet local needs
locally.

/?
/?

3.5

Increase the
circulation of wealth
within the area.

o
/?

Area within 5-10 minute walking
distance of High Street. Access by
cycle or foot to town centre
employment opportunities and at
Midland Road, although these may be
limited in range.
At present there is a balance of
in/out commuting for employment.
Thornbury supports local food
production.
Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable
number of independent traders.
Too early to properly appraise depends on level/type of employment
provision.

3.6

Reduce the
vulnerability of the
economy to climate
change and harness
opportunities arising.

o
?

Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
Good opportunity to integrate
development with the town centre to give
on foot access to shops and facilities.
Barriers such as the town wall and the
current form of development could
make integration and connectivity to
the town centre difficult, despite close
proximity.

Encourage home working. Encourage
uptake of vacant office units.
Increase town centre footfall through
increasing local population.
Barriers such as the town wall, St
Mary’s Church and Thornbury Castle
could make integration and
connectivity to the town centre
difficult, despite close proximity.

Net out-commuting for work and
Out commuting means reliance on car
tertiary education.
and greater use of fossil fuels.
Local business premises
Opportunity to offer home working to
vacancies.
reduce car journeys.
Leisure, social and cultural
activities strong in/near to town
centre to North Fringe and Bristol.
Too early to appraise - depends on
form/design of development.
4 Provide access to meet people’s needs with least damage to communities and the environment

Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public
transport links to services and facilities.
Any development should support the town
centre and not detract from its offer.
Remodelling of routes into the town centre.

Provide good walking/cycling/public
transport links to services, facilities and
employment. Remodelling of routes into
the town centre.

Develop masterplan and design codes to
provide requirement for high standards of
energy efficiency and use of renewable
energy within buildings and layout of
scheme. Promote sustainable forms of
transport.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

4.1

Increase choice of
method of travel

/?

All Thornbury bus services travel
through the High Street so travel
in/out of Thornbury by means other
than the car can also be encouraged.
No current car clubs or car sharing
schemes.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.

Walking/cycling to town centre and
employment at Midland Way has very
good potential to be encouraged as an
alternative means to driving. However
access to town centre may require
extensive remodelling works in the
Conservation Area.
This area would make use of and
support existing public transport
network.

Provide good walking/cycling/public
transport links to services and facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network.
Discourage out-commuting.

4.2

Reduce the
need/desire to
travel by air

o

Not applicable

Not applicable

Not applicable

4.3
4.2

Help everyone
access basic
services easily,
safely and
affordably.

/?

Good access to Midland Way
employment especially to the south of
the area. Opportunities for
home/smarter working.

Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links to
services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath
legibility and network.

4.4
4.3

Make public
transport, cycling
and walking easier
and more attractive.

/?

Walking and cycling to town centre
shops and services could be
encouraged. Good access to Midland
Way employment would encourage
walking/cycling to work.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.

Near to town centre especially towards
the south of the area; very good
opportunity for integration of new
development with town centre to
encourage walking/cycling. However
access to town centre may require
extensive remodelling works in the
Conservation Area.
Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.
All Thornbury bus services travel the
High Street, however this location does
not necessarily provide easy access to
the High Street, especially further to the
north of the area. Access to town centre
may require extensive remodelling works
in the Conservation Area.
Need to promote a joined up system

Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network with improved legibility.
Create a legible, safe and attractive layout.
Develop masterplan and design taking into
account transport requirements for Code
for Sustainable Homes and Lifetime

SA Objectives

Rating

Comments
No real time information for bus
services. Excellent (400m) access
to primary school, 800m access to
secondary school.

4.5

Encourage a switch
o
Not applicable
from transporting
freight by road to
rail or water.
5 Maintain and improve environmental quality and assets
The area around option 5 is again
5.1 Protect and enhance
made up of a series of
habitats and species
improved/arable agricultural fields of
(taking account of
low ecological value. The areas of
climate change).
greatest value for wildlife are a block
of broadleaved woodland (Conygre
Covert); a plantation and belt of linear
woodland associated with the stream
corridor to the north of Kington; and
the parkland around Thornbury
Castle.
There are no statutory (SSSI) or nonstatutory (SNCI/RIGS) nature
conservation designations covering or
within Area 5.
There are few records of notable or
protected species of flora or fauna.
Those species that have been
recorded within Area 5 are primarily
associated with the woodland or the
wildflower meadow next to Thornbury
Cemetery.

Opportunities/Constraints

Potential mitigation

of public transport, walking and
cycling with appropriate signage and
information systems and links to main
destinations.
Potential to extend stream side walk
into area.

homes.

Not applicable

Not applicable

The design of any urban extension in
this area would need to incorporate
habitat suitable for species present.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.

Put in place lifetime strategies to deal with
habitats on-site. Protect water/flood
environment. Protect/provide wildlife
corridors. Develop masterplan and design
codes to provide a holistic approach to
landscape design and support ecology
(Code for Sustainable Homes).

SA Objectives
5.2

Promote the
conservation and
wise use of land.

5.3

Protect and enhance
landscape and
townscape.

5.4

Value and protect
diversity and local
distinctiveness
including rural ways
of life.

Rating
?

Comments
The area around the site is grade 2
agricultural land – so development
may result in reduced future potential
for local food production.
SFRA Level 1 flood modelling for
Thornbury is in need of updating.
Landscape is significant to the
historic setting of the town.
Important Parkland and trees
associated with the Castle, with
views possible to the town wall and
Castle. Cemetery along Kington
Lane with associated meadow.
Post medieval fields created by
enclosure of medieval parkland.
Open views of Castle from this area
and beyond. Most significant
views of Castle from all
surroundings. Important
relationship between historic
setting of the town and its
connection to landscape –
significant gateway to open
landscape setting. Any development
would have to be highly sensitive to
the setting of the Conservation Area
and Thornbury Castle.
Area is predominantly rural in
character. Suburbanisation of rural
land

Opportunities/Constraints

Potential mitigation

May have potential to flood – further
flood modelling required.

Locate allotments and opportunities for
local food production in Grade 2 areas.
Use flood sensitive area for flood storage
as part of landscape design.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise. Any development would have
to be highly sensitive to the setting of the
Conservation Area and Thornbury
Castle.
Development should avoid important
landscape features and views to listed
buildings and the historic parkland.
Development would not avoid
landscape important to the historic
setting of the town.
Development would erode Green Belt
which protects openness and historic
landscape setting. Development
would alter the setting of Thornbury
and the perception of its size from
views from the west.

Incorporate valuable features into the
design of any development.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe and character of open
country.

Depends on design of new development
to ensure that any development is
sensitive to its surroundings.
Development at this location would need
to be particularly sensitive to the setting
of Thornbury Castle, St Mary’s Church
and the Conservation Area.
Development would erode Green Belt
which protects openness and historic
landscape setting.

Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural
fringe/open countryside.

SA Objectives
5.5

Maintain and
enhance cultural and
historical assets.

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

Rating

Comments
Potential archaeological interest
exists that requires further
investigation. Part of area falls within
the Conservation Area and a large
part adjoins it. Post medieval fields
created by enclosure of medieval
parkland.

?

Area not within Environment Agency
Flood Zones 1, however further
investigation required to investigate
localised flood risk and potential
drainage/sewerage issues. Area near
to Kington Lane would need to be
examined in greater detail to ascertain
whether foul flow can drain by gravity
to the existing Wessex Water Sewage
Treatment Works within Oldbury
Lane.

6 Minimise consumption of natural resources
6.1 Reduce non?
Topography may allow for
/?
renewable energy
renewables/orientation of buildings
consumption and
suitable for reduction in energy.
“greenhouse
Close to town centre. Too early to
emissions”.
properly appraise – depends on
design of development.

Opportunities/Constraints
Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and agricultural
character if this area.
Any development would need to be
particularly sensitive in this location to
avoid damaging the historical setting and
character of the town centre and the
setting of Thornbury Castle and St
Mary’s Church. Any new residents
would have excellent access to historical
assets and pleasant surroundings.
Flood risk on site needs further
appraisal and mitigation to form part
of site wide landscape approach.

Location near town centre facilities
and public transport reduces reliance
on car use. Quality of masterplan will
greatly affect the ability to use
passive solar gains and natural light.
Quality and design of building will
affect energy consumption. Potential
for district heating systems to be
linked to school/council offices.

Potential mitigation
Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural
fringe/open countryside. Protect key views.

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic approach
towards water management.

Develop masterplan and design codes to
provide holistic approach to use of natural
resources for renewable energy (Code for
Sustainable Homes Level 3+).

SA Objectives
6.2

Rating

Keep water
consumption within
local carrying
capacity limits
(taking account of
climate change).
Minimise
consumption and
extraction of
minerals.

?

6.4

Reduce waste not
put to any use.

?

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

6.3

?

Comments

Opportunities/Constraints

Potential mitigation

Too early to properly appraise –
depends on design of development.
Sufficient water supply in area.
Sewage system has capacity for
additional housing with mitigation
– further appraisal necessary.
Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development
Recycling Sort-It centre on Midland
Way.

Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design codes to
provide holistic approach to use of water
resources (Code for Sustainable Homes
Level 3+).

Quality of built environment design
will affect consumption and extraction
of minerals.

Promote code for sustainable homes Level
3+ which awards credits for responsible
sourcing of materials and recycling of
building materials.

Consider cumulative effect of waste
management.

Provision of waste management scheme to
minimise waste and promote recycling.
Provision of space on plot to encourage
recycling.

Encouragement of walking/cycling
would reduce noise and emissions
from cars. Also depends on design of
development.

New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area
at A38/M4/M5 junction – impact on
out-commuting.

Management of street lighting.

Option 6 – North of Castle School/Park Farm
Positive effect
Negative effect

Major negative effect
o = not applicable

SA Objectives
1 Improve Health
1.1 Improve health

1.2

Reduce health
inequalities.

1.3

Promote healthy
lifestyles especially
routine daily
exercise.

Rating

o

? Effect unknown/depends on
implementation of policy
/ Both positive and negative effects

Comments

No environmental health issues
present in town. Not separated
from existing built form of town by
strong barriers and adjacent to
existing housing. Area is currently
agricultural. Good links to footpath
network.
Too early to appraise – depends on
form/design of development
Within 15 minute walking distance of
Thornbury Hospital and Health Centre
(including town centre health
centre). Equipped play area within
400 metres. Health centre within
1200 metres.
Greenfield area, cClose to areas of
historical/cultural attractiveness which
could encourage outdoor activity.
Town centre within 15 minute
walking distance to the west of area,
and pleasant pedestrian route to
centre through Conservation Area.
No cycle paths to town centre,
schools or facilities. Good access
to Council offices and town centre
employment.
Pedestrian/cycle access to primary
schools within short and legible

Opportunities/Constraints

Potential mitigation

Environmental health not affected by
development in Thornbury, however
out-commuting could have an impact
on wider road network at A38/M5/M4
junction (air quality management
area). Area used for recreation. Good
opportunity to integrate well with
existing community.

Development here would need strong
pedestrian, cycle and public transport links
to the town centre. Development would
need to discourage out-commuting.
Design would need to incorporate current
recreational use.

Good accessibility to play area and
health centre.

Improve signage to health centre.

Potential to extend streamside walk
corridor across area.
Excellent potential access to
secondary school.
Opportunities to develop
pedestrian/cycle network.
Primary school accessible.

Design of site would need to incorporate
streamside walk and link to footpath
network. Need for pedestrian crossings,
cycle links, and public transport to
facilitate movement.
Potential to provide allotments within area.
Limited opportunities to improve access to
social and leisure facilities within walking
distance.

SA Objectives

Rating

Comments

distance. Avon cycleway to south
of area. Equipped play area within
400 metres. Secondary school
adjacent.
Access to countryside and well
developed network of footpaths.
Allotments located next to town
centre at some distance.
2 Support communities that meet people’s needs
2.1 Help make suitable
o
Thornbury needs a wider range of
housing available
/
house types and tenures, focusing
and affordable for
on smaller family homes, units
everyone.
suitable for first time buyers and
people who want to downsize.
Need for affordable housing in
Thornbury.Too early to appraise -–
depends on form/design of
development. Any provision of
needed housing is likely to be positive
for this sub-objective.
Good access to primary schools.
2.2 Give everyone
Excellent access to secondary school.
access to learning,
Good access to town centre
training, skills and
learning facilities (library,
knowledge.
Turnberries, etc).
Secondary school infrastructure is
ageing and will increasingly impact
on the school’s continued ability to
provide a high standard of
education. Secondary school on a
split site. Tertiary education and
adult learning is available in the
north fringe of Bristol. Library in
town centre.
2.3 Reduce crime and
o
Thornbury has a low crime rate and
fear of crime.
generally feels a safe area. Too
early to appraise - depends on

Opportunities/Constraints

Potential mitigation

Site offers potential for a range of
house types and tenures. Relatively
close proximity to town centre - may
be suitable for house types Thornbury
needs (e.g. for the elderly).

Development here would need very strong
pedestrian, cycle and public transport links
in order to support the needs of the elderly.
Promote use of recognised housing
standards, such as Lifetime Homes gold
and Code for Sustainable Homes Level 3 to
minimise heating and maintenance costs.

Opportunity for development to
contribute to improved secondary
education services. Potential for
secondary school consolidation on
single site. Potential for development
to be linked to Castle school
consolidation and re-development.
Development will help to address
falling primary school roles.

Land acquisition to allow for consolidation
of secondary school on single site.
Potential for library contributions to
improve cultural and community learning
opportunities.

Library facilities in need of
refurbishment.

Quality of design would need to
address crime/fear of crime, street
lighting and well-lit routes to facilities.

Secured by Design approach, better
lighting along shortest pedestrian routes to
facilities.

SA Objectives

2.4

Promote stronger,
more vibrant
communities.

2.5

Increase access to
and participation in
cultural activities.

Rating

+//

Comments
form/design of development. Well-lit
roads however some footpaths
away from roads are not well-lit.
Secondary school within very close
walking distance. Very good access
to the High Street.
Thornbury has a very strong
identity as a market town but town
centre lacks full range of shops,
encouraging out-commuting.
Direct links to existing housing
areas and good network of
footpaths – no barriers.
Wider social and cultural
opportunities are concentrated in
or near to the town centre.
Housing areas are permeable but
walking routes are not legible.
Good connections to green stream
corridor.
Evening economy and cultural
events focused on the town centre,
within 15 minute walking distance
(Fa).

3 Develop the economy in ways that meet people’s needs
3.1 Give everyone in the
+/?
Employment offer is of mixed
/?
district access to
types. Vacant office units in town
satisfying work
centre and Midland Way estate.
opportunities paid or
Out-commuting to North
unpaid.
Fringe/Bristol impacts on A38
congestion.

Opportunities/Constraints

Potential mitigation

Design should reinforce identity of the
town centre. Good opportunity for
integration with existing community.

Development here would need very strong
pedestrian, cycle and public transport links
in order to support the needs of residents.
Promote use of design codes to support
local character. Connect to green stream
corridor.

Development would need to be highly
sensitive to Conservation Area and the
setting of Thornbury Castle and its
grounds although these are well
screened from the area. However this
location would give a potential new
community excellent access to attractive
historic open space. Very good access
to St. Mary’s Church.

Cultural opportunities associated with
Castle School. Design to mitigate impact
on Conservation Area and setting of listed
buildings. Good quality design needed.

Depends on form of development and
level of provision of new employment to
be provided and the location of any new
employment. Access to Midland Road
employment estate by cycling, however
this may not offer a wide enough range

Provide good walking/cycling/public
transport links to current employment
opportunities. Encourage uptake of vacant
office units to maintain diverse offer.
Focus on local employment to reduce outcommuting/congestion on A38.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Employment provision in town
centre and council offices on
Castle Street.

of opportunities to reduce commuting
elsewhere for work. Current employment
opportunities in Thornbury are limited in
range.

Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision
Thornbury is a desirable location, so
houses prices/demand relatively high.
Too early to appraise - depends on
level/type of employment provision.
Potential to improve cycle links and
public transport to town centre and
employment.

Ensure range of house types/tenures.
Promote diverse employment base.

Encourage home working. Encourage
uptake of vacant office units.
Increase town centre footfall through
increasing local population.
Good access to Council offices and
town centre employment, but less so
access to Midland Way.

Provide good walking/cycling/public
transport links to services, facilities and
employment.

Out commuting means reliance on car
and greater use of fossil fuels.
Opportunity to offer home working to
reduce car journeys.

Develop masterplan and design codes to
provide requirement for high standards of
energy efficiency and use of renewable
energy within buildings and layout of

3.2

Help everyone afford
a comfortable
standard of living.

o
?

Thornbury has no significant areas
of deprivation.

3.3

Reduce poverty and
income inequality.

o
?

Thornbury has no significant areas
of deprivation. Range of
employment types.

3.4

Meet local needs
locally.

3.5

Increase the
circulation of wealth
within the area.

o
/

3.6

Reduce the
vulnerability of the
economy to climate
change and harness

o
?

Very good access to town centre (1015 minute walk). Reasonable
access to employment
opportunities at Midland Road,
excellent access to town centre
and Castle Street employment.
At present there is a balance of
in/out commuting for employment.
Thornbury supports local food
production. Very close to Castle
School.
Shortage of higher managerial and
professional types of employment
within Thornbury. Proportionally
Thornbury has a reasonable
number of independent traders.
Too early to properly appraise depends on level/type of employment
provision.
Net out-commuting for work and
tertiary education.
Local business premises
vacancies.

Ensure range of house types/tenures.
Promote diverse employment base.

Provide good walking/cycling/public
transport links to services and facilities.
Any development should support the town
centre and not detract from its offer.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Leisure, social and cultural
activities strong in/near to town
centre to North Fringe and Bristol.
Too early to appraise - depends on
form/design of development.
4 Provide access to meet people’s needs with least damage to communities and the environment
No current car clubs or car sharing
Walking/cycling to town centre in the
4.1 Increase choice of
schemes.
south of has potential to be encouraged.
method of travel
Current footpath network through
town not legible. Cycle routes
disjointed and not legible. Bus
route does not currently run
past/through area.
Walking/cycling to town centre in the
south of has potential to be
encouraged.
4.2 Reduce the
o
Not applicable
Not applicable
need/desire to
travel by air

scheme. Promote sustainable forms of
transport.

4.3
4.2

Help everyone
access basic
services easily,
safely and
affordably.

4.4
4.3

Make public
transport, cycling
and walking easier
and more attractive.

Promote technology and space
requirements to encourage home and
smarter working. Provide good
walking/cycling/public transport links to
services and facilities.
Promote local car sharing groups.
Improvements to cycle and footpath
legibility and network.
Contribute to better public transport and
information systems.
Secure and enhance cycle and walking
network with improved legibility.
Create a legible, safe and attractive layout.
Develop masterplan and design taking into
account transport requirements for Code
for Sustainable Homes and Lifetime
homes. Bus route diverted to run through

opportunities arising.

Relatively near to town centre
facilities towards the south of Area F
but to the north and west access is
poor. Good access to secondary
school (excellent access to south of
the area).
Opportunities for home/smarter
working.
Current footpath network through
town not legible. Cycle routes
disjointed and not legible.
No real time information for bus
services. Good recreational walks
into surrounding countryside.

Home/smarter working helps to
reduce congestion and outcommuting. Opportunities for
home/smarter working.

To the south of the area Walking/cycling
to town centre facilities would be
encouraged. Bus routes within walking
distance.
Need to promote a joined up system
of public transport, walking and
cycling with appropriate signage and
information systems and links to main
destinations.

Provide good walking/cycling/public
transport links to services and facilities.
Promote local car sharing groups and
sustainable forms of transport.
Improvements to cycle and footpath
legibility and network.
Discourage out-commuting.

Not applicable

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation
development.

4.5

Encourage a switch
from transporting
freight by road to
rail or water.

o

Not applicable

5 Maintain and improve environmental quality and assets
An area of intensive farmland,
5.1 Protect and enhance
consisting almost entirely of
habitats and species
arable/improved pasture and well(taking account of
managed hedgerows. The most
climate change).
ecologically valuable parts of the area
is Park Mill Covert SNCI to the west;
and the linear woodland, plantations
and ponds linking the SNCI to
Thornbury Park and Castle on its
western edge. Any development
would need to preserve those
features.

Not applicable

The design of any urban extension in
this area would need to incorporate
habitat suitable for species present.
Enhance area to improve habitat,
promote movement corridors and
enhance landscape value.
Potential to extend and manage to
wildlife corridor along stream.

Not applicable

Put in place lifetime strategies to deal with
habitats on-site. Protect water/flood
environment. Protect/provide wildlife
corridors. Develop masterplan and design
codes to provide a holistic approach to
landscape design and support ecology
(Code for Sustainable Homes Level 3+).

There are no records of notable or
protected species of flora or fauna.
5.2

Promote the
conservation and
wise use of land.

Greenfield area largely in agricultural
use. Most land immediately
surrounding Thornbury is Grade 2
agricultural land, although Grade 3
land is present to the north of Park
Farm, so this area is less valuable for
future food production overall when
compared to the other options.

May have potential to flood – further
flood modelling required.

Locate allotments and opportunities for
local food production in Grade 2 areas.
Use flood sensitive area for flood storage
as part of landscape design.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

SFRA Level 1 flood modelling for
Thornbury is in need of updating.
5.3

5.4

Protect and enhance
landscape and
townscape.

Value and protect
diversity and local
distinctiveness
including rural ways
of life.

/

/?
/

Site contains listed buildings
associated with Park Farm and
medieval fishponds and woodland
adjoining existing development.
Option is predominantly improved
agricultural land. Views to Park
Farm listed buildings possible from
Butt Lane. No views to Castle or
into Conservation Area – well
screened by mature vegetation. No
significant long distance views into
area. Land is relatively flat - no
ridge slopes. Views from the north
back towards the area.
Few strong boundaries to existing
development. Stream corridor
crosses from fishponds towards
Park Mill Covert to the west.
Post medieval fields created by
enclosure of medieval parkland.
Area is predominantly agricultural
and rural in character Depends on
design of new development to ensure
that any development is sensitive to
its surroundings. Development to the
south/west of Area 6 would need to
be particularly sensitive to the setting
of Thornbury Castle, other listed
buildings and the Conservation Area.
The area is outside of the
Conservation Area.
Better linked to existing housing so
suburbanisation is less of an
impact than in other areas.

Much of the Park Farm area has high
intrinsic landscape value, however the
area is outside of the Conservation Area.
Well screened from castle parkland
and Sheiling School by tree belt.
Opportunity to extend recreational
landscape of stream. Medieval fish
ponds are a constraint which must
inform the design of any
development, and are also an
opportunity for
landscape/recreation/ecological value.
Opportunity to create robust northern
boundary to development.

Incorporate valuable features into the
design of any development.
Develop masterplan and design codes to
promote local distinctiveness and to
protect rural fringe and character of open
country. Protection of views to rural farm
buildings and important trees. Masterplan
to mitigate impact of development on
fishponds, Conservation Area boundary
and listed buildings at Park Farm.

Development to the south/west of Area F
would need to be particularly sensitive to
the setting of Thornbury Castle,
fishponds and the Conservation Area.
Need to protect rural and agricultural
character of this area. Potential to
develop a strong edge to the town.

Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural
fringe/open countryside. Masterplan to
mitigate impact of development on
fishponds, Conservation Area boundary
and listed buildings at Park Farm.

SA Objectives

Rating

Comments

Opportunities/Constraints

Potential mitigation

Potential archaeological interest
exists in the south/west of Area F.
Development would need to be
particularly sensitive in this location to
avoid damaging the historical setting
and character of the town centre, the
setting of Thornbury Castle,
fishponds and the Conservation
Area. Post medieval fields created
by enclosure of medieval parkland
in Fa and late medieval enclosures
in Fb. Good tree groups make
focal points in landscape.

Depends on design of new
development to ensure that any
development is sensitive to its
surroundings. Too early to properly
appraise.
Need to protect rural and agricultural
character of this area and significant
views of buildings and tree groups.
Any new residents in the south/west of
Area F would have excellent access to
historical assets and pleasant
surroundings and open countryside in
the rest of Area F.

Develop masterplan and design codes to
promote local distinctiveness of the market
town and the character of the rural
fringe/open countryside. Protection of
views to listed farm buildings and
important trees. Masterplan to mitigate
impact of development on fishponds,
Conservation Area boundary and listed
buildings at Park Farm.

Area not within Environment Agency
Flood Zones 1, however further
investigation required to investigate
localised flood risk and potential
drainage/sewerage issues.
Lower Severn Internal Drainage
Board have previously expressed
concern that surface water run-off
from this area closest to their
boundary may adversely impact rhine
levels so developed run-off would
need to be controlled which can be
straightforward to deal with by on or
off site attenuation.
6 Minimise consumption of natural resources
6.1 Reduce non?
Flat topography may allow for
/?
renewable energy
renewables/orientation of buildings
consumption and
suitable for reduction in energy.
“greenhouse
Area remote from town centre. Too
emissions”.
early to properly appraise – depends
on design of development.

Flood risk on site needs further
appraisal and mitigation to form part
of site wide landscape approach.

Flood risk on site needs further site
specific and strategic appraisal and
mitigation to form part of site wide
landscape approach. Holistic approach
towards water management.

Remote location would encourage car
use. Quality of masterplan will greatly
affect the ability to use passive solar
gains and natural light. Quality and
design of building will affect energy
consumption. Potential for district
heating systems to be linked to Castle
school.

Develop masterplan and design codes to
provide holistic approach to use of natural
resources for renewable energy (Code for
Sustainable Homes Level 3+).

5.5

Maintain and
enhance cultural and
historical assets.

/?

5.6

Reduce vulnerability
to flooding and sea
level rise (taking
account of climate
change).

?

SA Objectives
6.2

Rating

Keep water
consumption within
local carrying
capacity limits
(taking account of
climate change).
Minimise
consumption and
extraction of
minerals.

?

6.4

Reduce waste not
put to any use.

?

6.5

Minimise land, water,
air, light, noise, and
generic pollution.

6.3

?

Comments
Too early to properly appraise –
depends on design of development.
Sufficient water supply in area.
Sewage system has capacity for
additional housing with mitigation
– further appraisal necessary.
Re-use/recycling schemes in place
locally. Source and use of building
materials will determine minerals
consumption. Too early to properly
appraise – depends on design of
development.
Too early to appraise - depends on
form/design of development
Recycling Sort-It centre on Midland
Way.
Encouragement of walking/cycling
would reduce noise and emissions
from cars. Also depends on design of
development.

Opportunities/Constraints

Potential mitigation

Opportunities to maximise rainwater
capture and grey water recycling onsite.

Develop masterplan and design codes to
provide holistic approach to use of water
resources (Code for Sustainable Homes
Level 3+).

Quality of built environment design
will affect consumption and extraction
of minerals.

Promote code for sustainable homes Level
3+ which awards credits for responsible
sourcing of materials and recycling of
building materials.

Consider cumulative effect of waste
management.

Provision of waste management scheme to
minimise waste and promote recycling.
Provision of space on plot to encourage
recycling.
Management of street lighting.

New street lighting might provide
pollution and affect night time sky.
Known Air Quality Management Area
at A38/M4/M5 junction – impact on
out-commuting.
Shorter distance to secondary school
and town centre than other areas
along Morton Way – potential for
walking/cycling to be encouraged.

Appendix 12 – Proposed Monitoring
a). Responding to Climate Change and High Quality Design
¾Promoting high quality design that responds to its context, the distinctive assets of the district and creates ‘sense of place’ and civic pride.
¾Using design to create attractive, cohesive, safe and inclusive communities with better integration between housing, jobs, services, public
transport and facilities, so that people lead healthier lives and have the opportunity to reduce their CO2 footprint and adapt to the impacts of
climate change.
¾Protecting and enhancing valued open spaces and green links to create a network of connected and multi-functional, attractive and accessible
spaces for people and wildlife, and to provide climate change adaptation and mitigation functions
¾Providing opportunities for flora and fauna to adapt to climate change.
¾Ensuring that environments for play are delivered as an integral part of the design of sustainable communities.
¾Promoting energy efficient development and new sources of decentralised, renewable and low carbon sources of energy.
¾Understanding and reducing susceptibility to flood risk.
¾Managing the impacts of urban intensification.

x
Core Strategy Policies

Sustainability
Appraisal
Objectives
1 Improve Health

High

Level

CS1

High Quality Design

CS2

Green Infrastructure

CS3

Renewable and Low
Carbon Energy
Generation

3 Develop the economy in ways that meet
people’s needs

Renewable and Low
Carbon District Heat
Networks

4 Provide access to meet people’s needs
with least damage to communities and the
environment

CS4

2 Support communities that meet people’s
needs

5 Maintain and improve environmental
quality and assets

Measures
Housing Quality – Building for Life Assessments
(Core Indicator H6)
Number of applications refused on design grounds
(Proposed New Indicator)
Proportion of appeals won where policy CS1 was a material
consideration
(Proposed New Indicator)
Strategic GI network indicator –To be set in the green Infrastructure
SPD
Number of open spaces managed to Green Flag Award standard
(Local Indicator LL2)
Area of SSSI lost as a result of built development
(Local Indicator L5)
Statutory Greenbelt change
(Local Indicator LL4)

Core Strategy Policies

Sustainability
Appraisal
High Level
Objectives
6 Minimise pollution and consumption of
natural resources

Measures
Renewable energy generation by installed capacity and type (Core
Indicator E3)
Per capita CO2 emissions in the district
(National Indicator NI186)
Percentage of major developments providing a renewable or low
carbon heat generation network or CHP, or connecting to an existing
facility
(Proposed New Indicator)

b). Managing Future Development
¾Concentrating the majority of new development to take advantage of existing services and facilities and higher levels of accessibility.
¾Locating development where it will provide the opportunity to minimise the need to travel and allow safe and convenient access to services by
walking, cycling and public transport.
¾Recognising and protecting the identity and heritage of existing communities.
¾Promoting greater self-containment and enhancing the service centre role of the market towns of Thornbury, Yate and Chipping Sodbury.
¾Supporting local housing needs and services in villages.
¾Protecting the Green Belt and the countryside from inappropriate development.
¾Providing a range of infrastructure, together with integration and access, in step with new development.

X
XCore Strategy Policies

CS5
CS6

Location of
Development
Infrastructure and
Developer
Contributions

Sustainability Appraisal
Objectives
1 Improve Health

High

Level

2 Support communities that meet
people’s needs
3 Develop the economy in ways that meet
people’s needs
4 Provide access to meet people’s needs
with least damage to communities and
the environment

Measures
None set as these policies are covered in more detail by the Part 2
policies, the Infrastructure Delivery Plan and the Development
Statement.

5 Maintain and improve environmental
quality and assets
6 Minimise pollution and consumption of
natural resources

c). Tackling Congestion and Improving Accessibility
¾Reducing congestion and air pollution by improving accessibility by means other than the private car.
¾Widely, improving and enhancing opportunities for walking, cycling and using public transport, and particularly to significant destinations, such
as educational establishments, hospitals and employment areas.
¾ Completing delivery of the Greater Bristol Bus Network and delivering the North Fringe to Hengrove package, the link from Temple Meads Emersons Green and the Greater Bristol Metro Project
Core Strategy Policies
CS7

Strategic Transport
Infrastructure

CS8

Improving
Accessibility

Measures
1 Improve Health
2 Support communities that meet people’s needs
3 Develop the economy in ways that meet people’s
needs
4 Provide access to meet people’s needs with least
damage to communities and the environment
6 Minimise pollution and consumption of natural
resources

Congestion – reduction in the average journey time per mile
in the morning peak on the Avon Ring Road
(National Indicator NI167)
Amount of new residential development within 30 minutes
(public transport time) of a GP, hospital, primary school,
secondary school, major retail centres and areas of
employment.
(Local Indicator LST1)
Number of bus passenger journeys
(National Indicator NI177 and Local Indicator LST3)
Index rate of cycle trips (at a representative number of
cycling points)
(Local Indicator LST4)
S106 contributions to green commuting
(Local Indicator LST7)
Travel to school: Proportion of school pupils who travel to
school via modes other than by car
(National Indicator NI198 - adapted Local Indicator LST5)
Travel to work: Proportion of workers who travel to their
place of work via modes other than by private car
(Proposed New Indicator*)

NB Progress with delivery of the major transport infrastructure projects will be reported in the AMR as commentary

d). Managing the Environment and Heritage
¾Conserving and enhancing the character and distinctiveness of the district’s heritage assets and maximising their contribution to quality of
place.
¾Conserving and enhancing the district’s distinctive landscapes, natural environmental resources and biodiversity.
¾Safeguarding mineral resources for the longer term while ensuring an adequate and steady supply to meet identified needs.
¾Safeguarding the quality of natural resources and ensuring prudent use.
¾Protecting land, air and aqueous environments from pollution

CS9

Core Strategy
Policies
Managing the
Environment and
Heritage

CS10 Minerals

Measures
1 Improve Health
2 Support communities that meet people’s needs
5 Maintain and improve environmental quality and
assets
6 Minimise pollution and consumption of natural
resources

Proportion of appeals dismissed where Conservation Area
and/or listed buildings and/or AONB was a material
consideration
(Local Indicator LL3)
Number of trees given Tree Preservation Orders (TPOs)
(Local Indicator LL6)
Improved local biodiversity – active management of local
sites (National Indicator NI197)
Change in areas of biodiversity importance
(Core Indicator E2)
Change in priority habitats and species, by type
(Local Indicator LL1)
Amount of best and most versatile agricultural land lost to
built development
(Proposed New Indicator)
Proportion of planning permissions for large residential and
employment developments incorporating SuDS
(Proposed New Indicator)
Number of ‘poor’ air quality days when pollution exceeds
National Air Quality Objectives
(Local Indicator LI9a)
Annual average nitrogen dioxide levels
(Local Indicator LI9b)

Core Strategy
Policies

Measures
Number of planning permissions granted contrary to
Environment Agency advice on flooding or water quality
grounds
(Core Indicator E1)
Production of primary land won aggregates
(Core Indicator M1)
Size of landbank for crushed rock
(Local Indicator LMI1)
Area of land affected by permissions for major built
development in the Mineral Resource Areas
(Local Indicator LMI3)

e). Maintaining Economic Prosperity
¾Ensuring that South Gloucestershire plays its role in making the West of England economy one of the most prosperous, innovative and vibrant
in Europe, by providing a sufficient range of employment land for existing and new businesses of all sizes.
¾Providing for the key sectors of advanced engineering, including aerospace and defence; finance and business services; higher and further
education; retail; environmental technologies and hi-tech industries.
¾Taking opportunities to provide more balanced employment across the district so that every community has access to a range of employment
opportunities locally.
¾Ensuring provision of appropriate communication technologies.
¾Enhancing town centre vitality and viability.

Core Strategy Policies
CS11 Distribution of
Economic
Development Land
CS12 Safeguarded Areas
for Economic
Development
CS13 Non-Safeguarded
Economic
Development Sites
CS14 Town Centres and
Retail

Measures
2 Support communities that meet people’s needs
3 Develop the economy in ways that meet people’s
needs
4 Provide access to meet people’s needs with least
damage to communities and the environment

Estimate of the total number of jobs (employees in
employment) by sector and geographical policy area
(Proposed new Indicator)
Number of jobs arising from implemented planning
permissions by geographical policy area
(Proposed New Indicator)
New employment development (floorspace & jobs) compared
to the number of new residential developments in the North
Fringe Policy Area
(Proposed New indicator)
Number of new business start ups
(National Indicator 171)
Small business in the district showing business growth
(National Indicator 172)
Worklessness:
a) Unemployment ILO measure (official district level
estimate);
b) Unemployment JSA Claimant Count (sub-district level
estimate)
(Proposed New indicator)

Core Strategy Policies

Measures
Total amount of additional employment floorspace completed
by type (use class) and geographical policy area
(Core Indicator BD1)
Employment land available by type
(Core Indicator BD3)
Losses of employment land to residential development within
safeguarded areas
(Local Indicator LEC2)
Changes in employment use classes within safeguarded
employment areas by geographical policy area
(Proposed New Indicator - adapted from Local Indicator LEC1)
Losses of economic development uses to residential
development outside of the safeguarded areas by area.
(Local Indicator LEC6)
Total amount of floorspace for ‘town centre uses’
(Core Indicator BD4)
Amount of completed retail development and proportion in
town/district/local centres
(Local Indicator LTC1)
Total primary retail frontage in town centres and proportion in A1 Use

(Local Indicator LTC3)
Percentage of vacant A1 units in the town/district centres
(Local Indicator LTC4)
Mix of ‘A uses’ in town / district centres
(Proposed New Indicator)
Percentage of households within 500m of a food store selling
basic food provisions
(Local Indicator LTC6)

f). Providing Housing and Community Infrastructure
¾Providing a range of housing to meet the needs of the whole community.
¾ Providing decent and affordable housing in accessible locations and for local needs in rural areas.
¾Improving health and well-being by provision and access to a range of social, cultural, community, recreational facilities and green space in step
with development, whilst realising opportunities to redress any deficit.
¾Ensuring that environments for play are delivered as an integral part of the design of sustainable communities.

Core Strategy Policies
CS15 Distribution of
Housing
CS16 Housing Density
CS17 Housing Diversity
CS18 Affordable Housing
CS19 Housing Exception
Sites
CS20 Extra Care Housing
CS21 Gypsy and Traveller
Accommodation
CS22 Travelling
Showpeople
CS23 Community
Infrastructure and
Cultural Activity

Measures
1 Improve Health

Net additional dwellings provided by area
(National Indicator NI154, Core Indicator H2a+H2b)

2 Support communities that meet people’s needs

Net additional dwellings in future years; and Managed
Housing
Delivery
(Core Indicator H2c + H2d)
New and converted dwellings on previously developed land
(Core Indicator H3)
Percentage of new dwellings completed (on fully completed
sites of 10+ dwellings) at: i) < 30 dwellings per ha, ii) 30 - 50
dwellings per ha, iii) > 50 dwellings per ha
(Local Indicator LH6)
Proportions of 1, 2, 3 and 4 bed dwellings and flats built by
tenure
(Local Indicator LH1)
Percentage of affordable housing negotiated and delivered
on
qualifying sites
(Local Indicator LH2)
Gross affordable housing completions
(National Indicator NI155, Core Indicator H5)
Affordable housing completions by tenure
(Proposed New Indicator)

Core Strategy Policies
CS24 Green Infrastructure,
Sport and Recreation
Standards

Measures
Number of dwellings completed on Rural exception sites
(Proposed New Indicator)
Number of Extra Care housing units completed
(Proposed New Indicator)
Net additional Gypsy and Traveller pitches
(Core Indicator H4)
Vacancy rate for South Gloucestershire’s authorised
Gypsy/Traveller Sites
(Local Indicator LH5)
Amount of completed community facilities
(Proposed New Indicator)
Amount of completed leisure development and the
percentage
within town centres
(Local Indicators LC12 & LC13)
Provision of new Green Infrastructure – To be set in the
Green
Infrastructure SPD

