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Matter 25 – Rural Areas 

 

Summary 

 

Full answers to the questions posed by the Inspector are set out below. 

 

1. The overall number of dwellings proposed in the CS is insufficient to meet the housing 

needs of South Gloucestershire and to support economic growth.  Our Paper on Matter 

8 demonstrates that the CS should make provision for 33,000 homes over the plan 

period. 

 

2. The housing requirements for South Gloucestershire should be treated as the 

requirements for the entire administrative area of the Local Authority and housing 

provisions should not be disagrated between the urban area and rural area. 

 

3. The areas proposed for residential development are limited in location and number. 

 

4. Assumed build rates on the large sites are over optimistic and will not deliver the 

number of houses required in the plan period. 

 

5. Some sites are unnecessarily phased to the latter part of the plan period and this will 

perpetuate under-delivery in the early years and for the plan period as a whole. 

 

6. It is necessary to identify suitable land which can deliver sustainable development 

within the next 5 years of the plan period because the CS policies are woefully 

inadequate to meet the 5 year requirement plus 20% and make up the historic shortfall 

over the last 5 years (2006-2011).  Our Paper on Matter 8 demonstrates that this should 

be a minimum of 10,615 (using the Liverpool approach) or 13,224 (using the Sedgefield 

approach), for the period 2011-2016. 

 

7. Additional land for residential development should be identified. 

 

8. The CS does not set out a settlement hierarchy.  The key diagram does identify “main 

built up area”.  It is our view that the linked settlements of Frampton Cotterell, 

Winterbourne and Coalpit Heath are more similar in size function and character to 

Thornbury and the linked settlements of Yate and Chipping Sodbury and should have 

specific policies distinct from the policies from those which apply to the open 

countryside rural area containing small villages and hamlets. 
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9. Land within and adjacent to the main settlements within the Rural Areas which is 

excluded from the Green Belt and Cotswold AONB should be considered for development. 

 

10. Frampton Cotterell, Winterbourne and Coalpit Heath constitute a main urban area and 

there is unconstrained white land adjacent to the existing built up area which should be 

considered for development. 

 

11. In particular land at Woodlands Farm which is adjacent to the existing built up area 

should be considered for residential development.  This site has capacity for about 400 

dwellings, a master plan has been prepared for this area and a Design and Access 

Statement prepared which demonstrates that this area can be developed without any 

adverse effects on any interests of acknowledged importance.   

 

12. This site is in the control of Barratt Homes and can deliver houses in the next 5 years 

(2012-2017) of the plan period. 
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1. Is there any benefit in defining boundaries to villages either to encourage or 

limit future development? 

 

Yes, but this should be informed an assessment of the sustainability of the various 

settlements that fall within the Rural Areas. 

 

Where settlements are of sufficient size and have a range of services that would 

support a sustainable level of growth, settlement boundaries should be established that 

take account of the needs of the settlement and allow for and facilitate such growth.  

This should be justified by an assessment of the sustainability of the settlements in the 

Rural Areas and their suitability to accommodate growth.  The current strategy of the 

Council to delay the review of the settlement boundaries until the production of the 

Policies, Sites and Places Development Plan Document fails to acknowledge the ability 

of some settlements within the Rural Areas to accommodate significant growth that 

should be identified through the Core Strategy. 

 

The assessment of settlements in the Rural Areas should be informed by an objective 

assessment of the housing needs of South Gloucestershire.  Our Paper on Matter 8 has 

demonstrated the under provision of housing proposed through the CS when compared 

with the housing needs of South Gloucestershire.  The Rural Areas should therefore be 

assessed to identify sustainable settlements that are capable of accommodating 

significant growth.  This review should be immediate and informed by Sustainability 

Appraisal, which the Council has failed to undertake. 

 

Settlement boundaries are not necessary for smaller settlements within the rural areas, 

which are not appropriate for a significant development.  In such settlements it would 

be more appropriate to establish proper criteria to guide the type of development that 

may be acceptable through the production of Neighbourhood Plans. 

 

Bearing in mind the size, sustainability, and function of Frampton Cotterell, 

Winterbourne and Coalpit Heath there is a clear benefit in defining the settlement 

boundary of this linked built up area. 

 

Frampton Cotterell is the largest settlement in the rural area, and when considered 

alongside Winterbourne and Coalpit Heath is a significant built up area.  This area is a 

sustainable location for development and in a recent appeal for Park Farm now called 

“The Meads” (Appendix 1), the Inspector confirmed that Frampton Cotterell was a 

sustainable settlement to accommodate growth. The land to the south of The Meads is 
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white land (known as Woodlands Farm) that is suitable for development and should be 

included within the settlement boundary for Frampton Cotterell. We have undertaken a 

Sustainability Appraisal for development of about 400 dwellings at Woodlands Farm, 

Frampton Cotterell, (Appendix 2) which should be taken into account. 

 

Recommendation: 

 

Frampton Cotterell, Winterbourne and Coalpit Heath should be excluded from the Rural 

Areas and treated the same way as Yate/Chipping Sodbury and Thornbury, and have a 

defined settlement boundary in the CS.  The settlement boundary for Frampton 

Cotterell, Winterbourne and Coalpit Heath should be amended to include the ‘white 

land’ outside of the Greenbelt within the settlement boundary, i.e. Woodlands Farm, 

Frampton Cotterell.  The extent of the settlement boundary of Frampton Cotterell 

should be all ‘white land’ outside of the Greenbelt on the plan attached at Appendix 3 

and specifically should include the land at Woodlands Farm, Frampton Cotterell, as 

shown on the plan at Appendix 4. 
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2. Should greater emphasis be given to allocating more housing in the rural 

areas as suggested by some respondents? 

 

Yes, there is a clear need for the CS to identify additional land in order to achieve the 

required 5 year land supply.  The Council cannot rely on increasing assumed build rates 

in order to achieve this.  The CS needs to make allowance for additional sites to be 

identified for housing now.  Part of this allowance should be for an increased provision 

of housing at settlements within the Rural Areas that can accommodate sustainable 

development. 

 

The CS defines an artificial distinction between urban areas, Yate/Chipping Sodbury, 

Thornbury and the Rural Areas. 

 

No justification has been given as to why the Council consider Yate/Chipping Sodbury 

and Thornbury as separate policy areas, but group Frampton 

Cotterell/Winterbourne/Coalpit Heath in the Rural Areas.  The Rural Areas have not 

been subject to Sustainability Appraisal to assess the sustainability of directing 

significant development to the Rural Areas or specific settlements within the Rural Aras 

and no Settlement Hierarchy has been prepared to justify which settlements are dealt 

with through specific policies in the Core Strategy and which fall within the Rural Areas.  

Similarly, the Strategic Housing Land Availability Assessment did not assess the 

Capacity or suitability of sites outside the existing defined settlement boundaries 

(particularly those sites outside of the green belt) which have the potential to make a 

positive contribution to meeting the housing requirement for South Gloucestershire.  

Frampton Cotterell, Winterbourne and Coalpit Heath comprise significant settlements 

and warrant specific policies in the same way as Yate/Chipping Sodbury and Thornbury. 

 

Frampton Cotterell and the adjoining area of Coalpit Heath is a sustainable settlement.  

It is located 4.5 km to the south west of Yate, which contains a range of key retail, 

leisure and employment facilities.  The village also lies around 10km to the east of 

Cribbs Causeway which provides a further mix of facilities, including retail, leisure and 

recreation. 

 

Frampton Cotterell and the adjoining area of Coalpit Heath do not have defined centres, 

however they contain a wide range of services and facilities, including everyday 

requirements such as education and childcare, healthcare, public transport, shops, and 

leisure and community uses.  A corridor accommodating several of these facilities is 
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located along Lower Stone Close.  A plan showing the services and facilities in the 

village is attached at Appendix 5. 

 

The sustainability of the settlement was considered by the Inspector at a Planning 

Inquiry relating to the land adjacent to Park Farm, Frampton Cotterell, who in 

paragraphs 27-30 of his appeal decision (Appendix 1), acknowledged the sustainability 

of the settlement, noting that “Frampton Cotterell does not have a recognisable 

centre, its services and facilities are dispersed throughout the settlement.  

However… it contains a wide range of services and facilities, including 2 

nurseries, 4 schools, healthcare, convenience stores and other shops, and 

leisure and community uses within the nationally recognised 2km walk 

distance of the site.  In addition, there is a considerable range of education, 

community and leisure, retail and other services within the 5km and 8km cycle 

ride distances.  Also, there is access to around 367 hectares of employment 

sites within this range… 

 

I am aware that there is a high dependence on the private car by residents of 

Frampton Cotterell, especially for travel to work journeys.  However, this 

reflects national travel patterns and personal preference; it does not 

necessarily mean that the site is unsustainable in terms of accessibility to 

essential services. 

 

Having regard to the wide range of services and facilities within and close to 

Frampton Cotterell I do not consider that the appeal site can reasonably be 

described as being a dormitory settlement.  I conclude that it is adequately 

well served by essential services and facilities, including opportunities for 

employment that may be conveniently accessed by modes of transport other 

than the private car.  Consequently, I further conclude that the appeal site is 

suitable for housing and is environmentally sustainable, as required by 

paragraph 69 of PPS3.” 

 

There is white land available at Frampton Cotterell that is suitable and available for 

development which in the control of developers who have instructed a professional 

team of consultants who have undertaken detailed technical analysis of the site to 

ensure its deliverability and have prepared a masterplan and Design and Access 

Statement.  The white land to the south of the settlement (Woodlands Farm) is suitable 

for about 400 dwellings and these are deliverable (location plans attached at Appendix 

6 and 4; the Design and Access Statement is attached at Appendix 12).   
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The Local Planning Authority has ignored the potential of Woodlands Farm, Frampton 

Cotterell by including Frampton Cotterell in a general Rural Areas classification. 

 

Woodlands Farm comprises about 23 hectares of agricultural land.  It is visually 

contained, being enclosed on three sides by existing residential development, albeit 

with the woodland of Blackberry Brake (SNCI) situated between the site and existing 

properties adjoining the A432 Badminton Road to the east of the site.  The southern 

boundary of the site is enclosed by a significant engineered railway embankment which 

prevents views into the site from the south.  A Landscape Assessment has been 

undertaken which highlights its visual containment, summarised in the Landscape 

Constraints and Opportunities Plan at Appendix 7. 

 

A comprehensive analysis of the land at Woodlands Farm has been undertaken and the 

findings have been evaluated to identify key opportunities and constraints relevant to 

the development of the site.  This would ensure that the development at Woodlands 

Farm would respond to the prominent site features and local context and ensure that 

the delivery of a development with a strong sense of place. 

 

The Woodlands Farm development would provide: 

 

1. around 400 dwellings (within 10.5 hectares); 

 

2. key facilities within a local centre (0.35 hectares); and  

 

3. a substantial amount of green open space that incorporates a range of community 

uses and retains existing trees and hedgerows wherever possible (over 5.6 hectares 

of public open space in addition to the provision of areas for formal sport, strategic 

planting and community supported agriculture). 

 

An analysis of the existing local context and site constraints enables the development of 

the site to achieve a distinct character, predominantly informed by the characteristics of 

the site and local context with existing hedgerow and trees incorporated within a 

generous green network of spaces and places.  Key elements of the site analysis that 

would inform the development of the site are summarised below and annotated on the 

Constraints and Opportunities Plans at Appendix 8. 

 

The following points provide a summary of the site assessment and the opportunities it 

provides: 
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Existing Context and Land Uses 

 

 The development would respond sensitively to the surrounding context and to 

existing dwellings that front or back onto the site boundary. 

 

 The setting of Woodlands Farm, located on the eastern site boundary would be 

respected. 

 

Landscape and Topography 

 

 The site comprises undulating land that is characterised by two ridges crossing the 

site north-south.  Development would respond to the topography of the site and 

work accordingly with the contours. 

 

 The dry valley landscape character area would be retained and integrated with a 

generous amount of high quality public open space. 

 

 The development would retain and enhance existing trees, hedgerows and additional 

landscape features where appropriate. 

 

 The proposals would maximise the opportunity to use existing landscape features as 

structuring elements of the masterplan and as a basis for the creation of a 

distinctive character that is specific to the site. 

 

 New areas of green space would be integrated with the existing green corridors to 

the north of the site and the area of woodland that adjoins the eastern site 

boundary. 

 

Ecology 

 

 The development would seek to maximise the opportunities to enhance biodiversity 

and ecology wherever possible.  This would be implemented through the creation of 

green corridors that are integrated with existing trees and hedgerows and by 

integrating new habitats and features of ecological value into the development’s 

design. 
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Access and Movement 

 

 There are opportunities for vehicular access points to be taken from points on Park 

Lane and Badminton Road (A432). 

 

 Opportunities to create safe and attractive pedestrian and cycle routes that reflect 

key desire lines through the scheme and encourage physical activity would be 

maximised. 

 
 The local bus operator has confirmed that they would support the diversion of an 

existing regular bus route that provides links to Bristol and Chipping Sodbury 

through the site without the need for long term subsidisation (letter attached at 

Appendix 9). 

 

Drainage 

 

 Sustainable Urban Drainage scheme (SUDs) would be incorporated into areas of 

public open space to manage surface water run off and allow the creation of 

wetland areas for aquatic species and habitats to inhabit. 

 

A Concept Plan and illustrative masterplan are attached at Appendix 10 and 11 and 

show how a distinctive and attractive form of development could be delivered. 

 

The site provides the opportunity to deliver additional housing needed to satisfy the 5 

year land supply requirement of the NPPF early in the plan period. 

 

The Council has failed to identify sufficient land within the existing urban areas of the 

settlements included within the CS to achieve this, through its current strategy and as 

such it needs to identify opportunities for the delivery of additional land to meet this 

shortfall immediately.  It is appropriate for some of this shortfall to be met within the 

Rural Areas, specifically within the more sustainable settlements. 

 

Without providing sufficient land to achieve 5 years land supply from adoption of the 

CS, the plan will be unsound and paragraph 49 of the NPPF, which states that 

“relevant policies for the supply of housing should not be considered up-to-

date if the local planning authority cannot demonstrate a five-year supply of 

deliverable housing sites”, will apply. 
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Recommendation: 

 

Frampton Cotterell, Winterbourne and Coalpit Heath should be identified as a suitable 

and sustainable location for development in the Rural Areas, or preferably should have 

their own specific policy within the CS. The CS should make provision for about 400 

dwellings to be accommodated on land outside of the greenbelt at Frampton Cotterell 

(Woodlands Farm). 
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3. Does the policy allow sufficient scope for the needs of local communities to be 

met including affordable housing or provision for the elderly? 

 

Policy CS34 when read together with the key diagram is overly restrictive. 

 

I have already drawn attention to the potential of Woodlands Farm, Frampton Cotterell.  

The policy should exclude Frampton Cotterell, Winterbourne and Coalpit Heath from the 

Rural Areas and contain policies for these settlements. 

 

Within the Rural Area proper there should be more flexibility for limited development, 

local needs housing, self build, live work units and homes for the elderly. 
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4. Is there too much emphasis on affordable/specialist housing in rural areas 

rather than market housing? 

 

Yes – see answer to Question 3. 
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5. Should a more positive approach be taken to allow brownfield sites in rural 

areas/green belt locations to be re-used? 

 

Yes.  The CS policy CS34 emphasises, protection of the countryside, agricultural land, 

biodiversity, greenbelt and AONB etc. as constraints and restrictions.  Policy CS34 

ignores the requirement to plan positively, and ignores Planning for Growth and the 

importance of new development in maintaining viable and sustainable communities. 

 

The Policy aims to protect rural employment sites – regardless of their location or 

suitability for employment in the future. 

 

The Policy is very restrictive and does not encourage new employment, sustainable 

forms of development, new housing, or small scale mixed use developments which can 

maintain the vitality and viability of small settlements, Re-use of brownfield sites should 

be encouraged where these constitute regeneration, environmental improvement, visual 

improvement or encourages enterprise or sustainable development. 
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6. What role is envisaged for neighbourhood plans in bringing forward local 

development initiatives? 

 

Neighbourhood Plans can form an important element in establishing priorities and in 

directing sustainable development to suitable locations.  However, Policy CS34 as 

written is so restrictive that it will discourage or prevent sustainable development and 

gives the impression that virtually no development is acceptable anywhere in the rural 

areas, which are defined to include some significant settlements. 

 

The CS Policy 34 should set out criteria which new sustainable development should 

achieve in order to define clearly the circumstances, type of site, location and form of 

development which would be acceptable to provide scope for Neighbourhood Plans to 

Plan positively. 

 

 

 



  

 

 

 

 

Appeal Decision 
 Inquiry opened on 20 October 2009 

Site visit made on 23 October 2009 

 
by Shelagh Bussey  MA, Dip TP, Dip EM, 
PhD, MRTPI 

 

 

The Planning Inspectorate 

4/11 Eagle Wing 

Temple Quay House 
2 The Square 

Temple Quay 

Bristol BS1 6PN 

 

� 0117 372 6372 
email:enquiries@pins.gsi.g

ov.uk 

 an Inspector appointed by the Secretary of State 

for Communities and Local Government 

Decision date: 

16 November 2009 

 

Appeal Ref: APP/P0119/A/09/2105293 

Land Adjacent to Park Farm, Frampton Cotterell, South Gloucestershire, 

BS36 2TU. 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant outline planning permission. 

• The appeal is made by Barratt Homes Bristol against the decision of South 
Gloucestershire Council. 

• The application Ref PT08/2760/O, dated 1 October 2008, was refused by notice dated 
15 December 2008. 

• The development proposed is; mixed use development comprising 220 dwellings, 186 
square metres of retail floorspace, public open space and means of access. 

• The inquiry sat for 4 days on 20, 21, 22 and 23 October 2009. 
 

Decision 

1. I allow the appeal, and grant outline planning permission for mixed use 

development comprising 220 dwellings, 186 square metres of retail floorspace, 

public open space and means of access at land adjacent to Park Farm, 

Frampton Cotterell, South Gloucestershire, BS36 2TU in accordance with the 

terms of the application, Ref PT08/2760/O, dated 1 October 2008, and the 

following plans submitted with it; site location plan (16658/01), site survey 

(16658/18), sketch layout only insofar as it relates to the means of access 

(16658/13H) and details of the proposed mini roundabout access shown on 

(IMA-10), subject to the schedule of conditions attached at the end of this 

decision.  

Procedural and Other Matters 

2. The application was made in outline with all matters, except for the means of 

access, reserved for future application(s). 

3. In addition to the plans listed in the decision, the application was accompanied 

by a sketch layout, constraints and opportunities plan, proposed site sections, 

sketch street elevations, site model plan, scale parameter drawing-storey 

heights, and three scale parameter plans. These show a possible interpretation 

of the parameters and principles of the Design and Access Statement (DAS), 

which I have treated on the basis of being interpretive/indicative only. 

4. The appellant has submitted a unilateral undertaking under the provisions of 

section 106 of the Town and Country Planning Act 1990. I conclude that the 

undertaking is necessary to make the development permissible. Also, that it 

satisfies the requirements of section 106 of the Act, the tests of Circular 

05/2005 and that it is enforceable.  
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5. Subsequent to the Council’s decision, further negotiations took place between 

the main parties. Together with other information the appellant produced a 

revised Transport Assessment dated May 2009. Four statements of common 

ground (SCG) were also agreed and signed by the main parties prior to the 

Inquiry. 

6. Collectively, these documents indicate that the following matters are agreed 

between the Council and the appellant; the local planning authority cannot 

demonstrate a 5 year supply of deliverable housing land, the development 

would not give rise to adverse highways considerations and through the 

provisions of the unilateral undertaking accessibility to essential services will be 

satisfactorily enhanced, necessary provision will be made for affordable 

housing, education, youth and children’s services, open space, libraries, dog 

and litter bins, and pest control. Also, that provision for renewable energy can 

be adequately addressed by means of a condition. I have no reason to disagree 

with the main parties views on these matters. 

7. The Council’s refusal notice lists eleven reasons. Consequent to the SCG and 

the provisions of the unilateral undertaking the Council withdrew the following 

refusal reasons prior to the Inquiry: 5 and 6 (accessibility to essential services 

and highway considerations), 7 (renewable energy), 8 (affordable housing), 9 

(education, youth and children’s services) and 10 (leisure, recreation and other 

community facilities). In addition, during the Inquiry the Council withdrew 

refusal reasons 3 and 4, which refer to the layout, density, scale, form and 

massing of the development, and provision for personal safety and crime 

prevention. The remaining refusal reasons 1, 2 and 11 respectively refer to the 

sustainability of the location for residential development and its impact on the 

landscape character of the area. 

Main issues 

8. With reference to these remaining reasons I consider that the main issues in 

this case are:  

• The effect of the development on the landscape character of the area and 

the setting of Frampton Cotterell, and the impact on views from the adjacent 

roads and lanes.  

• Whether the development accords with national policy and the development 

plan for the location of new housing development.  

Reasons 

Landscape Character  

9. The appeal site is located at the southern edge of Frampton Cotterell, within 

the ‘horseshoe’ of open land bounded by the three adjoining settlements of 

Frampton Cotterell, Coalpit Heath and Winterbourne. The ‘horseshoe’ lies 

within the Frome Valley Landscape Character Area, key characteristics of which 

are an undulating landform made up by the Frome Valley and adjacent dry 

valley.  

10. From my assessment of the evidence and from the site visit I consider that the 

ridge line at the western boundary of the site with Park Lane separates the site 

from the Frome Valley to the west and that the dry valley lies mostly to the 
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south, with its head terminating a few metres north of the pond at the south-

eastern corner of the site. Thus whilst the site is physically part of the 

landscape character area I do not consider that it strongly displays its 

distinctive features. Nor would the proposed development impact significantly 

on the distinctive dry valley character feature of the area. 

11. Furthermore, the site’s character is heavily influenced by the adjoining 

residential development adjacent to its western, northern and eastern 

boundaries, and by the degrading feature of the small tipped area in the north-

western corner. In my opinion it does not have the remote/tranquil character 

that is typical of the wider landscape character area. Whilst it is pleasant in 

appearance I consider that it has a weak landscape structure and a semi-rural 

character, unlike the agricultural land to the south, where the dry valley form is 

clearly visible and the land is rural in character. Although the Forest Plan for 

the area identifies the Frome Valley generally as being an area of high 

landscape quality, in my opinion, this peripheral part is not distinctive and is of 

only low/ordinary landscape value. 

12. The site is visually contained by the hedgerows containing mature TPO 

protected trees which bound it, and by one separating its two component 

fields. This mature vegetation limits viewpoints into the site and to the wider 

countryside to the south. I consider that the site forms a natural infill site at 

the urban edge of Frampton Cotterell. The proposed development would shift, 

but rationalise the southern built boundary of this part of the settlement, 

extending it from the southern edge of the Park Farm housing development to 

the east, to residential development in Park Lane to the west. The proposed 

development would not lead to the coalescence of settlements referred to by 

the Member of Parliament for the area. In my opinion the southern hedgerow 

boundary of the site and the more complex form of the landscape to the south 

provide a clear, natural edge to built development in this part of Frampton 

Cotterell. 

13. For these reasons I conclude that the development would not have a 

significantly harmful impact on the distinctive character area of the wider 

locality of the Frome Valley, or on the open ‘horseshoe’ setting of Frampton 

Cotterell.  

Visual Amenity 

14. The second part of the Council’s refusal reason 11 refers to the impact of the 

development on the visual amenity of residents of adjacent dwellings. From the 

limited number of locations where open views into the site are possible, from 

Park Lane, Heather Avenue and from the Park Farm estate, the outlook would 

inevitably change as a result of the development. However, such existing views 

include glimpses of dwellings around the periphery of the site. Therefore, the 

proposed development would not introduce a new element, or a fundamental 

change in the visual character of the area. It would reflect much of the 

character of existing views; of housing seen within a context softened by open 

space and landscaping.  

15. Provided that the development was of appropriate layout and design, such 

development would not necessarily have an adverse impact. The parameters of 

the DAS, which accompanied the application and the conditions that I have 
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imposed, would ensure that it is of high quality design, reflective of its location, 

appropriately landscaped and provides visual links to the countryside to the 

south. Thus whilst the development would have an impact on views from the 

adjacent highways there is no reason why its effect would be significantly 

detrimental to visual amenity.  

16. My overall conclusion on the first main issue is that the development would not 

have a significantly harmful impact on the distinctive character of the Frome 

Valley Character Area or on the openness and greenness of the setting of 

Frampton Cotterell. Nor would it necessarily have a significantly harmful impact 

on views from adjacent roads and lanes. Consequently, I further conclude that 

that it would comply with saved policy L1 of the South Gloucestershire Local 

Plan (SGLP). 

Housing Land Supply 

17. Turning to the second main issue, the appeal site relates to greenfield land that 

lies outside the defined settlement limits of Frampton Cottrell. Frampton 

Cottrell itself is surrounded on three sides by Green Belt, but the site and a 

number of fields to the south, as far as the railway line, are excluded. The site 

is unallocated on the SGLP Proposals Map and falls within the scope of saved 

policy H3. This is a countryside policy that permits residential development only 

in three exceptional circumstances, none of which are relevant to this case. 

This is not contested by the appellant. 

18. The main parties agree that the Council cannot demonstrate a five year supply 

of housing in accordance with Planning Policy Statement 3 Housing (PPS3). 

However, the precise level of shortfall in the housing land supply is disputed. It 

ranges from 4.3 years according to the Council’s Annual Monitoring Report 

2008, to 2.1 years in the appellant’s analysis. I consider that the Council’s 

calculation is over-optimistic because it includes windfalls and some larger 

sites, the delivery of which is questionable. Nevertheless, the Council’s 

estimated 0.7 year shortfall equates to 1,100 dwelling units, which I do not 

consider can be reasonably described as being a ‘small’ shortfall. Furthermore, 

PPS3 paragraph 71 is engaged if there is not a five year supply of deliverable 

homes, whatever the quantum of undersupply, so it is not necessary for me to 

conclude on the precise number of deliverable homes in the five year period. 

19. Where there is less than five years supply of deliverable sites, planning 

applications for housing should be considered favourably having regard to the 

policies of the PPS and the considerations set out in paragraph 69. Paragraph 

68 informs that in qualifying cases such as this, the policies of PPS3 may 

supersede the policies in existing development plans. This is a material 

consideration of significant weight and logically, policy H3 has to be set aside in 

this case in order to satisfy the obligation of PPS3 to consider the proposal 

favourably. This is re-affirmed in the Government Office for the South West’s 

(GOSW) direction under paragraph 1(3) of Schedule 8 to the Planning and 

Compulsory Purchase Act 2004, which specifically draws the Council’s attention 

to, “the importance of reflecting policy in Planning Policy Statement 3 Housing 

and Strategic Housing Land Availability Assessments in relevant decisions”. 
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Achieving High Quality Housing 

20. I turn now to consider the development against the criteria of paragraph 69 of 

PPS3. At the outset of the Inquiry, the first, third and fifth were cited by the 

Council as being the main considerations. The first requires development to 

achieve high quality housing. However, subsequent to the withdrawal during 

the Inquiry of refusal reasons 3 and 4, which refer to design matters, the 

Council conceded that the development could be of high quality: thus that the 

first criterion could be met.  

21. Whilst the Council and third parties perceive shortcomings in the illustrative 

layout submitted with the application, this is only one possible interpretation of 

the principles and parameters of the DAS, which I consider satisfies the 

requirements of paragraph 53 of Circular 01/2006, and associated national 

guidance and good practise.  In my opinion there is no reason why an 

alternative would not result in a high quality development that clearly reflects 

the local distinctiveness of Frampton Cotterell. I am satisfied that the principles 

make adequate provision for personal safety, security, crime prevention and 

the fear of crime. Furthermore, I consider that the parameters would enable 

the development to comply with the South Gloucestershire Design Checklist 

and the main objectives of the Frampton Cotterell and Coalpit Heath Village 

Design Statement. To ensure this, I have imposed a condition that requires the 

development to reflect the design principles of the DAS, in accordance with the 

provisions of paragraph 73 of Circular 01/2006. 

22. I conclude that the DAS sets clear principles and parameters, which if adhered 

to will result in development of high quality, safe, locally distinctive design that 

satisfies the requirement of paragraph 69 to achieve high quality design, and 

which accords with PPS1 and saved Policy D1 of the adopted SGLP. 

Suitability of the Site for Housing 

23. The third criterion of paragraph 69 of PPS3 refers to the suitability of the site 

for housing, including its environmental sustainability. The appellant’s 

evidence, with which I have no reason to disagree, indicates that the site is 

deliverable within the five year period. The Council’s objections to its suitability 

are twofold: a perceived adverse landscape impact and exacerbation of the 

dormitory role of Frampton Cotterell. 

24. With reference to the first, I have concluded that the development would not 

be significantly harmful to the landscape character of the area or to the setting 

of Frampton Cotterell.  As demonstrated by the comprehensive supporting 

information submitted with the application which includes; DAS, landscape and 

visual impact assessment, planning statement, transport assessment, 

environmental rating for homes pre-assessment, statement of community 

involvement, site waste management plan, flood risk assessment and drainage 

strategy, utilities statement, acoustic report, archaeological desk based 

assessment and a geo-environmental interpretive report, there are no other 

significant physical, natural or infrastructure constraints on the site which 

cannot be satisfactorily mitigated by conditions, which I have imposed where 

appropriate. 

25. The Council’s second objection to the suitability of the site relates to the 

perceived dormitory role of the settlement ascribed to Frampton Cotterell by 



Appeal Decision APP/P0119/A/09/2105293 

 

 

 

6 

the Inspector for the examination of the Local Plan adopted in 2006. This infers 

that Frampton Cotterell is not self contained and that residents are obliged to 

travel elsewhere for employment and other essential services and facilities; 

therefore, that additional housing development would be unsustainable. 

However, the Council has acknowledged by its withdrawal of refusal reason 5, 

which refers to accessibility to essential services by modes of travel other than 

the private car, that the site is sustainable in terms of accessibility. It also 

conceded at the Inquiry that his conclusions are not appropriate for this Inquiry 

given the findings of the Transport Assessment May 2009 and the SCG. 

Furthermore, I consider that the ‘dormitory role’ description should be regarded 

in the context of its prevailing PPG3 policy context, which sought to apply 

ceilings to housing supply, and the evidence available to that Inspector. He was 

considering the site as part of a much larger omission site, after having 

concluded that there was an adequate supply of housing land: this is not the 

case here.  

26. Moreover, in connection with an earlier appeal concerning the adjoining land at 

Park Farm, which was allowed and has now been developed, another Inspector 

described the Park Farm site as being, “a highly appropriate location for 

development; it is well located by public transport to main urban areas and 

convenient to employment locations”. Thus, taking account of these previous 

conflicting opinions I do not consider that my conclusions on the role and 

sustainability of Frampton Cotterell should necessarily be fettered by those of 

the Local Plan Inspector: they are based on the facts before me. 

27. Frampton Cotterell does not have a recognisable centre, its services and 

facilities are dispersed throughout the settlement. However, as identified in the 

revised Transport Assessment May 2009, it contains a wide range of services 

and facilities, including 2 nurseries, 4 schools, healthcare, convenience stores 

and other shops, and leisure and community uses within the nationally 

recognised 2km walk distance of the site. In addition, there is a considerable 

range of education, community and leisure, retail and other services within the 

5km and 8km cycle ride distances. Also, there is access to around 367 hectares 

of employment sites within this range. 

28. With the improvements to bus facilities and services, to be provided through 

the appellant’s unilateral undertaking, the site would also be made adequately 

accessible by public transport, in terms of convenience and frequency of 

services, to a wide range of other services and facilities. These include Bristol 

City Centre and Yate railway station, which is around 4.5 km from the site and 

which offers regular connections to several main line destinations.  

29. I am aware that there is a high dependence on the private car by residents of 

Frampton Cotterell, especially for travel to work journeys. However, this 

reflects national travel patterns and personal preference; it does not 

necessarily mean that the site is unsustainable in terms of accessibility to 

essential services. When considering the sustainability of a location for 

residential development, the important factor is that there is the opportunity 

for and the availability of non-car modes of transport for accessing essential 

services. 

30. Having regard to the wide range of services and facilities within and close to 

Frampton Cotterell I do not consider that the appeal site can reasonably be 
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described as being a dormitory settlement. I conclude that it is adequately well 

served by essential services and facilities, including opportunities for 

employment that may be conveniently accessed by modes of transport other 

than the private car, provided that the enhanced bus facilities are provided in 

accordance with the unilateral undertaking. Consequently, I further conclude 

that the appeal site is suitable for housing and is environmentally sustainable, as 

required by paragraph 69 of PPS3. Also, that it accords with PPS1, PPG13, 

RPG10, saved policy D1 of the Joint Replacement Structure Plan (JRSP) and 

saved policies T12 and D1 of the SGLP in this regard.  

The Spatial Vision for the Area 

31. Criterion 5 of PPS3 paragraph 69 requires, amongst other considerations, 

housing development to reflect the spatial vision for the area. This vision is set 

out in the development plan comprising RPG10 and the saved policies and 

proposals of the JRSP and SGLP.  

32. Policy V1S 1 of RPG10 seeks to concentrate development in the identified 

Principle Urban Areas and other designated areas of growth. Policy SS 19 refers 

to the Rural Areas and advises that market towns should be the focal point for 

development and service provision in the rural area. Outside these settlements 

development should be small in scale and take place primarily within or 

adjacent to existing settlements avoiding scattered forms of development. 

Within the JRSP, policies 1 and 2 set out the locational strategy for housing 

provision that in general terms gives an order of priority which aims to 

concentrate development firstly within or immediately adjacent to the main 

urban areas, cascading down at (d) to other areas where, amongst other 

considerations, there is opportunity for sustainable access to employment and 

other important facilities. Frampton Cotterell is not designated as a local 

service centre on the SGLP Proposals Map and saved policy H3 presumes 

against the residential development of the site. I conclude that whilst the 

proposal does not strictly reflect the spatial vision set out in the precise 

wording of these development plan policies, it is not at odds with their intention 

of directing development to sustainable locations. 

33. However, all of the component parts of the development plan pre-date PPS3, 

and their policies are failing to deliver the required quantity of housing in the 

area. In the emerging Regional Spatial Strategy for the South West (RSS), 

Frampton Cotterell is included in the ‘rest of South Gloucestershire’ where 

2,300 dwellings should be provided, and it is one of its largest settlements. It is 

a settlement to which Policy C that promotes greater self containment and 

stronger local communities applies. Furthermore, unlike much of the area in 

the ‘rest of the district’, it is not constrained by AONB and Green Belt 

designations. Thus, the appeal proposal would accord with the new spatial 

vision and would assist the delivery of new dwellings in this area. It would 

amount to an urban extension of the settlement to which draft RSS policy F, 

planning and delivery of major development, applies. 

34. The emerging RSS has reached an advanced stage in its preparation, 

consultation on the Secretary of State’s proposed changes having ended in 

October 2008. Consequently, it is a material consideration to which I afford 

substantial weight. In my opinion, this weight is not diminished by a recent 

announcement made by GOSW that publication of the RSS is to be delayed 
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pending a new sustainability appraisal to be carried out on the Secretary of 

State’s proposed changes, because this part of the new spatial vision is not a 

change made by him and will not, therefore, be subject to the new 

sustainability appraisal.  

35. Taken together with the favourable presumption of paragraph 71 of PPS3, I 

conclude that these material considerations are sufficient to outweigh any 

conflict with the wording, rather than the overlying intentions of the spatial 

vision of the extant development plan. Consequently, I further conclude that 

the proposed development is in line with planning for housing objectives, 

reflecting the need and demand for housing in, and the emerging spatial vision 

for the area, as required by the fifth criterion of paragraph 69 of PPS3. I conclude 

also, that it would be consistent with policies C and F of the draft RSS. 

36. My overall conclusion on the second main issue is that the absence of a five 

year supply of deliverable sites is a material consideration that supersedes the 

failure of the development to comply with policy H3 of the SGLP. I further 

conclude that the development satisfies all of the requirements of paragraph 69 

of PPS3, which informs how planning applications for residential development 

should be determined. Thus I conclude in its favour. 

Other Matters 

37. Although the appellant has consulted the public through a variety of means 

including workshops and public exhibitions, and has attempted to engage with 

local residents, there remains substantial opposition to the proposed 

development from residents, several ward and parish Councillors and from the 

Member of Parliament for the area, for numerous reasons, most of which are 

reflected in the Council’s original 11 refusal reasons. I have read and taken into 

account all of the written objections and petitions made in respect of the 

application and in response to the appeal, together with oral comments made 

at the Inquiry. I have responded to some, for example the natural 

environment/wildlife considerations, by the imposition of conditions. I consider 

that others, including provision for affordable housing, education, open space 

and community facilities will be adequately mitigated by the unilateral 

undertaking offered by the appellant.  

38. The revised Transport Assessment May 2009 provides revised trip predictions 

and distribution, based on a methodology agreed with the Local Highways 

Authority, with which I have no reason to disagree, and upon which basis the 

Council has withdrawn its refusal reason 6. Additional traffic surveys were 

undertaken at the Church Lane/Bridgeway and Bristol Road/ Church Lane 

junctions and the impact of traffic arising from the development has been fully 

assessed. Also, additional personal injury data was obtained and existing road 

safety at key junctions within the local highway network has been appraised, 

and an assessment of the impact of the development traffic on the safe 

operation of these junctions has been made.  

39. I am aware from my site visit and the perceptions of local residents that traffic 

volumes in the area are high, especially during the morning and evening peaks, 

and will increase as a result of the development. Nevertheless, I am satisfied 

by the evidence that junctions within the local road network will continue to or 

can be made to operate within capacity and that the development will not 
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result in significant queues or delays, or have a detrimental impact on road 

safety. For these reasons I conclude that the development will not result in 

unacceptable congestion on the local road network or will be contrary to 

highway safety. Consequently, I also conclude that the development will accord 

with saved policies T12 and D1 of the adopted SGLP. 

40. Objectors have brought to my attention that localised flooding and sewerage 

are matters of considerable concern. However, the flood risk assessment and 

drainage strategy submitted with the application indicates that the site lies 

within a low risk flood Zone 1 and is, therefore, suitable for residential 

development within the terms of Planning Policy Statement 25 Planning and 

Flood Risk (PPS25). The proposed drainage strategy incorporates the use of 

Sustainable Urban Drainage Systems (SUDS) to restrict surface water run-off 

from the site. The Environment Agency does not object to the proposal, but 

recommends conditions, the intentions of which are reflected in condition 11, 

which I have imposed to ensure a satisfactory means of drainage that accords 

with saved policies L17 and L18 of the SGLP. In the absence of an outstanding 

objection to the scheme from the bodies responsible for drainage and flood risk 

I conclude that the development is acceptable in these regards and should not 

exacerbate any such problems. 

41. The Council raises no objection to the small A1 retail element of the proposal, 

the scale of which would accord with saved policy RT7 of the adopted SGLP, 

which permits shopping facilities for new residential development provided that 

they do not have an unacceptable impact on the vitality and viability of the 

established centres. Generally, local residents appear to be satisfied with 

current provision within Frampton Cotterell to conveniently meet their daily 

needs and some are concerned that a major supermarket chain may be 

attracted, which could jeopardise the viability of local shops, which are valued 

for the personal service they provide. No details of the proposed retail 

development have been provided, but having regard to the small scale of the 

proposed retail facility and the provisions of policy RT7 I conclude that this 

element of the scheme would be beneficial to the occupiers of the proposed 

development and the wider locality because it would add to the range of 

services available within convenient walking distance from their homes. 

42. Concerns have been raised regarding the need for additional formal/informal 

open space and allotment provision in Frampton Cotterell, and the site is 

thought by some local people to be a suitable location for such additional 

facilities. However, the land is privately owned and as far as I am aware there 

are no plans of the Council or any public or private bodies to acquire the site 

for outdoor recreational use. Thus there is no realistic prospect that the site 

would be alternatively used for public recreation. Furthermore, I am satisfied 

that the appellant’s unilateral undertaking makes satisfactory provision for on-

site outdoor recreational facilities and for a financial contribution towards new 

sports pitch facilities within 2km of the site, commensurate with the scale of 

the development. 

43. Similarly, to help sustain an inclusive community in Frampton Cotterell and to 

ensure that the development does not overburden educational, community and 

social facilities, the unilateral undertaking makes provision for financial 

contributions to be paid for additional local secondary school facilities, local 

children’s social services, local youth opportunities and to provide additional 
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floorspace and IT/PC access at the local library, all commensurate with the 

scale of the development. 

44. I have taken account of the substantial weight of local opposition to the 

proposed development. But my overall conclusion is that neither individually 

nor collectively the considerations raised are sufficient to outweigh my 

favourable conclusions on the two main issues, which have led to my decision 

to allow the appeal and to grant outline planning permission for the proposed 

development.   

Conditions and other Legal Agreements 

45. I turn now to the consideration of conditions and other legal agreements. Both 

have been the subject of considerable discussion between the main parties who 

had reached a position of general agreement on them at the Inquiry. 

46. I have considered the conditions suggested by the Council in the light of 

Circular 11/95 and consider that, with the exception of one that I discuss below 

and which was not agreed by the appellant, they satisfy all of the tests of the 

Circular and where appropriate follow the wording of its model conditions.  

47. The Council has suggested four general, statutory commencement conditions 

but for brevity I have combined two of them. I have also amended the 

suggested landscape conditions to avoid repetition. My conditions 4, 5 and 7 

are necessary to ensure that the development accords with the principles and 

parameters of the DAS and to ensure that the development is of a high quality, 

locally distinctive design and appearance. Condition 6 restricts working hours to 

protect the amenities of occupiers of nearby dwellings. Conditions 8, 9 and 10, 

which refer to landscaping and tree/hedgerow protection, are necessary in the 

interests of visual amenity and to protect the character and appearance of the 

area. Condition 11 will ensure that the development is provided with a 

satisfactory means of drainage. Conditions 12 and 13 are necessary to 

safeguard the historic and natural interests of the site. Condition 14 is imposed 

in the interests of energy efficiency and the conservation of environmental 

resources. Finally, condition 15 will secure satisfactory vehicular access to the 

site, in the interests of highway safety and convenience. 

48. In addition to these, the Council suggested a further condition which would 

require all homes to be designed to achieve at least Level 3 of the Code for 

Sustainable Homes (or any equivalent level of national measure of 

sustainability for house design that replaces the Code). However, whilst 

required for compliance with other legal requirements, the affordable homes to 

be provided at the site will be designed to achieve Level 3, there is currently no 

such national requirement for general market homes. Nor is there such policy 

requirement contained in the development plan for the area. In the absence of 

specific justification I consider that this condition would be unreasonably 

onerous and prescriptive. Furthermore, it is unnecessary because condition 14 

requires the development overall to achieve a minimum 10% CO2 reduction 

from the target emission rate as defined by Part L 1 9a) of the Building 

Regulations current at the time of the reserved matters submission(s). Design 

would be a way of partly meeting this requirement, but there are others, which 

the developers could incorporate in the development. 
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49. With regards to the provisions of the unilateral undertaking; through financial 

contributions the bus stop adjacent to the site at Heather Avenue will be 

improved and increased frequency of evening and Sunday bus services serving 

the development will be provided in order to enhance public transport facilities 

serving the site. I conclude that these contributions enable satisfactory 

provision to be made for alternative modes of transport other than by private 

car to essential services, for occupiers of the development, in accordance with 

PPS1, PPS3, RPG10 and saved policies T12 and D1 of the SGLP. These 

provisions are necessary to overcome refusal reasons 2 and 5. 

50. I conclude also that the unilateral undertaking is necessary to overcome the 

Council’s eighth refusal reason which refers to provision of affordable housing. 

33% of the total number of dwelling units constructed at the site would be 

affordable housing, 77% of which would be social rented units and 23% 

intermediate housing, to accord with saved policy H6 of the adopted SGLP.  

51. The ninth refusal reason refers to provision of primary and secondary school 

places and facilities, and youth and children’s social services. However, as 

indicated in the SCG, the Council has subsequently withdrawn its request for 

primary school provision. All other requirements of this reason are met by the 

provisions of the unilateral undertaking, and consequently I conclude that the 

development complies with saved policies LC2 and S3 of the adopted SGLP.  

52. The tenth refusal reason requires provision of leisure, recreation and other 

community facilities, which I conclude are met in full by the unilateral 

undertaking, in compliance with saved policies LC1 and LC8 of the SGLP. In 

addition, I conclude that the undertaking makes necessary and appropriate 

provision for dog and litter bins to be provided on areas of open space within 

and adjacent to the site, and for sewer treatment to prevent rodent infestation 

of the development during drainage connection to the proposed residential 

development. 

 

Shelagh BusseyShelagh BusseyShelagh BusseyShelagh Bussey    

INSPECTOR 
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SCHEDULE OF CONDITIONS 

1) Details of the appearance, landscaping, layout, and scale, (hereinafter 

called "the reserved matters") shall be submitted to and approved in 

writing by the local planning authority before any development begins, 

and the development shall be carried out as approved. 

2) Application for approval of the reserved matters shall be made to the 

local planning authority not later than three years from the date of this 

permission and shall be carried out as approved. 

3) The development hereby permitted shall be begun either before the 

expiration of three years from the date of this permission, or before the 

expiration of two years from the date of approval of the last of the 

reserved matters to be approved. 

4) The application for the approval of the reserved matters shall be in 

accordance with the parameters described in the design and access 

statement.  

5) No development shall take place until details and samples of the roofing 

and external facing materials proposed to be used have been submitted 

to and approved in writing by the local planning authority. Development 

shall be carried out in accordance with the approved details. 

6) The hours of working on the site during the period of construction shall 

be restricted to 08.00 to 18.00 hours and no working shall take place on 

Sundays or Public Holidays. The term ‘working’ shall, for the purpose of 

clarification of this condition include: the use of any plant or machinery 

(mechanical or other) the carrying out of any maintenance/cleaning work 

or any plant or machinery, deliveries to the site and the movement of 

vehicles within the curtilage of the site. 

7) Prior to the commencement of development a plan indicating the 

positions, design, materials and type of boundary treatment to be erected 

shall be submitted to the local planning authority for its approval in 

writing. The boundary treatment shall be carried out in accordance with 

the approved details and shall be completed before the buildings to which 

the boundary treatments relate are first occupied. 

8) No development shall take place until full details of both hard and soft 

landscape works, including a management programme for their future 

maintenance and/or replacement have been submitted to and approved 

in writing by the local planning authority. These works shall be carried 

out as approved.   

9) Details of all existing trees and hedgerows growing on the site which are 

to be retained, together with measures for their protection during 

construction shall be submitted to and approved in writing by the local 

planning authority prior to the commencement of development. 

Development shall be carried out in accordance with the approved 

details. 

10) Existing trees and hedgerows growing on the site shall not be removed 

except in accordance with details approved by condition 9 above. Trees 

protected by the Tree Preservation Order SGTPO 8/96, which covers all 
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existing trees on the site shall be protected in accordance with BS:5837 

and the South Gloucestershire Council Trees Supplementary Planning 

Guidance. 

11) Prior to the commencement of development the drainage proposals 

incorporating Sustainable Urban Drainage Systems (SUDS) and 

confirmation of hydrological conditions within the development shall be 

submitted to and shall be the subject of the approval in writing of the 

local planning authority. Development shall be carried out in accordance 

with the approved details. 

12) Prior to the commencement of any ground disturbance (including geo-

technical investigations) associated with the development hereby 

approved a written scheme of archaeological investigation for the site 

shall be submitted to and shall be the subject of the written approval of 

the local planning authority. The agreed written scheme of investigation 

shall be implemented in full prior to the submission of any reserved 

matters applications for the development. For the avoidance of doubt the 

written scheme of investigation shall include geo-physical survey, trial 

trenching and preparation of an initial report based on the results of the 

evaluation. A further programme of archaeological mitigation shall be 

submitted to the local planning authority for its agreement as part of any 

reserved matters application. No development shall take place until 

written approval has been given by the local planning authority for this 

programme of archaeological mitigation. The programme of 

archaeological mitigation shall include, if required, timetables for 

completion of any further work including preparation, publication and 

archiving of site records, specialist and final reports, and archiving of 

finds. Unless otherwise agreed in writing by the local planning authority, 

the archaeological mitigation programme shall be implemented in full 

prior to the occupation of any part of the development.  

13) No development shall take place until there has been submitted to and 

approved in writing by the local planning authority measures in respect 

of: 

a) The identification, through site surveys of grass snake, hedgehogs, 

great crested newts and nesting birds (including skylarks). 

b) The protection and mitigation strategy, as required, of the wildlife 

species and/or their habitat referred to above and as identified 

through the site survey shall be implemented in full unless the 

local planning authority gives it written consent to any variation. 

14) No development shall take place until a renewable energy scheme for the 

development hereby approved has been submitted to and approved in 

writing by the local planning authority. The renewable energy scheme 

must achieve a minimum 10% CO2 reduction from the target emission 

rate as defined by Part L 1 9a) of the Building Regulations current at the 

time of the reserved matters submission(s) and by reason of energy 

efficiency improvements and/or on site energy production from 

renewable energy sources. 
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15) No dwelling shall be occupied until the highway works shown on Plan 

JMA-10 have been completed in accordance with a specification 

previously agreed in writing with the local planning authority.  
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Sustainability Appraisal 
 
Land east of Woodlands Farm, Frampton Cotterell 
 
 Positive Effect 
 Major positive effect 
 Negative effect 
 Major negative effect 
O Not applicable 
? Effect unknown/depends on the implementation of policy 
/ Both positive and negative effects 
 
 SA Objectives Rating Comments 
1.0 Improve Health 
1.1 

Improve Health 
  

Development on site would encourage 
walking and cycling to services and facilities.  
This will promote physical health. 
 

1.2 

Reduce health inequalities  
Access to healthcare facilities at Court Road 
and in Coalpit Heath, both less than 1600m 
away from the site. 
 

1.3 

Promote healthy lifestyles 
especially routine daily exercise  

Development on site would encourage 
walking and cycling to services, facilities and 
employment.  A raft of employment 
opportunities are located within a 20min cycle 
ride of the site.  Beesmoor Road park and 
playing field are approx 500m way from site.  
The design of the development will address 
determents of health associated with the 
urban environment.  These benefits would be 
available to the residents and wider 
community and by so doing address health 
inequalities.  
 

2.0 Support communities that meet people’s needs 
2.1 

Help make suitable housing 
available and affordable for 
everyone 

 

An element of affordable housing would be 
provided as part of a development o this site.  
A range and mix of unit types would be 
proposed to address local housing needs. 
  

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

Primary schools within 12-15 mins walking 
distance.  Secondary school within 10min 
cycle ride. 
  

2.3 

Reduce crime and fear of crime  
Any scheme for the site would incorporate 
crime prevention measures in liaison with the 
Police’s Architectural Officer. 
 

2.4 
Promote stronger, more vibrant 
communities  

A development on this site would help sustain 
existing services and facilities within 
Frampton Cotterell/Coalpit Heath. 
 

2.5 Increase access to and 
participation in cultural activities  

There are limited existing opportunities for 
cultural activities with Frampton 
Cotterell/Coalpit Heath.  Churches, 



community and youth centres and areas of 
open space are all within walking distance of 
the site. 

3.0 Develop the economy in ways that meet people’s need 

3.1 
Give everyone in the district 
access to satisfying work 
opportunities, paid or unpaid. 

 

The site is well located to employment 
opportunities.  There is access to approx 367 
hectares of employment sites within 8km 
cycle ride of the site.  An element of 
employment land could be included within 
any scheme for this site. 
 

3.2 
Help everyone afford a 
comfortable standard of living 
 

 
Development of this site would provide a 
range of housing, including affordable 
housing, to meet local needs. 
 

3.3 
Reduce poverty and income 
inequality 
 

? 
Too early to appraise 

3.4 Meet local needs locally  

The site is within walking distance of services 
and facilities required on a daily basis.  A 
newsagent, small supermarket and post office 
are all located within 1000m of the site. 
 

3.5 
Increase the circulation of wealth 
within the area 

 

The introduction of new housing at a location 
accessible to employment opportunities will 
increase the potential for the economic 
benefits to be retained within the village. 
 

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

? 
Too early to appraise 
 

4.0 
Provide access to meet people’s needs with least damage to communities and the 
environment 

4.1 
Increase choice of method of 
travel  

A Travel Plan would be submitted as part of 
any scheme which would encourage residents 
to use sustainable modes of travel.  
Contributions towards public transport 
improvements may be provided to increase 
service frequency 
 

4.2 

Help everyone access basic 
services easily, safely and 
affordably 
 

 

Basic/everyday needs can be met in the 
village.  Further higher-end facilities and 
employment opportunities can be accessed 
via public transport and cycling.  Public 
transport improvements may be provided as 
part of the development. 
 

4.3 
Make public transport, cycling and 
walking easier and more 
attractive 

 
Walking and cycling to shops, services and 
employment would be encouraged.  Bus stops 
are within walking distance of the site. 
 

5.0 Maintain and improve environment quality and assets 

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

 

The site comprises agricultural fields with 
relatively low ecological value.  There are no 
statutory or non-statutory nature 
conservations designations covering the site.  
Devlepmetn of the site would ensure no 



adverse affect on ecology and nay loss of 
habitat would be mitigated against.  Potential 
for biodiversity gain. 
 

5.2 
Promote the conservation and 
wise use of land  

Development of the site would make efficient 
use of the land, whilst respecting the setting 
of existing dwellings and landscaping.  It 
would also assist the council in resisting the 
release of other land in less sustainable 
locations. 
 

5.3 
Protect and enhance landscape 
and townscape  

The site is visually contained, with very few 
long range views into the site, it therefore is 
capable of being development without 
significant negative impact on the landscape.  
The siting of the development adjacent to 
existing urban context will integrate it into 
the townscape. 
 

5.4 
Value and protect diversity and 
local distinctiveness  

Development would complement existing 
urban form and will include elements from 
the more traditional parts of the village within 
it design. 
 

5.5 
Maintain and enhance cultural and 
historical assets  

An archaeological assessment has been 
undertaken.  It concludes that there are no 
heritage assets which would prohibit 
development. 
 

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

 

The site is not located within a Flood Zone.  
Development would include swales and 
permeable paving as part of a sustainable 
urban drainage system. 
 

6.0 Minimise consumption of natural resources 

6.1 
Reduce non-renewable energy 
consumption and “greenhouse 
emissions” 

 

Although too early to appraise, development 
of his site has the potential to reduce the 
demand on natural resources through good 
design and incorporation of energy efficiency 
measures. 
 

6.2 

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

? Too early to appraise 

6.3 
Minimise consumption and 
extraction of minerals ? Too early to appraise 

6.4 Reduce waste not put to any use ? Too early to appraise 
 

6.5 
Minimise land, water, air, light, 
noise, and generic pollution ? Encouragement of walking and cycling will 

reduce noise and emissions from cars. 
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Vision
The vision for the development at Woodlands Farm is to create 
a distinctive, high quality place that encourages a sustainable 
way of living. The development will deliver a connected green 
infrastructure that caters for a range of uses and is easily 
accessible on foot or by bike, promoting healthy, happy living. 
Designed to encourage social interaction, the scheme will 
benefit both new and existing residents of Frampton Cotterell, 
creating a sense of community pride and ownership.

Indicative Vision



Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 20124

Vision Objectives

Create a distinct character that 
reflects the existing context of 

Frampton Cotterell.

Design an accessible and permeable 
new development that promotes 

sustainable forms of transport and 
minimises the need to travel.

Maximise connections to local facilities 
in the town by foot, bike, bus and car.

Create a place where people want to 
come and stay.

Use the dry valley designation as 
a primary structuring and character 

element of the masterplan and green 
network.

Retain and enhance existing landscape 
features and tree planting wherever 

possible to aid the creation of a distinct 
character that is specific to the site. 

Implement a robust and connected 
multi-functional green infrastructure that 

is strongly integrated with the existing 
green network.

Maximise the opportunity to retain and 
enhance biodiversity and ecology.

Deliver a 
connected  

green 
infrastructure

A distinctive,  
high quality 

place

A distinctive, 

Maximise connections to local facilities 
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Promote 
healthy,  

happy living

A sense of  
community 

pride  
and ownership

Promote physical health and  
mental wellbeing through the  

provision of green spaces with a  
range of uses, including recreation,  

play and food production.

Create strong visual links between 
dwellings, green space and planting.

Provide a generous amount of high 
quality open space that is easily 

accessible to all.

Integrate existing and proposed 
pedestrian and cycle routes  
with green space to provide  

attractive circular walks.

Design a network of connected 
nodal spaces that encourage  

social interaction.

Provide open spaces that encourage 
sustainable living and a sense of 
community pride and ownership.

Implement ways of reducing 
opportunities for crime and the  

fear of crime.

Provide a development which 
can benefit the new and existing 

communities of Frampton Cotterell.
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1.1  Introduction

1.1.1  This Planning and Design 
Statement has been prepared on 
behalf of Barratt Developments Plc 
to elaborate upon the emerging 
Woodlands Farm development 
proposals at Frampton Cotterell. 

1.1.2  The purpose of this document 
is to present summary details of 
the emerging draft proposals for 
Woodlands Farm, which will be 
subject to public consultation and 
effective community engagement in 
due course. The document sets out 
the following:

1.1.3  The vision and design approach 
and philosophy for the Woodlands 
Farm proposals to deliver a high 
quality, sustainable development.

1.1.4  A comprehensive analysis of 
the site and the wider context for the 
development proposal with regard to 
aspects of:

• Planning

• Landscape

• Ecology

• Archaeology and Heritage and;

• Drainage

1.1.5  A draft concept plan and a 
discussion of various aspects of the 
proposed development principles. 

1.1.6  Conclusions that evaluate the 
sustainability and suitability of the 
Woodlands Farm proposals.
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Hamptons, Tetbury
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1.2  Response to Draft Core Strategy1.2  

1.2.1  The Council’s proposed housing 
provision in the Core Strategy, 
which is to be the subject of an 
Examination in Public is woefully 
inadequate.

• the total housing provision for 
the South Gloucestershire 2006 
– 2026 is not based on any up to 
date forecasts and underprovides 
housing.  The Council forecast 
a requirement of 26,435 houses 
between 2006 and 2027 whereas 
the latest Government forecast 
is for 33,000 houses in the same 
period.

• Furthermore the Council has 
underprovided housing between 
2006 – 2011.  Even using the 
Council’s housing requirements 
6,295 houses should have been 
built between 2006 and 2011.  
Using the Government latest 
forecast 7,855 houses should 
have been built between 2006 
and 2011.  In fact only 4,060 
have been completed creating an 
historic shortfall of between 2,235 
and 3,795. 

• As the council has consistently 
underprovided houses; under 
the terms of the NPPF the 
Council should identify 5 years 
supply + 20% i.e. for the years 
2011 – 2016.  Using the latest 
Government figures this is 9,430.  
Also the historic shortfall of 3,795 
needs to be provided for.

• The council has simply not 
recognised the extent of land 
which needs to be identified for 
housing; and has not considered 
suitable land outside the green 
belt outside the main urban areas 
of Bristol, Yate, Chipping Sodbury 
and Thornbury e.g. land at 
Frampton Cotterell.

1.2.2  If the housing needs of the area 
are to be met the Core Strategy 
should identify additional sites, 
suitable for development which are 
available for development now and 
which can deliver housing in the 
next 5 years e.g. Woodlands Farm, 
Frampton Cotterell.

1.2.3  Woodland Farm should be 
considered for development, it is;

• not within the green belt;

• not within the AONB;

• not within a conservation area;

• not within a flood zone;

• contains no SSSI’s or 
environmental assets 

• contains no listed buildings or 
heritage assets

1.2.4  It’s development will have no 
adverse affects on any interests of 
acknowledged importance.

1.2.5  The site is available now and in 
the control of a volume housebuilder 
who seeks to develop houses on the 
site in the short term.

1.2.6  Frampton Cotterell is a 
sustainable location.  In relation to 
the appeal on the adjoining site the 
Inspector in allowing the appeal 
concluded:

• Frampton Cotterell does have a 
recognised centre;

• contains a wide range of services 
and facilities;

Figure 1.1: Land designation plan published in South Gloucestershire 

Core Strategy Pre Submission Draft March 2010
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Figure 1.2: Green Belt Plan taken from SGC 

Local Plan Proposals Map

• has a considerable range of 
education, community, leisure and 
other essential services within 
5 km and access to extensive 
employment; 

1.2.7  is adequately serviced by 
essential services and facilities, 
including opportunities for 
employment which may be 
conveniently accessed by other 
transport other than private car 
providing the that the enhanced bus 
facilities are provided in accordance 
with the unilateral undertaking 
(associated with the appeal 
proposal).

1.2.8  The Inspector concluded 
that the appeal site is suitable for 
housing and is environmentally 
sustainable

1.2.9  Similar conclusions apply 
to the Woodlands Farm site 
whose development will provide 
opportunities to strengthen the 
urban form of the settlement and to 
enhance public transport even more.

1.2.10  The site at Woodlands Farm is 
suitable for 400 dwellings.

1.2.11  A  range of technical studies 
have been prepared and this 
Planning and Design Statement 
supports an application for outline 
planning permission so up to 400 
houses on Woodlands Farm.
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1.3  The Site

1.3.1  Frampton Cotterell lies around 
12km to the north east of Bristol city 
centre and is located between Yate 
to the north east and Winterbourne 
to the south west. The A432 bisects 
Frampton Cotterell and Coalpit 
Heath, which adjoins the village to 
the east. 

Figure 1.3: Site Location Plan

1.3.2  The Woodlands Farm site 
comprises around 23 hectares of 
agricultural land to the south of 
Frampton Cotterell. Its boundaries 
are defined by existing built 
development to the north and west, 
Blackberry Brake (SNCI) Woodland 
and the boundary of the existing 
Woodlands Farm to the east and the 
railway embankment and railway line 
to the south. 
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Figure 1.3: Site Location Plan

Figure 1.4: Aerial Red Line Boundary Plan
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1.4  Design Approach and Philosophy

1.4.1  The design approach is to 
create a distinctive, high quality 
place that promotes physical health 
and mental wellbeing. This will be 
achieved through the provision of 
a multifunctional green network 
that encourages social interaction 
and maximises easy and attractive 
foot and cycle linkages within the 
development and the wider area. 

1.4.2  Our approach to the masterplan 
has been to view the proposed 
development holistically considering 
elements such as transport, 
landscape and ecology and 
character. 

1.4.3  The diagram on the opposite 
page demonstrates how site-specific 
measures incorporated within the 
design approach can contribute to 
creating a sustainable community. 
Key themes to the approach are:

• Create a sense of community 
pride and ownership, with the 
provision of new facilities that 
benefit both new and existing 
residents of Frampton Cotterell. 

• Respond to and reflect the 
distinct character of Frampton 
Cotterell and surrounding South 
Gloucestershire towns. 

• A focus on healthy, happy living 
through the provision of a high 
quality green infrastructure that 
accommodates a range of uses, 
including local food production. 

• The creation of an accessible 
and permeable development that 
seeks to minimise the use of the 
car. 

• Make a positive contribution to the 
character of the area and provide 
enhancement of the existing 
landscape and ecology.

1.4.4  These key themes have guided 
the design process to create 
a responsive and site specific 
masterplan. The design process 
has included a comprehensive 
assessment of the context and the 
site and the findings have informed 
a series of strategies and principles 
which seek to deliver the vision 
set out at the start of this concept 
statement.
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2.1  The Settlement Structure  
of Frampton Cotterell
Historical Context
2.1.1  Originally Frampton Cotterell 
and Coalpit Heath consisted 
of separate villages with a 
dispersed characteristic pattern of 
development. Frampton Cotterell 
began as a cluster of hamlets 
(including Brockridge, Adam’s 
Land, and Frampton End), close to 
quarries of red pennant sandstone. 
These hamlets were connected to 
each other by historic lanes and 
bridleways. The dispersed and 
sporadic pattern of growth over the 
following decades meant that the 
settlement developed without a 
clearly defined centre or ‘high street’, 
meaning that the pattern of growth 
retained a ‘rural’ character until the 
1930s. In the 14th century the area 
was renowned for coal mining until 
it declined in 1949, bringing the six 
hundred year old industry to an end. 

2.1.2  Between 1920 and 1955, 
expansion comprised sporadic 
ribbon development along main 
routes which resulted in the 
demolition of many older cottages 
and the infill of open spaces, farms 
and orchards however, still retaining 
a rural character. Yet, building style, 
materials and plot arrangement 
began to detract from the original 
vernacular character. Buildings from 
this period (1930-1955) reflect a 
generic approach to design applied 
across the country at that time, for 
example semi-detached hipped 
roofed council houses constructed 
of red brick with red tiles. Private 
housing, which includes bungalows, 
was constructed using a wide range 
of materials, again contrasting the 
local architectural character. 

2.1.3  Significant expansion of 
Frampton Cotterell took place 
from 1955 to 1969, which had a 
considerable negative impact on its 
historic character due to the loss of 
many traditional character features. 
The retention of the original lanes, 
stone boundary walls and the 
survival of many of the original stone 
buildings would have continued to 
make a significant contribution to 
local character in some parts of the 
settlement. 

2.1.4  Expansion continued during 
the second half of the 20th century. 
This period saw further development 
in the form of infill in almost all of 
the significant gaps between the 
dispersed buildings evident in 1920 
being developed. By 1989, the 
character of the settlement had 
become dominated by standardised 
suburban housing. 

2.1.5  Today, Frampton Cotterell 
and Coalpit Heath are dormitory 
communities in a rural setting, 
served by a range of shops and 
services. Small areas of the villages 
still retain some of their original 
character; there is still evidence of 
winding narrow lanes with grass 
verges, and pennant stone with 
cock & hen coping forming boundary 
walls. 
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Figure 2.1: Frampton Cotterell: 1882

Figure 2.3: Frampton Cotterell: 1969

Figure 2.2: Frampton Cotterell: 1890

Figure 2.4: Frampton Cotterell: 1980

Site

SiteSite
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2.2  Views and Visibility

2.2.1  The assessment of visibility 
and has been undertaken by 
Tisdall Associates, based upon 
good practice guidelines set out 
in Guidelines for Landscape and 
Visual Impact Assessment (GLVIA). 
Through desk study and site survey, 
the Zone of Visual Influence has 
been determined. Associated with 
this key public vantage points of the 
site have been identified. The ZVI is 
illustrated here.

Key Viewpoints
2.2.2  Site investigation has 
ascertained that due to landform, 
vegetation, existing urban 
development and landform the 
ZVI for the site is restricted to the 
immediate boundaries of the site. 
An extensive visual assessment of 
the site was undertaken. From an 
assessment of these viewpoints, 
4 key representative views of the 
proposed development have been 
identified. 

Figure 2.5: Viewpoint 1. Views from Park Lane

Figure 2.6: Zone of Visual Influence Plan
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Viewpoint 1. Views from Park 

Lane

2.2.3  This view includes the existing 
housing of The Meads, Park Farm 
Estate, and Frampton Cotterell 
village, as well as the existing 
housing along Park lane itself. As 
such the visual character can be 
described as urban edge. With new 
development the visual character 
of housing set within a landscape 
setting will increase and views 
of adjacent fields would be lost. 
However, the introduction of housing 

on the site whilst increasing the 
suburban nature of the view will 
simply represent new housing in 
the context of existing housing 
i.e. no new visual elements will be 
introduced. Views of the site are 
partially screened by intervening 
vegetation in summer. These 
will be more open in winter, but 
increasingly filtered as proposed 
intervening vegetation matures and 
the development settles into its new 
landscape context. 

Figure 2.7: Viewpoint 2. View from the Park Farm Estate

Viewpoint 2. View from the Park 

Farm Estate (Blackberry Drive and 

St Saviours Rise) and a view from 

The Meads. 

2.2.4  This view looking south from the 
edge of existing development can 
be described as strongly suburban. 
Whilst filtered by existing boundary 
features, the new development will 
be visible from the rear of existing 
properties. Although development 
is visible within this view the visual 
character will not alter (i.e. it remains 
suburban). However the extent of 
development will change, it will be 
mitigated over time as intervening 
planting matures. 

Figure 2.8: Viewpoint 3: Views from the existing PROW

Viewpoint 3: Views from the 

existing PROW. 

2.2.5  Views of new development 
will be possible from the PROW 
as it crosses the site. As a PROW 
the sensitivity is judged to be 
Medium. As demonstrated by the 
site visit, existing housing can be 
seen from this PROW, and as such 
the visual character will not totally 
alter. Views to the south include the 
embankment. Views of adjacent 
fields will however be lost and 
replaced by a landscape corridor. 



Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 201224

Viewpoint 4: Views from the 

Bristol to Bath railway line 

2.2.6  The view from the railway 
line includes Frampton Cotterell 
village, The Meads and Park Farm 
development, and properties along 
Park Lane. These are set within 
intervening vegetation in the wider 
rural landscape. Whilst passing 
at speed the development will be 
clearly seen and represent a partial 
change to this existing view, but 
one retaining important landscape 
feature. 

Figure 2.9: Viewpoint 4: Views from the Bristol to Bath railway line
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Assessment
2.2.7  Based upon this visual 
assessment it is possible to 
conclude that the site is visually 
enclosed. Whilst the extent of 
housing within some views will 
alter, the development will not 
result in the introduction of any new 
element into the view. In the light of 
extensive landscaping as proposed 
by the landscape strategy, new 
development will be seen within a 
substantial and maturing landscape 
context providing an attractive 
setting for what will become a 
natural yet visually constrained 
urban extension to Frampton 
Cotterell. The visual impact of new 
housing into this context would be 
low. These findings reflect those 
of the South Gloucestershire 
Landscape Assessment for the 
Frome Valley Landscape Area 13. 
This notes that “...both the Frome 
valley and the dry valley to the 
east comprise an undulating rural 

Figure 2.10: Viewpoint Location Plan

valley landscape which is visually 
contained by adjacent ridgelines, 
the “horseshoe” shaped pattern of 
Winterbourne, Frampton Cotterell 
and Coalpit Heath and the railway 
embankment to the south. The 
rolling pasture, intermittent thick 
hedgerow structure, mature trees 
and occasional woodland provide 
local visual enclosure…” This 
further acknowledges the visual 
isolation created by Blackberry 
Brake along the eastern boundary 
and further states that “Recent 
housing development within the 
north east corner of the valley 
is (also) largely well integrated 
behind a strong, intact boundary of 
overgrown hedgerows and mature 
trees and has minimal influence on 
the wider landscape” The proposed 
development will thus reflect that 
of the existing urban edge already 
endorsed by South Gloucestershire 
as visually isolated and discrete.
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2.3  Transport and Movement

Walking
2.3.1  A public right of way crosses the 
site, running broadly north-south, from 
an underpass beneath the railway line 
to the Park Farm development to the 
north.

2.3.2  There are footways along the 
two roads which directly border the 
Woodlands Farm site. Badminton 
Road has footways on both sides of 
the road whilst Park Lane only has a 
footway on the opposite side of the 
road to the site.

2.3.3  The roads within Frampton 
Cotterell are residential and suburban 
in nature, typically lightly trafficked 
and with street lighting throughout the 
village. 

Cycle Network
2.3.4  The residential roads of 
Frampton Cotterell are considered 
suitable for use by cyclists. The 
Avon Cycleway (Regional Route 10 
– RR10) travels through Frampton 
Cotterell along quiet roads. The 
nearest connection onto RR10 is at 
Woodend Road, around 900m from 
the northern boundary of the site. 

2.3.5  To the north RR10 leads towards 
Yate and to the south it connects 
with the Avon Ring Road Cycle path 
(Regional Route 16 – RR16) which 
provides off-road cycle connections 
to the Bristol city centre cycle network 
and National Cycle Route 4 – Bristol 
and Bath railway path.

2.3.6  There are sections of cycle lanes 
on the A432 to the north and south 
of Frampton Cotterell and further 
south traffic free routes are provided 
adjacent to the carriageway, from 
Coalsack Lane to the A4174 Ring 
Road.

Figure 2.11: Transport and Movement Plan: Walking and Cycling
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Public Transport
2.3.7  Bus routes pass the site directly 
on Badminton Road with others 
on Beesmoor Road (some 400m 
north of the site). The most regular 
services are summarised as follows 
(typical frequency in brackets): 

• Badminton Road: 

 - X42/342 Chipping Sodbury to 
Bristol (30 mins, 15 mins AM 
peak)

 -  85 Yate to Emersons Green 
(30 mins)

 -  86/87 Kingswood to Wooton-
under-Edge/Chipping 
Sodbury (120 mins) 

• Beesmoor Road:

 - 327 Bristol to Yate (hourly)

 - 200 Chipping Sodbury to 
Frenchay Hospital (90 mins) 

2.3.8  The routes passing the site 
provide a convenient journey to 
Bristol city centre in around 30 
minutes and connect to Yate town 

centre in just 10 minutes. They 
also operate at times that allow 
commuting to a variety of key 
destinations.

2.3.9  The nearest bus stops on 
Badminton Road (Station Road 
stops) are around 350m from the 
proposed site access, approximately 
a 5 minute walk. The Lower Chapel 
Lane bus stops on Beesmoor Road 
are around a 400m walk from the 
edge of the site, approximately a 5 
minute walk.

2.3.10  The nearest railway station 
is at Yate, approximately 3.75km 
to the northeast of the site as the 
crow flies. There are hourly services 
between Bristol Temple Meads and 
Gloucester/Cheltenham Spa which 
call at Yate railway station.

Figure 2.12: Transport and Movement Plan: Public Transport
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2.4  Facilities and Services

2.4.1  Frampton Cotterell and the 
adjoining area of Coalpit Heath do 
not have defined centres however, 
the village contains a wide range 
of services and facilities within 
reach on foot, including everyday 
requirements such as schools 
and shops. The range of facilities 
available is clearly far in excess of 
what might spring to mind when 
Frampton Cotterell is referred to as a 
‘village’. Facilities comprise:

• Education and Childcare

• Healthcare

• Shopping, and

• Leisure and Community Uses

2.4.2  A corridor accommodating 
several of these facilities is located 
along Lower Stone Close, around 
1.2km from the site.

2.4.3  The site is well located in terms 
of education facilities. The Manor 
Church of England Primary School, 
High Croft Junior School and 
Brockeridge Infant School are close 
by and can be accessed on foot or 
by bike. 

2.4.4  In addition, there is a 
considerable range of education, 
community and leisure, retail and 
other services within the 5km and 
8km cycle ride distances.

2.4.5  Frampton Cotterell is located 
4.5 km to the south west of Yate, 
which contains a range of key retail, 
leisure and employment facilities. 
The village also lies around 10km 
to the east of Cribbs Causeway 
which provides a further mix of 
facilities, including retail, leisure and 
recreation.

Frampton Cotterell comprises a good range of leisure and recreational facilities

Key facilities in Frampton Cotterell

High Croft Junior School
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Figure 2.13: Facilities Plan
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2.5  Local Character

2.5.1  An analysis of the existing built 
environment is a useful exercise 
to help create a responsive 
development that is locally 
distinctive and responds sensitively 
to the surrounding context and built 
form. This sections aims to identify 
the positive elements within four 
locally distinctive character areas 
and consider how they can be 
incorporated within the proposals. 

The Approach
2.5.2  In order to achieve this objective 
four character areas have been 
selected for study. They have been 
chosen for evidence of distinct 
character features which are 
informed by the following elements:

• Urban Form 

• Built/Plot Form

• Car Parking

• Open Spaces

• Details and Materials

Figure 2.14: Local Character Areas Location Plan

2.5.3  Together, the study of these 
elements provides a basis for 
the draft concept masterplan and 
illustrative material found within 
this document. It should be noted 
that not all the items studies are 
deemed appropriate references. The 
character areas are listed below and 
identified on the plan here:

• Frampton Cotterell

• Winterbourne

• Yate (historic area)

• Iron Acton
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Stone walling and facades 

is a predominant character 

feature of the area



Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 201232

Frampton Cotterell
2.5.4  The character of Frampton 
Cotterell, as experienced today, 
is informed by all of the periods of 
development that have taken place 
over the last 100 years.

Urban Form 

• The sporadic and dispersed pattern 
of growth has meant that there is 
not an ‘historic core’ comprising a 
concentration of period houses. 
Instead, the remaining historic 
houses are dotted amongst more 
recent development and many 
of the original lanes have been 
re-designed to modern standards, 
in some cases harming the original 
character. 

• More recent development (from the 
1960’s onwards) has comprised 
the in-filling of gaps between the 
original farms and cottages, which 
were arranged sporadically along 
winding roads and lanes.

• Some of the original lanes do retain 
much of the original character 
and a high proportion of the 
original stone boundary walls 
remain. This street type is a strong 
reference for the character and 
local distinctiveness of Frampton 
Cotterell.

• The existing street network does not 
comprise a clear street hierarchy 

which is emphasised by the use of 
cul-de-sacs and identical standard 
estate roads which impedes 
pedestrian, cycle and car movement. 

• There is a lack of distinctive 
landmarks, views or vistas to aid 
legibility and way-finding. 

• Medium – low density 
development. 

Built/Plot Form

• Dwellings are predominantly 2 
storeys.

• Generally a mix of medium – large 
semi detached and detached. 
Larger detached dwellings are 
generally located along the historic 
lanes. 

• Properties are located within 
medium – large plots. 

• Dwellings mostly side on to 
corners. Dwellings located along 
historic lanes can tend to side onto 
the road. 

• Largely continuous building 
frontage on to the street although 
some dwellings located along a 
primary movement route have a 
considerable set back from the 
road. 

Car Parking

• Car parking is predominantly on plot 
to the front or the side of the property.

• A small amount of on street car 
parking and parking courtyards 
is located within more recent 
development. 

Open Spaces

• Green open space tends to be 
integrated with development and 
varies in size. 

• No formal street tree planting 
however, large scale tree and 
hedgerow planting is a common 
feature of front and back gardens 
which is effective in softening the 
appearance of the built environment. 

• The use of verges along some 
primary and secondary movement 
routes is also effective in creating a 
green character. 

Details and Materials

• Predominant use of render and 
stone facades with occasional use 
of brick. 

• Residential boundary treatments 
largely comprise stone walls and 
planting. 

• Variety of architectural styles and 
details due to expansion and infill 
development. This does impact on 
the creation of a strong identity for 
the character area.

• Use of simple and traditional 
building forms.

Figure 2.15: Aerial views of Frampton Cotterell
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Figure 2.16: Aerial views of Frampton Cotterell
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Watley’s End, 
Winterbourne
2.5.5  Watley’s End is characterised 
by an irregular development block 
structure that comprises a range of 
architectural styles and details.

Urban Form 

• Irregular development block 
structure that reflects a dispersed 
pattern of growth with a large 
proportion of infill development. 

• Lack of a clear street hierarchy 
with tertiary streets converging to 
form small triangular blocks. 

• Generally medium density 
development. 

• A variation in size and shape of 
development blocks helps to aid 
an informal character.

Built/Plot Form

• Dwellings are predominantly 2 
storeys.

• Properties are largely semi 
detached and detached with a 
small amount of terraces along the 
primary movement route. 

• Dwellings predominantly front 
onto the street however, can have 
a considerable set back which 
impacts on achieving good levels 
of natural surveillance. Dwellings 
tend to side on to corners and 
lanes. 

• Infill development can tend to 
create a confused identity and 
townscape through a large 
variation in plot sizes, storey 
heights and property setback 
distances. 

Car Parking

• Largely on plot parking to the front 
or the side. A small proportion of 
on street car parking is located 
within the character area.

Open Spaces

• No formal street tree planting. 
Medium – large scale tree and 
hedgerow planting helps to create 
an attractive green streetscene. 

• Few areas of small – medium 
scale open space can be located 
within the development block 
structure and tends to mostly 
comprise SLOAP. There are a 
few areas of green space that 
successfully adopt a ‘village green’ 
character and contribute towards 
the distinct character of the area. 

• The area comprises a number of 
large scale spaces for formal play 
and sport. There is varied treatment 
of these spaces, with dwellings 
both fronting and back on. 

Details and Materials

• The character area comprises a 
range of architectural styles and 
details, reflecting the expansion/
in-fill of development from the 
1960’s.

• Stone, render and coloured render 
facades create a distinct identity 
for the character area. The use 
of coloured render facades aids 
legibility and way-finding. 

• Use of simple and traditional 
building forms to emphasise scale 
and massing.

• Residential boundary treatments 
largely comprise stone walls and 
planting.

Figure 2.17: Aerial views of Watley’s End
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Figure 2.18: Aerial views of Watley’s End
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Yate (historic area)
2.5.6  The area to the southwest of 
the town centre includes Station 
Road and Westerleigh Road, two 
historic routes in to the original small 
settlement of Yate

Urban Form 

• Generally low density 
development which reflects the 
use of large housing plots. 

• A number of development blocks 
comprise a typical cul-de-sac 
urban form which restricts 
pedestrian and cycle movement 
through the area.

• There is a lack of a clear hierarchy 
between the secondary and 
tertiary street network which 
impedes permeability. 

• General use of long and straight 
streets emphasises views and the 
massing and rhythm along the 
streetscene.

Built/Plot Form

• Residential development generally 
comprises two storey dwellings 
with a small amount of three 
storeys. 

• Plots are relatively large, with 
properties typically set back 
behind a front garden, some of 
which along Station Road are 
fairly large. 

• General use of semi –detached 
and detached dwellings. A small 
proportion of terraces front onto 
the primary movement route 
(A432). 

• Largely continous frontage to the 
street, aiding natural surveillance 
and activity. A proportion of 
dwellings front on to corners, 
further reinforcing this. 

Car Parking

• Car parking is generally provided 
on-plot to the front or side.

Open Spaces

• Small scale green open spaces 
are within the development block 
structure. A large proportion of this 
tends to comprise SLOAP (space 
left over after planning). 

• No formal street tree planting. 

• Medium scale tree and hedgerow 
planting within front and back 
gardens aids an informal 
character. 

• The Common is located south 
west of the character area. This 
comprises a large open area of 
grassland with blocks of woodland 
planting. It offers the opportunity 
for informal use, while formal 
sports area lies to the north. 
Dwellings predominantly back on 
to this space. 

Details and Materials

• Development comprises a wide 
variety of materials, including 
stone, different coloured bricks 
and render.

• Older roofs are commonly covered 
with red clay pantiles. 

• Some older properties along 
Station Road include brick 
quoining and detailing around the 
windows and doors. 

• Roofs are generally gable ended, 
with chimneys to the centre or 
both ends, while there are some 
gable fronted and hipped forms, 
adding interest to the streetscene. 

• Residential boundary treatments 
largely comprise stone walls and 
small –medium scale planting.

Figure 2.19: Aerial views of Yate
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Figure 2.20: Aerial views of Yate
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Iron Acton
2.5.7  Located around 2.5km north 
east of Frampton Cotterell, Iron 
Acton is a historic village that is 
characterised by linear development 
blocks organised around a primary 
movement route.

Urban Form 

• Strong linear urban structure 
that is typical of a historic village 
settlement, with development 
blocks being organised around a 
primary movement route. 

• Medium density development.

• The primary movement route 
(High Street) comprises the main 
structuring element of the village. 
Development blocks front onto this 
route. 

• A small proportion of historic lanes 
are located within the character 
area and contribute to a distinct 
identity.

Built/Plot Form

• Dwellings are predominantly 2 
storeys with a small proportion of 
2.5 storeys to aid legibility and way-
finding. 

• Generally large detached 
properties with an amount of 
semi detached and terraced 
dwellings located along the primary 
movement route. 

• Dwellings mostly situated within 
large plots with generous back 
gardens. 

• Dwellings fronting onto the 
primary movement route tend 
to have smaller front gardens. 
This combined with a relatively 
small road width enables a 
sense of enclosure to be created, 
emphasising the hierarchy of the 
movement route. Some variations 
in building line softens the formality 
of the streetscene and ensures that 
a village character is maintained. 

• Largely continous building frontage 
to the street, aiding natural 
surveillance and activity. Some 
dwellings located along lanes tend 
to side on to the street which can 
significantly decrease the building 
frontage along the streetscene. 

Car Parking

• Predominantly on plot parking with 
a small proportion on street. 

• Some parking courtyards are 
provided so serve dwellings with no 
residential curtilage.

Open Spaces

• Few open spaces are located 
within the village core. However, 
a green character is reinforced by 
visual linkages from the high street 

to the surrounding countryside and 
mature planting both to the north 
and south of the character area.

• No formal street tree planting. 

• Medium – small scale tree and 
hedgerow planting creates 
personalisation of the streetscene 
and softens the formality of the 
primary movement route. 

• Allotments are located in the 
eastern area of the village, 
encouraging local food production 
and a sense of community pride 
and ownership. 

Details and Materials

• Common use of stone and render 
facades. The use of coloured 
render adds interest to the 
streetscene and aids the creation 
of a distinct identity. 

• Residential boundary treatments 
generally comprise low stone walls 
and planting. A number of dwellings 
along the primary movement 
route (High Street) do not have a 
residential curtilage. 

• Dwellings comprise simple and 
traditional forms with the use of 
hipped roofs, sash windows and 
porches.

Figure 2.21: Aerial views of Iron Acton
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Figure 2.22: Aerial views of Iron Acton
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Conclusions
2.5.8  An analysis of each character area has been undertaken to help inform 
the design decisions within the masterplan and later detailed proposals for 
the Woodlands Farm development. A number of character generators have 
been formulated as a result of this analysis; they are set out below:

Built Form

• Development should generally 
comprise 2 storey dwellings 
with 2.5 storey dwellings being 
located along the primary and 
secondary movement route or 
to emphasise a corner, aiding 
legibility. 

• Development should 
predominantly incorporated 
detached and semi detached 
dwellings, with terraced 
properties being located on 
the primary and secondary 
movement route where 
appropriate. 

• All streets and spaces should 
be overlooked by a continuous 
building frontage where 
possible. Setbacks from the 
road can also be used to 
create a sense of enclosure, 
community or privacy.

• The proposals should consider 
how a consistent or varied 
building line can contribute to 
the character of the street. 

• The development should 
ensure that the plot sizes 
are appropriate to the size of 
the dwellings, which can be 
dictated by location, density and 
character.

• The development should 
incorporate a variety of densities 
(predominantly medium and 
low) that is responsive to uses, 
street types and location within 
the site. This will aid the creation 
of a distinctive and varied 
townscape. 

Public Open Space and Planting

• The development should provide 
for views within green space 
and to surrounding open space/
planting to reinforce an attractive 
green character and aid legibility 
and way-finding. 

• The development should provide 
a generous amount of high 
quality green open space that 
incorporates a range of uses, 
including formal sports provision 
and informal recreation. 

• The proposals should maximise 
the opportunity to encourage 
a sense of community pride 
and ownership through the 
provision of green spaces such 
as allotments, as demonstrated 
in Iron Acton. 

• The use of planting in front 
gardens and verges is 
highly effective in softening 
the appearance of the built 
environment and aiding an 
informal character. Planting 
in front gardens also allows 
for personalisation of the 
streetscene, creating a sense of 
ownership. 

Streets and Car Parking

• Historic lanes found in Frampton 
Cotterell, Watley’s End and Iron 
Acton are a distinctive element 
of the townscape and highly 
effective in creating a strong 
identity for the area. Elements 
of lanes should be incorporated 
within the proposals

• On plot car parking should be 
provided for dwellings with a 
proportion of visitor parking 
provided on street. Car parking 
should be integrated into the 
design of the street so that 
is does not dominate the 
streetscene. 

• The proposals should 
incorporate a connected and 
permeable network of streets 
based on a clear hierarchy. The 
design of street types should 
respond to this hierarchy.

• The development should 
provide for attractive and direct 
pedestrian and cycle routes that 
reflect key desire lines within the 
site and to the surrounding area. 
The use of cul-de-sacs should 
be avoided wherever possible. 

Architectural Style and Details

• The development should 
incorporate simple and 
traditional architectural forms 
where appropriate.

• A distinct character and sense of 
place will be achieved through 
the use of a simple architectural 
style and a restricted palette 
of architectural details. This 
will also include a variety of 
materials such as stone, render 
and coloured render. 

• Residential boundary treatments 
should comprise stone walls and 
planting where appropriate
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Historic lanes create a 

strong rural character





3. Site Analysis
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3.1  Topography

3.1.1  Landscape assessment 
undertaken by Tisdall Associates 
has determined that the site 
represents an area of undulating 
land. It is characterised by two 
ridges extending in a north-south 
direction. The first runs along the 
western boundary on the alignment 
of Park Avenue. This lies at between 
60-65M AOD. To the west of Park 
Avenue the land falls towards Frome 
Brook at c 40-45m AOD. To the 
west the land falls toward the Frome 
Valley.

3.1.2   To the east of this ridge the land 
falls in part to a dry valley (SP1-3) 
which also runs in a north south 
direction, at c 55 m AOD. Beyond 
this the land rises towards the east 
to a second ridge at c 62 m AOD, on 
an alignment defined by the PROW. 
From this second ridge the land falls 
towards the eastern site boundary 
comprised by Blackberry Brake and 
Woodlands Farm at c 55 m AOD. 

3.1.3  The northern site boundary lies 
at c 63m AOD at its North West 
corner, falling to c 57m AOD before 
rising to c 62 m AOD at the central 
ridge and falling to c 55m AOD at the 
north eastern corner of the site.

3.1.4   The southern boundary is 
defined by embankment and railway 
line which passes at a consistent 
level of c 66m AOD. The overall fall 
of the site is from north to south. 
A plan identifying the regional 
topography and local topography 
and natural drainage is included 
here.

Figure 3.1: Wider Topography Plan
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Figure 3.2: Site Topography Plan
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3.2  Movement

3.2.1  The existing public right of way 
across the site will be retained and 
enhanced. Pedestrian infrastructure 
along Park Lane will be improved. 
Pedestrian and cycle connections 
to the surroundings will provide new 
routes through the site.

3.2.2  Whilst Frampton Cotterell does 
not have a defined centre, there 
is a wide range of facilities within 
reach on foot, including everyday 
requirements such as schools 
and shops. The range of facilities 
available is far in excess of what 
might spring to mind when Frampton 
Cotterell is referred to as a ‘village’.

3.2.3  Existing bus routes run 
immediately adjacent to the site 
and further services are available 
within a 5 minute walk distance. 
Improvements to public transport 
provision will form the transport 
mitigation measures provided 
as part of the Woodlands Farm 
development.

3.2.4  There is potential to improve 
bus infrastructure as part of the 
development proposals. Woodlands 
Farm will be accessed from 
Badminton Road and Park Lane 
and discussions with the main bus 
operator show it is likely that a high 
frequency service from Chipping 
Sodbury to Bristol (432) could be 
diverted through the heart of the site.

Figure 3.3: Movement Plan
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Existing PRoW running through the site



Landscape
3.3.1  At a strategic level the site 
lies within the Countryside Agency 
Countryside Character Volume 
No 8 “South West” and within 
this is included within Character 
Area 118, Bristol, Avon Valleys 
and Ridges. At a local level the 
site has been assessed within the 
South Gloucestershire Landscape 
Character Assessment. Within 
this the site lies within the “Frome 
Valley” Landscape Character Area 
13. The key characteristics of the 
“Frome Valley” area are described 
as “diverse and intricate”. And an 
“Undulating rural landscape.” 

3.3.2  In terms of the site itself the 
land adjacent to Park Lane is in 
arable production; that to the east 
is laid down to permanent pasture 
as a hay crop and fields to the 
south east are down to grazing. The 
vegetation in the site comprises a 
number of treed hedgerows. Species 
present in hedgerows consisted 
mainly of hawthorn (Crataegus 
monogyna), Blackthorn (Prunus 
spinosa), Holly (Ilex aquifolium), 
Hazel (Corylus avellana), and 
Ash (Fraxinus excelsior) and Oak 
(Quercus sp.) trees. Many of these 
trees are in poor condition evidence 
by die back in the crown. A separate 
tree survey will provide a detailed 
description of each tree and its 

condition. Boundaries within the site 
are defined by gappy hedgerows, 
but also a range of timber and 
wire fencing, and on the western 
boundary pennant stone. To the 
east of the PROW, boundaries are 
a mix of hedgerow, wire fencing 
and timber fencing providing an 
inconsistent landscape character. 
The southern boundary is formed 
by a significant engineered railway 
embankment. Ditches within the site 
are unmaintained and overgrown 
with vegetation. Together these 
features undermine the landscape 
quality, suggesting a measure of 
degradation and detracting from 
the unity of the overall landscape 
character.

Blackberry Brake adjoins the 
north eastern site boundary

The Dry Valley Existing tree corridors with 
gappy hedgerow planting
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3.3  Landscape and Ecology
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Figure 3.4: Landscape Constraints and Opportunities Plan



Ecology
3.3.3  Ecological surveys of the land 
at Woodlands Farm have been 
undertaken by MD Ecology Limited. 
These have included a desk study, 
extended Phase 1 habitat survey, 
and further surveys for bats, birds, 
reptiles and amphibians. 

3.3.4  Blackberry Brake woodland, 
located immediately adjacent to 
the eastern boundary of the site, is 
an area of ancient woodland and 
is designated as a Site of Nature 
Conservation Importance. The 
woodland will be safeguarded by 
maintaining the land along the 
site’s boundary in this location 
within green open space. No other 
designated nature conservation sites 
would be affected by a development 
at Woodlands Farm.

3.3.5  The most ecologically valuable 
habitats within the site are the 
network of hedgerows and mature 
trees. The majority of the hedgerows 
would be considered ‘important’ 
under the Hedgerows Regulations 
and these would be retained and 
protected as part of the scheme 
design. However, most of the 
hedgerows are relatively narrow 
and are heavily trimmed; the 
majority contain significant gaps. 
Access routes through the site will 
make use of these gaps wherever 
possible. The most valuable mature 
trees will be retained. A small pond 
and a copse also provide valuable 
habitat and will be retained as part 
of the scheme design. The fields 
are intensively managed arable or 
agriculturally improved grassland of 
relatively low ecological value.

3.3.6  The site is used by badgers, 
bats and breeding birds. Bat, bird, 
reptile and amphibian surveys are 
ongoing and the findings of these 
surveys will continue to guide 
the design process, as well as 
establishing the measures required 
to safeguard wildlife.

3.3.7  As well as retaining the most 
valuable features, the scheme will 
incorporate ecological enhancement 
measures to deliver benefits for 
biodiversity, contributing to national 
and local Biodiversity Action Plan 
objectives, and resulting in an 
increase in the biodiversity value of 
the site.
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Figure 3.5: Existing Ecological Features Plan
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3.4  Drainage

3.4.1  The site consists of cultivated 
and pasture land encompassing 
the majority of the Woodlands Farm 
Estate.

3.4.2  The site is bounded by existing 
residential developments to the 
North and West, Historic Woodlands 
and A432 Badminton Road to the 
East and the Bristol to London 
mainline railway to the South.

3.4.3  Inspection of the topographical 
site survey shows that the site 
is split into four natural drainage 
catchments. The catchments 
drainage characteristics are as 
follows:-

• North West - flows conveyed 
via central ditch into ditch within 
adjoining residential development 
to the North.

• South West - flows conveyed 
by network of tributary ditches 
connected via central ditch which 
discharges into a 1200mm dia 
stone arch culvert under railway 
embankment to the South.

• North East - flows conveyed 
overland through adjacent 
Woodlands to the East until a 
small water course is reached.

• South East - flows conveyed 
overland onto existing highway to 
the East.

3.4.4  The topography of the adjacent 
land prevents overland flows from 
passing across the development 
site.

3.4.5  From an inspection of the 
Environment Agency’s Flood Map 
the development site falls entirely 
within Flood Zone 1, defined as ‘Low 
Probability’ land assessed as having 
a less than 1 in 1000 (0.1%) chance 
of flooding.

3.4.6  South Gloucestershire Council’s 
SFRA indicates that no flooding 
event has been recorded on the site.

3.4.7  The site is underlain by stiff clay 
indicating that infiltration drainage 
would not be successful. This view is 
reinforced by site inspections during 
rainfall events which have shown 
that the catchment has a rapid 
response to rainfall.
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Greenfiled Discharge Rates

Total Area 1 year 30 years 100 years Qbar
Catchment A 15.39 ha 58.1 l/s 142.0 l/s 180.2 l/s 74.5 l/s
Catchment B 2.44 ha 9.2 l/s 22.5 l/s 28.6 l/s 11.8 l/s
Catchment C 4.30 ha 16.2 l/s 39.6 l/s 50.3 l/s 20.8 l/s
Catchment D 1.14 ha 4.3 l/sa 10.5 l/s 13.3 l/s 5.5 l/s

Total 23.27 ha 87.8 l/s 214.6 l/s 272.4 l/s 112.6 l/s

Discharge rates calculated using ICP Suds Method 

Figure 3.6: Drainage Plan
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3.5  Heritage and Archaeology

3.5.1  There are no recorded 
designated heritage assets within 
the site or its immediate vicinity and 
the setting of nearby Listed buildings 
will not be altered by the proposed 
development. As such, construction 
within the site will not conflict with 
national or local policy relating to 
heritage assets.

3.5.2  Non-designated heritage assets 
recorded within the site comprise 
earthworks in the north-eastern and 
south-eastern parts of the site (see 
attached Lidar Figure, C and D) that 
are likely to relate to post-medieval 
or modern industrial activity on 
Coalpit Heath. These earthworks 
are considered to be heritage 
assets of some historic interest, 
but are not considered to be of 
such significance as to influence or 
preclude development.

3.5.3  A cropmark ring ditch recorded 
on historic aerial photography in the 
western part of the site (see attached 
Lidar Figure, A) may relate to the 
below ground archaeological remains 
of a prehistoric round barrow, 
although this feature remains of 
uncertain origin and may derive from 
underlying geological conditions or 
modern land use.

3.5.4  The hedgerow within the site 
aligned upon the parish boundary 
between Frampton Cotterell and 
Westerleigh forms part of an historic 
parish boundary and is considered 
to have statutory protection under 
the 1997 Hedgerow Regulations.

3.5.5  The 10th-century Pucklechurch 
Charter recorded two landscape 
features in the vicinity of the site, 
‘Cweorn Cleofu’ and ‘Befer Pyttas’. 
‘Cweorn Cleofu’, which may relate 
to a stone extraction site, is likely to 
have been located on the slopes to 
the west of the site. ‘Befer Pyttas’ is 
likely to be located to the north-east 
of the site, and although the name’s 
meaning is uncertain, the reference 
to a pit may be indicative of stone 
extraction or quarrying in the vicinity 
of the site. It is considered unlikely 
that either of these early medieval 
features was located within the site.

3.5.6  In summary, there are no 
recorded heritage assets within 
the site of such significance as to 
influence or preclude development. 
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Figure 3.7: Lidar Plan
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3.6  Summary of Constraints 
and Opportunities

3.6.1  A comprehensive analysis of 
the site has been undertaken and 
the findings have been evaluated 
to identify key opportunities 
and constraints relevant to the 
development of the site. This will 
ensure that the development at 
Woodlands Farm is responsive 
to predominant site features and 
the local context, ensuring that a 
development with a strong sense of 
place is delivered. 

3.6.2  The following points provide a 
summary of the site assessment and 
the opportunities it provides:

Existing Context and Land Uses

• The proposals will respond 
sensitively to the surrounding 
context and consider how 
development will respond to 
existing dwellings that front or 
back onto the site boundary. 

• A main railway line is located close 
to the southern boundary of the 
site. Dwellings will be given an 
appropriate setback distance from 
the railway line embankment. 

• Two pipelines cross through the 
site. No development will be 
located above or 3 metres either 
side of the pipelines. 

• The setting of Woodlands Farm, 
located on the eastern site 
boundary will be respected. 

Landscape and Topography

• The site comprises undulating 
land that is characterised by 
two ridges crossing north-south. 
Development will respond to the 
topography of the site and work 
accordingly with the contours. 

• Development will consider views 
into the site.

• The dry valley landscape 
character area will be retained and 
integrated with a generous amount 
of high quality public open space. 

• The development will retain and 
enhance existing trees, hedgerows 
and additional landscape features 
where appropriate. 

• The proposals should maximise 
the opportunity to use existing 
landscape features as structuring 
elements of the masterplan and 
as a basis for the creation of a 
distinctive character that is specific 
to the site.

• New areas of green space will be 
integrated with the existing green 
corridors to the north of the site 
and the area of woodland that 
adjoins the eastern site boundary. 

Ecology

• The proposals will protect the 
adjacent Blackberry Brake 
woodland by minimising built 
development in the north-east 
corner of the site.

• The development will retain the 
site’s most valuable ecological 
features – the copse, small pond 
and the majority of the important 
hedgerows and mature trees.

• The development will seek to 
maximise the opportunities to 
enhance biodiversity and ecology 
wherever possible. This will be 
implemented through the creation 
of green corridors that are 
integrated with existing trees and 
hedgerows and by integrating new 
habitats and features of ecological 
value into the development’s 
design. 

Existing development adjoining 
the northern boundary of the site

Existing drainage ditch located within 
the Dry Valley landscape character area

View from the PRow 
towards Park Lane
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Figure 3.8: Constraints and Opportunities Plan
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Access and Movement

• Vehicular access points can 
potentially be taken from points on 
Park Lane and Badminton Road 
(A432). 

• A Public Right of Way crosses 
north south through the site. This 
will be retained and integrated with 
new pedestrian and cycle links. 

• Maximise the opportunity to create 
safe and attractive pedestrian and 
cycle routes that reflect key desire 
lines through the scheme and 
encourage physical activity and 
mental wellbeing. 

Drainage

• Incorporate a Sustainable Urban 
Drainage scheme (SUDs) into 
areas of public open space to 
manage surface water run off and 
allow the creation of wetland areas 
for aquatic species and habitats to 
inhabit.

• Retain and enhance existing 
watercourses and ponds where 
appropriate.

Figure 3.9: Section Location Plan

View from the Dry Valley towards 
the eastern site boundary

Green corridor and Public Right of Way 
route adjoining the northern site boundary
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Figure 3.10: Section 1

Figure 3.11: Section 2

The Railway line and embankment adjoining 
the southern site boundary

Park Lane





4. Masterplan and 
Development 

Principles 
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4.1  Indicative concept for Woodlands Farm

4.1.1  The proposals at Woodlands 
Farm will offer a high quality 
development with a distinctive 
identity whilst encouraging healthy, 
happy living and mental wellbeing. 

A Distinctive Place
• A distinct new place will be 

created, which draws on existing 
site features and the context 
of Frampton Cotterell and the 
surrounding area.

• There is potential for a new local 
centre to serve the development. 
This could provide retail, 
community and health facilities. 

• Maximise community pride and 
social interaction through the 
provision of a series of spaces and 
places that are integrated with the 
local centre, green corridors and 
movement routes. 

• A clear hierarchy of streets and 
spaces will provide for a legible 
development that aids permeability 
and way finding. 

Figure 4.1: Initial Concept
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Figure 4.2: Indicative Concept Masterplan
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Green Infrastructure
• A connected and high quality 

green infrastructure will respond to 
the existing landscape features of 
the site to create a series of safe 
and attractive open spaces that 
vary in size and character. These 
spaces will be linked by pedestrian 
and cycle routes.

• The proposals will place a strong 
emphasis on wildlife habitat 
creation within open spaces. A 
wildlife corridor is located along 
the southern site boundary, 
enhancing biodiversity and 
ecology. 

• The proposals will consider how 
elements of green infrastructure 
can be used as an educational 
tool to promote sustainable and 
healthy lifestyles. This could 
include areas such as drainage 
ponds, community orchards and 
allotments. 

• Open space will be multifunctional 
and encourage play, relaxation 
and recreation. 

Movement and 
Connectivity
• Easy and attractive pedestrian 

and cycle connections will be 
integrated with the existing Public 
Right of Way and provide for easy 
linkages to destinations within the 
site and the wider area.

• The proposals promote 
sustainable forms of transport to 
reduce dependency on the car. 
There is potential for the primary 
movement route to carry high 
frequency buses, which the main 
operator has indicated might be 
diverted through the site, providing 
connections with local and wider 
destinations.

• Vehicular access to the 
development will be taken from 
Park Lane and Badminton Road 
(A432). 

Healthy Lifestyles
• The development will embrace 

and promote the concept of 
healthy living, and has evolved 
in accordance with health 
assessment criteria which will be 
further detailed in section 4.3.

• The proposals provide spaces that 
encourage healthy living including 
an area for community supported 
agriculture (allotments and 
informal community orchard). 

• The integration of development 
and green spaces ensures that 
dwellings have views to green 
spaces and trees wherever 
possible, aiding mental wellbeing. 

• Opportunities for recreation and 
exercise within 5 minutes of the 
doorstep through the provision of 
a generous amount of green open 
space that contains circular walks.
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4.2  Sustainability, Energy Efficiency 
and the Community Trust
Sustainability
4.2.1  The whole approach to the 
development of Woodlands Farm 
is based on the principles of 
sustainable development. The 
structure of the development 
(as defined by the draft concept 
plan at the beginning of this 
section) provides for a walkable 
neighbourhood that is within easy 
walking and cycling distance of key 
facilities within the site and Frampton 
Cotterell/ Coalpit Heath. A bus route 
will potentially be diverted through 
the site, providing for sustainable 
transport linkages to the local and 
wider area, with bus stops being 
located within a 5 minute walk of all 
dwellings. 

4.2.2  The multi functional green 
infrastructure network provides open 
and accessible green space as well 
as providing for a Sustainable Urban 
Drainage System. 

Summary of Sustainability 

Strategy

• Minimum Code for Sustainable 
Homes Level 3 to be achieved on 
all homes. 

• Use of renewable or low carbon 
technologies.

• Building orientation to maximise 
natural lighting and aid passive 
solar gain, reducing energy costs.

• Site Waste Management Plan to 
minimise construction waste and 
divert waste away from landfill. 
Provision of recycling bins and 
composting facilities.

• Provision of areas for local food 
production, such as allotments 
and a community orchard.

• A range of formal and informal 
spaces, and ecological 
enhancement measures to 
increase the biodiversity of the site.

• A connected network of attractive 
pedestrian and cycle routes 
that are integrated with green 
infrastructure and the existing 
Public Right of Way crossing 
through the site.

• Potential implementation of a bus 
route running through the site to 
promote sustainable transport 
behaviour.

• Sustainable Drainage Systems to 
control rainwater run off.

Community Trust
4.2.3  Key to the success of the 
proposed development is provision 
to ensure high quality long term 
stewardship of the proposed 
development and the community 
it serves. Whilst much of the site 
area will be owned by housing 
purchasers and local affordable 
housing provider(s), there will be 
large areas of communal green 
space, natural areas, and amenity 
assets which would need ownership 
and management in a suitable 
manner. David Wilson Homes have 
committed to explore forming a 
sustainable and robust ownership 
and management solution that 
is sensitive to the needs and 
involvement of future Woodlands 
Farm residents. 

4.2.4  A community trust is an optional 
neighbourhood governance vehicle 
that it is intended would form a 
vibrant and inclusive arrangement 
in the full control of new residents/ 
occupiers of the proposed 
development. The community trust is 
intended to contribute strongly to the 
objective of creating an environment 
where people aspire to live.

4.2.5  At this stage, it is envisaged 
that the items that the trust may be 
responsible for may include but not 
be restricted to:

• sustainability initiatives;

• natural, equipped and informal 
areas of play;

• natural and semi-natural green 
space (including areas for 
attenuation);

• existing landscaping and habitats 
incorporated into the development

• development landscaping;

• pedestrian and cycle ways not 
otherwise adopted;

• healthy living environments 
(potentially including allotments, 
community orchards, the peace 
garden and proposed barbeque 
areas etc);

• other informal leisure space;

• a community trust office and any 
other community assets developed 
in the future;

• common areas of other shared 
buildings/assets, such as those 
surrounding the local centre and 
any community buildings.

4.2.6  It is likely that the trust would 
be formed as a company limited 
by guarantee. Each household 
or owner of property on the 
development would be a member 
of the trust. Each household or 
owning organisation would have a 
maximum of one membership in the 
trust ensuring that no one is able to 
obtain controlling interests. The trust 
would be a not for profit organisation 
and be constructed such that it is 
entirely for the benefit of members. 
The diagram below outlines the key 
groups involved in the trust.

4.2.7  Members would be required 
to share the financial costs of 
maintaining the development and 
its assets and would have an equal 
share of control of the trust. 

4.2.8  Each year, a board of trustees 
elected by community trust members 
would publish a financial plan 
outlining the likely expenditure of 
the trust to members. Members 
would contribute on an annual 
or monthly basis, in order that 
routine maintenance and capital 
replacement commitments could be 
met. It is likely that the trust would 
develop over time a reserves fund 
that would cater for larger capital 
replacement projects in the very 
long term. Capital item maintenance 
strategy and replacement planning 
would form a key responsibility area 
for trustees.
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4.2.9  A part-time trust co-ordinator 
would ensure that the trust is well 
managed and that its obligations 
on an ongoing basis are met. The 
co-ordinator would be a key point 
of contact for new households and 
occupiers on the development as 
well as a key interface for other 

4.2.10  Trustees would be drawn from 
both the household membership 
base and also include co-opted 
trustees which may be drawn 
from commercial or organisational 
members, registered housing 
provider(s), local community groups 
and other stakeholder groups. 

4.2.11  A financial feasibility 
assessment and community trust 
business plan would be produced 
during later planning stages which 
defines in detail management, 
governance and financial 
arrangements for the proposed trust 
such that these may be considered 
in advance of any development.

• Households

• Registered housing providers

• Any commercial organisations present on a development

• Maximum of one voting membership per household or organisation

• Elected by members on an annual basis

• Include key stakeholder groups relevant to the development

• Likely part time role, based on the development

• Responsible for commissioning service providers to carry out the 
activities of the trust

Members

Trustees

Trust  
Coordinator

organisations and groups. The 
trust co-ordinator would be directly 
responsible for procuring goods and 
services on behalf of the trust. As 
such they would have the ability to 
prioritise local sourcing to further 
ambitions for sustainability.
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4.3  Health and Wellbeing

Introduction
4.3.1  The WHO defines health as 
a “… state of complete physical, 
mental and social well-being and not 
merely the absence of disease or 
infirmity.” 

4.3.2  The association between green 
space, physical health and mental 
well-being has long been established 
through quantitative and qualitative 
study and epidemiological research. 
Physical disease and mental illness 
can be experienced as individual 
conditions. There are also links 
between mental illness and chronic 
physical conditions, and visa versa; 
so called co-morbidities. Thus green 
space and infrastructure can have 
a positive impact upon mental well-
being and physical health in their 
own right, but can also contribute 
to alleviation of associated co-
morbidities and mortality. 

4.3.3  In seeking to develop 
sustainable healthy communities, 
it is apparent that notwithstanding 
environmental and economic 
sustainability, a community which is 
not “healthy” cannot be described 
as sustainable. Recognising the 
importance of health within the 
social dimension of sustainable 
development Tisdall Associates 
have been instrumental in assisting 
the evolution of the Masterplan 
to optimise health opportunities 
associated with green space and 
Infrastructure. 

4.3.4  Based upon the medical 
evidence base the association 
between green space and health 
is recognised in national and local 
policy. Thus the UK Sustainable 
Development Strategy (2005) states 
as one of its guiding principles: 

“Ensuring a Strong, Healthy and Just 
Society:

...Meeting the diverse needs of 
all people in existing and future 
communities, promoting personal 
wellbeing, social cohesion and 
inclusion, and creating equal 
opportunity for all.” 

4.3.5   In reflecting on this it 
acknowledges that:

“Our landscapes and seascapes 
are inseparable from our culture, 
bearing the imprints of generations 
of land use. Our physical and mental 
health is reliant on the quality of the 
environment. There must also be 
access to a variety of well-managed 
and maintained green spaces for 
leisure, sport, recreation and general 
public benefit to help people choose 
healthy lifestyles, in urban as well as 
rural areas. Physical inactivity has 
serious effects on human health, 
which according to recent research 
costs the UK economy more than £8 
billion a year.”

4.3.6  This recognition builds upon the 
Natural Environment White Paper 
which states in par 126

“Human wellbeing is intimately 
connected with our natural 
environment…. many feel 
instinctively that regular 
opportunities to experience nature 
have positive impacts on mental 
and physical health, learning and 
relationships between neighbours. 
Nature can benefit us at all stages 
in our lives”: (DEFRA 2011). It is 
also recognised in the Government 
Public Health Strategy White Paper 
“Healthy Lives, Health People” 
which acknowledges that “Access 
to green spaces is associated with 
better mental and physical health 
across socio-economic groups”. 
These sentiments are reflected in 
“No Health without Mental Health: 
A Cross Governmental Mental 
Health Outcome Strategy by the 
Department of Health” (2011) the 
Marmot Report (2010) into health 
inequalities which sees the use of 
green space for health is one of 
its key recommendations and the 
Foresight report on mental capital 
and well-being (2008), in addition to 
other publications.
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Figure 4.3: The Settlement 

Health Map from “Shaping 

Neighbourhoods” 2nd Edition. 

By H Barton, M Grant and R Guise, 

Routledge London (2010)
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4.3.7  Building upon this evidence 
base the NPPF states as a core 
principle that Planning should 
“take account of and support local 
strategies to improve health…” It 
identifies development and design 
criteria which can have a bearing 
on health and further it recognises 
the need to promote healthy 
communities, recognising the 
importance of working with Public 
Health leads in removing barriers 
to improving health and well-being. 
The application of the medical 
evidence base through integrated 
masterplaning and design is one 
way of addressing this Planning 
Authority obligation. 

4.3.8  Set within the context of 
the determinants of health (Fig 
4.3) The Settlement Health Map 
exemplifies “Determinants of Health” 
as factors which affect the health 
of a population. Health outcomes 
are determined by personal, social, 
environmental and socio-economic 
factors. Many of these relate directly 
to the built environment and are as 
such relevant considerations in the 
development of healthy communities 

within new planning applications. 
Green space is one important 
determinant of health in the urban 
environment.

4.3.9  The medical evidence base 
associated with green infrastructure 
and health has identified key 
health criteria which if present can 
enhance opportunities for health, 
but if absent detract from those 
benefits. Drawing from the Green 
Infrastructure Health Assessment 
model this development has evolved 
with reference to those evidence 
based health criteria. These include 
the provision of sufficient open 
space and access to it, the quality 
of the urban environment affected 
by provision and design of green 
space and infrastructure, green 
space and infrastructure provided as 
a context for a healthy active lifestyle 
(e.g. playing fields, footpaths, cycle 
ways and green ways), as a place 
for reflection and relaxation (e.g. 
quiet peace gardens and retreats), 
as somewhere for social interaction 
and community engagement 
developing social cohesion and 
social capital (e.g. civic squares 

parks and open spaces), as places 
for engagement with nature (e.g. 
community gardens, allotments and 
nature conservation projects) and 
as a context for health promotion 
initiatives. Good design and positive 
management can address concerns 
related to personal safety, and at 
a detailed design stage views of 
landscaping, the overlooking of 
green space and introduction of 
landscaped Home Zones, as well 
as of the natural environment, have 
also been identified as contributing 
to mental wellbeing. In this context 
green space and infrastructure 
provide a context for health 
promotional initiatives addressing 
both general health and wellbeing 
and specific health conditions. 

4.3.10  The use of green space and 
infrastructure can also help mitigate 
health related impacts associated 
with the natural environment and 
climate change. These include the 
Heat Island Effect, ameliorating 
extremes of temperature, tree 
planning to provide shade, the use 
of Sustainable Urban Drainage 
Schemes (SUDs) within green space 

mitigating the effects and distress 
caused by flooding, understanding 
the place of green space and 
vegetation for erosion control and 
water purification, the amelioration of 
noise, the removal of particles and 
noxious gasses, as well as carbon 
capture. 

4.3.11  Addressing the economic 
dimension, green spaces and 
green infrastructure bring economic 
benefit. Attractive green spaces 
and well landscaped urban areas 
can enhance property values, 
encourage visitors, and provide a 
context for community events, all 
benefiting the socio-economic status 
of the population and its sense of 
wellbeing. 

4.3.12  The contribution made by 
Green Infrastructure to health is thus 
multidimensional. The introduction of 
health related interventions, based 
upon the medical evidence base, 
broaden the sustainable credentials 
offered by this development. 
These interventions, identified 
on the Illustrative Masterplan are 
highlighted in the accompanying 
Health and Wellbeing Plan.
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4.4  Land Use

4.4.1  The land use plan on the 
opposite page is based on the 
proposed concept set out in section 
4.1.

4.4.2  The Woodlands Farm 
development will provide around 
400 dwellings, key facilities and 
a substantial amount of green 
space that incorporates a range of 
community uses and retains existing 
trees and hedgerows wherever 
possible. 

4.4.3  The potential provision of a 
new local centre will complement 
the wide range of existing facilities 
that can be reached without a car. 
Areas for local food production 
incorporated within green space also 
help to re-enforce this aspiration. 

4.4.4  The concept masterplan 
provides for the following quantum of 
land uses:

• Residential: 10.50 hectares

• Local Centre: 0.35 hectares

• Over 5.60 hectares of public open 
space in addition to the provision 
of areas for formal sport, strategic 
planting and community supported 
agriculture.



Figure 4.4: Land Use Plan
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4.5.1  Green Infrastructure (GI) is a 
asset, as defined in the NPPF as 
“A network of multi functional green 
space, urban and rural, which is 
capable of delivering a wide range 
of environmental and quality of life 
benefits for local communities.” 
The GI strategy for the Woodlands 
Farm development accords with the 
NPPF aspirations for Sustainable 
Development (Para 7), and 
responds to the principles set out 
within South Gloucestershire’s 
Sustainability Appraisal, which 
in Section 1.0 seeks to Improve 
Health, Healthy Lifestyles..Promote 
stronger, more vibrant communities, 
and in Section 5 addresses an 
aspiration to “Maintain and improve 
environmental quality and assets”… 
and “Protect and enhance landscape 
and townscape”. 

4.5.2  The GI will allow an 
enhancement in the biodiversity 
of the site. In so doing it will  
complement the aspirations of the 
South Gloucestershire Biodiversity 
Action Plan and Avon Forest Plan. 
This will include the retention, as 
appropriate and where possible, 
of existing hedgerows and mature 
trees, and the introduction of new 
habitats to increase the overall 
biodiversity of the site. The GI will 
provide a context for foraging and 
migration by wildlife; for example 
the retention of treed hedgerows 
will maintain foraging habitat and 
commuting routes for bats.

4.5.3  The existing landscape 
character found at Woodlands 
Farm has had a leading influence 
on the proposed Master Plan both 
in terms of built form and open 
space.  Existing landscape assets 
that include hedgerows and mature 
hedgerow trees have been retained 
and enhanced.  

4.5.4  Key to the landscape 
strategy is the aspiration to 
incorporate Woodlands Farm into 
its surroundings including both 
Frampton Cotterell and the wider 
landscape.  A permeable green 
network consisting of four new 
landscape character areas help 
provide this whilst offering excellent 
accessibility to green space 
throughout the scheme.
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4.5  Green Infrastructure

Community grow spaces Community involved production Specimen tree planting



Figure 4.5: Landscape Masterplan
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4.5.5  To ensure the success of a new 
neighbourhood which responds 
and relates to the local environment 
found at Woodlands Farm, a number 
of key landscape principles have 
been outlined below;

• Retain existing landscape assets 
– Ensuring the development 
responds to ecologically valued 
and visually beneficial existing 
landscape assets including 
hedgerows, mature hedgerow 
trees, individual trees and 
wetlands.

• Provide purposeful and functional 
open spaces - At a range of 
scales and for a range of uses 
and users ensuring a landscape 
network which benefits Woodlands 
Farm and is relevant to the local 
communities.

• Preserve a green corridor along 
the Dry Valley character zone – 
Creating an informal linear park 
at the heart of the proposed 
scheme reinforcing links from the 
proposed local centre to the wider 
countryside.

• Create four landscape 
character areas to help bind the 
development – The character 
areas provide social facilities such 
as sports pitches, play facilities, 
grow space for the adjacent 
communities and wetlands, as 
well as consolidating existing and 
proposed public green spaces  
into the wider green network.

• Food – A productive spine makes 
up one part of the landscape 
structure, this spine consists 
of spaces for community food 
production.

• Attenuation – Provide a network 
of swales and meadows to aid 
water attenuation required within 
the site. This will predominately 
be located in Dry Valley Park and 
incorporated into the landscape 
design.

4.5.6  Enhance local ecology – 
Through providing new and 
enhancing existing wetlands, mature 
hedgerow trees, waterways and 
meadows.
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Figure 4.6: Landscape character areas and concept

Key movement routes

Existing vegetation
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Play and Activity space
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Dry Valley Park
4.5.7  Dry Valley Park is the Green 
Spine for the development. 

4.5.8  The park connects the Entrance 
Plaza to the Wildlife Corridor and 
large community allotments to the 
south west of the development.

4.5.9  Running along the spine of the 
park a strong line of well established 
existing vegetation define the park 
edge.  

4.5.10  The park consists of two play 
areas with incidental timber play 
equipment, a relaxation area and 
a wetland swale with associated 
marginal planting.

4.5.11  The relaxation area named 
The Peace Garden sits between the 
two play areas and along side the 
swale/ wetland. This space consists 
of swathes of wildflower planting 
with incidental seating situated 
throughout, specimen flowering tree 
planting is also located here but 
should differ from the other varieties 
in the development to give the 
garden a unique character.

4.5.12  There are dipping platforms 
by the attenuation ponds and 
associated wetlands.

4.5.13  Specimen fruiting tree planting 
is planted along the park .

Wildflower planting

Incidental timber play equipment

Productive orchard planting

Dipping platforms

Entrance Plaza

LEGEND

1  Entrance Plaza

2  Existing vegetation

3  Village Green

4  Incidental timber play

5  Attenuation pond & associated wetland

6  Dipping platform

7  Specimen tree planting

8  Peace Garden
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Productive Spine
4.5.14  The productive spine runs 
through the site diagonally, 
connecting the north eastern side 
of the development to the large 
community allotments.

4.5.15  This also acts to connect 
the development with the wider 
landscape.

4.5.16  The spine is made up of a 
series of community grow spaces, 
orchard trees which run the length 
of the spine, allotment square which 
can be used as an educational and 
relaxation space, a foot and cycle 
path which runs through from the 
northern side of the site through to 
the wider countryside and existing 
and proposed hedgerow planting is 
used to frame the spaces.
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3

3

32

2

7

1
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Community allotments

Fruiting trees

LEGEND

1  Existing trees

2  Existing hedgerow

3  Community grow space

4  Fruiting trees

5  Proposed hedgerow

6  Allotment square

7  Play area
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Wildlife Edge
4.5.17  The Wildlife Corridor enhances 
on site ecology and generates 
habitats.

4.5.18  In addition to this the wildlife 
corridor acts as a screen from the 
nearby railway line.

4.5.19  This area connects the coppice 
to the large community allotments 
and connects the development to the 
wider landscape by a footpath which 
runs under the railway line.
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11

5

5 5
2

6 6

8

7

Native woodland planting to boost ecology

Wildflower planting to edge of woodland planting Habitat enhancement

Subtle foot and cycle network

LEGEND

1  Existing trees

2  Existing hedgerow

3  Community grow space

4  Fruiting trees

5  Proposed hedgerow

6  Native woodland planting

7  Railway

8  Foot and cycle path to wider countryside



Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 2012 81

Active Edge
4.5.20  The Active Edge offers a large 
playing field for the community. To 
promote a active and sporty lifestyle.

4.5.21  The sports pitch is bounded 
by the SNCI woodland, to the south 
of the pitch another wetland area is 
located to aid drainage/ attenuation 
needs.

4.5.22  To the edge of the woodland 
native woodland edge planting mix 
is planted to assist with the transition 
of woodland to open parkland.

1
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3

6

5

4

2

7

3  Sports pitch

4  Attenuation pond & associated wetland 

5  New native tree planting

6  Foot and cycle path

LEGEND

1  Existing SNCI

2  Existing trees

Orchard tree planting Attenuation and associated wetland

7  Orchard tree planting

Sports facility
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Allotment square
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1  Existing trees

2  Proposed specimen tree planting

3  Incidental timber play
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4.5.31  Allotment square is a small 
space that offers a place to relax 
grow and learn.

4.5.32  The square is situated on a 
cross roads within the development; 
there is a route to the wider 
countryside, recreational field, 
productive areas and to the Entrance 
Plaza and Dry Valley Park.

4.5.33  Situated at the heart of the site 
and just to the east of Dry Valley 
Park is the Village green.

4.5.34  The Village green provides a 
central space to; play, relax, and be 
active as well as offering areas for 
the community to cook. 

6  Community grow space

7  Orchard tree planting

8  Public BBQ space

9  Mature native tree planting

10  Shared surface

4.5.23  The development has three 
squares located within it. These 
spaces vary in scale and offer a 
range of different functions.

4.5.24  The first square at the north 
western entrance to the site, named 
Entrance plaza is predominantly 
hard surfaced. 

4.5.25  At the centre of the 
development is the Village Green 
which offers a large public amenity 
space.

4.5.26  The third square is Allotment 
square which offers a small space 
where children can watch and learn 
about the process of grow produce.

4.5.27  Entrance Plaza is large square 
at the north western entrance of 
the site, a strong grid of specimen 
feature trees dominate the centre of 
the space.

4.5.28  A mixture of hard and soft 
materials are used in this space and 
subtly located parking spaces are 
integrated into the squares centre.

4.5.29  The square should be shared 
surface to stem the speed of 
vehicular through traffic.

4.5.30  Framing the space are a 
row of existing trees, the local 
centre buildings and other nearby 
residential properties.
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Public Squares and Spaces Precedents
The Village Green

Entrance Plaza

Allotment Square

Village Green

Entrance Plaza

Allotment Square

Public BBQ space

Feature tree planting

Community grow space

Retained vegetation in and around village green

Shared surface at Entrance Plaza

Orchard tree planting



4.6.1  Pedestrians and cyclists would 
be able to gain access from Park 
Lane to the west, The Meads and 
Park Farm developments from the 
north, the A432 from the east and 
from the existing public right of 
way from the south. The potential 
to improve the existing footpath 
along the greenway through the 
Park Farm development as part of 
the development proposals will be 
investigated.

4.6.2  The existing public right 
of way through the site will be 
retained and integrated with the 
proposed comprehensive network of 
footways and quiet shared surface 
roads which will ensure that the 
development is permeable and 
provide ease of movement across 
the site by foot and bicycle.

4.6.3  Existing bus routes run adjacent 
to the site and it is proposed to 
provide new bus stops on Badminton 
Road near the main site access. 
The bus stops would be of the 
standard expected to be provided 
on a ‘showcase’ bus route and 
would include waiting facilities, bus-
boarders and real time passenger 
information.

4.6.4  Initial discussions with the main 
bus operator show a will to divert the 
main Chipping Sodbury to Bristol 
service through the site, providing 
convenient high frequency links to 
key services.

Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 201284

4.6  Foot, Bus and Bike

Figure 4.7: Indicative Sustainable Transport Strategy Plan: Wider Area
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Figure 4.8: Indicative sustainable transport strategy plan



4.7.5  The development will be served 
by two vehicular access points, 
with the main access from the A432 
Badminton Road and the second 
from Park Lane on the north-west 
side of the site. 

4.7.6  The internal road hierarchy 
will reflect the level of activity and 
movement along the individual 
routes. A primary route through the 
site will link the two main vehicular 
accesses and will pass by the local 
centre.

4.7.7  A network of secondary routes 
provides access to the quieter 
residential areas of site which in 
turn will be served by tertiary routes. 
The primary and secondary routes 
will typically have a speed limit of 
30mph, whereas the quieter tertiary 
routes are likely to have lower speed 
limits.

Access Junctions
4.7.1  The main access to the site from 
the A432 Badminton Road will be 
located centrally along the boundary 
and will take the form of a ‘give-
way’ junction with a right turn lane 
to minimise disruption to traffic on 
Badminton Road.

4.7.2  New bus lay-bys will be 
provided, with a pedestrian refuge 
to assist in crossing Badminton 
Road. The access junction has been 
designed to accommodate turning 
movements by buses.

4.7.3  The secondary access from 
Park Lane will be a simple ‘give-
way’ junction, able to accommodate 
buses. Traffic flows along Park 
Lane are significantly lower than on 
Badminton Road and a right-turn 
lane is not considered necessary.

4.7.4  Both the vehicular site access 
junctions would be designed to 
appropriate visibility standards, 
which can be achieved within the 
land available.
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4.7  Access and 
Movement Strategy

Figure 4.9: Indicative Park 

Lane Access Drawing

Figure 4.10:  Indicative Badminton 

Road Access Drawing



Figure 4.11: Street Hierarchy Plan

87



4.8.1  A sustainable drainage strategy 
is proposed for managing the 
disposal of surface water runoff from 
the proposed development of the site. 
It is proposed that SUDs techniques, 
such as swales, attenuation basins/
ponds and oversized tank sewers 
are utilised with positive outfalls 
discharging to drains, ditches and 
watercourses located within the site.

4.8.2  By using maximum discharge 
rates not exceeding the existing Qbar 
greenfield flow rate, the drainage 
measures would ensure that for all 
rainfall events up to the 1 in 100year 
event +30% allowance for climate 
change the post development rate 
of runoff is maintained or reduced 
compared with the predevelopment 
situation.

4.8.3  The purpose of the proposed 
surface water drainage measures is 
to ensure, as far as is practicable, 
that surface water runoff from the 
developed site is managed in a 
sustainable manner to mimic the 
surface water flows arising from 
the site prior to the proposed 
development, while reducing the 
flood risk to the site itself and 
elsewhere. The measures have 
additional benefits in providing water 
quality improvement, amenity value 
for residents and habitat for wildlife.

4.8.4  Properly designed drainage 
systems would ensure that there is 
little or no residual risk of property 
flooding well in excess of the 
minimum standard acceptable for 
new properties, which requires that 

no flooding of a property should occur 
as a result of a 1 in 100year storm 
event + 30% for climate change.

4.8.5  Through inspection of the 
topographical survey it can be 
seen that exceedance routes from 
within the residential parcels can 
be established for rainfall events in 
excess of the 100year+30% storm 
event.

4.8.6  Discussions with Wessex Water 
have revealed that there is insufficient 
capacity within the existing Foul 
Water Sewer in Badminton Road 
to accommodate foul discharge 
from the site and that the point of 
adequacy is the Frome Valley Sewer 
approximately 300m to the West of 
the site.

4.8.7  Foul flows form the development 
will be pumped to a requisitioned 
Foul sewer at the South West corner 
of the development.

4.8.8  Pumping stations will be located 
at a level lower than residential 
parcels served and be provided 
with emergency storage and 
over pumping facilities along with 
telemetry links to the sewerage 
company.

Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 201288

4.8  Flood Risk and Drainage Strategy  
(surface and foul water)

Figure 4.12: Indicative Drainage Strategy Plan
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Figure 4.13: Indicative Drainage Strategy Plan





5. Place Making



Woodlands Farm Frampton Cotterell . Planning and Design Statement . May 201292

5.1  Place Making

5.1.1  The draft masterplan, provided 
opposite shows how the design 
concept has evolved and provides 
further information with regard to 
how the site proposals could be 
realised.

5.1.2  The following design concepts 
have informed the masterplan:

A Distinctive Place

P1   
A development block structure 
aids the creation of a legible 
and permeable development 
that provides safe and direct 
routes, encouraging walking 
and cycling and reducing 
dependency on the car. 

P2   
A small local centre provides a 
point of community interaction 
and benefits new and existing 
residents. It could potentially 
accommodate a community 
building, small shop and a 
doctors surgery. 

P3   
Streets and spaces are 
overlooked by dwellings, 
helping to reduce opportunities 
for crime and encourage 
community pride and 
ownership. 

Green Infrastructure

G1  
The dry valley is retained and 
integrated with new public 
open space to aid the creation 
of a distinct identity for the 
development. 

G2  
A connected network of spaces 
that incorporate existing trees 
and hedgerows wherever 
possible, reinforcing a 
strong character and aiding 
biodiversity and ecology.

G3  
Green edges incorporate a 
range of uses and are used to 
integrate the proposals with 
development and woodland 
adjoining the northern 
and eastern site boundary 
respectively.

Movement and Connectivity

M1  
Vehicular access points will be 
taken from the northern end 
of Park Lane and Badminton 
Road (A432). 

M2  
The existing Public Right of 
Way crossing north south 
through the site will be retained 
and integrated with new 
pedestrian and cycle routes. 
These routes reflect desire 
lines within the site and to 
surrounding areas.

M3  
Pedestrian and cycle routes 
are integrated with areas of 
Public Open Space and are 
overlooked by development 
wherever possible, creating 
safe and attractive routes that 
are accessible to all. 

M4  
Tertiary movement routes draw 
on the form of lanes that are 
distinctive character elements 
of Frampton Cotterell. 

Healthy Lifestyles

L1  
New pedestrian and cycle 
routes provide circular walks 
and trim trails, encouraging 
physical activity. 

L2  
Wherever possible 
development overlooks green 
space, creating attractive 
visual linkages between 
the internal and external 
environment. 

L3  
The provision of a generous 
amount of public open space 
that incorporates a range of 
uses and cater to different 
requirements. This includes 
areas for formal and informal 
play, relaxation and bbqs. 

L4  
Focal areas of public open 
space encourage social 
interaction and community 
cohesion. 

L5  
Allotments and an informal 
community orchard encourage 
healthy lifestyles and facilitate 
local food production.
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Figure 5.1: Illustrative Masterplan
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5.2  Scale and Density

5.2.1  The proposals will comprise a 
variety of scales and densities that 
are appropriate to the site and local 
context. This variety will also help to 
achieve a distinctive character with a 
strong sense of place. 

5.2.2  The proposed strategies for 
scale and density are illustrated 
here.

5.2.3  The density plan shows how 
generally higher densities are 
located within close proximity to the 
local centre and in the central area 
of the site, where development is 
located within a large amount of 
green open space. 

5.2.4  The development largely 
consists of medium density 
development (25 – 35 dph) 
which reflects the character area 
studies detailed in section 2.5. 
This would mostly comprise semi 
detached dwellings, ensuring a 
good building frontage along the 
primary movement route and green 
corridors. Lower densities are 
located on the edges of the site, 
particularly responding to existing 
dwellings located on Park Lane. 

5.2.5  The arrangement of building 
heights has been considered in 
accordance with the topography of 
the site and densities. The proposals 
predominantly comprise two storey 
dwellings, with a small proportion 
of 2.5 storey dwellings located 
within the local centre and along the 
western side of the green corridor 
and the primary movement route, 
aiding enclosure and legibility.

Figure 5.2: Indicative Scale Plan
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Figure 5.3: Indicative Density PlanFigure 5.2: Indicative Scale Plan
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5.3  Character Areas

5.3.1  Four distinct character areas are 
proposed which seek to respond to 
predominant existing site features, 
variations in density, scale and 
formality. The character areas 
location plan defines the boundaries 
of the four proposed character 
areas. They are: 

• Park Lane

• Dry Valley Park

• Ridge View

• Copse Corner

5.3.2  The character generators 
outlined in the summary of section 
2.5 will provide a framework 
to inform the character of the 
development. This will ensure that 
the proposals respond to and reflect 
positive elements of the character 
areas studied. These character 
generators are:

Streets and Car 
Parking
5.3.3  Historic lanes found in 
Frampton Cotterell, Watley’s End 
and Iron Acton are a distinctive 
element of the townscape and 
highly effective in creating a 
strong identity for the area. 
Elements of lanes should be 
incorporated within the proposals

5.3.4  On plot car parking should 
be provided for dwellings with 
a proportion of visitor parking 
provided on street. Car parking 
should be integrated into the 
design of the street so that 
is does not dominate the 
streetscene. 

5.3.5  The proposals should 
incorporate a connected and 
permeable network of streets 
based on a clear hierarchy. The 
design of street types should 
respond to this hierarchy.

5.3.6  The development should 
provide for attractive and direct 
pedestrian and cycle routes that 
reflect key desire lines within the 
site and to the surrounding area. 
The use of cul-de-sacs should be 
avoided wherever possible. 

Built Form
5.3.7  Development should 
generally comprise 2 storey 
dwellings with 2.5 storey 
dwellings being located along the 
primary and secondary movement 
route or to emphasise a corner, 
aiding legibility. 

5.3.8  Development should 
predominantly incorporated 
detached and semi detached 
dwellings, with terraced properties 
being located on the primary and 
secondary movement route where 
appropriate. 

5.3.9  All streets and spaces should 
be overlooked by a continuous 
building frontage where possible. 
Setbacks from the road can also 
be used to create a sense of 
enclosure, community or privacy.

5.3.10  The proposals should 
consider how a consistent or 
varied building line can contribute 
to the character of the street. 

5.3.11  The development should 
ensure that the plot sizes are 
appropriate to the size of the 
dwellings, which can be dictated 
by location, density and character.

5.3.12  The development should 
incorporate a variety of densities 
(predominantly medium and low) 
that is responsive to uses, street 
types and location within the site. 
This will aid the creation of a 
distinctive and varied townscape. 

Public Open Space 
and Planting
5.3.13  The development should 
provide for views within green 
space and to surrounding open 
space/planting to reinforce an 
attractive green character and aid 
legibility and way-finding. 

5.3.14  The development should 
provide a generous amount of 
high quality green open space 
that incorporates a range of uses, 
including formal sports provision 
and informal recreation. 

5.3.15  The proposals should 
maximise the opportunity to 
encourage a sense of community 
pride and ownership through the 
provision of green spaces such 
as allotments, as demonstrated in 
Iron Acton. 

5.3.16  The use of planting in 
front gardens and verges is 
highly effective in softening 
the appearance of the built 
environment and aiding an 
informal character. Planting 
in front gardens also allows 
for personalisation of the 
streetscene, creating a sense of 
ownership. 
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Figure 5.4: Character Areas Location Plan

Figure 5.5: Green Spaces Location Plan

Architectural Style 
and Details
5.3.17  The development should 
incorporate simple and traditional 
architectural forms where 
appropriate.

5.3.18  A distinct character and 
sense of place will be achieved 
through the use of a simple 
architectural style and a restricted 
palette of architectural details. 
This will also include a variety of 
materials such as stone, render 
and coloured render. 

5.3.19  Residential boundary 
treatments should comprise 
stone walls and planting where 
appropriate.
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5.4  Park Lane

This character area provides an attractive 
frontage along Park Lane that will respond 
to the urban and built form of the existing 
properties. The local centre will provide a 
vibrant community hub for the character 
area, its location enabling it to be easily 
accessed by both the new and existing 
community of Frampton Cotterell.

Character Principles

5.4.1  Densities reflect location and 
surroundings. Higher densities are 
located within the local centre. Lower 
densities reflect the development 
pattern of existing dwellings fronting 
on to Park Lane.

5.4.2  A more formal village character 
that softens towards the southern 
site boundary.

5.4.3  Character responds to the 
existing setting of Park Lane and the 
local centre, creating an attractive 
edge to the site that comprises a 
strong sense of place.

5.4.4  The Square is a focal space and 
re-enforces a distinct identity for the 
local centre. It aims to encourage 
social interaction and community 
pride whilst providing a stepping 
stone from the local centre to Dry 
Valley Park and the wider site area. 

5.4.5  Draws on Frampton Cotterell, 
in particular the form of the historic 
lanes which run north – south 
through the character area.
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Lane Streetscene
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Dwellings fronting on to the western edge of Dry Valley Park
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5.5  Dry Valley Park

The Dry Valley Park character area provides 
a strong focal space for the proposals and 
responds to the attractive green setting of 
the Dry Valley landscape character area that 
runs north-south through the site. 

Character Principles

5.5.1  Predominantly medium density 
with higher density development 
blocks located in the central area 
of the masterplan to ensure that 
a strong frontage of development 
overlooks central green spaces.

5.5.2  Rural, green edge character 
that is emphasised by development 
blocks being permeated by large 
areas of green space and planting.

5.5.3  Character responds to the 
dry valley landscape character 
and existing tree and hedgerow 
corridors.

5.5.4  Dry Valley Park and Hill Park 
as focal spaces. Dry Valley Park 
comprises a strong sense of 
place, formed by existing tree and 
hedgerow planting and spaces 
for relaxation, play and ecological 
enhancement. 

5.5.5  Hill Park draws on a village 
green character found in Frampton 
Cotterell and Watley’s End. It aims to 
encourage social interaction through 
the provision of bbq areas and a 
generous provision of space that is 
flexible to the requirements of the 
community.

5.5.6  Draws on Frampton Cotterell 
and Watley’s End. 
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Dwellings fronting on to Ridge Link and the existing PRoW
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5.6  Ridge View

Ridge view character area comprises a 
green suburban character that incorporates 
existing tree and hedgerow planting 
corridors and the public right of way crossing 
north south through the site. 

Character Principles

5.6.1  Generally medium density. 

5.6.2  An informal suburban character 
that permeated by ‘fingers’ of green 
space that link with the ridgeline, 
aiding visual linkages through the 
site, legibility and permeability. 

5.6.3  Character responds to the 
ridgeline, Blackberry Brake and the 
green corridor adjoining the northern 
site boundary.

5.6.4  Ridge View Park and Blackberry 
Green as focal spaces. 

5.6.5  Blackberry Green draws on 
large scale formal recreation spaces 
in Frampton Cotterell and Watley’s 
end. 

5.6.6  The character area 
predominantly draws on the 
traditional suburban character of 
Yate and existing development 
adjoining the northern site boundary.
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5.7  Copse Corner

This character area incorporates an 
attractive rural character that draws upon 
the historic rural villages, such as Iron Acton. 

Character Principles

5.7.1  The urban form of the character 
area takes precedent from the 
traditional form of historic rural 
villages, with development being 
organised around a primary 
movement route.

5.7.2  Green, rural character that is re-
enforced by significant amounts of 
existing and proposed tree planting. 

5.7.3  No focal spaces present in the 
character area however, breaks in 
development and tertiary streets 
retain visual links to green open 
space and planting. 

5.7.4  Medium density to ensure a 
strong frontage onto the primary 
movement route, as demonstrated 
in Iron Acton, creating good levels of 
natural surveillance. 

5.7.5  Draws on Iron Acton.
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Primary Movement Route streetscene





6. Conclusions
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6.1  Conclusions

6.1.1  This draft Planning and Design 
Statement has set out a vision and 
set of strategies and principles for 
the Woodlands Farm proposals. 

6.1.2  The Planning and Design 
Statement has demonstrated that 
the development at Woodlands Farm 
will have a distinct character and 
identity that is inspired by the existing 
context of the site and Frampton 
Cotterell. The development reflects 
the aspiration to create a place that 
facilities a sustainable, healthy and 
happy way of living. A comprehensive 
analysis of the site and surrounding 
area has illustrated that it is well 
located in terms of walking, cycling 
and public transport linkages to key 
services and facilities (including 
employment) within Frampton 
Cotterell and Coalpit Heath. 

6.1.3  The Planning and Design 
Statement has detailed how the 
Vision set out at the front of this 
document will be delivered. A 
summary of how the main vision 
objectives will be met is set out 
below:

A distinctive, high 
quality place
6.1.4  The illustrative masterplan 
and proposed character areas 
strategy show how a distinctive and 
attractive form of development can 
be delivered. The distinct character 
of the proposals is predominantly 
informed by the characteristics 
of the site and the local context, 
with existing hedgerow and trees 

Deliver a connected 
green infrastructure
6.1.6  The masterplan and strategies 
show how a high quality multi 
functional network of spaces and 
places can be provided. This 
incorporates areas for relaxation, 
recreation, formal play, ecological 
corridors, drainage and local food 
production. These spaces will create 
an attractive setting with a strong 
sense of place. Green spaces 
will provide a pleasant setting for 
pedestrian and cycle linkages 
throughout the site. 

6.1.7  The green infrastructure network 
is primarily structured by the existing 
network of hedgerows and trees 
which have been retained wherever 
possible to create a distinctive, site 
specific character. Green space also 
responds predominant landscape 
features of the site, including the 
Dry Valley landscape character 
area, Blackberry Brake woodland 
and the ridgeline incorporating the 
existing Public Right of Way, again 
reinforcing a strong sense of place.   

incorporated within a generous 
green network of spaces and places. 

6.1.5  An analysis of the existing 
local context (detailed in section 
two) has enabled a set of character 
generators to provide a framework 
for shaping the character and 
identity of the proposals.   
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Promote healthy, 
happy living
6.1.8  The concept and vision are 
based on providing for healthy, 
happy living integrated at all levels 
of the design approach. This has 
been interwoven into the design 
of development, green spaces 
and pedestrian and cycle routes. 
A generous provision of green 
space and the retention of existing 
planting ensures that dwellings have 
visual links to open space wherever 
possible, encouraging mental well-

being. A variety of spaces cater for 
local food production, play, relaxation 
and social interaction which can be 
easily accessed by new and existing 
residents of Frampton Cotterell. 

6.1.9  The provision of facilities and 
spaces within easy walking distance 
encourages physical activity. This 
concept is further promoted through 
the provision of circular walks that 
are integrated with green space. 

A sense of 
community pride  
and ownership
6.1.10  The proposals aim to promote 
a sense of community pride and 
ownership through the formation of 
a community trust that will ensure a 
high quality long term stewardship 
of the proposed development 
and the community it serves. This 
concept will be re-enforced by the 
potential provision of an accessible 
local centre and focal spaces that 
are integrated with green spaces, 
development and the local centre to 
encourage social interaction and the 
creation of a cohesive community. 
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