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Matter 28 – Communities of the East Fringe
These representations are made to support the allocation of land at Warmley, East
Bristol, for the provision of a new neighbourhood including:
•
•
•
•
•

2,500 dwellings
7.7 ha employment land, with potential for approximately 1,300 new jobs
43 ha additional open space and green infrastructure
two 2-form entry primary schools
two local centres

1.
There is the suggestion that the council previously supported the idea of
some development beyond the existing urban areas on the east side of Bristol. Does
this not remain a suitable option to meet development needs during the plan
period?
1.1
It is a matter of fact that the council did, during the early stages of the plan
process, support strategic development at the East Fringe. Whilst the scale of
development at this location was a matter of contention between South
Gloucestershire Council and the RSS authorities/panel, the council did not challenge
the principle that the East Fringe, particularly the area around Warmley, was
absolutely the right location to accommodate some development, of a scale (about
2,700 homes) that respected local topography and settlement form. This is clearly and
extensively evidenced with reference to the following:
•

SGC Submissions to Matter 4.1 of the draft RSS examination (March 2007),
confirming that East Bristol (then Search Area C in the submitted SW RSS) is
capable of providing 2,700 new homes (see my appendix 1, Table 1);

•

Pre-Issues & Options Engagement Statement (covering the period March 2007
– February 2008) (March 2010), which sets out composite notes from officer
and stakeholder workshops and identifies no particular concerns about the
principle of growth at the East Fringe. Conversely, the notes states; “The
urban extension in the East Fringe could provide the opportunity to increase
access to green infrastructure and add value to existing green areas. … Green
constraints in the area, for example commons, conservation areas, community
forest land, could provide great opportunities for enhancing the new
development. … New communities east of Bristol need to include significant
employment including small scale uses. … A master plan should be developed
alongside the production of the Core Strategy to ensure that delivery is
speeded up …” (see appendix 2, page 47, 48 & 49);

•

Endorsement of the report to the Joint PTSE & DC committees (2/4/08) and to
Cabinet (7/4/2008) recommending two options for the development of land at
East Bristol, both of which include land around Warmley and both of which
include more advantages than disadvantages, including acknowledgement that
good integration can be achieved, historic assets protected, a long term
settlement edge created and employment provision made (see appendix 3);
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•

Issues and Options consultation April 2008, which in accordance with the
council’s endorsement proposes development around Warmley in both options
(see appendix 4). The only disadvantages identified within the document and
in relation to both options were, adverse impact on SINCs and some ridgelines
and that scattered development may reduce public transport viability. For one
of the options only, the impact on Shortwood and loss of identity as a separate
place is highlighted;

•

Initial Sustainability Appraisal Report May 2008, which was intended to “help
to decide which options are the most suatainable” (para 7) confirmed a
number of advantages for development at Warmley, including:
o Visually important hillsides and ridgeline are protected, which can
form a settlement edge
o Respectful of commons and recreation land
o Good potential to integrate with existing urban communities
o Historic assets and settings are offered acceptable protection
o Respects natural features to create a long term settlement edge for the
urban extension
o Employment provision will be made within the development areas to
help to address the current imbalance between jobs and workers in the
wider area
o Close proximity to the Bristol – Bath cycle route (see appendix 5)

•

Agreed notes of meetings between officers and agents for the development
interests around Warmley, the meetings having been undertaken within the
remit given to officers by members of the council and reconfirming the
potential to accommodate development and create a new long term edge to the
Green Belt (as set out under our response to Matter 6); and

•

Confirmation to TOR from officers, following the urgent executive decision in
October 2009 to continue plan preparation despite uncertainties in respect of
the draft RSS, that it would not be the officers intention to exclude
development at East Bristol from the Core Strategy.

1.2
Within the examination documents a number of references are made as to why
the council changed its mind, following Issues and Options consultation and prior to
the publication of the pre-submission draft, deciding to omit East Bristol from the
Strategy. The reasons given are as follows:
•

Supplementary Housing Paper December 2011, para 8.1 “There was also
strong local opposition to development in the Green Belt particularly the
proposed urban extension East of Kingswood. In determining the spatial
strategy set out in the Draft CS these local concerns were given greater weight
than they were by the RS panel and SoS” and para 10.1 “… there is no
reasonable prospect that the package of transport infrastructure required to
support growth in the East Fringe will be delivered. This is a major change in
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circumstance which, together with CS evidence on constraints and
consultation, justifies the council’s position that the RS approach to the urban
extension East of Kingswood cannot be supported.”
•

Strategic Green Belt Assessment December 2011, para 5.9 “considerable
weight given by this council to the environmental constraints in the area, the
lack of transport infrastructure and public transport required to ensure the
delivery of sustainable development, the loss of free standing rural
settlements, the difficulty in achieving integration with the existing urban
communities, the existing lack of employment opportunities which results in
significant out commuting and the loss of land used for recreation, as well as
land designated as Green Belt and significant local objection to development
in this area, highlighted through the consultation on the Issues & Options
version of the Core Strategy.”

•

The SA (December 2011) para 3.21 and section 4 summarises “reasons for
dismissal” as follows:
o Loss of Green Belt land
o Significant areas of public open space and common land within this
area. Shortage of public open space in East Fringe
o Compromise to important ridgelines
o High levels of congestion. No significant transport improvements
before 2010
o Harm to environmental assets
o Poor access to employment
o Twice as many resident workers as jobs

1.3
The following section (and reference to our submissions on Matters 6 and 14)
demonstrates that in its omission of the Warmley site, the council has failed to meet
the tests necessary in relation to the soundness of the plan, particularly those of being
positively prepared, justified and complying with the NPPF.
Strong public opposition
1.4
It is simply not the case that there has been strong public opposition. In the
context of the RSS, previous public consultation has focused on development ranging
from 5,000 dwellings to 8,000 dwellings. The Issues and Options document (April
2008) identified development within three distinctive geographical areas of the East
Fringe:
•
•
•

Shortwood
Warmley
Oldland Common

1.5
In response, public concern was raised in relation to the level of development,
particularly because of the impact on Shortwood and the conservation areas from the
residents of Shortwood. Hardly any objection was submitted in respect of
development around Warmley.
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1.6
This is set out in the SGC Summary of Responses to Issues & Options
Consultation Document (March 2010) (see appendix 6). This confirms that not
everyone who responded to the Issues & Options document filled in the questionnaire.
Individual letters of objection were received from 126 residents of Shortwood,
Emersons Green, Mangotsfield, Pucklechurch and the surrounding areas, but these
relate to the proposed urban extension around Shortwood. A further, 27 residents of
Bridgyate, Oldland Common, Webbs Heath, Warmley, Longwell Green and
surrounding areas objected, but then only in respect of the extension to the south of
the A420. Nothing is specifically mentioned in respect of the area identified in the
document for development around Warmley, north of the A420.
1.7
In response to the questionnaire, the summary document reports that 25
members of the public supported the release of land from the Green Belt at East
Bristol if sufficient land within the urban area could not be found. This compares with
23 responses of support in respect of the North Fringe (including land to the west of
the M32 & around Cribbs Causeway) where the majority of people supported the use
of employment land and building at higher densities. In fact the Pre-Issues and
Options Engagement Statement, in relation to the East Fringe, confirmed a fear of
economic decline caused by replacing employment with housing (March 2010,
Appendix A8 – see my appendix 2, page 67). The pressure on employment land to
provide housing would be increased by the lack of available greenfield land now
outline in the Core Strategy.
1.8
TORs analysis of the consultation responses received is at appendix 7. This
confirms limited objection in relation to Warmley. Further, it should be noted that the
local community has never been given the opportunity to comment on a reduced level
of housing which would not impact on Shortwood, as proposed by Bloors and
Barratts.
Transport provision
1.9
This is addressed under Matter 14, but in short, additional development in the
East Fringe is required to avoid further in-commuting / out-commuting. To this end,
a mixed-use development, that provides significant additional employment
opportunities alongside housing, would meet the requirements of the NPPF and help
to redress the unrealistic expectation of SGC that the North Fringe can deliver 50% of
the district housing requirement over the plan period.
1.10 The council’s approach to the matter fails to put forward any strategy to the
very real issues that exists in the East Fringe in respect of transport infrastructure and
commuting patterns.
Constraints
1.11 There is no new evidence of constraints. The only additional work that has
been undertaken is in relation to the Green Belt review, and this work remains
unsupported by technical analysis. The weakness of the Green Belt review and
strength of case for redrawing the boundaries at the East Fringe around Warmley is
set out in response to Matter 6.
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Loss of free-standing rural settlements
1.12 Warmley cannot be described as a free-standing rural settlement. It is part of
the urban area of the East Fringe of Bristol. The development around Warmley would
enclose a number of scattered properties at Goose Green but these collectively could
not be described as a free-standing settlement. The development, as proposed (see
appendix 8) shows separation between the development edge and both Siston and
Pucklechurch.
Difficulty in achieving integration with the existing urban communities
1.13 This is a reference to the A4174 Ring Road. However, the Ring Road already
falls between much of the East Fringe (at Emersons Green, Warmley, Cadbury Heath
and Oldland) and Bristol. The development as proposed, fills in the remaining
undeveloped and unconstrained gap between the Ring Road and the local ridge line. It
represents an extension of existing communities already to the east of the Ring Road.
No evidence is given by the council to explain why integration with these existing
communities could not be achieved.
1.14 Conversely, the original work and workshops undertaken by officers noted the
opportunities for integration hung on a green infrastructure strategy.
1.15 This opportunity, has been taken further forward on behalf of Bloors and
Barratts and is clearly illustrated through the document at appendix 8, particularly
figures 1.2, 1.20, 1.32 & 1.35.
Existing lack of employment opportunities
1.16 This supports a mixed use development around Warmley, including a
significant proportion of employment.
Loss of land used for recreation
1.17 There would be no loss of land used for recreational purposes. The proposals
are respectful of the community forest, common land and the golf course.
Sustainability Appraisal
1.18 The SA December 2011 identifies the SA objectives and reasons for rejection
of the East Fringe as a location for growth. The majority of the comments made are
entirely contradictory to the earlier SA undertaken at Issues and Options stage but
with no further evidence to substantiate the change in position. It is clear that the SA
has been undertaken by officers retrospectively, seeking to justify the council’s
amended position, without evidence and without objective assessment.
1.19

The key issues identified at para 3.21 of the SA can be addressed as follows:

SA Impacts (SGC
Assessment)
Loss of Green Belt land

SGC – lack of supporting
evidence
Green Belt land releases are a
key part of the Core Strategy.

Objective assessment of the
opportunity at Warmley
Our evidence to Matter 6
demonstrates an appropriate
response to Green Belt review in
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Development would
involve the loss of
greenfield land which is
highly valued for its
recreational value by
existing residents where
green space is
underprovided.

Development could
compromise the open
green hillsides and
ridgelines

Development would
overwhelm existing rural
communities which would
lose their separate
identity and character

The potential to integrate
new communities within
existing communities in
this area is limited

There is no evidence that land
used for recreational purposes
would be lost. Common land,
the community forest and
public rights of way are all
protected. The golf course can
be excluded from proposals for
2,500 homes. Issues &
Options SA identified an
advantage of ʻfairly respectful
of commons and recreation
landʼ in association with this
level of development.
Consultation responses,
reported in March 2010,
identified that of the 80 public
responses to the question of
ʻquality of accessible green
space in the East Fringeʼ 41
rated this as reasonable or
good and only 21 as poor. Six
of the eight parish councils
also rated quantity as
good/reasonable.
SGC has previously accepted
through its own evidence to
the RSS, in the initial stages of
plan preparation and in
meetings that development
can be accommodated without
compromising the ridgeline.
There is no evidence to the
contrary. The SA has not been
reconsidered and re-evidenced
in respect of the current
strategic proposal/opportunity.
This comment is made in
relation to the Shortwood
community and bears no
relationship to Warmley. The
SA has not been reconsidered
and re-evidenced in respect of
the current strategic
proposal/opportunity.
This bears no relationship to
the existing settlement pattern
and is entirely contradictory to
earlier assessments, even

the opportunity to create a new
long term defensible boundary,
based on enduring physical
features which maintains the
purposes of the Green Belt and
complies with the requirements
of the NPPF.
The pre Issues & Options
Engagement (stakeholder
workshops) identified the
opportunity associated with
development to “increase
access to green infrastructure
and add value to existing green
areas.”

There is capacity at the urban
edge to achieve a development
of 2,500 homes around Warmley
without compromising the
ridgeline. This is demonstrated
through our work in relation to
Matter 6 and in appendix 8. An
objectively based assessment
concludes “Respects natural
features to create a lng term
settlement edge for the urban
extension.” (I&O SA)
Development can be
accommodated away from the
separate rural communities of
Shortwood, Pucklechurch and
Siston.

There is relatively good potential
to integrate with existing urban
communities at Warmley and
Cadbury Heath.
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The area suffers from
high levels of congestion
along the Ring Road
and on routes into central
Bristol and into Bath
which affects journey
times and air quality
No significant
improvements to road
infrastructure or public
transport have been
identified as deliverable
before 2020
Potential harm to the
environmental and
heritage assets including
the
AONB, Siston
conservation area and
grade I listed Siston Court

This area performs very
poorly in terms of access
to employment.
Currently there are twice
as many resident workers
as jobs with high
levels of out commuting
especially to central
Bristol
Some areas are within
the SFRA flood zones 2,
3a and 3b

Public engagement has
demonstrated significant
concern about growth in
this area

though no further work has
been undertaken in this
respect.
All of the North Fringe and
East Fringe of Bristol suffer
from high levels of congestion.

There are opportunities to
increase walking, cycling and
use of public transport.

See Matter 14

See Matter 14.

This would relate to a much
larger development, as
proposed by the RSS (8,000
dwellings) and bears no
relationship with a
development of 2,500 homes.
The SA has not been
reconsidered and re-evidenced
in respect of the current
strategic proposal/opportunity.
There is in-commuting and
out-commuting in respect of
the East Fringe. Proposals for
Emersons Green include a
science park with an estimated
9,000 new jobs. Further
employment opportunities
could be provided around
Warmley.
None of these areas are to the
north of the A420. The SA has
not been reconsidered and reevidenced in respect of the
current strategic
proposal/opportunity.
See above

Historic assets and settings can
be offered acceptable protection
(I&O SA) in association with a
development of 2,500 homes
through appropriate
identification of the development
edge.

The urban extension provides
an opportunity to rebalance the
relationship.

Development can work around
these constraints.

See above

1.20 It is clear from the above that the council did support development at the East
Fringe and that there is no new evidence in respect of public consultation or
constraints which support its change in stance in this matter. There has been no
objective assessment of the opportunities for strategic development around Warmley
of a scale reduced in size from that being promoted through the draft RSS, but still
sufficiently significant in scale to warrant serious consideration for allocation,
particularly given the failure of SGC to meet its housing needs, the significant
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employment benefits to be derived, and the constraints to the full delivery of the
allocated new neighbourhoods.
1.21 The council has been biased and subjective in its assessment of the land east
of Kingswood. It is perfectly clear when comparing the assessment within the SA
Appendix 7 with sites within SA Appendix 8 that there has been inconsistency and
bias. If the area around Warmley had been identified in the Core Strategy the matrix
could have easily read as per my appendix 9.
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2.
Are there viable transport options capable of improving accessibility in the
East Fringe which have not been included in the CS?
2.1

See Matter 14 response and appendix 10.

3.
Do detailed concerns affecting land ownership negate the principles
expounded in the Plan to development Green Infrastructure and other facilities?
3.1
The inclusion of common land within the master plan proposals provides an
opportunity to create a development based on a strong green infrastructure
framework, assisting with the ability to create neighbourhood identity and provide
greated access to green space. This was acknowledged through the initial officer
workshops and in discussions between Barratts/Bloors and officers.
3.2
The master plan at appendix 11, with an overlay of common land and public
open space, demonstrates that this is an opportunity rather than a constraint or
negative issue.
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South West Regional Spatial Strategy
Examination in Public

Introduction
1.

This paper has been prepared by South Gloucestershire Council to
outline and amplify the Council’s position with respect to the proposed
scale and location of growth in South Gloucestershire. It sets out
supporting evidence which will be of assistance to the Panel and to
other participants at the Examination in Public.

Background
2.

PPS11 states in paras 1.5 that:
“The RSS should confine itself to matters of genuine regional and,
where appropriate, subregional importance. Policies in the RSS will
need to be sufficiently detailed to provide clear guidance for LDDs,”

3.

In addition, paras 1.16 to 1.17 state that:
“The RSS must not identify specific sites as suitable for development.
The DPD is the place for site allocations. Consideration of specific sites
could dominate and delay the production of a RSS revision and cause
unnecessary blight. The EiP process is not suitable for the hearing of
site-specific representations.
The RSS should, however, establish the locational criteria appropriate
to regionally or sub-regionally significant housing, business, retail and
leisure uses, or to the location of major new inward investment sites.
The RSS should only do so where LDDs need this strategic framework.
The broad location of such development may be identified in the RSS
itself. By "broad location" is meant the area of search suitable for the
development in question, consistent with criteria set out in the RSS,
within which a number of suitable sites may exist. Broad locations may
include town or city centres.”

4.

PPS12 para 2.10 states that:
“The Core Strategy should set out the long term spatial vision for the
authority's area and the strategic policies required to deliver that vision.
It should seek to implement the spatial and transport policies of the
regional spatial strategy and incorporate its housing requirement. It
should set out broad locations for delivering the housing and other
strategic development needs such as employment, retail, leisure,
community, essential public services and transport development.”
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PPS3 paras 37 and 38 state that :
“At the regional level, the Regional Spatial Strategy should identify
broad strategic locations for new housing developments so that the
need and demand for housing can be addressed in a way that reflects
sustainable development principles. Regional Planning Bodies should,
working with stakeholders, set out the criteria to be used for selecting
suitable broad locations for new housing, taking into account:
– Evidence of current and future levels of need and demand for
housing, at the local, sub-regional, regional and national level, as well
as the availability of suitable land.”
“At the local level, Local Development Documents should set out a
strategy for the planned location of new housing which contributes to
the achievement of sustainable development. Local Planning
Authorities should, working with stakeholders, set out the criteria to be
used for identifying broad locations and specific sites taking into
account:
– The spatial vision for the local area (having regard to relevant
documents such as the Sustainable Community Strategy) and
objectives set out in the relevant Regional Spatial Strategy.”
5.

6.

The First Detailed Proposals for the West of England were prepared in
the context of the overall vision for the West of England and of the
guidance set out in PPS11 and 12 and suggested a scale of growth of
92,500 homes over the period 2006 to 2026. Five strategic locations
were identified for more detailed review of their designation as Green
Belt, initially as part of further work undertaken by the Partnership and
then through Local Development Documents. These were identified as
follows:
•

Adjoining Bristol to the south west, within North Somerset and Bristol
City;

•

Adjoining Bristol to the south east, within Bath and North East
Somerset and Bristol City;

•

Adjoining Emerson’s Green area to the north east of Bristol, within
South Gloucestershire;

•

Immediately to the north of Bristol within South Gloucestershire
between Harry Stoke and the M32

•

To the south of Bath

South Gloucestershire Council formally considered its response to the
Draft Regional Spatial Strategy on 17th July 2006 where it resolved to:
• Express serious concerns about the deliverability of the sub –regional
strategy, pending clear unequivocal evidence that the Regional
Assembly, the government and regional agencies can deliver the
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transport and other infrastructure needed to enable development to
take place. The findings of the Greater Bristol Strategic Transport
Study demonstrate that there will be significant impacts on the
highway and transport network in the North Fringe. Further
development will only serve to exacerbate the problems on an
already congested network.
• Object to the level of detail specified in the Draft RSS, particularly in
relation to the scale and location of urban extensions referred to as
Areas C and D. The locations identified as areas C and D are highly
valued parts of the West of England Green Belt and perform well in
relation to the purposes of the Green Belt, as do other areas adjacent
to the Greater Bristol built-up area. In the Council’s view it is
premature for specific locations to be identified in the Regional
Spatial Strategy until further detailed work has been undertaken to
justify any release from the Green Belt. These are matters for the
Council to address through its Local Development Framework.
• The maximum number of dwellings that could be accommodated in
the urban extensions referred to as Areas C and D should not exceed
2,000 to 2,500 dwellings in total.
• That the balance of growth proposed in the Draft RSS between the
Strategically Significant Cities and Towns, the proposed urban
extensions and elsewhere does not reflect existing commitments and
capacities and the need to maintain the vitality of existing
settlements.
It therefore recommends that the figure for the
remainder of South Gloucestershire in Figure 4.1 should be 250
dwellings per year.
• Taking all the above considerations into account, including
infrastructure concerns, Green Belt issues, deliverability issues and
other constraints, the Council is minded to object to the proposed
dwelling requirement for South Gloucestershire and suggests that it
should be reduced to a maximum of 21,500 dwellings over the period
2006 – 2026.
Locational Specificity
7.

In the Council’s view, the RSS should not be setting out detailed
guidance about the location and appropriate scale for individual urban
extensions; rather these are matters for each local planning authority to
consider and resolve in the context of its Local Development
Framework. This is indeed the approach recommended in PPS’s 3, 11
and 12. Deciding the location, scale and level of growth of urban
extensions in a high level strategic document, such as the RSS, tends
to preclude the opportunity for full public engagement and consultation
on options which the new planning system seeks to promote. In the
Council’s view, the role of the RSS in this context, therefore, should be
limited to setting the overarching principles concerning the strategy for
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growth and the overall level of housing provision for the District, leaving
the locational detail to be addressed through Local Development
Frameworks.
8.

This issue of locational detail was considered by the Panel at the
recent EiP into the East of England Regional Spatial Strategy. The
Panel report is clearly supportive of the view that the RSS should not
be too locationally specific. The relevant extract from the East of
England panel report is as follows:
“In our recommendations we have sought to draw the demarcation line
between RSS and LDDs as high as possible. In other words we have
left to the LDDs everything that should reasonable be determined at
the local level, and tried to focus the RSS on genuinely strategic
matters on which decisions are needed from the regional level. Whilst
we are keenly aware that delivery of development needs to be
increased in many parts of the region, we do not consider that this
would justify the RSS dictating the detailed local decisions. What the
RSS must do is lay out the task for LDDs in unmistakeable but
strategic terms. We believe the approach we have taken is entirely in
accord withheld intentions of the legislation and the guidance in
PPS11”.

9.

The views of South Gloucestershire, on locational specificity, do differ
from those of the other three authorities in the West of England. Within
the limits set by environmental constraints, in South Gloucestershire
there are a range of possible options for the location of a limited
amount of future development, each of which may perform differently in
sustainability terms. Choices in North Somerset, BANES and Bristol
are more restricted due both to administrative boundaries and the clear
need for a regeneration focussed strategy, for example in South Bristol
and at Weston Super Mare.

10.

As stated in the Council’s response statement to Matter 4.1, the current
policy SR4 is too prescriptive, inflexible and lacks vision and spatial
awareness. It is South Gloucestershire’s considered view that this
level of specificity and precision is unnecessary. Moreover, drafted in
its present form the RSS precludes local planning authorities in the
West of England from fully exploring and testing alternative spatial
growth options which would be capable of delivering the sub-regional
vision and spatial objectives.

Suggested Approach
11.

South Gloucestershire Council suggests that a revised approach is
taken to Policy SR4 in the RSS. A proposed revised policy is set out
below:
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Revised Policy SR3: Housing Supply and Distribution
In the West of England sub-region provision will be made for 87,290
net additional dwellings in the period 2006 - 2026. The distribution will
be:
Unitary Authority
Bristol City Council
Bath & North East Somerset Council
North Somerset Council
South Gloucestershire Council

Housing Requirement
27,250
13,090
25,450
21,500

This provision should be met through the LDF system. Each authority
in their Local Development Documents will set out proposals for:
y

Identifying the broad approach to locating housing growth, and

y

Make sufficient provision through the plan, monitor and manage
approach to meet their strategic housing requirements, and

y

Set out a housing trajectory for how sites will be phased and
delivered over each 5 year period up to 2026 to maintain a suitable
supply of housing land to support the co-ordinated infrastructure
programme and the successful economic development of the
region.

In identifying suitable locations for housing development, local planning
authorities should adopt a spatial options search approach. This
should be based on the principles of sustainable development and
should successfully deliver the following spatial objectives:
1.

Prioritise previously developed land for housing within the
Greater Bristol area, Bath and Weston where it can make a
valuable contribution to urban regeneration so as to regenerate
areas of disadvantage and achieve mixed, balanced sustainable
communities in tandem with supporting infrastructure
improvements.

2.

Identify previously developed land opportunities within other
suitable settlements where housing can contribute to
maintaining inclusive, self contained, viable and sustainable
local communities in accordance with the overall strategy set by
Development Policies B and C.

3.

Identify urban extensions required for the longer term
development of the three SSCTs. These should be located in
such a way as to maintain the role and integrity of the Green
Belt. They should be planned and developed as sustainable,
cohesive and functional communities to deliver a high quality of
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life through high standards of design and green infrastructure,
protecting and maintaining environmental assets and landscape
settings.
Urban extensions should be co-ordinated with
transport proposals to ensure all parts of the sub-region benefit
from successful economic expansion and continued prosperity.
4.

Promote the provision of green infrastructure through the
sub-region through environmental initiatives within urban areas
and the new urban extensions, maximising the potential of the
Forest of Avon and measures to enable the Green Belt and rural
areas to play a positive role in contributing towards a high
quality of life for all residents in the sub-region.

5.

Review the scope for urban extensions to other towns and
suitable places in accordance with Development Policies B
and C.

The suggested rewording of policy SR4 should also be read in the
context of the Statement of South Gloucestershire to Matter 4.1.
12.

This alternative policy is either capable of being read as a single policy
or could be sub-divided into two separate policies. One relating to
setting the strategic housing requirement and the second, setting out
spatial criteria to inform options for selecting sustainable locations for
growth. South Gloucestershire Council asks the Panel to consider the
merits of this new policy and use it as the basis for replacing policy
SR4. If the Panel was to support this new policy approach, the Panel
can be more certain that the requirements for guiding and delivering
spatial planning in the West of England and South Gloucestershire
through the local development framework system, in accordance with
PPS12 , will be achieved.

Alternative Approach
13.

If the Panel is not supportive of the approach outlined above and is still
minded to advise that the RSS should include locational detail, then our
position would be as follows:
-

The scale of growth for South Gloucestershire is too high –
provision for only up to a maximum of 21,500 homes could be
contemplated

-

Support for development in the urban areas and Bristol SSCT
being prioritised

-

The proposed scale of growth at Areas C and D is too high

-

Environmental, infrastructure and other sustainability constraints
mean that urban extensions are unlikely to be delivered as a single
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EIP:RSS for the South West,
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entity; a series of smaller locations related to existing communities
is more practicable
-

14.

The capacity for some growth elsewhere in the District has been
underestimated

The Council has carried out further detailed work to justify this position.
This includes:
-

The South Gloucestershire Strategic Green Belt Assessment,
Appendix 1

-

Sustainability Assessment of the Draft Regional Spatial Strategy
Housing Distribution for South Gloucestershire, Appendix 2

-

South Gloucestershire – Constraints to Development, Appendix 3

-

Methodology for Assessing Dwelling Capacities of Potential Urban
Extensions in South Gloucestershire , Appendix 4

-

South Gloucestershire - Housing Trajectory, Appendix 5

15.

Copies of these documents are attached.

16.

In summary, the Council’s position on potential housing provision to
meet requirements over the period 2006 to 2026 would be as follows:

Table 1

SOUTH GLOUCESTERSHIRE POTENTIAL HOUSING
PROVISION TO MEET REQUIREMENTS 2006-2026

BRISTOL URBAN AREA
Permissions, Local Plan
allocations and windfalls

13, 000

AREAS OF SEARCH FOR URBAN EXTENSIONS
To the north of the Bristol
built-up area and south of
the M4

Several locations

2,400

To the east of the Bristol
built-up area

Several locations

2,700

ELSEWHERE

Other urban areas and windfalls

3,400
21,500

TOTAL
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APPENDIX 8
Summaries of Notes from the 3 Workshops 1) South Gloucestershire Council Inter-departmental officer
Workshop 18th June 2007
2) South Gloucestershire Councillor and Parish/Town Council
Workshop 8th October 2007
3) Key Stakeholder Workshop 9th October 2007

A. Visions
Vision for North Fringe of Bristol
Green Infrastructure
•
Private open space/landscape is a problem – need to involve owners of
those areas in talks to open up these spaces to people.
•
Issue of who pays for/maintains open space in the long term.
•
The existing open space in Stoke Gifford is flat and boring. Lacks
facilities except for playing fields.
•
Need to ensure good accessibility to open areas. It should be located
close to housing and be overlooked for security reasons.
•
Smaller areas should be provided. “Urban parks” with facilities, for
example tennis courts.
•
But there should be a mix of open space including some quiet areas,
areas where there is clean air and areas for wildlife.
•
The locations for open space should be identified by the community
and not just be the areas of land identified by developers.
Centres
•
Need as many local facilities as possible.
•
Huge amount of potential for daytime/early-evening spending due to
level of population in the North Fringe (workers not residents).
•
Providing day-to-day services is a completely different issue to
providing cultural and entertainment services, i.e. the need is more for
day to day services, and this should be borne in mind.
Transport
•
Transport links poor at present, so this will need to be addressed.
•
More public transport not just road widening.
•
More use of existing rail network. The local network is hugely underexploited.
•
New communities could be built near to radial public transport routes
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•
•
•
•
•
•

There was concern that new large scale development in the vicinity of
the M32 would just create additional congestion. Additional road
infrastructure would lead to more cars.
Therefore new funding was required for other modes and non car
infrastructure. This new infrastructure should be provided first.
The provision of rapid transit in the North Fringe was considered to be
a requirement.
Integrated public transport provision considered to be key. Need for
the provision of bus lanes and bus priority.
Council subsidies on bus routes should be considered. However there
is a need to ensure that subsidies are not used on well used routes for
example those used by students.
Filton College draws people in from a very wide area this causes traffic
and parking problems and this needs to be addressed.

Design
•
Need to find out what is distinct about local niche areas.
•
Hard to create one character for the North Fringe. Hard to give
residents a sense of locality when there are several regionally
significant developments there.
•
Alliances need to be created.
•
Overall vision for the area required and should recognise that it is
urban and should have character and facilities of a modern urban
area.
•
The design of and the materials used in new development should be
contemporary, incorporating energy saving/efficiency.
Community Facilities
•
Need for community facilities to be provided in new development.
•
It was noted that some existing community facilities in the area are
not adequate, for example youth facilities in Filton.
•
Need for community (dual use) schools, but it was acknowledged that
this could only happen if agreed by school governors.
•
Suggested that the Mall area is utilised as a centre for youth
provision, but it was acknowledged that the need for profit may
prevent this.
Vision for East Fringe of Bristol
Communities
•
All neighbourhoods/communities should have a small hub of social and
retail facilities linked to bus services
•
Need a formula for what makes a sustainable community to follow
when creating new communities
•
Staple Hill traders are struggling. To ensure that Staple Hill continues
to be a vibrant shopping centre planning policy needs to protect retail
uses and employment uses around the High Street. Traders do not
see a need for a traffic scheme like that at Kingswood High Street.
Staple Hill’s environment needs some investment. A parish council for
Appendix 8
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•
•
•
•
•

the area would be one mechanism for raising and spending money on
the local environment. Without a parish the Council needs to invest in
the public realm.
Staple Hill wants to retain its range and diversity of convenience shops
and not become “another Downend”.
Un-parished areas lose out on community consultation and local action,
need to find a way to address this to strengthen urban communities.
Need to “stabilise” existing areas and halt economic and social decline.
Town Squares are a good idea as long as they are well designed and
maintained.
There needs to be hospital facilities for the new population to avoid
going to Bath

Housing
•
New housing needs to be in a variety of tenures including fixed rental
•
Social housing is currently concentrated into separate areas which are
often areas of deprivation. Social housing in future needs to be
“pepperpotted” to avoid this situation being exacerbated in existing
areas or created in the urban extension.
•
New facilities provided alongside large scale new development needs
to be accessible for existing communities as well as the new urban
extension. The small scale “infilling” type development in urban areas
needs to contribute to infrastructure needs of the communities.
Green Infrastructure
•
The urban extension in the East Fringe could provide the opportunity to
increase access to green infrastructure and add value to existing green
areas.
•
“Green constraints” in the area for example commons, conservation
areas, community forest land could provide great opportunities for
enhancing the new development.
•
There is a deficiency of green infrastructure in the existing east fringe
urban area. The existing urban area should not be degraded by
developing the remaining green areas.
•
Integrating the new urban extension with the existing urban area will be
difficult because of the Avon Ring Road. Green infrastructure provides
an opportunity to achieve some integration.
•
The green spaces need to be connected to make more green
corridors/linear parks
•
Village green type green spaces would help to give a sense of
community identity to individual neighbourhoods.
•
The ridge between Pucklechurch and Emersons Green needs to be
protected to separate the settlements and as a landscape feature
Employment
•
The existing urban area has low employment provision. Should the
new urban extension provide more employment or should travel to the
North Fringe, where there are more jobs, be made easier.
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•
•
•
•
•
•
•

The RDA through the RSS promotes mix development in all the urban
areas and extensions. Employment should be complimentary to the
science park development at Emersons Green.
It was acknowledged that new development would need to be of a very
high standard of design with a wide range of facilities to encourage
people to live and work nearby
Need to ensure that there are the right number of the right sorts of jobs
in the right place
New communities east of Bristol need to include significant
employment including small scale uses.
Need to protect small business/workshops as these are being
squeezed out by housing.
Need to make a clear policy statement that employment uses cannot
be converted to residential so as to reduce the “hope value” on
employment land which disadvantages small businesses.
Need to attract businesses back into the existing urban area.

Transport
•
Given the existing journey times, inappropriate use of rural roads to
gain access to M4 Junction18 and congestion in the East Fringe and in
the light of the amount of proposed new development there is a huge
need for a new motorway junction on the M4, although it was noted that
there was no support for this from the Highways Agency or the RSS.
•
A lot of people from the East Fringe work in Swindon and so access to
the M4 is important
•
There is a need for the Council to check that the options which they
have on the land adjoining the Avon Ring Road for use for rapid transit
are not due to expire shortly.
•
Development needs to contribute to public transport for routes to the
North Fringe and into Bristol.
•
Park and Ride facility required with provision of associated bus priority
on routes.
•
There is a relationship between the East Fringe and Bath, particularly
in relation to employment and education, which has transport
implications and this needs to be addressed.
•
Roads from the East Fringe to Bath are unsuitable for the amount of
traffic. Need to improve public transport alternatives radically
especially with proposed increase in housing.
•
Rat running through all the villages to the East of the urban area to the
motorway and Bath is a real problem and needs to be solved
•
Any new development should have a decent transport infrastructure
which should be delivered before housing is built
•
New development in the urban area as well as the urban extension
must provide a significant improvement in public transport.
•
The amount of travel to Bath needs to be acknowledged and the
possibility of a tramway type service between Bath, the East Fringe and
Central Bristol along the old railway lines must be investigated as it
would be such a significant improvement to the current situation and
ambitious solution is required.
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•
•
•

•
•
•

Need a good understanding where people are travelling before public
transport provision is planned, including Park and Ride
Most people in the East Fringe work in Bristol and would like to be able
to get there quicker
Improvements in the transport system could help struggling areas.
There is no safe walking or cycling route to Pucklechurch. This means
everyone needs to get in a car to go anywhere even though distances
are short. This link will be even more important one the Emersons
Green East development is built.
Traffic calming on rural roads does not make walking easier you need
designated space to walk.
Need to provide walking routes to employment areas.
Need to analyse where people are travelling to, before you can
successfully plan for a Park and Ride system.

Design
•
Developers need to sign up to the Core Strategy agenda of high quality
urban design.
•
Density influences the amount of green space that can be retained. It
is important that Master Planning tales place and that this incorporates
different densities to reflect the area’s different characteristics.
•
Contemporary design incorporating energy efficiency/conservation
welcomed. But concern expressed that sometimes there is reluctance
by elected members to support this type of design. There was also
concern that new technology was not always reliable.
Centres
•
It was noted that there were a number of declining shopping centres in
the East Fringe. Public transport from the new urban extension to
these centres should be provided to support them.
•
Small neighbourhood centres in the new development supported.
These should include library, schools and health facilities. Such
centres would encourage community development.
•
Large supermarkets with large car parks not supported.
•
Sites for religious use should be identified.
•
Community facilities should be designed so that they can be used by
lots of different groups.
•
Deliverability of small centres and facilities a problem. Requires the
Master Plan and Section 106 Agreements to clearly specify the number
of dwellings that can be built before the development must provide
other faculties, such as small shops and health facilities.
Master Plan and Section 106 Agreements
•
A Master Plan should be developed along side the production of the
Core Strategy to ensure that delivery is speeded up and all Section 106
Agreements are clearly identified.
•
The Core Strategy should clearly identify the Section 106 Agreement
requirements to ensure quicker delivery.
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mechanisms will be required if physical and community infrastructure
going to be delivered to compliment the new housing.
Options to address the issues and mitigate negative impact
•
This area of search is comprised of two strategic locations.
Comprehensive and co-ordinated approach will be required.
•
Important to set out capacity options for this urban extension. This will
help to establish the landscaping, environmental and amenity trade off
that will need to be made.
•
Green gateway and setting afforded by natural and built environment
landscape needs sensitive treatment.
•
Safety issues associated with Filton airfield and runway safeguarding
need establishing.
•
Linkages and relationship to Bristol needs addressing. Should this
urban extension face towards Cribbs or Bristol?
•
Role and function of Cribbs Causeway as a place needs to be
understood.
•
Cribbs area lacks the character of a balanced neighbourhood. New
housing development can help address this if planned effectively.
•
New development could help make Cribbs Casueway a more
sustainable area and better integrated with Bristol. This could help
establish more local services and facilities.
•
Comprehensive policy framework linked to a delivery mechanisms will
be required if physical and community infrastructure is going to be
delivered to compliment the new housing.
East Fringe of Bristol
Current issues
•
Fear of economic decline caused by replacing employment with
housing especially in the East Fringe (see Priority Neighbourhoods
Report)
•
Changing shopping patterns causing established high streets to lose
out to out of town shopping. E.g. Staple Hill/ Hanham trade competing
with Longwell Green Retail Park.
•
Traffic congestion
•
Air quality approaching its upper limit in Staple Hill and Kingswood
Mangotsfield
•
Cannot continue with housing growth
•
Stretching services
•
Growing traffic congestion
•
Worried by impact of Emerson’s Green East growth
•
Will exacerbate issues which are beginning to be evident
already
Staple Hill
•
Page Park is the only green space in Staple Hill, so is extremely
important to protect. Need to preserve the tiny amount of open
space that there is
Appendix 8
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•

Tension with immigrants moving into social housing in
preference to local people

Downend & Bromley Heath
•
Downend town centre losing trade to Staple Hill and Kingswood
•
Changing occupancy of town centre shops to charity shops, take
aways and restaurants/cafes
•
No. 5 bus service from City Centre no longer serves Downend
and Bromley Heath but terminates at Fishponds
Issues arising from the development proposed in the RSS
•
Pressure for high density and smaller units may lead to housing which
is unsuitable in accessibility terms for the elderly and disabled.
•
Changing shopping patterns undermines the local and district centres
•
Unless older urban areas have the same level of environmental quality
and access to services and facilities as the new urban extensions
populations will migrate away from them to rural areas, urban
extensions or elsewhere.
•
Urban intensification (building on gardens, open spaces etc at high
densities) will have a lot of potential negative environmental impacts
including: drainage issues, loss of biodiversity and urban heat islands
(not currently measured).
•
Loss of green infrastructure (parks, playing fields, play areas, gardens,
wild areas etc)
•
Congestion, noise and light pollution will all be increased both by
development within the urban area and from people travelling through
the urban areas from new urban extensions to the north and east and
from development within Bristol City.
•
Pressure on existing motorway junctions from increased traffic from
incremental growth within urban areas as well as urban extensions will
be severe and problematic.
•
Current housing stock may be unsuitable for future residents e.g. the
elderly.
•
Location of affordable housing – seen as devaluing neighbourhoods.
•
Location of gypsy and travellers sites.
•
Need for improvements to public transport routes – technical and
financial issues.
•
Shifting healthcare patterns – more dispersed, community based,
closure of Frenchay, need to predict and provide for increased urban
population.
•
Community cohesion and engagement with changing populations
moving into existing areas. Some areas not covered by town or parish
councils.
•
Threats to existing communities from new communities in urban
extensions e.g. increased pressure on services, loss of green spaces
adjacent to urban areas currently used for recreation.
•
Household size. Smaller dwellings required both for young and for
elderly. The current market seems to be providing more for the young
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•
•

than the elderly. Need also to provide family housing in sufficient
quantities.
Crime proofing, need to reduce crime and the fear of crime through
design.
Need to define communities in a way which make sense to the public.
This will probably mean dividing the area into small neighbourhoods.
How do we draft policies which address the needs of each community
– the detail and specificity of policies?

Options to address the issues and mitigate negative impact
•
For public consultation could define for each geographical areas the
amount and nature of development over the last 10 years. Then
consult the public on what they like and dislike about their area and the
development that has happened recently and what they would like to
see change.
•
Could define the areas where we would try to retrofit and improve
services and facilities.
•
Need to choose the right balance between high density intensification
of urban development and quality of life especially in terms of green
space and biodiversity (green infrastructure) so that the urban area
continues to be a place where people want to live.
•
How much to encourage and provide for walking and cycling as
opposed to car related infrastructure.
•
Housing and employment mix –Do we continue to protect the existing
SGLP safeguarded land or identify and protect employment land in
different ways e.g. do we need to identify new employment nodes in
existing urban areas? Are some of the areas currently safeguarded no
longer appropriate locations for employment?
•
Some of the older high streets e.g. Staple Hill, Kingswood and Hanham
are threatened by new shopping areas. Do we continue to allow this
decline or re-brand the areas and focus regeneration efforts in order to
improve quality and competitiveness and maintain their economic and
social vitality? It may be useful to reduce the size of the area protected
and concentrate efforts into quality in a smaller geographical area.
•
Urban areas need a good mix of housing but to what level? Does
every street need a mix of housing or a group of streets or wider area?
Do we rely on the market or try to control housing mix on a local level?
•
All the urban areas need good quality urban design, services, facilities,
transport and green spaces so as to attract and maintain populations
and increase well being and health.
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Urban Extension: East of Kingswood
Current Issues
•
Local Opposition – particularly in the villages to the east of the Bristol
urban area.
•
Landscape o
Views (steeply sloping land)
o
Recreational Value – this area is currently the ‘Playground for
Kingswood’
•
Highways Agency – A new M4 Junction has been dismissed
•
Historic Sites/Conservation Areas
•
OH Pylons and Underground Pipelines (Gas/Oil) – need for sterile land
around these
•
Flooding
•
Area contains Railway Paths and Recreational Routes
•
Rapid Transport Routes – from this area proposed in the past/possible
for future?
Issues arising from the development proposed in the RSS:
•
Potentially avoid dispersed development in this area – perhaps put all
development in 1 or 2 locations?
•
Transport – how will the roads respond to increases in traffic? The
current ‘minor’ roads would need building on or new roads provided to
deal with volume if traffic. Where would people be attracted to?
•
Air Quality Management – development must be at least 20m from the
Ring Road
•
Respect Recreational Routes in the area already
•
Need for sufficient employment provision on site – to reduce travel
•
Create a ‘sense of place’ – a very difficult concept which requires
thought.
•
Link new and existing communities – made potentially difficult due to
ring road
•
Can existing facilities in the area cope? What new facilities should be
provided on site? Need to keep in mind the undermining of existing
facilities.
•
Rule out Development at Wick and Pucklechurch – these villages are
already at their limits
•
Affordable Housing – the situation in this area of South Gloucestershire
is no different from elsewhere in the District.
•
Need to consider competition between existing and new employment
sites
Options to address the issues and mitigate negative impact
•
Travel Plans – there is a real need to emphasise the importance of
residential Travel Plans as well as others
•
Safe Routes for Cycling – integrated routes
•
Mixed Development – creating the right mix of housing, employment
and facilities
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•
•
•
•
•
•

Open Space Provision – helping to create a sense of place (along with
other facilities)
Safeguarding and/or enhancing areas of recreational importance –
make sure current residents can continue to use this area
Ensure that new development is well integrated into existing
communities and facilities – one method would be public transport
provision
Involve local community groups and highlight the potential benefits of
involvement and new development (such as funding for local projects
etc)
Make existing facilities attractive to new residents
Build on existing facilities and communities
Phasing – phasing of new development specifically to the East of the
City, and phasing in this location and the wider Greater Bristol area.

Yate/Chipping Sodbury
Current issues
•
Division between communities of Yate and Chipping Sodbury,
reflecting the different roles of each town centre. Chipping Sodbury
attracts visitors with its specialist and independent shops and range of
evening/eating out venues.
•
Insufficient range of facilities (e.g. no cinema) coupled with a perceived
“remoteness” from facilities in Bristol
•
Pockets of deprivation in Yate - Cranleigh Court and Abbotswood. Can
negatively impact on the quality of the environment in those areas
•
Social and health issues e.g. high teenage pregnancy rate
•
Spare capacity in primary and secondary schools
•
Quality of local bus service within Yate/Chipping Sodbury
•
Poor evening transport service to Bristol and Cribbs Causeway
•
Significant current development proposals - proposed supermarket and
housing on edge of Chipping Sodbury town centre (Barnhill);
remodelling of Yate Town Centre with redevelopment of Tesco and
Yate Health Centre; housing development on Sea Stores site; new
Council offices at Stover Road; new park and ride site adjacent to
Council offices.
•
Good quality environment in North Yate which needs to be preserved.
•
Flooding is an issue in North Yate as has been pointed out in past
studies so good drainage is vital.
•
Walkways/footpaths need improving.
Issues arising from the development proposed in the Draft RSS
•
Opportunities for better/improved range of services
•
Opportunities to provide diversity of housing stock to meet a range of
needs, including small household size accommodation and
rehabilitation accommodation
•
Opportunity for greater use of Yate railway station
•
How to prevent further car based out-commuting to Bristol for work
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• S
 lopes and ridges given more protection
at Shortwood than in Option 1
• R
 elatively good potential to integrate
with existing urban communities

Option 2
Number of dwellings – 5,000
Housing Density – Average of 45
dwellings per hectare net
Employment Land – 37 hectares
Total area of land developed – 209
hectares

• H
 istorical assets and settings will be
offered acceptable protection
Disadvantages
• N
 atural features are respected to create
a long term settlement edge
• F
 airly respectful of commons and
recreational land
• E
 mployment provision will be made
within the development areas to help to
address the current imbalance between
jobs and workers in the wider area

• D
 evelopment will have an adverse
impact on Sites of Nature Conservation
Interest and some ridgelines
• S
 cattered development may reduce
public transport viability

East Fringe of Bristol

Advantages
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4.16 When appraising the options a number of sustainability constraints
present in the Area of Search were factored:
•

•
•
•
•
•
•

The strong hillside/scarp that runs south from the M4 through Shortwood.
This decreases in height and prominence as it moves south and is
interrupted by the valley of the Siston Brook. The scarp becomes
prominent again south of the A420 down to Bitton. This makes a strongly
defined edge to the current urban area and screens Oldland and Warmley
in longer views. Much of the area is prominent in views from the existing
urban area as well as having ecological and archaeological interests
Open hill tops associated with the scarp are considered unsuitable for
development due to their prominence in the wider landscape and
particularly from the Cotswold AONB
New areas of woodland planting around Siston village and at Warmley
Forest Park as part of the Forest of Avon
Landscape features and important recreational and ecological areas of
Siston, Rodway, Webbs Heath, Goose Green and Bridge Yate Commons
Ecologically important Siston and Warmley Brook corridors
Siston Conservation Area – an extensive conservation area that includes
Siston village and its landscape setting
The area has a lack of sufficient, easily accessible employment
opportunities and services

Option 1
4.17 Option 1 comprises of the following main land uses:
•
•
•
•

4.18
•
•
•
•
•
•

Number of dwellings – 5000
Average housing density - 45 dphn
Employment land – 37 hectares
Total land developed – 209 hectare

Summary of main sustainability advantages:
Provides land for single use employment within an area that has a
low proportion of jobs:resident workers
Close proximity of Bath – Bristol cycle route
Good potential to integrate urban extensions with existing
communities
Grade I listed building and conservation areas protected.
Visually important hillsides and ridgeline are protected, which can
form a settlement edge.
Respectful of commons and recreation land
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4.19 Summary of main sustainability disadvantages:
•
•
•
•
•
•
•
•
•
•
•
•
•

Development adjacent to A4174 (ring road) will suffer from poor
health (noise air quality).
Proposed downgrading of Frenchay hospital reduces accessibility to
higher-end healthcare facilities.
Limited access to higher education opportunities
Close proximity of A4174 (ring road) may increase desire to commute
to distant employment.
Requires significant improvements in public transport infrastructure.
Development on visually important hillsides and ridgelines.
Development on land with ecological, recreational value and well as
common land (e.g. SNCI, Warmley Forest Park)
Limited access to higher-end retail and leisure facilities.
Dispersed development may reduce public transport viability.
Large are of development will not define a neighbourhood, which may
reduce community identity.
Development in close proximity to Grade I listed building and the
extensive landscape setting of Siston Conservation Area.
Provides partial amount (5000 dwellings) of housing required by RSS
in area of Search C and D (total 8000 dwellings). Therefore approx
3000 dwellings will need to be allocated at Area of Search C.
Shortwood will lose its identity as a separate place.

Option 2
4.20 Option 2 comprises of the following main land uses:
•
•
•
•

4.21
•
•
•
•
•
•
•

Number of dwellings – 5000
Average housing density - 45 dphn
Employment land – 37 hectares
Total land developed – 209 hectare

Summary of main sustainability advantages:
Provides land for single use employment within an area that has a
low proportion of jobs:resident workers
Close proximity of Bath – Bristol cycle route
Good potential to integrate urban extensions with existing
communities
Grade I listed building and conservation areas protected.
Visually important hillsides and ridgeline are protected, which can
form a settlement edge.
Respectful of commons and recreation land
Slopes and ridges are given more protection at Shortwood than in
Option 1.
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4.22 Summary of main sustainability disadvantages:
•
•
•
•
•
•
•
•
•
•
•
•

Development adjacent to A4174 (ring road) will suffer from poor
health (noise air quality).
Proposed downgrading of Frenchay hospital reduces accessibility to
higher-end healthcare facilities.
Limited access to higher education opportunities
Close proximity of A4174 (ring road) may increase desire to commute
to distant employment.
Requires significant improvements in public transport infrastructure.
Development on visually important hillsides and ridgelines.
Development on land with ecological, recreational value and well as
common land (e.g. SNCI, Warmley Forest Park)
Limited access to higher-end retail and leisure facilities.
Dispersed development may reduce public transport viability.
Large are of development will not define a neighbourhood, which may
reduce community identity.
Development in close proximity to Grade I listed building and the
extensive landscape setting of Siston Conservation Area.
Provides partial amount (5000 dwellings) of housing required by RSS
in area of Search C and D (total 8000 dwellings). Therefore approx
3000 dwellings will need to be allocated at Area of Search C.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

The East Fringe of Bristol Urban Area
General Comments
Members of the
Public

• Keep Bristol-Bath cycleway and other cycle/pedestrian routes for
these uses only and don’t impose any mechanised transport system
on them.

Parish & Town
Councils/Political
Groups/Councillors

• The figure of 30,800 homes for S Gloucestershire is not acceptable
there is no evidence that the infrastructure implications for this growth
can be met. Present indications are that nothing like this figure is
sustainable both within the urban area or in urban extensions.

Specific Consultees

• There is no reference to flood risk from the Siston, Warmley and Folly
Brook or the Bristol Frome (EA)
• The Highways Agency is concerned about any major development in
this area as the strategic road network is already under severe
pressure. Further comments will be made as more options are
explored.
• Work on urban capacity should be undertaken with proper
consultation with the development industry

Developers/
Landowners/
Consultants
Environmental/
Community/Other

• The impact of development within the urban area and the urban
extensions would change demand on police service. This may need
to result in moving the existing police station at Staple Hill to a new
location on the Ring Road which would serve all communities more
efficiently and would need S106 funding.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 44

Integration with
existing
communities

Healthy &
successful
communities

Better balance
between jobs &
housing

Thriving town &
local centres

Improved services
& facilities

Members of the Public

29

39

52

47

53

66

64

76

Parish & Town
Councils/Political
Groups/Councillors

7

9

8

9

10

8

9

10

Specific Consultees

0

0

0

0

0

0

0

0

Developers/Landowners/
Consultants

10

12

8

8

7

7

7

6

Environmental/
Community/Other

8

7

7

7

8

6

7

8

Quality green
spaces

How to
accommodate RSS
growth

Better use of public
transport, walking &
cycling

Please indicate which of the following elements you consider the Vision should include:

Improved transport and communications
Reduce traffic congestion around schools,
retail areas and residential streets.
Protection of the Green Belt

✔

Environmental/
Community/ Other

Developers/Land
owners/
Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Elements missed out from question:

✔
✔

✔

Stimulation. The focus should be HOW this
area is going to catch up to the rest of the
South Glos.
Protection of land with potential for growing
food crops
Protection of our local environment with its
varied and historical landscape
Response to climate change

✔

Maintain separate identities of existing
communities
Ensure that workers live near employment

✔

✔
✔
✔

✔

Green infrastructure network will deliver a
range of benefits including easy access to the
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✔

✔
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countryside. Vision should refer to quantity as
well as quality.
Plan for a mix of housing to ensure all
members of the community are provided for.
Include providing for community infrastructure
(leisure facilities, schools, meeting places and
places of worship)
Include element on education to reflect the
increased future importance of “knowledge
transfer” based industry in the area.
How to rebalance the population by bringing in
more younger people to make a balanced age
distribution in the area.

Environmental/
Community/ Other

Developers/Land
owners/
Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔
✔
✔
✔

Other Comments
Developers/
Landowners/
Consultants

• These elements should naturally be part of planning policy and are
not traditionally considered a vision.
• Do not agree with need to balance jobs and housing in the East
Fringe. It is reasonable for people to go to central Bristol for
employment. The existing travel pattern is reasonable..
• Provide functional integration between existing and new communities
by providing access to existing employment and retail opportunities.
• All of these should be considered when preparing the vision if a
sustainable community is to be created.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 45
Is there a shortage of any particular types of housing in the East Fringe of Bristol? e.g. size
(number of bedrooms), type (flats or family houses), tenure (privately owned, rented or
housing association) or specialist (housing for the elderly).

No

Yes

Members of the Public

48

19

Parish & Town Councils/Political
Groups/Councillors

3

5

Specific Consultees

0

0

Developers/Landowners/ Consultants

7

4

Environmental/ Community/Other

1

1

Family housing with gardens and parking

✔

✔

✔

Housing for the elderly (appropriate design
and affordable)
Rented social and privately rented
accommodation of all sizes.
Flats

✔

✔

✔

Affordable for those local people who want to
stay in the area close to their families
Housing for teenage mothers.

✔

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation of the shortage

✔

✔

✔
✔

✔

✔
✔

Affordable family housing
Other Comments
Members of the
Public

•

To change the economic landscape in this area is going to require a
change in the housing profile. Because there is no vision as to how this
area is going to change it would be pointless to set figures at this time

Developers/
Landowners/
Consultants

•

It should not be assumed that smaller units are required because
household sizes are smaller as widows and divorcees tend to stay in
the family home.
A great many flats have been built in central Bristol so more family
housing should be provided in Hanham.

•
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 46

None of the
options/alternative
option

Taking land out of
the Green Belt

Losing green spaces

Building at very high
densities

If we can’t find enough land for housing in the urban area of the East Fringe, which of the
following should we consider?

Members of the Public

38

11

25

29

Parish & Town Councils/Political
Groups/Councillors

3

1

2

3

Specific Consultees

0

0

0

1

Developers/Landowners/
Consultants

2

0

16

2

Environmental/ Community/Other

3

0

2

1

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Alternative options

✔

Build 8,000 houses in the urban extension
east of Kingswood.
Don’t build or build fewer homes

✔

Build somewhere else

✔

Use brownfield land

✔

✔

✔

Higher densities should be restricted to central
areas where it does least damage to the
character of the area and is well located in
terms of facilities and public transport, not
suburbs.
Convert unused or underused buildings
(shops, industrial buildings, multi occupancy
houses)
Take land out of the green belt at Castle Farm
Hanham
Take small selective areas of land out of the
Green Belt

✔

✔

✔

✔
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Do not build on urban green spaces

✔

✔

Do not build on Green Belt

✔

✔

Develop in surrounding small towns and
villages
Build in the north of South Gloucestershire

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔
✔

✔

Other Comments
Developers/
Landowners/
Consultants

•

•
•

Environmental/
Community/Other

•

It is important the sufficient housing land is provided, building on green
spaces is not desirable, and there is not a demand for high density
type developments. Land at Castle Farm does not fulfil a Green Belt
function and so building there is a good option.
There will not be a need to identify further land as the area of search is
sufficient for larger numbers than identified in the Issues and Options
document.
A long term and realistic approach to releasing Green Belt land should
be taken to ensure there is enough land for housing need as well as
associated employment and infrastructure.
Protection (from development and indirect threats such as pollution)
and enhancement of urban green spaces for biodiversity should be
incorporated into urban areas and urban extensions.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 47
Should further jobs be provided in the East Fringe of Bristol?

No

Yes

Members of the Public

46

27

Parish & Town Councils/Political
Groups/Councillors

3

6

Specific Consultees

0

1

Developers/Landowners/ Consultants

1

12

Environmental/ Community/Other

3

2

Range

✔

University/Technology related business
parks/Science Park
Engineering and manufacturing.

✔

On brownfield/disused land

✔

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

✔
✔

Retain all existing employment sites as they are
being lost to housing.
Along the ring road/urban fringe

✔

Small businesses

✔

Emersons Green (including a range of jobs)

✔

✔

Locate close to housing

✔

✔

Agricultural based jobs (new and support for
existing)
Service industry

✔

Market viability should determine what type of jobs
are provided
Jobs to match the skills profile of the area.

✔

In areas with good transport access employment
should be in preference to housing.
Duel use artist/artisan workshop and living
spaces.

✔

Spatial Strategy – East Fringe of Bristol Urban Area

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

For Yes, an explanation of the type of jobs and where they should go

✔

✔

✔

✔
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Further jobs with an increased emphasis on higher
value skills employment in high quality office park
space.
Any B Class development not on business parks
but integrated into the new housing development
Other Comments
Specific Consultees

Developers/Landowners/
Consultants

•

•
•
•
•
•

•

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔
✔

(The South West Regional Development Agency)The Science Park
planned for Emersons Green (S-Park) will help to address the
current situation where the East Fringe is a net exporter of workers.
It will bring in 6,000 highly skilled jobs in key economic sectors. To
maximise the benefits of this “hub” the links between S-Park,
HE/FE institutions and clusters of business activity should be
clearly articulated in the Core Strategy,.
Development in the East Fringe should be housing led as there is a
greater need for housing than jobs in South Gloucestershire.
Jobs should be provided within a mixed use urban extension.
There is no reason to change the balance between jobs and
housing and new jobs will be in retailing and services rather than B
class employment.
Land should be allocated in the urban extension to foster
sustainable live/work patterns.
Harvey Shopfitters Ltd is a major employer immediately adjacent to
the urban area at Common Road, Hanham. The business cannot
expand because it is in the Green Belt and outside the
development boundary. In order to continue to provide jobs,
training and support biomass projects locally its site should be
included in the development boundary and taken out of the Green
Belt.
Employment land is required for local businesses to grow rather
than move away.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 48
Should further, new employment land be allocated in the East Fringe of Bristol?
No

Yes

Members of the Public

56

20

Parish & Town Councils/Political
Groups/Councillors

3

5

Specific Consultees

0

1

Developers/Landowners/ Consultants

1

11

Environmental/ Community/Other

3

2

Integrated with housing in the urban extensions

✔

✔

Within existing built up area

✔

✔

Where infrastructure can be provided to make them
sustainable.
Protect existing employment land from housing

✔

Emersons Green

✔

Re-use the Intier site in Bitton and Frys

✔

Sufficient land should be part of every development
proposal
Larger scale employment opportunities close to M4
motorway.
Office park near to ring road where public transport
(orbital and radial) can be provided.
Non strategic allocations in the urban extensions

✔

✔

✔

✔
✔
✔
✔

Principally office based employment

✔

Land should be capable of taking B1 and B8
development

✔

Other Comments
Developers/
•
Landowners/
Consultants
•
•
Environmental/
Community/
Other

•

Environmental/
Community/
Other

Developers/
Landowners/
Consultants

Specific
Consultees

Parish & Town
Councils/
Political Groups/
Councillors

Members of the
Public

For Yes, an explanation of the type of employment land and where it should go

Development in the East Fringe should be housing led to reduce the impact
of unsustainable patterns of development in South Gloucestershire in the
past.
Requirements should be based on an up to date employment land review.
Employment allocations should not be strategic so may be that mixed used
within the urban extensions to foster sustainable work patterns is sufficient.
Development in the urban extension east of Bristol should also provide jobs
for existing population of the area.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 49

More and higher skilled jobs locally with
appropriate training provided and targeted at
these areas.
More policing

✔

Integrated and accessible services

✔

Education and Training

✔

More community projects and perhaps more
sports and youth clubs using existing school
facilities
Better integration of the Council’s policies and
priorities with the other groups and an
alignment of resources to address inequality.
Better sex education to prevent unwanted
births
Promote better access to and choice of shops
and services in town and local centres and
cleaner and higher quality environment
Better and cheaper local transport especially
to central Bristol and across the ring road.
Financial and practical help with energy
saving to lower bills.
More targeted consultation with local people to
identify opportunities for improvements to new
and existing developments.
Better health services

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

✔

✔

✔

✔
✔

✔

✔

✔

✔

✔
✔

Local employment opportunities

Other Comments
Parish & Town
Councils/Political
Groups/Councillors
Developers/
Landowners/
Consultants

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Have you any suggestions about how deprivation in the Priority Neighbourhoods could be
reduced?

✔
✔
✔

• New housing developments should have social housing carefully
integrated to avoid “ghettos”
• Local employers should be encouraged to help local people access
jobs.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 50

Kingswood - improve its appearance and
cleanliness; more quality shops; more jobs; better
variety of shops to match Staple Hill; better bus
services.
Staple Hill - more quality shops; more jobs; better
bus services; advice drop-in facilities; better
provision for families and under 5s.
Hanham - promotion and protection of small
businesses/shops and no more big supermarkets;
more quality shops; more jobs; more parking; more
recycling banks, young peoples facilities eg wheels
park. Better bus services; investment in local
environment.
Oldland Common - bring empty shops back into
use; encourage small/local shops; parking
restrictions on High Street; bank, library; youth
centre; facilities for older children/young adults;
more shops and parking if further development in
the area. Better bus services.
Emersons Green - green areas; fish & chip shop

✔

Downend – Cinema; range of shops

✔

Cadbury Heath - local shops e.g. greengrocer better
bus services
Warmley - small local shops; bank; old peoples
homes, better bus services.
Coalpit Heath – train service, bus service social and
sporting amenities

✔

Other Comments
Members of the
Public

•
•
•
•
•

•
Parish & Town
•
Councils/Political
Groups/Councillors

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Which town and local centres in the East Fringe of Bristol need additional facilities and
what are these facilities?

✔

✔

✔

✔

✔
✔

✔

✔

✔

✔

✔

✔

Suggest setting up local co-operative to sell local allotment produce
Need better public transport links between retail areas and residential
areas.
Redevelop Kingswood Town Centre
Kingswood and Hanham already have a wide range of facilities. The
problem is the appearance and cleanliness of the town centres.
Need improved recreational facilities; for children/teenagers(e.g. skate
park or similar); outdoor and athletic facilities; 50m swimming pool; more
cycling lanes especially between Westerleigh and Mangotsfield.
More sports facilities.
Bus services should be improved before shopping areas.
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South Gloucestershire Council

Developers/
Landowners/
Consultants

•
•

Summary of Responses to Issues & Options Consultation Document

Development at Castle Farm, Hanham, as a small urban extension (part
of an expanded Area of Search at Area D) could help to support the
services and facilities in Hanham.
All the identified centres are at the inner edge of the east fringe and so
communities on the outer edge cannot walk to them, The local centres
at the edge of the urban areas such as Warmley should be developed to
address this issue.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 51
In light of the potential impact on the town centres at Hanham and Kingswood, Longwell
Green retail park should not be expanded further. Do you agree?

Yes

No

Members of the Public

60

25

Parish & Town Councils/Political
Groups/Councillors

3

4

Specific Consultees

0

0

Developers/Landowners/ Consultants

8

1

Environmental/ Community/Other

5

1

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

✔

Developers/Landow
ners/ Consultants

Roads, public transport and parking couldn't
handle expansion
Better to provide retail in the urban area than
outside it.
Parts of the retail park could be used for
housing to preserve green belt land.
There is already congestion on the A431 as a
result of the retail park. Retail parks just
create traffic movements.
Local shops should be supported.

Specific Consultees

✔

Specific Consultees

It's not needed

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation for “Yes”

✔

✔
✔
✔
✔

Existing town centres don't provide the
shopping experience people now want
It may be needed over lifetime of Core
Strategy, particularly if population increasing
It would provide local job opportunities

Environmental/
Community/ Other

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation for “No”

✔
✔
✔
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It's not for Council to restrict competition to
preserve local traders. The market should sort
this out.
To enable larger stores to be provided which
won't go to town centres and to avoid having
to go to Cribbs Causeway or elsewhere.
Town centres can't cope with traffic volumes,
Longwell Green can. Easier parking at
Longwell Green
Longwell Green needs a focal point for the
community and local services and facilities.
Will not affect local centres too much, the
retail park is complementary to the town
centres & all that is needed is better public
transport links between the town..
Should maximise the potential of this site as it
is already built on as long as infrastructure is
provided with expansion.

Other Comments
Members of the Public

•
•

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔
✔

✔

✔
✔
✔

✔

✔

Inspire local economy and situation will sort itself out
The key is to provide better quality shops and environment both
in existing centres and Longwell Green.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 52
Do you think that there is a realistic prospect of the necessary transport improvements
being provided in the time period of this Core Strategy?

Yes

No

Members of the Public

18

61

Parish & Town Councils/Political
Groups/Councillors

2

7

Specific Consultees

0

0

Developers/Landowners/ Consultants

6

3

Environmental/ Community/Other

2

4

History shows there has always been a lag between
need for transport provision and its delivery
The history of delivery is disappointing. Need a
deliverable strategy not piecemeal implementation
No confidence in Council to take the necessary
decisions or manage the process properly. The
council has neither the political will nor the ability to
force the planning agenda.
Council is promoting the wrong transport strategy and
taking the easy options
Inability of west of England Councils to agree on wider
transport strategy.
West of England and S Glos do not have the powers
to force through rapid transit
Bus operator’s priority is running a business not a
service
Need tram system not more buses and more road
traffic but this will never be built.
Not enough money or thought has been, or will be,
given to the subject so there is no hope of the
necessary improvements being achieved in the time.
Government and councils are always over optimistic.
Projects often dropped or are inadequate.
Traffic has got worse and worse over the last 40 years
Spatial Strategy – East Fringe of Bristol Urban Area

Environmental/
Community/ Other

Developers/Landowners
/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the Public

Explanation

✔
✔
✔

✔
✔

✔
✔

✔

✔

✔
✔

✔

✔
✔
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despite infrastructure improvements. The only
solution is drastic measures to discourage private
commuter driving.
Previous schemes such as the 2plus lanes and the
showcase bus routes have not worked so no
confidence that effective strategies will be delivered.
The council must do everything in its powers to make
sure that central government investment is secured.
Only if a PTE can drive the changes forward across
the sub-region working without political interference.
The development will generate significant investment
in transport measures over 20 years.
Need new motorway junction on M4 but this will not
be delivered in the time frame.

Other Comments
Members of the
Public

•
•
•
•
•
•

•
•
Developers/
Landowners/
Consultants

•

Environmental/
Community/Other

•

✔

Environmental/
Community/ Other

Developers/Landowners
/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document
Members of the Public

South Gloucestershire Council

✔
✔
✔
✔

✔

✔

Need more bus services e.g. to Emersons Green
Existing congestion on the Ring Road is so bad it deserves separate
consultation.
Existing roads in a poor state of repair.
Existing problems so bad and likelihood of solutions is slight so no
further development should take place.
There should be an integrated transport system for the West of
England preferably tram based which has to be supported by all four
authorities.
High Street at Oldland Common us used as an alternative to the Ring
Road as it is quicker and as a result this road is very dangerous and
congested. Difficult to improve the road infrastructure. The existing
bus service and cycle links to Keynsham Station are good and could
be used more.
Train links and park and ride facilities have not been provided.
Existing road space should be reallocated to walking and cycling and
then buses.
The M4 link would only increase car usage from short trips around
Bristol it should not form part of a sustainable transport strategy. The
transport strategy should concentrate on improving public transport
and demand management.
AWT is opposed to the North East Bristol/South Gloucestershire Bus
Rapid Transit route in principle as it affects so many SNCIs.
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 53A

No opinion

Poor

Good

Reasonable

How would you rate the quantity (how much) of accessible green spaces in the East Fringe
(e.g. parks, play areas, sports pitches)?

Members of the Public

14

27

21

18

Parish & Town Councils/Political Groups/Councillors

1

5

2

0

Specific Consultees

0

0

0

0

Developers/Landowners/ Consultants

2

4

0

4

Environmental/ Community/Other

0

1

1

2

Facilities for younger people

✔

Sports pitches

✔

Recreation grounds (Oldland Common)

✔

Parkland/Formal Parks

✔

Childrens play areas

✔

Wildlife areas

✔

Clubhouse for football pitches near Pomphrey
Hill

✔

All green space in the Kingswood urban area

✔
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Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

For ‘reasonable’ or ‘poor’, an explanation of the gaps

✔
✔

✔
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South Gloucestershire Council

Summary of Responses to Issues & Options Consultation Document

Question 53B

No opinion

Poor

Good

Reasonable

How would you rate the quality (how good) of accessible green spaces in the East Fringe
(e.g. parks, play areas, sports pitches)?

Members of the Public

17

31

16

20

Parish & Town Councils/Political Groups/Councillors

0

7

1

0

Specific Consultees

0

0

0

0

Developers/Landowners/ Consultants

1

4

1

4

Environmental/ Community/Other

0

1

0

2

Litter

✔

Safety

✔

Dogs

✔

Vandalism

✔

Maintenance and cleanliness, lack of
investment
Poor maintenance and litter of footpaths and
poor quality stiles
Need to be patrolled better

✔

Small play areas unattractive and
undeveloped.
Park at Bitton Station is inadequate

✔

Clubhouse at Pomphrey Hill is needed.

✔

Bitton open space is lovely but others such as
Warmley memorial park, Pucklechurch and
Cherry Garden leave a lot to be desired.
Hanham common poor condition for playing
games

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

For ‘reasonable’ or ‘poor’, an explanation of the concerns

✔

✔
✔

✔

Spatial Strategy – East Fringe of Bristol Urban Area

✔

137

South Gloucestershire Council

Other Comments
Members of the Public

•
•
•

Parish & Town
Councils/Political
Groups/Councillors
Developers/
Landowners/
Consultants
Environmental/
Community/Other

•
•
•
•
•
•

Summary of Responses to Issues & Options Consultation Document

What has happened in the past has not been satisfactory.
Keynsham park is a good example of a park which would appeal to a
wide range of people. Such a facility is not available anywhere in the
East Fringe of Bristol.
Very concerned that school playing fields which were used as
community spaces are being fenced off. e.g. Sir Bernard Lovell,
Gover Road and school pitches in Hanham.
Conservation area and forest at Siston and Warmley is fantastic.
Playing fields and open spaces are very limited in the east fringe
urban area and so the adjacent rural areas are particularly important
to urban residents.
Development at Castle Farm, Hanham would include half the site as
open space close to Hanham Common, the Abbots Road Sports
Ground and Gover Road open space.
The currently undeveloped area has great potential to provide a
network of accessible green spaces.
There is great potential to improve green spaces within the existing
area and include linkages to new development.
Note that South Gloucestershire Council is undertaking an audit of
green spaces to develop a Green Space Strategy and this should be
used to answer these questions. Note also that the West of England
GI toolkit may assist.
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The Urban Extension East of Kingswood
Among the comments received by the Council were individual letters of objection from
approximately 150 residents of Shortwood, Emersons Green, Mangotsfield, Oldland Common,
Warmley, North Common and the surrounding area. Each resident objected strongly to the
proposal for an urban extension to the East of Bristol
The following reasons (in summary) were given for the objection:
Shortwood Area (126 residents)
Residents of Shortwood, Emersons Green, Mangotsfield, Pucklechurch and surrounding area
made the following comments in objection to the proposed urban extension around Shortwood:
• Shortwood would lose its highly valued character as a peaceful village with a strong community
spirit.
• The surrounding open countryside is of high landscape value and should be protected.
• The open countryside has very high value for health and wellbeing as it is used for informal
recreation for local residents and for residents of the adjacent urban areas.
• The surrounding countryside has wildlife value (slow worms, grass snakes, newts, frogs, toads,
bats, trees, hedges, native bluebell woodland,, badgers rabbits, hares, foxes, deer and 12
species of butterflies including common blue butterflies. There are 45 species of birds
including skylark, yellowhammer stonechat, whitethroat, and lesser whitethroat which breed
locally as well as green and lesser spotted woodpeckers, three species of owl, three species of
birds of prey, wrens and dunnock, Scandanavian thrushes, fieldfares and redwings)
• Green Belt land should be permanently protected and the Green Belt boundary should not be
altered in this location.
• Residents were not consulted when this land was identified for future development in the
Regional Spatial Strategy.
• When the Ring Road was built residents were assured that the new Green Belt boundary
would be a permanent boundary to further eastward urban expansion.
• The local infrastructure (public transport, roads, schools) is not adequate for this urban
extension and, in particular, the closure of Frenchay Hospital is of concern.
• There are significant existing problems with traffic congestion and rat running through the area
to the M4.
• There are drainage and flooding issues south of Shortwood due to run off from the scarp.
• There are existing problems with noise and pollution caused by the Ring Road.
• There is a gas main behind the houses on Main Road, Shortwood.
• Archaeological assets include a round barrow and line of a Roman road.
• The development should go somewhere else (Thornbury, brownfield land, outside the Green
Belt).
• There is not enough employment in the area for existing or future residents. Further housing
development will exacerbate existing commuting patterns.
• Disagree with the amount of housing identified in the RSS. 30,000 is far too much for a district
the size of South Gloucestershire.
• The ring road between Kingswood and Filton is not working, continually congested. This is
causing rat runs through villages like Pucklechurch/Siston/Wick. A link to the Motorway is
required at Emerson Green.
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Oldland Common/Warmley area (27 residents)
Residents of Bridgyate, Oldland Common, Webbs Heath, Warmley, Longwell Green and the
surrounding area made the following comments (in summary) in objection to the proposed urban
extension to the south of the A420
• Green Belt land should be permanently protected and the Green Belt boundary should not be
altered in this location.
• The surrounding countryside has high wildlife value (badgers, foxes, roe deer, Muntjac deer,
field mice, water voles, owls, woodpeckers, species rich grassland and see also the wildlife
listed above)
• The identity of North Common and Webbs Heath as separate village communities would be
lost
• Traffic congestion and poor air quality is already a problem (including along the A174, High
Street, Oldland Common, the A420, Webbs Heath,S iston Hill and Carsons Road). Many
commuters use the local rural roads as a rat run to get to the M4. The ring road is heavily
congested (link to Frenchay Hospital and employment)
• Traffic along London Road already makes walking dangerous and unpleasant.
• The A420 cannot be widened and the M4 link has been abandoned so congestion on existing
roads will inevitably get significantly worse. A public transport solution does not exist.
• There is an existing parking problem in residential areas due to new developments.
• The surrounding open countryside and peaceful location has high value for health and
wellbeing and informal recreation for local residents and for residents of the adjacent urban
areas.
• Flooding issues at; Oldland Common; south of Bath Road, Bridgeyate; Land at Winford Road
on the A420; Deanery Road, Warmley.
• The local infrastructure (public transport, shops, roads, schools, hospitals) is not adequate for
this urban extension.
• The surrounding open countryside is of high visual and landscape value and should be
protected for existing residents of the urban area and visitors. Development at Webbs Heath
would be very prominent and visible from the conservation area and Forest Park.
• A “green link” should be made between the city, Warmly Forest Park and the Forestry
Commission land at Siston and the wildlife and heritage value of the commons should be
protected, managed and maintained.
• Areas of Common Land should not be built on.
• The development will bring no benefit to existing residents.
• Disagree with the high number of houses that are required by the RSS especially in the current
economic circumstances.

Because these residents did not answer the Core Strategy questionnaire, their responses have not
been incorporated into the numerical assessments of the answers to the questions in the
remainder of this summary report, except where definite suggestions for an alternative location for
growth have been made and these have been incorporated into the summary of responses to
Question 57. However, all comments received, whether in questionnaire format or not, have been
analysed and will be given due regard by South Gloucestershire Council in the preparation of the
Core Strategy.
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General Comments
Parish & Town
Councils/Political
Groups/Councillors

•
•
•

•
•
•
•

•
•
•
Specific
Consultees

•

Developers/
Landowners/
Consultants

•
•
•
•
•
•
•
•

Environmental/
Community/Other

•

•

If existing small businesses were protected there would not be a lack of
employment opportunities.
You have not looked to the future and what problems will possibly occur.
Opposed to 5,000 homes east of Kingswood because: the housing
deficit is in the North Fringe where there is employment; the transport
and environmental implications would be extremely damaging – the
opposite of what we are trying to achieve;
The Green Belt between Bristol and Bath would lose credibility
This area has already made a significant contribution to housing demand
e.g. Emersons Green.
The area of search should no extend south of the A420
Bitton Parish Council is opposed to development on green belt land
between Bridgeyate and Bitton for the following reasons; existing traffic
congesion, impact on views of the open countryside, lack of employment
and other facilities in the area, flooding issues, existing housing
commitments and loss of valuable wildlife (further details provided)
The proposed development areas do not form a good long term Green
Belt boundary. The A4175 does form a good boundary at present.
Hanham Abbots council considers that the Green Belt should be
protected from any proposed development.
The economic and social decline in existing areas means that new
residents will have to travel to work adding to existing traffic problems.
The Highway Agency notes that the impact of development on the
motorway and Avon Ring Road needs further examination and welcomes
the opportunity for working with the council in assessing the potential for
new development in this area.
The area of search proposed in the Issues and Options document is not
in conformity with the RSS and so the document is not sound.
Fully support Council’s interpretation of the area of search.
Greater justification for the inclusion of land to the south of the A420 and
exclusion of land to the north of the RSS area of search is required.
Land to the west of the Ring Road should be included in the analysis of
this area of search.
If the area of search is to be extended from the RSS area south of the
A420 and be made up of more than one area of development then it
should be extended further to include land at Castle Farm, Hanham.
Development in this extension should be employment led to improve
jobs/homes balance.
A housing led option would lead to increased congestion on the Ring
Road and at Junction 1 M32.
This area should have extensive housing development to sustain a large
community.
The impact of development within the urban area and the urban
extensions would change demand on police service. This may need to
result in moving the existing police station at Staple Hill to a new location
on the Ring Road which would serve all communities more efficiently and
would need S106 funding.
The Forestry Commission owns a large area of woodland and open
space at Siston and Webbs Heath (plan provided). They have also
looked at purchasing land to link these to Pucklechurch and Warmley
with a mixture of forestry and urban space. This could be seen as part of
the spatial strategy for the urban extension green infrastructure.
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Question 54
Do you agree with the key constraints that we have identified for this area?

Yes

No

Members of the Public

57

14

Parish & Town Councils/Political
Groups/Councillors

8

1

Specific Consultees

1

0

Developers/Landowners/ Consultants

11

7

Environmental/ Community/Other

4

1

Ridgelines are not a constraint and should be
developed as they are an opportunity for
distinctive design
The landscape constraints relating to
prominent areas are a matter of judgement
and have not been properly justified
The scarp south of the A420 does not define
current edge of the urban area but could in the
long term if the flat land at the base was
developed.
Siston Conservation area should not be seen
as a constraint
Development will be very close to Siston
Conservation area
Forest of Avon should not preclude
development but could be a context for it.
Development will have a negative impact on
Kingswood Forest
The lack of employment is not a constraint as
this area should be seen as a suburb to
central Bristol. Large scale commuting to the
City Centre is not unusual in this respect.
Only key constraint is lack of employment and
✔
the fact that the required infrastructure to
address this will never get funded
Existing traffic pressure on A4175, A431and
✔
other roads is a constraint
Decision not to build M4 link and very limited
public transport improvement opportunities are
a constraint.
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Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation for “No”

✔
✔
✔

✔
✔
✔

✔

✔
✔

✔
✔
✔
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Keep Shortwood as an individual village

✔

Add How to protect current residents from you
plans
Add Green Belt and the need to keep it green.

✔

Avoiding coalescence with villages of
Pucklechurch and Siston should be an
additional constraint
Area of land south of the A420 has a history of
flooding and water-logging. Any new
development will exacerbate the problem.
Add power lines which cross the site.

✔

✔
✔
✔

Archaeological sites at Webbs Heath Drift
mine and ditched encampment at Oldland
Common.

✔

Parish & Town
Councils/
Political Groups/
Councillors

•
•

•
•
Specific
Consultees

•
•
•

Environmental/
Community/ Other

✔

✔

•

Developers/Landow
ners/ Consultants

✔

The need to protect the rich wildlife in the area
and rich grassland and ancient hedgerows
should be a constraint
Add lack of existing facilities including shops.

Other Comments
Members of the
•
Public
•

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔

The rural area to the east of Oldland Common including Boyd Valley is an
important recreational facility
Rather than more employment in villages public transport should be
improved including bus to North Fringe that does not go via UWE.
Shortage of jobs in this area is because people have had to move away
from problem areas near employment. Sort these areas out first.
Agree subject to efforts to secure sustainability.
In addition to constraint there have been many initiatives over recent years
to enhance the area to the east of Bristol and complement the urban fringe
(20 examples provided). To concentrate large housing area here would
undermine careful and sensitive planning and give rise to conflict.
This area has already taken a lot of development and should not have
more.
Monetary contributions from developers should be discouraged in favour of
setting aside land.
There is no reference to flood risk from the Siston, Warmley and Folly
Brook or the Bristol Frome as a constraint
The Corridors of the Siston and Warmley brooks are highlighted as
important and it should be endorsed that they are retained for wildlife and
amenity.
A detailed landscape and historic environment characterisation study of
the area of search would help to inform the decision making process.
There is likely to be important if not yet understood archaeology in this
area which should be properly assessed.
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Question 55
Have we identified the right objectives for the Core Strategy?

Yes

No

Members of the Public

49

24

Parish & Town Councils/Political
Groups/Councillors

6

3

Specific Consultees

1

0

Developers/Landowners/ Consultants

10

4

Environmental/ Community/Other

3

4

The ridgelines should not be so heavily valued
or protected
First objective should be to accommodate
growth identified in RSS
Development should be as car free as
practical
Should refer to need to create a network
quality green spaces and access to and
delivery of Forest of Avon
Disagree with loss of Green Belt. Maintain
existing boundary which should be long term
Better to improve public transport provision to
existing employment areas than to build more
New employment sites in the urban extension
will attract people to drive in from outside
South Gloucestershire. Employment sites in
the existing urban area should be developed
and regenerated.
Recognise conservation areas
Not all objectives have been identified. Local
people should be consulted as well as
developers.
Disagree with the level of housing need
identified.
Objectives are too similar to the rest of S. Glos
this area is fundamentally different.

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation for “No”

✔
✔
✔
✔
✔
✔
✔

✔
✔
✔
✔

Spatial Strategy – East Fringe of Bristol Urban Area

144

Disagree with loss of village identity and open
land.
Need to protect existing as well as new
residents from the new development and from
pollution.
Add provision for places of worship
Ensure that Priority areas for regeneration will
have positive benefits
Include separate element on education and
learning reflecting the increased future
importance of “knowledge transfer” based
industries in the area.
No need for more housing

Other Comments
Members of the
Public
Parish & Town
Councils/Political
Groups/Councillors

Developers/
Landowners/
Consultants

•
•
•
•

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Summary of Responses to Issues & Options Consultation Document

Members of the
Public

South Gloucestershire Council

✔
✔
✔

✔
✔
✔

✔

If problems in other areas were sorted out there would be no need for
this urban extension.
The objectives are based on a “fait accompli” in terms of loss of green
belt land.
None of these objectives will be secured in Oldland Common if an urban
extension is built here. Congestion will be worsened, ridgelines will not
be protected, wildlife and green belt will be lost.
It is specifically important to achieve the best possible integration with
the existing communities in terms of all forms of access and to determine
the long term future of the area as a large community.
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Question 56
Which option do you think would best achieve our objectives for the site?

Option 1

Option 2

Members of the Public

30

18

Parish & Town Councils/Political
Groups/Councillors

4

2

Specific Consultees

0

1

Developers/Landowners/ Consultants

4

9

Environmental/ Community/Other

1

1

Other Comments
Members of
•
the Public
•
•

Parish & Town
Councils/
Political
Groups/
Councillors

•
•
•
•
•
•

Specific
Consultees

•

Developers/
Landowners/
Consultants

•
•
•
•
•

Neither – Green Belt should be kept as it is with the A4175 providing the
edge to the urban area and villages maintaining their current status.
The Oldland area has good existing bus links and cycle links to Keynsham
station which could be improved and used more.
I am In favour of realigning the green belt to provide additional housing
which is so desperately needed. I am in favour of more housing in
Shortwood e.g. to accommodate workers for the new Science Park in
Emersons Green who could then walk/cycle to work. South Glos is already
very well served with green spaces. The council is very good at providing
these - for example the community forest at Warmley and Siston is fantastic.
Superficially there is little difference between the two options
Neither. Area of search should be north of A420. It is not sustainable to
build on Green Belt land.
Both options would be unacceptably damaging to views, wildlife, informal
recreation and conservation interests in the area.
The scale of new homes may undermine the Councils ability to recognise
and enhance the distinctive character of different localities to give residents
a sense of community e.g. Shortwood and Pucklechurch.
Any new homes in this area would be expose to poor air quality form the
Ring Road and M4.
Once you start expanding east of Kingswood into the Green Belt where do
you stop?
It appears that given the evidence on topological and environmental
constraints provided Option 2 performs slightly better (South West Regional
Assembly).
Both options are the same and neither is in conformity with the RSS as the
area of search has been extended south of the A420
Both options have too much employment and should be housing led. This
amount of employment land will create 7,500 jobs and will lead to congestion
on the Ring Road.
The options presented (due to the constraints) mean that growth could be
piecemeal and areas will be developed with little relation to each other.
Both options should be employment led as housing will lead to congestion
and not rebalance the existing jobs/homes imbalance in the area.
There should be at least 5,000 houses in this area and it is right to develop
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•
•
•

•
•
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in the Siston area in general.
Further work on constraints and master-planning is needed to determine the
final areas for development which may mean that development extends
beyond the areas shown.
Fully support identification of land further south in both options as this would
enable development to the north of the area of search to avoid scarp and
keep development close to the existing urban area.
Agree that new areas of development along the east fringe should be
located where landscape constraints allow, where extensions to movement
and access allow and where there area opportunities to build district centres
for extended local populations as suggested by the Councils options rather
than one separate new community.
Development at Oldland Common would have benefits in terms of delivery
as it would build on existing services and facilities and could be delivered in
the short to medium term.
Land at Mangotsfield Golf course identified in Option 1 is too high.
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Question 57
Can you suggest an alternative option for development in this area?

No

Yes

Members of the Public

35

40

Parish & Town Councils/Political
Groups/Councillors

7

2

Specific Consultees

0

1

Developers/Landowners/ Consultants

7

9

Environmental/ Community/Other

1

2

An alternative option to north of the A420 is
proposed for 8,000 houses and a reduced
amount of employment.
An option to develop green belt land to the
west of the Ring Road north of Mangotsfield
School is proposed to accommodate c250
dwellings.
Land between the A420 south to the Redhill
escarpment should be included to minimise
landscape impact.
Neither option meets RSS growth
requirements and more concentrated options
in north, central and south should be
assessed.
Consider land at Glenfern Yard, Carsons
Road for development.
Options should be based primarily on
sustainability criteria.
Not on Green Belt land

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Alternative Option

✔
✔

✔
✔

✔
✔
✔

✔

Not around Oldland Common beyond the
A4175
Need alternative option as Options 1 & 2
seem pretty identical
Build on brownfield land within the urban
areas e.g. Cecil Road Kingswood.
Don’t build as many houses

✔

✔

Develop land below Bitton railway

✔

✔
✔
✔
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Build higher density in urban area

✔

Concentrate around Oldland/Cadbury
Heath/Warmley and away from Shortwood &
Siston. This would maximise use of existing
facilities and minimise landscape impact.
Maximise use of existing housing stock by
financial incentives for the elderly to move out
of family housing into smaller properties.
Include a larger area of land linking Bridgeyate
and Siston Common including land at The
Poplars and Syston Farm rather than land at
Oldland.
Strong objection to building between
Bridgeyate and Bitton. North Common has
expanded from 100-1,600 houses in the last
30 years and should not have to expand
further. Bitton village should not be included
in urban area.
Concern about infrastructure and drainage
impacts of this development on Bitton.
Include land at Castle Road, Hanham as a
sustainable, non strategic Green Belt release
to relieve pressure on more sensitive parts of
Area D.
There is no need for employment land to be
provided in the urban extension since Bristol
City centre is a major employment area.
Land adjacent to Lodge Farm, Carsons Road
Mangotsfield should be included in the urban
extension at Area D
Build a new community on non Green Belt
land in the north of South Gloucestershire.
Build at Thornbury and spread more evenly
across all the villages in the district.
The Council should suggest other areas which
do not involve urban sprawl
Include land at Pucklechurch

✔

Land at 3 Main Road Shortwood should be
included within the urban extension
Land at Myrtle Farm, Siston Hill should be
included for development in the urban
extension
The following sites should be considered as
housing or mixed use sites instead of the land
at proposed at Oldand – Intier site at Bitton,
Jarretts Nursery, Bath Road and Richards
Nursery off Keynsham Road.
Don’t build on Siston

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors
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Members of the
Public

South Gloucestershire Council

✔
✔

✔

✔
✔

✔
✔
✔

✔

✔
✔
✔
✔
✔
✔

✔
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Other Comments
Developers/
Landowners/
Consultants

•
•
•

Environmental/
Community/Other

•

Having a larger area of development around Siston instead of Oldland
would avoid sporadic development and allow an integrated transport
solution.
Development should be informed by constraints mapping and master
planning. This may ultimately mean that development extends beyond
area of search identified.
Development at this location needs to be related closely to the City and
its services and facilities this suggests a narrow band of development.
Both options involve adverse impact on SNCIs and such impact is
strongly opposed. There should be no net loss of biodiversity.
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Question 58
Do you agree with the key services, facilities and infrastructure required?

Yes

No

Members of the Public

48

21

Parish & Town Councils/Political
Groups/Councillors

6

4

Specific Consultees

1

0

Developers/Landowners/ Consultants

8

5

Environmental/ Community/Other

2

1

Add Hospital/surgery provision transport to
Southmead from here is very difficult.
Add new motorway junction to M4.

✔

A4174 improvements through to south Bristol,
Supertram or equivalent.
New rapid transit route should not be on
existing roads but on new or extended roads.
Transport for existing residents must be
improved first as the area is already
congested. E.g. by restricting routes which are
currently overloaded.
The ecology of the land beyond the ring road
must be protected
Do not agree that a park and ride facility is
required within the Emersons Green East
development site identified in the local plan
It is not considered that a bus rapid transit
route is critical to the delivery of this
development as a single large scale
development at Siston Common will be able to
link with existing facilities and minimise out
migration from the urban extension.
Development should not be contingent on
improvements to public transport which are
unlikely to happen and will not solve problems
as roads into Bristol are so narrow.

✔

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

Parish & Town
Councils/ Political
Groups/ Councillors

Members of the
Public

Explanation for what is wrong or missing

✔

✔
✔

✔
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✔

151

Gas supply

✔

Skateboard park, football pitches, youth clubs,
bike track.
Include places of worship.

✔

•
•

Parish & Town
Councils/Political
Groups/Councillors

•

Specific Consultees

•

•

•
•
Developers/
Landowners/
Consultants

•

•

Environmental/
Community/Other

•

Environmental/
Community/ Other

Developers/Landow
ners/ Consultants

Specific Consultees

✔

Higher priority should be given to health and
community rather than shopping.

Other Comments
Members of the
Public

Parish & Town
Councils/ Political
Groups/ Councillors
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Members of the
Public
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✔
✔

Existing centres close by are in decline. Resources should be
allocated to developing the existing centres rather than creating new
ones.
All these things are already needed now for existing residents.
Address existing problems rather than creating more for the future.
New services and facilities should link to priority neighbourhoods so
that they do not go into further decline.
Wick and Abson PC welcomes the acknowledgement that there will be
an increase in traffic on the A420 and the A4465, particularly as
alternative routes to the M4, and that the impact on the Ring Road and
motorway junctions needs further examination.
Note that the Bus Rapid Transit Route 2 is critical to this urban
extension. It is important to ensure that any new development is
physically aligned to the proposed route and to secure financial
contributions from the developer (South West Regional Assembly)
Note that there are strategic 132kV overhead electricity distribution
circuits within area of search. Detailed provided on policy with regard
to such circuits (Western Power Distribution)
Detailed comments on strategic sewerage requirement provided by
Wessex Water.
Precise services etc will be subject to detailed consideration at the
appropriate time. Development will not be able to fund all these and
should not be a precondition to development taking place. Transport
studies should be done now and provision phased so as not to delay
development.
Agree but much development can be achieved without the entire
identified infrastructure being in place a the beginning, an iterative
approach can work.
Strategic Green Infrastructure needs to be of an appropriate design
and scale and long term management needs to be considered. The
Forestry Commission could be a key managing agency in this area.
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Introduction
This note provides a summary of the consultation responses received to the Core
Strategy Issues and Options Consultation in relation to the East Bristol Urban
Extension (EBUE). The document identified three locations to the east of Bristol to
accommodate 5,000 - 6,000 dwellings; at Shortwood, Warmley & Oldland Common.
SGC has since considered the draft RSS (changes) requirement to accommodate
8,000 dwellings at East Bristol and justified the omission of any development here on
the basis of the level of public objection.
The purpose, therefore, is to consider the representations made in 2008 to understand
the level of objection then expressed in relation to development within the green belt
at east Bristol relative to development in the green belt at the other strategic locations
identified in the draft South West RSS (before the changes). Further, to seek an
understanding of the potential level of objection to a smaller scheme around
Warmley, separated from Shortwood and Oldland Common and without any reliance
on development at these locations.
Public responses
SGC published a Summary of Responses (March 2010) to the Issues & Options
consultation, which took place May - July 2008. The following was reported:
•
•
•

1.300 responses were received, a high percentage were from SGC residents
There is a broad opinion that the scale of growth proposed is too high and
general objection to the release of greenfield and green belt land
In response to the questionnaire, 25 members of the public supported the
release of land from the Green Belt at East Bristol if sufficient land within the
urban area could not be found, compared to 23 in respect of the North Fringe
(including land to the west of the M32 & around Cribbs Causeway) where the
majority of people supported the use of employment land and building at
higher densities.

In respect of the options put forward for East Bristol, a total of 146 individual
responses were received from members of the public. TOR has analysed the responses
in the attached tables.
Whilst 105 responses objected to the release of green belt land, it is clear that the
majority of comments (80) reflected specific concerns about the loss of character and

1

identity of Shortwood. Only 28 responses were from residents in the Warmley and
Bridgeyate area, who raised the following key issues:
•
•
•
•

The ability of the existing infrastructure to cope with new development
Traffic congestion
Increased flood risk
The principle of removing land from the green belt.

Only 3 responses specifically referred to North Common and the Webbs Heath
villages.
Interest group consultation responses
A summary of responses is attached and outlined below.
Parish Councils
A total of six parish councils made representations relevant to the EBUE. A further
eleven parish councils either did not comment at all on the Core Strategy or didn’t
comment on the specific proposals for the EBUE. Key issues raised were:
•
•
•
•
•
•
•
•

More houses will increase traffic congestion
There are few opportunities for employment in development area
Protected species and ancient hedgerows should not be lost
There is a lack of local facilities within the parish
Increased risk of flooding
Loss of public footpaths
The A1475 forms a identifiable boundary to the urban area and should not be
crossed
The housing deficit is in the North rather than the South of South
Gloucestershire

Specific Consultees
Most of the specific consultees made generic comments relating to their field of
expertise. The Forestry Commission expressed interest in the possibility of using its
land at Siston and Webbs Heath for a combination of forestry and urban space. Both
the Environment Agency and Highways Agency echoed local concerns made by the
residents. The Environment Agency raised the flood risk/ drainage issues of Siston
and Folly Brook and the Bristol Frome and the Highways Agency stated that major
development could have significant impact on the road network, which is already
under considerable pressure.
Questionnaire responses
Most responses to the questionnaire preferred building housing at high density to
building on greenfield sites. Few responses had an opinion on whether Option 1 or
Option 2 was a better strategy for the EBUE, although of those that did respond to this
question the majority preferred option 1. Two responses again noted the traffic
congestion on the A431 and the need for affordable housing. The majority agreed
with the key services, facilities and infrastructure stated as required within the Core
Strategy (Q58).
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Warmley urban extension
South Gloucestershire Core Strategy – Issues and Options
Interest groups consultation responses
Interest Group

Comment on Comment
East Bristol
(Y/N)
Letters of representation
Parish councils
Bradley Stoke
Y
More houses only add to current traffic congestion.
Town Council
Few opportunities for employment in area set aside
between Brideyate and Oldland Common.
The area has established wildlife corridors which link to
the countryside.
Protected species and ancient hedgerows should not be
lost.
Almondsbury
N
Downend &
N
Bromley
Little Sodbury
N
Wick & Abson Y
Acknowledge the impact on the Avon Ring Road and
motorway junctions requires further examination and
would support this whole-heartedly
Siston
Y
Concerns about visual impact, proximity of development
to conservation area, additional congestion on country
roads, lack of local facilities within the parish, no focal
centre of development, air pollution, damage to Siston
Brook, increased risk of flooding, loss of public footpath
from Webbs Heath to Warmley Forest Park, loss of
wildlife corridors, opening the flood gates for more
applications
Yate Town
Y
Community plan has found no desire for development
Council
and growth
No growth without improved facilities
Bitton
Y
Against development in the Green belt. The A1475 forms
an obvious and identifiable boundary. The character alters
completely to the east – no modern buildings.
The road networks is over used and there are traffic
problems. There are few employment opportunities of
sufficient scale close to the proposals.
Hawkesbury
N
Aust
N
Others
Roger Berry
Y
Opposed as housing deficit is in the north of South
Kingswood MP
Gloucestershire and not the south
Therefore environmental and transport implications
would be very damaging
The proposal threatens the credibility of the Green belt
Conservation
Y
Proposals will cause an increase in number of people
151044b 110218

Group on South
Gloucestershire
Council

Avon Wildlife
Trust

Y

Police
Architectural
Liason Officer

Y

Bitton Village
Residents
Association

Y

North Common
Village Hall

Y

Forestry
Commission

Y

Safer South
Gloucestershire

Y

Western Power
Distribution
Environment
Agency

Y

Highways
Agency

Y

South West

Y

151044b 110218

Y

needing to travel to work.
Real potential for significant loss of habitats and threats
to new areas of woodland planting
Scale of housing may undermine the council’s ability to
recognise and enhance the distinctive character of the
localities
Poor air quality and noise from Avon Ring Road
Efficient use of land should be in the spirit of PPS3,
which outlines that developments should be sustainable
and environmentally friendly
Where greenbelt is earmarked for development
compensation would be expected elsewhere so there
would be no biodiversity loss.
The trust is opposed to the Bus Rapid Transit (BRT) in
principle as it will affect many SNCIs.
Extremely concerned about both extension options as
both would involve ‘adverse impact’ on SNCIs.
Extension of the East Fringe creates a great demand upon
the delivery of the police service. The ring road will be
beneficial for the police station.
Would like to be considered in S106 agreements if long
term plans exist
The green belt has always been regarded by residents as
sacred
Nothing will protect Bitton from merging with Bristol
The A4175 forms an obvious boundary. Building on the
other side of it would be a disaster
Would prefer development on Intier factory brownfield
site in Bitton
Infrastructure won’t cope and where will the people
work?
Every member is horrified at the proposal
A past increase of 100 to 1500 houses is enough for the
community to cope with
Interested in the possibility of using their land at Siston
and Webbs Heath for a mixture of Forestry and urban
space.
Sees immense potential and possibilities in a joined-up
strategy to monitor and react to traffic congestion in
Bristol and South Gloucestershire.
No objection
There is no reference to flood risk or drainage issues from
the Siston and Folly Brook and the Bristol Frome as a
constraint
Is concerned about a major development in this part of
South Glos on the basis of its potential impact on the
SRN which is already under severe pressure.
Both options represent rather scattered development.

Regional
Assembly
Questionnaire response
Tormarton
N
Parish Council
Tortworth
N
Parish Council
Sodbuy Town
N
Council
Tytherington
N
Parish Council
Olveston Parish N
Council
Oldbury on
N
Severn Parish
Council
Oldland Parish
Y
Council
Avonside CPRE N
South
Y
Gloucestershire
Primary Care
Trust

St Mary’s and
St Paul’s
Churches

Y

Cllrs Heather
and John
Goddard

Y

Cllr Sheila
Mead
Cllr Jane
Allinson

Y

151044b 110218

Y

However the area is constrained by topography and
environmental designations

Think option 1 is preferable and no other options should
be considered. Agrees with the key services, facilities and
infrastructure required.
Favours building housing at high density to minimise
land required
Would like small office developments and retail/leisure
developments mixed in with housing and local centres
Would like to see good links built across the ring road
and improve community facilities
No opinion on quantity of accessible green spaces
Agree with constraints and objectives within the Core
Strategy but do not have a preference to a development
option
Feels that the Core Strategy has missed affordable and
supported mixed housing, aspects of sustainable
development and respect for the natural environment
(both local and global)
Important that existing employment land is kept.
There is not a shortage in housing in East Bristol
Housing should be built at higher densities to minimise
the amount of land required
Existing available land should be used for high quality
skilled engineering jobs
Note the congestion on A431
The quantity and quality of accessible green spaces is
reasonable with a lack of formal sports facilities
Agree with constraints and objectives within the Core
Strategy and prefers option 2 for development
Need for affordable housing
Green belt land is needed for food production and flora
and fauna should be protected
Jobs should be in close proximity to the work force to

Cllr Jane
Allinson

Y

Local Ramblers
Association
Group

N

151044b 110218

Need for affordable housing
Green belt land is needed for food production and flora
and fauna should be protected
Jobs should be in close proximity to the work force to
reduce the amount of cars travelling to places of
employment
Developments should have carefully integrated social
housing units to prevent "ghettoisation"
Residents should be able to have more say in their
community
Land should not be removed from the Green belt at
Oldland Common. An in depth study in needed for other
land at Oldland Common.

P1
P2
P3
P4
P5
P6
P7
P8
P9
P10
P11
P12
P13
P14
P15
P16
P17
P18
P19
P20
P21
P22
All
Warmley
Siston parish
Bridgeyate
Warmley
Warmley
Warmley
Warmley
Warmley
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
1
1
1

1
1
1
1
1
1
1

1
1

1
1
1

1

1
1

1

1
1
1
1
1

1
1

1
1
1
1
1
1
1

1
1
1
1
1
1
1
1
1
1
1
1

1
1
1

1
1
1

1
1
1

1
1
1
1

1
1
1

1
1
1

1

1
1

1

1

1

1

1
1

1

1
1

1
1

1

1

1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

1

Local infrastructure can not cope
with additional demands

1

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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P23
P24
P25
P26
P27
P28
P29
P30
P31
P32
P33
P34
P35
P36
P37
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Warmley
Oldland Common
Oldland Common
Shortwood
Warmley
Warmley
Bridgeyate
Oldland Common

P38
P39
P40
P41
P42
P43
Bridgeyate
Bridgeyate
Warmley
Warmley
Oldland Common

P44
Webbs Heath
1

1

1

1
1
1
1
1
1
1
1

1

1
1

1
1

1

1
1

1
1

1

1
1
1
1

1

1
1

1
1
1
1

1
1

1
1
1

1

1
1
1
1

1
1

1
1
1
1

1
1
1
1
1

1

1

1
1

1
1

1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

Local infrastructure can not cope
with additional demands

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

1

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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1
1

1

1
1

1
1

P45
P46
P47
P48
P49
P50
P51
P52
P53
P54
P55
P56
P57
P58
P59
P60
P61
P62
P63
P64
P65
P66
Warmley
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Pucklechurch
Shortwood
Shortwood
Shortwood
Emersons Green
Emersons Green
Emersons Green
Shortwood
Shortwood
Emersons Green
Emersons Green
1
1
1
1
1
1
1
1
1
1

1
1
1
1

1
1
1

1

1
1

1

1

1

1

1
1
1
1
1
1

1
1
1
1
1
1
1

1
1
1
1

Traffic congestion and use of 'rat
runs'

1
1

1

1
1

1
1

1
1

1
1

1

1
1
1
1
1

1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Local infrastructure can not cope
with additional demands

1
1
1
1
1
1

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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P67
P68
P69
P70
P71
P72
P73
P74
P75
P76
P77
P78
P79
P80
P81
P82
P83
P84
P85
P86
P87
P88
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
1
1
1
1
1
1
1

1
1
1
1
1
1
1

1
1
1

1
1

1
1
1
1
1

1

1

1
1
1

1
1
1
1
1

1
1

1
1

1

1

1
1

1
1
1

1
1
1
1
1
1
1
1

1
1
1
1
1
1
1

1

1

1

1

1
1

1

1

1

1
1

1

1
1

1
1
1
1

1
1

1

1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

Local infrastructure can not cope
with additional demands

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

1

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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1

1

1
1

1

P89
P90
P91
P92
P93
P94
P95
P96
P97
P98
P99
P100
P101
P102
P103
P104
P105
P106
P107
P108
P109
P110
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
1
1

1
1

1
1
1
1

1
1
1
1
1
1
1
1

1

1
1

1

1

1
1

1

1

1

1
1
1
1
1
1
1
1

1
1
1
1

1
1

1
1
1
1
1
1
1
1

1

1

1
1

1

1

1

1
1

1

1
1

1

1

1
1
1
1

1

1
1
1

1
1

1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

Local infrastructure can not cope
with additional demands

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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P111
P112
P113
P114
P115
P116
P117
P118
P119
P120
P121
P122
P123
P124
P125
P126
P127
P128
P129
P130
P131
P132
Warmley
Warmley
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
Shortwood
1
1

1
1
1
1
1
1

1
1

1

1

1
1

1
1
1

1

1

1

1

1

1
1
1
1
1

1
1

1

1
1
1
1

1
1
1
1
1
1
1
1
1
1

1
1

1
1
1
1
1

1
1

1

1

1

1
1
1
1

1
1

1
1

1
1

1
1
1

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

Local infrastructure can not cope
with additional demands

Object to 30,000 dwellings
proposed in RSS and the
consultation process

Green belt land should be
protected and the boundary
should not be altered

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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P133
P134
P135
P136
P137
P138
P139
P140
P141
P142
P143
P144
P145
P146
Shortwood
Shortwood
Warmley
Shortwood
Bridgeyate
Bridgeyate
Warmley
Bridgeyate
Warmley
Bridgeyate
Bridgeyate
Bridgeyate
Bridgeyate
Warmley
TOTALS
1

80
31
1

1

1

15
51

1

1

1

1
105
47

1
1

1

1

1

1
1
1
27
1
1
1
1
1
1
1
1
61
12
32
2

1

1

12
0
3

1
1

1
6
2

No benefits to local residents

Common land should not be built
on

Green Link

Parking problems

Alternative preferable sites
Further employment space is
required
Keep idenitity North Common
and Webbs Heath villages

Drainage and flooding issues
Increase in noise and air
pollution
Impact on local archaeological
assets

Traffic congestion and use of 'rat
runs'

1
1

Local infrastructure can not cope
with additional demands

Object to 30,000 dwellings
proposed in RSS and the
consultation process

1
1

Green belt land should be
protected and the boundary
should not be altered

Impact on ecology

Loss of Informal recreation
opportunites in the countryside

Impact on countryisde's visual
and landscape value

Shortwood would lose its village
character

Specific location mentioned

Reference
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1

1
1

1
1
1

1
1
1
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Warmley
d

Future Gard
o
A
en
N eig h b o u r h o

a self-contained
compact
community
within a
future garden
neighbourhood
Provide a walkable development
either side of Siston Brook
Provide a compact community
focused around mixed-use areas,
with landmark spaces and
convenient public transport
Provide a mix of complementary
uses, including education, to
encourage a sustainable and
active community
Provide a distinct new place
that is drawn on the principles
of Garden on the principles of
New Garden Neighbourhoods and
responds to the character of
South Gloucestershire

employment led
Integrate new employment
opportunities for existing and
future residents
Integrate uses which will help to
boost the local economy and
identity
Integrate a mix of small-scale
employment opportunities within
the development core
Integrate larger scale employment
opportunities close to the ring
road to avoid unnecessary traffic
within the residential areas
Integrate landmark development
on the primary site access

embedded green
infrastructure

whole system
approach

Deliver robust and connected
green infrastructure that is
focused on new and retained
planting around Siston, including
Hanging Wood, as a great heart

Enable local food production
through the provision of a
community farm and allotments

Deliver a series of green arteries
through the development,
including the retention and
enhancement of the Siston Brook
corridor
Deliver accessible multi-functional
and high quality green space to
promote healthy living
Deliver safe, direct and attractive
pedestrian and cycle links with
connections to the Bristol and
Bath cycle path
Deliver an environment that
provides social and community
benefits and enhances
biodiversity and ecology

Provide an integrated approach
to energy and waste
Enable a sustainable approach
to drainage through a network
of attractive ponds, swales and
other features
Promote innovation and quality
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Vision

The Vision for Warmley Urban Extension is to
create a self-contained compact community
set within a Garden Neighbourhood where
people will aspire to live, work and enjoy
leisure time. To accommodate a mixed
use, employment led development the site
will provide embedded green infrastructure
that responds to the distinct landscape
characteristics. The development will take
a whole system approach to include
innovative strategies for food, waste, water
energy and will reflect and integrate with the
surrounding context.
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1. Introduction
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1.1 Introduction

This Planning and Design Statement has been prepared on behalf
of Barratt Developments Plc and Bloor Homes Ltd, to elaborate
upon the emerging proposals for a sustainable and integrated garden
neighbourhood development to Warmley.

The purpose of this document is to present
summary details of the emerging proposals for
Warmley Urban Extension, which will be subject
to public consultation and effective community
engagement in due course. The document sets
out the following:
1.1.1

document structure
1.1.5

Section 2: Context Assessment
This sets out:

1.1.6

•
The vision, design approach and philosophy
for the Warmley Urban Extension is to deliver
a compact and self sustained community set
within a garden neighbourhood.

1.1.2

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

•
•
•

1.1.3

•
•
•

•
•

Planning
Landscape
Visual

A draft concept plan and a discussion of
various aspects of the proposed development
principles. Conclusions that evaluate the
sustainability and suitability of the proposals,
addressing the social need for more housing,
including affordable housing in one of the most
deprived areas of the Bristol Fringe, and including
the potential to create high quality development
with significant economic benefits, in accordance
with the NPPF.
1.1.4

The document is structured as follows:

The historic context of the site and the
surroundings.
Planning context and site as a strategic
development opportunity
Transport connections
The landscape context in terms of
character, topography and views
Local facilities and services; and
A character assessment of distinctive places
which are characteristic of the local area
and will inform developing principles for
layout and appearance.

Section 3: Site Analysis
1.1.7 This section presents the results of various
technical studies and assessments of the site,
including topography, landscape, access and
movement through the site.
Although further technical work would need
to be undertaken in association with a planning
application, initial desk top and walkover surveys
in respect of archaeology, ecology and the
water environment have identified no potential
‘showstoppers’ to development.
1.1.8

Section 4: Masterplan and Development
Principles
1.1.9 This section draws on the findings set out
in Sections 2 and 3, and within the Vision set
out at the start of the document to present
a strategic masterplan for the proposed
development. The masterplan will demonstrate
how it responds to the landscape and
environmental context, the existing movement
network, the green infrastructure network
and existing infrastructure. The masterplan is
presented in a series of plans and explanatory
text relating to masterplan strategies for
movement, landscape, and green infrastructure.
This section also includes a set of strategic
principles and strategies to accompany the
masterplan.
Section 5: Conclusion
This section sets out a summary of the main
findings and explains how the design principles
and masterplan will deliver the vision set out at
the start of the document.

1.1.10
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figure 1:

Wider Location Plan
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1.2 Strategic Opportunity
The site is strategically very well placed and will form a logical urban
extension to East Bristol which will deliver a high quality, integrated and
sustainable new Garden neighbourhood. The diagram on the opposite
page summarises the strategic location and opportunities for connection.

urban context
The proposed development site lies within
South Gloucestershire, north of Warmley on the
eastern edge of Bristol. It is located 5 miles from
Bristol City Centre and in close proximity to
the existing built-up area of Bristol to the west
and south, it has an urban context. Its position
at the edge of Cotswolds, and its role as part
of the green belt between Bristol and Bath are
important considerations.

1.2.1

existing centres and
expansion of bristol
Historically Bristol has expanded to the
East with development along the radial
arteries emerging from the centre. The existing
settlements of St George , Kingswood and
Warmley developed along the A420 radial corridor
as a distinct neighbourhood and today due to
expansion they have been absorbed in to the
city. The identified site area is in close proximity
of these settlements and the next area along
this route which will form a logical expansion to
east Bristol. There is an opportunity to connect
directly to the residential and employment areas
within these settlements to create a balanced,
mixed –use, compact and a sustainable
community.
1.2.2

sustainable transport
connections
Strategically, the site offers a real opportunity
to provide convenient, direct and sustainable
connections to Bristol City Centre and Bath.
1.2.3

Local Highway Network
1.2.4 The site is bounded by a local highway
network to the east and south providing direct
access to connect to the wider area. The Avon
Ring Road (A4174) is to the west of the site and
connects a number of retail parks and M4 to
the north, and provides direct links towards
Bath and Bristol Airport to the south. The A420
is to the south of the site and provides direct
connection to Kingswood Town Centre and
Bristol City centre to the west and links to A46
to further east at Cold Aston
Pedestrian and Cycle paths
1.2.5 The site lies alongside the well used Bristol to
Bath cycle path, which provides a high quality
link between the cities. The route uses the
disused railway route which is traffic free and
passes through Warmley, leading along the ring
road and then west towards Bristol.
The Regional Cycle Routes (RCR) 10 and 16
are to the north of the site and provide a link
towards retail parks in the north.
1.2.6

There is an opportunity to provide direct
connections to this well used cycle link and
encourage sustainable modes of transport.

1.2.7

Bus Rapid Transit
Bus Rapid Transit (BRT) routes will provide
segregated bus lanes linking major employment,
retail and transport hubs in Bristol and Bath.
A new terminus is proposed at Emersons Green
Retail Park to the north of the site. There is
an opportunity to provide for a new bus route
through the site and connect to this possible
BRT terminus at Emersons Green Retail Park.
1.2.8

In addition to the above there is an
opportunity to introduce new bus links from the
A420 to the south of the site connecting Bristol
City centre and Kingswood Town Centre to the
east.
1.2.9

Expansion of Green links through the
development
1.2.10 To the north and east of the site the
pronounced and undulating topography, of
Oldland and Siston ridges, visually contains the
site and forms a strong and significant feature
in the landscape. Siston Brook, a tributary of
the River Avon runs through the centre of the
site and the Common Land is frequent and
cuts diagonally through the site. There is an
opportunity for the development to embrace
these existing features and provide embedded
new multifunctional green links through the
development that responds to the distinct
landscape characterstics
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figure 2:

Strategic Opportunity Diagram
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1.3 Planning Context
In the early stages of plan preparation South Gloucestershire Council supported development around
Warmley, accepting that strategic development in this location could be achieved with the following
advantages:

•

•
•
•
•

•
•

•

“Visually important hillsides and ridgeline are
protected, which can form a settlement
edge
Respectful of commons and recreation land
Good potential to integrate with existing
urban communities
Historical assets and settings are offered
acceptable protection
Respects natural features to create a
long term settlement edge for the urban
extension
Respectful of Commons and recreational
land
Employment provision will be made within
the development areas to help to address
the current imbalance between jobs and
workers in the wider area
Close proximity to the Bristol – Bath cycle
route” (ref Initial SA May 2008)

This supported two options for development
as identified in the Issues and Options document
(April 2008), both of which included land for
development at Warmley consistent with the
area now being put forward for an allocation.
Subsequent discussions with officers outlined
a number of place making objectives for
development and confirmed the opportunity to
create a new long term edge to the Green Belt.
Whilst the Council omitted this development
potential from later versions of the Core
Strategy, no further evidence has been published
to contradict the initial stated advantages.
1.3.1

Representations have been made to all stages
of the process, including to the examination.
These representations have demonstrated that
the Core Strategy makes insufficient provision for
housing, is undeliverable and inflexible in respect
of its housing trajectory, is unjustified in terms
of the approach to land at Warmley and is
inconsistent with the NPPF. There are important
social, economic and environmental advantages
in facilitating strategic mixed-use development
at Warmley, which would fully accord with
the presumption in favour of sustainable
development.

1.3.2
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figure 3:

Option 2 - Issues and options, East fringe of Bristol, Core Strategy 2008
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1.4 The Site
The site lies within South Gloucestershire, north of Warmley and is
located approximately 5 miles to the east of Bristol City Centre. The
site boundaries are broadly defined by the Avon Ring Road (A4174) to the
west; Warmley and A420 to the south; Webbs Heath/Siston Lane to
the east and Shortwood Golf Course/woodland and agricultural land to
the north and northeast

site description
The site area comprises of 147 hectares of
agricultural land and the small settlements
at Goose Green and Webbs Heath. It is a
gently undulating landscape, which rises
gradually towards ridgelines within the adjoining
Shortwood Golf Course and is crossed by Siston
Brook and a number of field hedgerows.
1.4.1

The site is crossed by several country lanes
(Goose Green, Webbs Heath and Siston Lane),
while the primary vehicular access points are
from the west off the A4174 Bristol Ring Road

via Carsons Road Link and from the east off
the A420 London Road via Webbs Heath. Local
connections are available via Siston Hill and
Carsons Road to Warmley and Mangotsfield.
The site is also crossed by several Public Rights
of Way and a Community Forest Path, which
offer further opportunities for integration of the
development into the established urban area.

1.4.2

Common land at Goose Green

Siston Brook runs through the site from the
north east to south west. The watercourse
flows from the nearby Siston Conservation

1.4.3

Common land

Area, which comprises a well preserved, Grade I
Listed Elizabethan manor and adjacent church,
hamlet and rural landscape. This historic area
is separated from the proposed development
site by established woodland and hedgerows, as
well as significant additional planting. The site is
crossed by a number of field hedgerows, while
there are significant areas of common land at
Goose Green and Webbs Heath which will be
retained. Warmley Forest Park is a significant area
of open space to the south west of the site.

The A4174 Ring Road crossed by the Bristol to Bath cyclepath
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figure 4:

Aerial Photograph With Red Line
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figure 5:

View West
1

Siston Roundabout Junction - Links to existing residential area

2 Integrate existing residential area
3 Existing pedestrian links to Warmley Forest Park
4 Existing employment
5 A4174
6 Carson’s Road

This view shows the site with it’s immediate context of recent
development at Mangotsfield and the A4174. There is an opportunity to
provide employment uses within this area and new access for all vehicles
through Siston roundabout. There will also be opportunities to link with
the proposed Bus Rapid Transit (BRT) link which will connect the site to
Emersons Green Retail Park in the north and Longwell Green Retail Park
to the south.
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figure 6:

View North
1

Existing development at Warmley

2 Existing cycle route - Bristol and Bath Railway Path
3 Nature trail
4 A420
5 Siston Tributary
6 Common Land
7 Warmley Forest Park

This view shows the existing development at Warmley to the south of
the site. There is an opportunity to integrate the new development with
existing footpaths and cycle routes, including links towards the Bristol
and Bath Railway Path. There is also potential to link the site to the
south to the A420, to link to the bus network.
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figure 7:

View North-East
1

A420

2 Webbs Heath
3 Common Land
4 Webbs Heath
5 Existing community at Warmley

This view shows the site within it’s context on the periphery of the
developed area of Bristol, with views to the northern urban area of
Bristol in the distance. There is an opportunity to connect a bus only
access from the A420 which will then connect to the proposed Bus Rapid
Transit (BRT) linking Emersons Green Retail Park and Longwell Green
Retail Park. This link can also integrate with existing bus services on the
A240 which connect Bristol city centre. There is also potential for an all
vehicle access point to be located at Webbs Heath.
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figure 8:

View East
1

Overscourt Wood

2 Common Land
3 Existing development at Webbs Heath
4 Goose Lane
5 Siston Brook

This view towards the east shows the site within it’s context at
the edge of the Bristol urban area and the strategic opportunity for
development of the site. To the east of the site the existing community
of Webbs Heath is located. This view also illustrates the opportunities to
connect with the existing forest/ woodland setting and to provide new
multifunctional green open space.
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1.5 A New Design Approach
The design approach is to create a new distinctive, compact and sustainable extension to Warmely that
will bring benefits to the local area in terms of new housing provision, integration with (and connection
to) existing uses and movement corridors, embedded multifunctional green space provision, support for
the delivery of new infrastructure, creation of new employment opportunities and provision of important
recreation and open space opportunities of a quality which are generally lacking in the area.
The vision seeks to provide a future garden
neighbourhood, a compact and sustainable
urban extension to Warmely and support the
logical expansion to the east of Bristol that is
well served by a range of sustainable transport
modes including direct connections to cycle
routes and to a Bus Rapid Transit terminus.

1.5.1

The diagram on the opposite page
demonstrates the fundamental design
philosophy for the development and how
site-specific measures incorporated within the
design approach can contribute to creating a
sustainable and thriving community.

1.5.3

•

1.5.2

•

•

•

•

Key themes to the approach are:
The creation of a sense of community
that builds on existing communities in
Warmley and other immediate settlements
such as Cadbury Heath and Oldland
including significant retail and employment
opportunities at Longwell and Emersons
Green to the east of the ring road
An integrated transport strategy that builds
on the strategic location of the site and
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
Self-sufficiency through local food production
and the integration with existing and new
employment and local services.
Respond to, and reflect, the distinct
settlement pattern of Warmley to the
south, Siston and Pucklechurch to the east,
and the suburbs of Bristol to the east of
the ring road

These key themes have guided the design
process to create a responsive and sensitive
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 planning
and design statement.
1.5.4
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figure 9:

Design Philosophy Diagram
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2. Context
Assessment
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2.1 Context Assessment
In order to ensure that a responsive masterplan is created, a
comprehensive assessment of the context within which the site sits has
been undertaken. The results of this assessment are set out in this section.

topography
The plan on the opposite page shows the
topography of the site and its setting.

2.1.1

It shows how the site is on the much lower
slopes of the local ridge bounded to north
and east. Most of the site is between 40 AOD
and 70 AOD and contained well below the
local ridgeline to north and north-east. The
plan demonstrates how much of the existing
development in the area (around Webbs Heath
Lane and Goose Green Lane) has been at similar
topographic levels to the site. It is also possible
to see how existing development has responded
to the topography with roads following the
contours. It is important that any development
of the site should respond to and reflect these
existing characteristics

2.1.2

figure 10:

Site Sections
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figure 11:

The site in wider context and setting
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2.2 Historic Context
The plan below shows how the development of the Bristol grew to the east over
the last century and how individual settlements with their own local centre where
absorbed due to expansion.

the site

relevance to proposal

Historically Warmly was a small rural village in
the countryside surrounding Bristol. There were
a few houses along the main road and farms in
the surrounding countryside. There was a school,
church and brick and tile works, as can be seen
on the 1904 map opposite.
2.2.1

Warmley grew with further residential
development around the 1960s. This development
was based around the main route. The village
has developed in this ribbon form which is
typical of other settlements along this main
route into Bristol.

2.2.5

Expansion of Bristol :

•

Historically Bristol has expanded to the East
along the A420.
Historically the settlements of St George
and Kingswood were separate settlements
from Bristol based along a main route into
the city. Today they have been absorbed
into the city but each one remains a
distinct neighbourhood.

•

2.2.2

Little changed in the village between 1965 and
1989 although Bristol was expanding East and the
village was now on the outskirts of the City.
2.2.3

Warmley is the next settlement along this
route and is a logical area to expand the city

2.2.6

2.2.7

Setting of Listed buildings

•

There is also an opportunity to re-introduce
the setting of Grade II listed buildings
identified within the settlements along
Siston Brook Green Corridor

The images below show how Warmley
has developed in the context of the wider
development of Bristol.
2.2.4

A

figure 12:

Bristol Growth – 1897 (A); 1919 (B);
1945 (C); 1984 (D); 2010 (E).

B
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figure 13:

figure 14:

Historic Maps 1904

C

figure 15:

Historic Maps 1965

D

Historic Maps 1989

E
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2.3 Transport Movement
The site is in a location that benefits from good existing transport
connections by bus, cycle and a network of highway. A summary of
these existing connections is set out over the following pages.
Warmley is a small village to the East of
Bristol. The village is located to the East of the
A4174 and roughly 5 miles south of the M4. The
site lies to the north of the existing suburb of
Cadbury Heath and is bounded by woodland to
the east and a golf course to the north. The
site is located approximately 0.5 miles from the
centre of Warmley or an 8-10 min walk.

2.3.1

walking and
cycling links
The Bristol to Bath cycle route provides traffic
free pedestrian and cycle access into Bristol
and Bath. There is the opportunity to link up
to further cycle routes that connect north to
Emersons Green Retail Park,
2.3.2

A public right of way passes through the site
from north to south, towards the public open
space. This is a convenient and pleasant walking
route to the village centre. This route links up
the Bristol to Bath cycle route as it passes
through Warmley.
2.3.3

vehicular links
The site is accessed from the A4174 which
is a main arterial route around Bristol, south
towards Keynsham and north towards the M4.
The site is also accessed from the A420 which
is a key route into Bristol and connects east to
Chippenham. The site is crossed from East to
West by Webbs Heath and Goose Green, a rural
road providing access to farms and connecting
to the A4174.

2.3.4

figure 16:

Site and transport links in wider context
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public transport
There are plans to provide a Bus Rapid Transit
route around Bristol and Bath connecting outlying
areas to major employment and retail areas.
There is a planned terminus at Emersons Green
Retail Park which is just to the north of the site.
This will provide safe, secure and reliable transport
links. There are also a number of bus stops along
the A42 to the south of the site; these provide
frequent links into Bristol and Chippenham.

2.3.5

The table below demonstrates that, in the
vicinity of the site, a number of services are
available that provides trips to the Bristol City
Centre and Kingswood Town Centre at regular
frequencies.

43

Bristol Centre
- Kingswood
- Cadbury
Heath
86
Wooton
under Edge
- Longwell
Green
87
Chipping
Sodbury
- Longwell
Green
319 Bath - Bitton
- Kingswood
- Downend
- Cribbs
Causeway
634 Tamarton Kingswood
635 Chippenham Bristol

Frequency
Mon-Sat
20 mins
(Mon – Fri)
30 mins
Sat
60 - 120
mins

Sun &
PH
30 mins

Operator

Route

Service

2.3.6

First
Bristol

No
Service

Wessex
Connect

8 per day
(Mon – Fri
only)

No
Service

Wessex
Connect

60 mins

No
Service

First
Somerset
and Avon

2 per day
(Mon – Fri
only)
120 mins

No
Fare saver
Service
figure 17:

120 mins

Fare
Saver

Site Transport Links
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2.4 Facilities and Services
Development of the site will be self contained and will provide new local
facilities, employment, educational and recreational opportunities within
walkable distance. In addition the development will benefit from facilities
available within the Warmely, Kingswood, Cadbury Heath and other
nearby settlements. A range of social and economic facilities within
close proximity to the site and within Warmley are summarised below
and illustrated on the plan opposite.

local facilities
Everyday facilities and services such as
takeaway, hair dressers, chemist, post office and
community hall can be found nearby in Warmley,
further shops and facilities can be found a
short distance away in the Kingswood area of
Bristol. The site lies approximately 0.6 miles from
Warmley centre and 1.5 miles from Kingswood.
2.4.1

education
The closest secondary school is located
0.8 miles from the site in Warmley the closest
existing primary school is located 1.7 miles
from the site in Cadbury Heath. The proposed
development will provide two primary schools
and its associated facilities.

open space and
recreation
Warmley Forest Park is located on the
eastern boundary of the site and provides a
large area of informal public open space. The
networks of public footpaths connect the site
to the wider countryside.The site is located
approximately 2 miles from Kingswood leisure
centre.

2.4.4

Facilities/Amenitiy

2.4.2

employment
There are several employment areas located
close to the site. The closest being on the
northern western boundary of the site by
the A4174, further north at Emersons Green
and to the south at Longwell Green.Further
employment opportunities are located within
Bristol.

2.4.3

Actual distance from
Service from centre of site

Acceptable distance (as set
out in the Shaping
Neighbourhoods, 2003)

North Neighbourhood
Local Centre
Primary School
Health Centre
Public House
Post Office
Community Centre
Leisure Centre
South Neighbourhood
Local Centre
Primary School
Health Centre
Public House
Post Office
Community Centre
Leisure Centre

Proposed within site
Proposed within site
Proposed within site
950m
1150m
1200m
1200m
700m
800m
Proposed within site
450m
700m
800m
850m

800m
800m
900m
800m
800m
800m
1300m
800m
700m
900m
800m
800m
800m
1200m
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figure 18:

Wider Context Facilities Plan
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2.5 Local Character
It is important that the character and form of the development
responds appropriately to the distinctive character of Bristol and its
suburbs and provides a distinct and innovative design response that
creates a strong character and sense of place .
In order to achieve the above objective, five
character areas have been selected for study.
They have been chosen for evidence of distinct
character features which are informed by the
following elements:
2.5.1

•
•
•
•
•

Urban form
Built / plot form
Car parking
Open Spaces
Details and materials

Analysis of these elements and how they
have contributed to creating a strong sense
of character for Bristol as a whole will provide
important contextual references to inform the
proposals. The character areas are listed below
and identified on the page opposite:

2.5.2

1.
2.
3.
4.
5.

Hillfields
Pucklechurch
Bitton
Chipping Sudbury
Staple Hill
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figure 19:

Character Area Location Plan
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character area one: HILLFIELDS

Hillfields is an inter-war housing estate based on the principles
of garden suburbs, with development starting in 1919. It is located
to the south of Staple Hill and to the east of the site.

urban form

details and materials

•

•

•

•

•

There is a strong linear green street along
Thicket Avenue, with formal tree planting.
A formal structure of streets set in blocks
and radial layouts running from the central
Thicket Avenue.
Residential properties are set back with
large front gardens and green verges on
either side of the road.
The development is mirrored along
the centre of Maple Avenue creating a
distinctive urban form.

built/plot form
•

•

•

The area is consistent in either two-storey
semi-detached housing, with additional
terraces commonly consisting of 4 dwellings.
Dwellings are located on large plots with
generous rear gardens. There are also large
front gardens, some accommodating parking.
Streets are wide, some incorporating parking
into the street scene. Grass verges and
mature trees separate the building frontages
and the street.

•

open spaces
•

•
•

•

Hillfields Park is located to the west of
Thicket Avenue, a large recreational green
space.
Formal green spaces, Quadrant West and
Quadrant East are linked by Maple Avenue.
There is a strong green character reflecting
garden city principles, with formal tree
planting, open green spaces and large
gardens.
Mature tree and hedgerow planting
characterises the front and rear gardens of
the dwellings.

key design influences
•

parking

•

•

•

Largely on plot to the front of dwellings
with some integrated into the street scene.

Boundary treatments are largely mature
hedgerows or small brick walls.
Materiality is common across the
neighbourhood, with dwellings characterised
by exposed redbrick or neutral renders.

•

On plot parking and integrated on street
parking.
Provision of open green spaces and a strong
green emphasis with formal tree planting.
Semi-detached and terraced housing with
large rear gardens.
A strong street hierarchy with tree lined
avenues inspired by Thicket Avenue and
Hillfields Avenue.
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character area two: PUCKLECHURCH

Pucklechurch is a small settlement designated
as a conservation area with an important village
character. It is located just north east of the site
and was formerly based on an important route
from Bristol to Oxford and London.

•

urban form

•

2.5.3

•

•

•

An organic street pattern, based loosely around
Shortwood Road characterised by its wide
road. More recent residential development is
dispersed around the historic core of the village.
Recreational green space characterises the
northern area of the settlement, with views
from the open space to the countryside.
Lower density development responds to its
rural setting. Modern development to the
south of the village maximise views across the
countryside.

open spaces
•
•

•

•

•

Buildings are mostly 2 storeys with a mix of
vernacular and classical proportions in the
centre of the village.
Regular building lines are common in the centre
of the village, incorporating both terraced and
detached dwellings which either front directly
onto the street of feature small set backs and
front gardens.
The central historic core has a distinctive built
up and enclosed character with terraces and
wide building frontages creating defined edges
to the main road.
Residential development to the south of the
village incorporates wide green verges and
dwellings fronting onto footpaths with rear
parking.

•

•
•

•

•
•

•

•

•

Buildings ranging from the 16th to the 19th
century are principally built with White and
Blue Lias with use of brick limited to 19th
century buildings. Modern buildings are largely
built from artificial stone which does not
respect the natural stone buildings.
Roofs are predominately covered in natural
pantiles.
Windows are varied; metal casements with
metal casement windows with stone mullions
and leaded lights, simple wood casements, small
paned Georgian sashes and large paned Victorian
sashes are typical of period properties.
Mature trees are largely located to the edges
of the settlement.

key design influences

car parking
On street car parking is informally available
within the centre of the village.
On plot parking is found in the residential
development to the perimeter of the settlement.

There is a large historic green open space found
to the north of the village incorporating play
facilities.
Other small green open spaces are located
within the historic core.
Southern residential development incorporates
small scale green open spaces which are largely
SLOAP (space left over after planning). There
are additional play facilities within the area.

details and materials

built/ plot form
•

More recent developments to the south of the
village have parking at the rear with footpaths
linking the entrances.

Lower densities towards the edge of the
settlements and along green routes.
Vegetation frames the extent of the
development.
Higher densities are found framing the central
area of the village
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character area three: BITTON

Located 3.5 miles south of Warmley, Bitton is
a small historic village located on the Bath Road
and designated as a conservation area. The village
is characterised by the linear aspect of the Bath
Road.
2.5.4

urban form
•

•

•

•

The townscape of the village is inward looking,
with an aspect towards the local centre as
opposed to the surrounding panoramic views
of the countryside.
High stone walls and facades form a
characteristic hard edge to development
providing an abrupt contrast between its rural
setting and the built settlement areas.
A short high street runs central to the village
located on the Bath Road. This dissects the
village and demonstrates a linear form of
development about the highway.
The village is dispersed along the linear route.

car parking
•

open spaces
•
•

•

•

The built form is predominately residential,
with dwellings arranged either side of the
Bath Road with the pattern of development
tightening along the High Street to the east.
There is a sharp development edge
contrasting to the village’s rural setting,
creating an important characteristic to the
area. Some mature trees do soften the
hard development edge and also create an
enclosed feel along with the harder edges.
Development along the Bath Road is generally
aligned to the back edge of the pavement.
Where a more generous frontage is provided
high stone walling and raised ground level
is common, this also adds to a feeling of
enclosure.

Informal grass verges and edges contribute to
an informal charm to the space.
Open green recreational is located at Golden
Valley Lane.

details and materials
•

•

•

built/ plot form
•

Cars are parked on street along the linear
stretch of the High Street or accommodated
on plot.

Much of the housing stock on Bath Road is
Victorian, built using local stone. With stone
boundary treatments common.
There are more recent developments
dispersed along the linear focus of the village,
with brick and neutral renders.
Development around Kings Square and St.
Mary’s Church is largely characterised by
Victorian architecture, with stone Victorian
villas around the church.

key design influences
•
•

Trees and green spaces to soften
development edges.
A strong relationship to the rural setting.
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character area four: CHIPPING SODBURY

Chipping Sodbury is a small medieval
market town located in South Gloucestershire
and designated as a conservation area. It’s
characterised by a wide market street running
through the centre of the town.
2.5.5

urban form
•

•

•

The area exhibits a range of settlement
patterns. The local centre is situated along
a linear High Street running through the
settlement.
The wide historic market street exhibits
views towards the Cotswold scarp in the
distance.
Dispersed suburban developments are
located to the periphery of the town,
largely dominated by cul-de-sacs including
an unusual circular street formation to the
north-west.

car parking
•

•
•

details and materials
•
•

•

built/ plot form
•

•
•
•

•

An urban, dense 2-3 storey built form
is located along the high street. Lower
densities and a dispersed built form
characterises the form of the outlying areas.
The wide medieval high street incorporates
bay parking in front of the buildings.
Narrow burgage plots make up the historic
centre of the town.
The high street navigates around a
distinctive corner, focussing on the market
cross.
A continuous frontage largely characterises
the local centre, also navigating around
corners creating a strong building line.

The wide high street incorporates bay
parking to the front of terraces along the
High Street.
There is use of additional street parking
along the High Street and adjoining roads
Car parking within the residential areas
is largely on plot or accommodated by
courtyards.

The architectural style reflects its status as
a historic market town.
A variety of local stone is used across the
town. Bath limestone is used in many of the
18th and 19th century buildings.
Windows are varied; metal casement
windows with stone mullions and leaded
lights, simple wood casements, small paned
Georgian sashes and large paned Victorian
sashes are typical of period properties.

open spaces
•

Wide pedestrian frontages along parts of
the High Street offer a distinctive public
realm.

key design influences
•
•
•

Continuous frontage along the local centre,
with high densities located in the centre.
Parking integrated into the street scene.
Attractive public realm within the local
centre.
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character area five: STAPLE HILL

A suburb of Bristol located in South
Gloucestershire, Staple Hill is located to the
north west of the site and is characterised by a
bustling linear high street and Page Park to the
east.

2.5.6

urban form
•

•

•

The thriving high street characterises
the suburb. The street is wide as trams
previously used to run its length.
There is a defined linear form along the
high street, acting as the main structuring
element to the suburb. The Bristol and Bath
Railway Path runs parallel with the High
Street to the south.
Residential areas navigate away from the
linear local centre.

car parking
•

•
•

open spaces
•

•

•

built/ plot form
•
•

•
•

•

Victorian 2-3 storeys primarily define the
character of the high street.
There are higher density frontages on the
High Street with consistent building lines,
with some irregularity at more recent
developments.
Key buildings are located at important
junctions this aids navigation and wayfinding.
Residential development within Staple Hill is
mostly Victorian or post war. Strong linear
roads run from the B4465 north to Downend
road.
Terraces, semi-detached, detached and
flats are common across the area largely
depending on the period.

The wide High Street accommodates
parking on either side of the road, integrated
into the street scene.
There are small car parks also located off
the High Street
Car parking along residential roads is largely
accommodated on street or on plot.

Page Park is located along the B4465 and
has recently been revitalised by community
efforts.
A tired public square is also located along
Broad Street with mature tree planters
centred in the space.
Formal tree lined streets are located around
Page Park. There is little street planting
along the retail length of the High Street.

details and materials
•

•

The area is largely made up of Victorian
architecture particularly along the High
Street. Ornate roofs and eaves are common
to Victorian architecture of the area.
The retail north of Broad Street is post
1960’s development which does not reflect
the character of the Victorian architecture
on the south of the street.

key design influences
•
•
•

A strong linear high street with a range of
uses and higher densities.
Parking integrated into the street scene,
either side of the road
Formal tree planting along primary routes.
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character area six: WARMLEY

Warmley village lies to the north of Warmley
conservation area which encompasses a heritage
site of national significance. The settlement is
located to the south east of the site.
2.5.7

urban form
•

•

•
•

The development of Warmley focuses
around the A420, running from the city
centre towards the east.
There is a variety of residential development
within the village, from Victorian housing
developed to previously support industrial
uses.
Higher densities are located along the A420
with lower densities adjoining this key route.
Dispersed recent developments are to
the periphery of the area. More recent
development largely comprises of cul-de-sacs
leading off spine roads.

built/ plot form
•

•
•

Buildings are mostly 2 storeys with a mix of
proportions dependant on the period of the
property.
Along the key routes there are rows of
Victorian terracing.
Regular building lines are common within the
central linear aspect of the village. Victorian
terraces either front directly onto the street
or encompass small front gardens.

•

open spaces
•

•

•

•

•

Within the centre of the village car parking
is accommodated on street.
To the north of the village centre parking
is offered on plot to the side or front of
typical 1930’s semi-detached housing. Other
residential development largely offers parking
on plot to the front of dwellings.

A central open green space is located
off the A420 at the centre of the village
focussed around the war memorial.
Other small green spaces with play facilities
are located around the village, including off
Chapel Lane.
There are also informal areas of green space
around more recent developments; however
these largely consist of SLOAP.
The Bristol and Bath Railway Path runs
along the east of the village. This is an
important green infrastructure route which
links Bristol city centre.

details and materials
•

•

•

car parking
•

A car park is also located on the A420 in the
centre of the village.

Much of the architecture in the village is
from the Victorian era which was developed
in large to support the industry of the area.
Victorian dwellings are significant to Bristol
with stone and red pantiles.
More recent development dispersed around
the edges of the village is largely built using
exposed brick with natural renders and
natural pantiles
Windows are varied to the period of the
dwellings. Sash windows are common to
Victorian dwellings.

key design influences
•
•
•

Higher density local centre set along a linear
route.
Parking located or street on set on plot
towards the periphery of the development.
More dispersed development towards the
outskirts of the village.
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3. Site Analysis
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3.1 Site Analysis: Constraints
A comprehensive analysis of the site has been undertaken and
the findings have been evaluated to identify key constraints and
opportunities relevant to the development of the site. This will ensure
that the development is as responsive to the site as possible and will
help enable delivering a development with a strong sense of place.

The existing development constraints are
summarised here as follows:
3.1.1

•
•
•
•
•
•

Land use and features
Topography
Flood Risk & Drainage
Access & Movement
Landscape & Ecology
Site Constraints

access and movement
•
•

land use and features
•

The following points provide a summary of
the site constraints that have emerged from the
site assessment.

3.1.2

•

landscape and ecology
•

•

There are a number of mature trees and
hedges within the site that should be
conserved where possible to enhance and
maintain landscape and ecological value of
the site.
Siston Brook runs through the site and
provides important ecological value which
should be retained and enhanced.

Good connections to public rights of way
and the Bristol to Bath cycle route
Pedestrian, cycle and public transport
connections to local amenities have the
potential to be enhanced.

Common land runs through the site along
Goose Green and will need to be retained.
Existing dwellings within the site, including
listed buildings, will need to be maintained
and incorporated into the development
sensitively.

flood risk and drainage
•
•

The area around Siston Brook is subject to
flooding and is not suitable for development
Sustainable drainage systems will need to
be used in order to mitigate the impact of
the development

topography
•

Parts of the site are steeply sloping and will
need to be addressed sensitively
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figure 20:

Constraints Plan
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3.2 Site Analysis: Opportunities
site opportunities
The future development opportunities are
summarised here as follows

3.2.1

topography
There is an opportunity for future
development to use the natural topography and
intrinsic values and deliver a unique and distinct
neighbourhood
3.2.2

access and movement

landscape & ecology
To the north and east of the site the
pronounced and undulating topography, of
Oldland and Siston ridges, visually contains the
site and forms a strong and significant feature
in the landscape. Siston Brook, a tributary
of the River Avon runs through the centre
of the site. The Common Land is dominant,
cutting diagonally through the site. There is an
opportunity for the development to embrace
these existing site features and provide
embedded new multifunctional green links
through the development that responds to the
distinct landscape characteristics.

3.2.7

There is an opportunity to connect to
National Cycle Route 4 which is to the western
boundary of the site. This is known as the
Bristol to Bath Railway Path and is traffic free
and will provide easy and safe pedestrian and
cycle access to/ from the site area.

There is an opportunity to introduce a new
strategic recreational facility to the north east of
the site enhancing the setting of woodland along
Siston Brook Green corridor.

The National Trail route passes through the
north side, there is an opportunity to retain and
integrate this within the site.

A number of Public Right of Ways and
important hedgerow/vegetation will be retained
and integrated within the development.

There is an opportunity to incorporate new
bus links through the development via the A420
which will further connect to shuttle service to
Emersons Green Retail Park where a Bus Rapid
Transit Terminus is proposed.

Retained trees and vegetation, including those
with TPOs where possible and desirable will add
maturity and vitality to the development.

3.2.3

3.2.4

3.2.5

Existing Public Rights of Way through the site
will be retained and integrated within the access
and movement strategy.
3.2.6

3.2.8

3.2.9

3.2.10

There is an opportunity for slow food
production by providing community allotment
areas to the north-east corner along the ridge
and to the south-west within Warmley Forest
Park and Siston Common green

3.2.11
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figure 21:

Opportunities Plan
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3.3 Statutory Designations
There are a number of statutory
designations both within the site
and in the immediate context that
are relevant to the development
proposals. These are identified on
the plan opposite and summarised
below.

landcape character
The site falls within the Westerleigh Vale and
Oldland Ridge character area
3.3.1

(SGC Landscape Character Assessment
2005), the defining features of which have
been incorporated into the green infrastructure
framework for the site

3.3.2

The site lies entirely in the designated Forest
of Avon Plan character areas (2002), namely
‘Upper Frome and Boyd Rivers’ and ‘Kingswood
Edge’. A new 207 acre woodland has been
planted at Overscourt Wood, off Siston Lane,
which is designated access land. Hedgerows and
isolated areas of small woodland are prominent
across the site, which is for the most part grade
3 agricultural land with small areas of grade 4
and 5 along the edge of Warmley. There are no
significant cultural heritage constraints within the
site, although the conservation area of Siston
abuts the north-eastern edge of the site.

3.3.3

figure 22:

District LCA Plan

common land

listed buildings

Common land is frequent and a defining
characteristic of the landscape, and includes
Siston, Goose Green and Webb’s Heath Common.
It runs diagonally through the site and there
are some settlements and farms which can be
found on either side.

There are a number of listed buildings in and
around the site as shown in the plan opposite.
There are few Grade II listed buildings along
Siston Brook and along Webbs Heath. The
setting of this and other listed buildings will need
to be carefully considered as part of developing
a concept for the development of the site.

3.3.4

3.3.5
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figure 23:

Designations Plan

public rights of way

conservation areas

national cycle network

There are a number of Public Rights of Way
crossing the site, especially in the area around
Warmley Forest and Siston Common to the
west of the site, and to the north towards
Overscourt Wood. These routes which provide
for direct pedestrian movement to recreational
and other facilities will be protected and
incorporated into the development wherever
possible. This existing network of routes will
provide a structure for the movement network
of pedestrians and cyclists

The north-east of the site abuts Siston
Conservation Area and there are some parts
of Warmley, approximately 1 mile south-east of
the site, identified within Warmley Conservation
Area. The character of these conservation areas
and any key views from them towards the site
will need to be considered as part of the design
process.

National Cycle Route 4 which connects Bath
and Bristol City and provides an off-road traffic
free direct route, runs south-west of the site. This
route provides the potential for direct bike journeys
of 25 minutes from the site into Bristol city centre
along car-free routes. A National Trail route runs
north-south and passes through the site. Access
to it for cyclists should therefore be maximised
and any potential to make the route more direct
or attractive to cyclists should be explored.

3.3.6

3.3.7

3.3.8
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3.4 Landscape & Visual Analysis
Although the site does not have any
specific landscape designations other than the
designated Forest of Avon Plan character areas
(2002), namely ‘Upper Frome and Boyd Rivers’
and ‘Kingswood Edge. It is important that any
development respects the landscape setting
and character of the context. The plan on the
opposite page identifies key constraints relating
to landscape and visual impact issues.
3.4.1

An initial visual assessment has been carried
out earlier which has identified the site bounded
by the local ridge to the north and east and
there are no direct views to the site from
nearby settlements of Wick and Pucklechurch .

3.4.2

Siston conservation area abuts the northeastern boundary with several listed buildings
and its setting. The combination of local
ridgelines, numerous hedgerows and small
woodlands within the site and beyond limit
views across the site. Views of the site from
public areas within Kingswood are surprisingly
limited, often being screened by vegetation or
intervening buildings.
3.4.3

Significantly, whilst the majority of the site
is undeveloped, views of Bristol’s east fringe
and Warmley, in combination with urbanising
features including London Road on the southern
boundary, the Avon Ring Road, and the large
pylons, adversely impact the quality of the
landscape character of the area. Furthermore,
an increase in horticulture and poor land
management at Warmley Forest Park and other
areas of green space means that significant
parts of the site are urban fringe of Bristol in
character.
3.4.4

figure 24:

Views towards the Site

View from Dyrham Park looking west towards Pucklechurch and site beyond
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figure 25:

Designations Plan
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4. Masterplan &
Development
Strategy
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4.1 Concept Evolution
The following images show how the concept has evolved and describe
the different options that were explored during the design evolution
process.

These concepts were discussed in the context of
a much larger development proposals at the East
Fringe, of up to 8,000 dwellings, but clearly show
how this scale of development can be subdivided
into number of smaller inter-linked neighbourhoods,
characteristic of the wider Bristol area. As a
consequence the principles discussed in respect of
the area covered by the proposed Warmely Garden
Neighbourhood remain valid in association with a
smaller scale of development, initially discussed with,
and promoted by, South Gloucestershire Council in
its the Issues and Options document.

4.1.1

A series of sketch designs have been developed
to test various hypothetical approaches to the
development of the site.
4.1.2

concept 1: three
connected centres
Positives
•
Respects line of Roman Road
•
Retains The Dramway in green edge
•
Power lines retained above ground in their
current location
•
Employment within walking distance of many
residents
•
Two strong green corridors through
the development
•
New walkable neighbourhoods
•
Support for existing facilities in Warmley
Negatives
•
Visual impact of power lines on green space
•
Several smaller settlements

figure 26:

Concept 1: Three Connected Centres

figure 27:

Concept 2: Main New Centre
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concept 2:
main new centre
Positives
•
Respects line of Roman Road
•
Identifiable main centre with high street
•
Visual impact of power lines lessened
•
Protected stream corridor
•
New walkable neighbourhoods
•
Strengthens identity of Shortwood
Negatives
•
Cost of putting power lines underground

concept 3: new town
Positives
•
Respects line of Roman Road
•
Retains The Dramway in green edge
•
Identifiable main centre with high street
•
Protected stream corridor
•
Employment close to main access
•
New walkable neighbourhoods
Negatives
•
Cost of putting power lines underground

concept 4: main centre to
north

figure 28:

Concept 3: New Town

figure 29:

Concept 4: Main Centre To North

Positives
•
Respects line of Roman Road
•
Retains The Dramway in green edge
•
Visual impact of power lines lessened
•
Two strong green corridors through development
•
Connectivity of green infrastructure through
Goose Green
•
Accessible new employment area
•
Employment acts as buffer to ring road
•
Goose Green stands as distinct place
Negatives
•
Cost of putting power lines underground/moving
•
Goose Green may struggle to support facilities
(perhaps farm shop?)
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concept 5: one new
centre
Positives
•
Respects line of Roman Road
•
Retains The Dramway in green edge
•
Visual impact of power lines lessened
•
Protected stream corridor
•
Support of existing facilities in Warmley
•
Accessible new employment area
Negatives
•
Cost of putting power lines underground/
moving
•
Fewer distinct areas

concept 6: linked high
street
Positives
•
Emphasises line of Roman Road
•
Power lines retained in their current location
through the employment area
•
Employment within walking distance of
many residents
•
Protected stream corridor
•
New walkable neighbourhoods
Negatives
•
Could impact on facilities in Warmley

figure 30:

Concept 5: One New Centre

figure 31:

Concept 6: Linked High Street
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concept plan with local
planning authority (sgc)
A separate workshop was held on 11/11/09 with
the Local Planning Authority (SGC) to discuss the
potential form and concept for the identified area
of search (the site). A Concept plan was produced
and summary of this can be found below.
4.1.3

Development Principles
Residential/supporting uses:
•
potentially three phased neighbourhoods around a
district centre and 2 smaller local centres
•
schools to be located alongside neighbourhood
centres
Employment:
•
sufficient provision to serve new neighbourhood
centres
Employment:
•
sufficient provision to serve new neighbourhood
•
zoned employment area and mixed-use areas near
local centres
•
zoned area located so as not to drag traffic through
residential areas (potentially alongside ring road)
Open Space:
•
green infrastructure to consider benefits in terms of
climate change
•
to provide a mix of formal/informal and natural
space
•
outdoor sports to be co-located with other uses
and may be either one larger area or spread across
site (not lots of small individual areas)
Movement:
•
no desire for additional accesses off ring road or
need for strategic through-route
•
requirement for Rapid Transit link through site
from Dramway roundabout to New Cheltenham
roundabout and potential future link to south-east
•
Local centres/employment uses to be served by
public transport
•
a variety of foot/cycle routes in green scape/
alongside key highway routes with consideration to
wider network - Monarch’s Way, Community Forest
Path, NCN
Other considerations:
•
potential uses (eg open space/pitches) within
enlarged Siston Conservation Area requires detail to
assess impact
•
benefit to considering how Warmley Forest Park
works
•
consideration of energy strategy
•
consideration of community dual-use of any
secondary school
•
particular consideration of archaeology

figure 32:

Concept plan with local planning authority (SGC)
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4.2 Design Concept
The design concept leads directly from the assessment
of the site, its context and the design vision.

1.Create a sustainable garden neighbourhood to
Warmley
4.2.1 The diagram illustrates how a selfcontained community may be created which
integrates with a retained and enhanced
landscape framework, including a ‘green heart’
with radiating green corridors. The compact
development will benefit from good connections
to the established Warmley area. A standalone
employment area is illustrated to the west,
with a mixed-use through-route linking local
centres which will form community hubs to
include primary schools and day-to-day retail/
community needs.
2. Maximise connectivity via, bus, foot and bike
4.2.2 The proposals seek to minimise the
use of the private car by (a) providing for
‘containment’ through provision of a balanced
mix of employment and residential uses and (b)
providing a choice of non-car transport which
are already established in the area.

figure 33:

Concept Diagram

3. Create an extension to the existing public parks,
woods and spaces to north and east to west
towards Warmley Forest and Siston Common
4.2.3 The proposed development offers the
opportunity to create new publicly accessible
parkland and woods which would connect to
existing areas of public open space at Warmley
Forest and Siston Common diagonally via Siston
Brook Green corridor to Overscourt Wood to the
north. The new spaces will improve the areas of
Warmley Forest and Siston Common and there
is an opportunity to restore the historic setting
by creating new activity and recreational areas
around it.

63 | Warmley Urban Extension | June 2012

figure 34:

Concept Masterplan
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4.3 Land Use
The Land Use Plan on the opposite page is based on the strategic
concept set out on the previous page . It shows the creation of
two new residential neighbourhoods: one focussed on the existing
settlement of Warmley to south and one to the north around Goose
Green and other nearby settlements. The proposals seek to provide for
a balanced community providing new employment opportunities as well
as residential within a close walking distance.

The Concept Masterplan provides for the
following quantum of land use:

4.3.1

•

•
•

•

Residential: 78.20 hectares, approximately
2500 new dwellings with a range of house
types
2 2-Form entry primary schools
(2.2 hectares each)
Employment uses: 7.7 hectares,
approximately 1300 new jobs generated and
will provide a range of modern business park
premises as well as smaller premises for
start up business within a walkable distance
Public Open Space: Over 43 hectares
(including new parks, allotments and
orchards) of high quality and accessible
green open space which is considered
generally lacking in this area

north neighbourhood

south neighbourhood

This neighbourhood would provide a new
local centre and primary school around existing
settlements of Goose Green extending northeast below the local ridge line and will deliver
approximately 1300 dwellings with areas of
multifunctional green spaces, sport pitches,
allotments and orchards. The intention would be
to reinforce and support the existing uses and
landscape setting and provide a new stand alone
employment area easily accessible through a
network of highway. A new 2-form entry primary
school is proposed together with local shops and
public square.

This neighbourhood would provide for a
sustainable garden neighbourhood to Warmley
and will provide for approximately 1200 new
dwellings with areas of landscape and public
open space. The intention would be to
reinforce and support the existing local centre
and other services and facilities in Warmley
through maximising connections to the existing
settlements. A new 2-form entry primary school
is proposed together with a small local shop and
public square.

4.3.2

4.3.3
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figure 35:

Land Budget Plan
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4.4 Illustrative Masterplan
The illustrative masterplan presented here shows how a compact and
integrated form of development could be provided on the site, which
reflects and respects local character and settings as well as creating a
new place with a strong identity and sense of place .

The form, character and layout of the
buildings, routes and spaces are informed by the
distinctive characteristics of the site such as the
topography and landscape as well as identified in
the character appraisal in chapter 2.

R1 – Higher density housing is focused around
the local centres and public transport corridor

A4 – Access to A420 via southern section of
Webbs Heath

R2 – Medium density family housing forms the
body of the development

A5 – Possible bus access from A420 with foot/
cycle link to Warmley and the Bristol to Bath
cycle path

The illustrative masterplan provides
further information on the potential form
of development. Development would provide
approximately 78 hectares of residential land
(2500 dwellings at an average 32 dwellings per
hectare) and 8 hectares of employment land;
together with associated facilities including two
primary schools and local centres, and significant
areas of open space.

R3 – Low density housing along the
development interface with countryside,
common land and green corridors

4.4.1

4.4.2

A6 – A network of new and retained foot and
cycle links connect the development to Warmley
and the Bristol to Bath cycle path

O1 – Local centre within the southeastern area
O2 – Primary school adjoining local centre and
creating a community focus to the south-east

G1 – Retained and enhanced woodland as a
‘green heart’
G2 – Siston Brook green corridor

O3 – Local centre within the northwestern area
O4 – Primary school adjoining local centre and
creating a community focus to the northwest

G3 – Park including sports pitches to serve
south-eastern community
G4 – Sports pitches as part of a major new park

O5 – Dedicated employment use with good
highway access and occupying areas subject to
traffic noise
A1 – Access from A4174 reusing much of the
existing highway infrastructure
A2 – Boulevard/ high street running through
and connecting development
A3 – Retained alignment and character of
Goose Green/Webbs Heath country lane to
provide foot/cycle links and local access

G5 – Orchards and allotments to soften the
development edge and provide local food
G6 – Warmley Forest Park and Siston Common
provide connections to Warmley & Bristol to
Bath cycle path
G7 – Common Land around Goose Green
G8 – Local allotments across the development
G9 – Land under powerlines used to provide
‘green’ uses including allotments and open space
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R3

O5

O4

A1
G4
G9
O3

R1

G7
G8

G8

G1

G2

A2
A3

O1
R1
G6
G3

O2
A6

G8

R2
A5

A4

figure 36:

Illustrartive Masterplan
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4.5 Access and Movement
The site is well positioned in relation to the local highway network to
the west and south, and can provide direct connections to the M5 in
the north and the A4 in the south, connecting major retail facilities.

vehicular access
The figure opposite identifies three vehicular
access points to the site.

4.5.1

1. Existing A4174 / Carsons Road Signalised
Roundabout;
2. Existing Siston Lane / Webbs Heath
T-junction; and
3. Indicative A420 London Road Access.
The site access strategy also advises that
the Webbs Heath southbound approach to the
A420 London Road/ Webbs Heath double miniroundabout would be ‘closed off’ and diverted
into the site, with a new junction onto London
Road west of the double mini-roundabout. This
is due to capacity issues at the double miniroundabout and land constraints available to
provide satisfactory improvements.
4.5.2

public transport

primary routes

A new bus service is proposed to improve bus
accessibility to the development site.

A new primary route through A4174 Carsons
Road junction from west to Siston Lane/Webbs
Heath to the east is proposed and will serve as
the major, all vehicle route through the site. It
will be informed by its formal tree planting and
its path along the site. All the important site
facilities including employment and local centre
uses will be distributed along this route.

4.5.3

The service is proposed to be routed between
Longwell Green Retail Park (LGRP) in the south
and the proposed Bus Rapid Transit (BRT)
Terminus at Emersons Green Retail Park (EGRP)
to the north. The route would use the A4174 for
the southern and northern thirds of its journey.
It is considered that this service would provide
good access to nearby retail and employment
opportunities as well as a connection to the
possible BRT. There is little scope to improve
the existing service to Bristol City Centre and
this alternative route would offer more genuine
travel opportunities to and from the site area.
Bus access to the site is proposed from a Bus
Only Link on the A420 to the south of the site
as shown on the masterplan. This is located
close to the Bristol to Bath Railway Path and will
also provide access to this facility. The bus route
through the site will cover the main residential,
commercial and community facilities. The service
would rejoin the A4174 via the Carsons Road Link
and continue north to EGRP.

4.5.4

4.5.5

secondary routes
These will be secondary distributory routes
serving tertiary routes and will form a loop
originating from the primary route. They will be
informed by the width of their carriageway and
occasional street car parking on either side of it.

4.5.6
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figure 37:

Illustrartive Masterplan
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4.6 Bus, Foot and Bike
The site is well positioned and is accessible by sustainable modes of
transport and is within walking and cycling distances to local services
and facilities. In addition to this it is well located next to the Bristol –
Bath cycle path and is within acceptable distances to and from a range
of buses to the south of the site along the A420.

bike

foot

bus

•

•

•
•

•
•
•
•

•

Existing cycle routes located to the south
west of the site
Regional Cycle Route 10 and 16 links to
Emersons Green Retail Park
Nation Cycle Route 4 is the Bristol – Bath
Cycle Route
NCR 4 provides good opportunities to Bristol
City Centre and Bath by bike
Emersons Green and Longwell Green Retail
Parks are within a comfortable cycling
distance from the site
The development will provide links to the
Bristol – Bath Cycle route where possible
making it more permeable.

•

•

•

•

•

The development provides locals centre to
the north and south of the site (reduces
the need to travel off site)
Primary Schools on site – (reduces car
journeys and very accessible to those living
at the site)
Warmley Forest Park – links provided from
site to park, which provides traffic free links
to Warmley from the site
Open spaces provided on site such as
allotments and open space at Warmley
Forest Park increases accessibility to local
residents.
Proposed new A420 site access provides
footway links onto the A420 to/ from the
south of the site
Internally the road layout is a mixture
of footways and shared surfacing,
which provides permeability through the
development.

•

•
•
•
•

Bus Rapid Transport aspirations near to site.
Emersons Green Retail park planned as bus
terminus for the BRT
Proposed New A420 access can be used as
a potential bus route through the site linking
Longwell Green and Emersons Green Retail
Park
Bus route through the site to and from the
A4174 junction and new A420 junction
Provides sustainable mode to and from
retail parks.
Good alternative to private car
Route through site – less requirement for
residents to travel off site for bus service

public rights of way
A number of Public Rights of Way cross
through the site. These would be retained
with the existing connections to the adjacent
residential areas retained. Many of these links
are on desire lines to nearby bus stops, the
village centre and to the countryside

4.6.1
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figure 38:

Illustrative Masterplan
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4.7 Landscape Concept
Warmley Urban Extension is located on a
greenfield site therefore landscape is integral to
the scheme and will provide a green framework
for the mixed use development. Ecological
assets will be retained and enhanced through
the creation of strong green corridors. Siston
Brook provides the key north-east to south-west
green axis and the tree lined avenue provides
the key north-west to south-east axis. The
main green artery follows the course of Siston
Brook and strategically connects two areas of
ecological merit, Hanging Wood and Warmley
Forest Park.
4.7.1

1

siston brook corridor

The brook, along with existing ponds and
proposed SUDS features, creates a blue spine
to the development. Retained and enhanced
vegetation along the watercourse will provide a
crucial corridor for wildlife.

4.7.2

2

green spine

A formal tree lined avenue defines the main
route through the development.

4.7.3

3

green arteries

Green spaces are connected together to
create multi-functional spaces which benefit
both biodiversity and recreation values.  
4.7.4

4

productive landscape

The provision of allotments and orchards
encourage local food production and healthy
living
4.7.5
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figure 39:

Landscape Concept Plan

1
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4.8 Landscape Masterplan
Warmley Urban Extension embeds green
infrastructure within the heart of the design.
This develops a strong green network of open
spaces across the site that benefits biodiversity,
the local community and retains links with the
surrounding countryside. The provision of sports
and play amenities as well as allotments and
orchards will promote healthy living. Through
the retention and enhancement of pedestrian
and cycle routes these spaces will be easily
accessible.

4.8.1

The landscape and open space strategy will
retain key rural characteristics of the site such
as hedgerows and open rough grassland. The
retention of hedgerows will retain the current
local character of landscape with a mature
landscape structure at day one.   The open
spaces will have a variety of characters from
naturalistic woodland areas to formal open
grassland, incorporating both formal and informal
play areas.
4.8.2

Opportunities will be sought to enhance the
ecological value of the site wherever possible.
This will include the use of native species, plants
with wildlife value (flowers, berries, shelter etc)
and the retention and creation of a variety
of habit types such as woodland groundflora,
wetland and species rich grassland. Where
amenity landscape is proposed in areas that are
likely to go into private ownership, for example
front gardens, these areas will be designed with
a high quality and instant impact co-ordinated
scheme.
4.8.3

New tree and shrub planting will be carefully
detailed to ensure species selected are of a
suitable size and habit and have appropriate
growing conditions to thrive whilst requiring
minimal maintenance. Consideration will also be
given to service runs, highways standards, public
safety and lighting standards therefore ensuring
planting can develop to maturity and provide a
sustainable and enduring landscape framework.
4.8.4

High quality, durable materials and street
furniture will be selected for public realm areas.
Paving materials will predominantly consist of a
mixture of natural stone, concrete block paving
and macadam providing surfaces that are
durable, easily repaired/replaced if required and
suitable for all users.

4.8.5

A management programme will be developed
in conjunction with the landscape proposals to
seek to ensure management requirements are
effective and realistic for the long term success
of the landscape infrastructure.
4.8.6
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figure 40:

Landscape Masterplan
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5. Conclusion

78 | Warmley Urban Extension | June 2012

5.1 Conclusion
This Planning and Design Statement has set
out a vision and set of strategies and principles
for the creation of a new sustainable future
garden neighbourhood focussed on the existing
settlement of Warmley.

5.1.1

This Statement has demonstrated that a high
quality, responsive and sustainable development
is achievable. The proposals will provide for two
compact ‘walkable’ neighbourhoods each with
its own school and local space. The proposals
will provide new housing and employment
opportunities on site with direct connections
to existing retail and employment uses in the
surrounding area.
5.1.2

The Concept shows how the district
character and qualities of the local area could
be appropriately reflected in the development so
that it makes a positive contribution to the area.

5.1.3

This Statement has demonstrated how the
Vision set out at the front of this document will
be delivered. A summary of how the main vision
objections will be met is set out below.

5.1.4

sustainable new ‘garden
neighbourhood’

The master plan is based upon ‘Walkable
Neighbourhoods’ to create an accessible,
integrated, mixed-use community. The
masterplan shows how an attractive and
sustainable form of development could be
achieved, combining generous green spaces and
opportunities for local food production, with
streets and places that reflect the local area as
well as many of the principles of garden cities,
such as the provision of front gardens, accessible
parking near the front of the dwelling and a
green setting for housing.
5.1.5

multi-functional green
infrastructure network
The masterplan and strategies show how an
integrated, multi-functional network of green
routes, spaces and places could be provided. The
ecological assets of the site will be protected
and enhanced with the objectives of providing
biodiversity gain. Functions could include play,
sport, recreation, ecological corridors, strategic
landscaping, and drainage and food production.
Together these spaces and functions will create
a development of a distinctive character and
appearance.

5.1.6

sustainable transport
The masterplan and strategies demonstrate
how the strategic transport opportunities could
be maximised to encourage direct journeys to
retail, education and other facilities including
direct connections to Bath and Bristol City
Centre by bicycle, bus and car.

5.1.7

a whole systematic
approach
The concept and vision are based on
providing for a high degree of self sufficiency
and containment with opportunities for local
food production integrated at all levels of the
design approach. The place will be designed
to allow people to lead their lives differently:
reducing energy, water consumption and waste
production, and creating an inclusive place that
engenders social connections. The choice of
car and how much to use it, consumption of
water and electricity, willingness to recycle and
home grown food are all dependent on individual
choice. The key to their adoption is to ensure
sustainable alternatives are readily available,
accessible and financially feasible.

5.1.8
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6. Apendices
6.1 Development Concepts (wider area)

figure 41:

Concept 1 (9301)

figure 42:

Concept 2 (9302)
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figure 43:

Concept 3 (9303)

figure 44:

Concept 4 (9304)

82 | Warmley Urban Extension | June 2012

figure 45:

Concept 5 (9305)

figure 46:

Concept 6 (9306)
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6.2 Concept plan with SGC

figure 47:

Concept plan with South Gloucestershire Council
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6.3 Preferred Concept plan

figure 48:

Concept Plan preferred option
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6.4 Transport assessment in response
to matter 4

figure 49:

Local facilities plan

figure 50:

Proposed new bus service plan
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figure 51:

Junction improvement location plan
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figure 52:

Bristol bus map
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figure 53:

Bristol - Bath Cycle Path
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6.5 Illustrative masterplan with
ownership overlay

figure 54:

Illustrative masterplan with ownership overlay

South of Emersons Green/East of Kingswood (Land at Warmley)
Rating

Comments

Opportunities

Mitigation

1.1

SA Objectives
Improve Health
Improve health

x√

Existing air quality issues along the Ring
Road and electricity pylons cross the
north-east corner of the site, but only a
small area of the site affected.

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

1.2

Reduce health inequalities

√

Significant areas of common land and
recreational land underused. Site
adjacent to the Bristol – Bath cycleway.

1.3

Promote healthy lifestyles
especially routine daily exercise

√√

Existing PROWs on site, community
forest and common land provide access
to countryside and recreation
opportunities. Site adjacent to the Bristol
– Bath cycleway.

Create a more positive and safe
environment to encourage use of
recreation land and footpaths. Additional
opportunities for GPs and dental practices
within new local centres.
Opportunity to enhance facilities,
encourage greater access and provide
more formal sports facilities for existing
and new residents of East Bristol where
there is a shortage of good quality open
space.

Master planning to enhance green
infrastructure in accordance with the
Forest of Avon Plan to help redress any
air quality issues, buffer housing from
Ring Road or locate employment
alongside. Build outside a 60m offset
from pylons/cables.
Development should be designed to
promote walking and cycling and
improve links to the existing urban area.
Local centres could allow flexibility for
local health care related uses.
Enhance / extend existing
PROWs, integrate existing public open
space and common land within the
master plan, link to cyclepath.

2.1

2.2

2.3

2.4

2.5

2. Support communities that meet peopleʼs needs
Help make suitable housing
√√
Larger mixed-use development will
available and affordable for
assist meet wider availability and
everyone
affordability objectives and help increase
employment provision for existing
residents.
√
Give everyone access to
Schools within walking distance,
learning, training, skills and
including The Grange School & Sports
knowledge
College.
Reduce crime and fear of crime
√
Quality of masterplan will have great
affect on the potential to reduce crime
and fear of crime.
Promote stronger, more vibrant
√V
Increase in population could help to
communities
support nearby local services in
Warmley.
Increase access to, and
√
Environmental based attractions exist for
participation in, cultural activities
walking and cycling, including Bristol –
Bath cycleway. Kings Oak Academy,
provides creative and performing arts.
Pubs, heritage museum and churches

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

Provide a range of housing types and
tenures.

Opportunity to provide additional local
facilities including new primary schools
and library facilities.
Opportunity to develop to Secured by
Design principles.

Ensure safe links to existing facilities,
provide new primary schools on site.

Development should seek to integrate
with the existing communities to the north,
west and south of the site.
Potential to support cultural services.

Consider linkages and provide a new
local centre.

Ensure new development achieves
secured by design principles.

Ensure master plan includes new
meeting spaces, both indoors & out and
maximizes access to the Bristol – Bath
cycleway.

1

3.1

3.2

3.3

3.4

3.5

3.6

4.1

4.2
4.3

4.4

within walking distance.
Develop the economy in ways that meet peopleʼs needs
Give everyone in the district
√√
Employment opportunities locally
access to satisfying work
available at Emersons Green & Crown
opportunities, paid or unpaid
Industrial Estate. Out-commuting is an
issue as is pressure to release existing
employment land for housing.

Opportunity to provide a higher-grade
business park to contribute to the local
portfolio of employment uses, to be
delivered in association with new homes,
as well as smaller scale start up units,
both of which will take residential
redevelopment pressure off existing
employment sites.
Help everyone afford a
√√
Area has relatively high level of
Development will provide the opportunity
comfortable standard of living
deprivation.
to provide affordable housing and new
local amenities as well as increased
access to employment opportunities.
Reduce poverty and income
√√
Area has relatively high level of
Development will provide the opportunity
inequality
deprivation.
to provide affordable housing and new
local amenities.
Meet local needs locally
√√
Existing shops and employment nearby.
Opportunity to improve linkages, provide
affordable homes, new local facilities and
employment.
Increase the circulation of wealth √√
Existing shops and employment
Larger development will provide
within the area
opportunities nearby.
enhanced opportunity to incorporate
some further modern employment
premises.
X√
Reduce the vulnerability of the
Development area can include SUDs
Development provides the opportunity for
economy to climate change and
people to live closer to where they work
harness opportunities arising
so reducing the need to travel.
Provide access to meet peopleʼs needs with least damage to communities and the environment
√
Increase choice of method of
Local bus services could be improved.
Support and enhance local bus routes.
travel
8% population travel to work everyday by Encourage the creation of/ ease of access
bus. Bath – Bristol cycleway adjacent to
to local facilities, services and jobs to
site
prevent longer distance travel/ trade by
walking and cycling.
Imbalance between homes and
Opportunity to improve public transport and
√
Reduce the need/ desire to
employment
portfolio of employment provision
travel by car
Local services nearby, within walking
New population will support existing
√/x
Help everyone access basic
distance
services
services easily, safely and
affordably
Adjacent to Bath-Bristol cycle path
Improve public transport services and
√
Make public transport, cycling
cycleways. Development provides
and walking easier and more
opportunity to include safe street and
attractive
connections to the north, east and south.

Development should sustain improved
public transport to wide range of
employment opportunities and make
provision for enhanced employment
opportunities on site.

Provide new affordable housing high
quality environments and amenities and
employment.
Provide new affordable housing high
quality environments and amenities.
Provide new local facilities on onsite and
enhanced foot / cycle and public
transport connections to wider area.
Ensure new development is a
mix of uses.

Master planning should consider
distribution of land uses.

Larger development should improve
public transport to wide range of
facilities/ services. Improve cycleways to
local facilities/ services.
Master plan to include walking / cycle
provision and mixed-use
Add to local services through on-site
provision
Dependent on quality of master plan

2

5.1

5.2
5.3

5.4

5.5

5.6

6.1

6.2

6.3

6.4
6.5

Maintain and improve environment quality and assets
Protect and enhance habitats
?
Limited ecology noted across
and species (taking account of
development area.
climate change).
Promote the conservation and
x
Greenfield land
wise use of land.
Protect and enhance landscape
x/√
Sensitive ridgeline and local communities
and townscape.
Value and protect diversity and
local distinctiveness including
rural ways of life.
Maintain and enhance cultural
and historical assets

Opportunity to extend wildlife habitats

Development should be planned
efficiently
Provide long term defensible boundary to
the urban / Green Belt edge

√

Existing built edge of poor quality –
including Ring Road.

Significantly improve urban edge and
access to green space.

√√

No known archaeological features in the
area. No listed buildings or conservation
areas within site.
Part of site alongside Siston Brook is flood
zone 2 & 3.

Opportunity to reflect wider historic
context.

Reduce vulnerability to flooding
?
and sea level rise (taking
account of climate change).
Minimise consumption of natural resources
Reduce non-renewable energy
?
consumption and “greenhouse
emissions”.

Include SUDs

Larger development will provide
opportunities to consider

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

√

No known shortage of water supply in
the area.

Development to modern building
regulations.

?

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

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

√.

Little current impact (agricultural).

?.

Little / no current impact (agricultural).

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

Enhance ecological value and green
infrastructure of community forest and
common land.
Include range of densities
Keep development below the ridgeline
and buffer from Siston / Shortwood /
Pucklechurch.
Master plan can maximize opportunities.

Ensure masterplanning takes into
consideration setting of the nearby
conservation area
Incorporate Siston Brook and potential
flood zone into green infrastructure,
include SUDs
Quality of masterplan will greatly affect
the ability to use passive solar gains and
natural light. Quality and design of
buildings will affect their energy
consumption (e.g. through increase
insulation).
Build to modern building regulations.

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