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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? 

2. Are there viable transport options capable of improving accessibility in the East Fringe which 

have not been included in the CS? 

3. Do detailed concerns affecting land ownership negate the principles expounded in the Plan to 

development Green Infrastructure and other facilities? 

 

  

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? 

 

The Council identified the possibility of an urban extension to the east of Bristol in the Issues and 

Options consultation for the spatial strategy in 2008.  There were two options for the way the urban 

extension could be dealt with, and both of these included the development of land at Oldland 

Common owned by SLP and the subject of SLP’s representations to the Core Strategy and its 

Examination. The Council also found that the east fringe could be an appropriate and sustainable 

location in its Sustainability Appraisal.  Development in this location remains a suitable and desirable 

part of the spatial strategy, and the alternative of developing in this location should not have been 

rejected.  

The level of development provision for the South West Regional Strategy was higher than the 

Council is claiming is required to be made in the Core Strategy – because it is taking a local-only 

position – and an urban extension to the east of Bristol was part of the spatial strategy set out in the 

emerging Regional Strategy.  This document was found to be sound by the Panel following 

Examination, and the Government has yet to abolish Regional Strategies, so this spatial strategy for 

the West of England continues to be a proposal with some weight, as well as being part of the most 

sustainable and appropriate strategy overall.   The Council has now omitted development to the east 

of Bristol in its the spatial strategy.  It has lowered the level of housing provision, but it has also 

changed the spatial strategy, shifting the balance of provision away from the main urban area 

towards smaller towns with a significant dormitory function, in effect elevating the wish to be seen 

to leave the Green Belt on the east of Bristol unchanged above the pursuit of more sustainable 

development.  

 

The Council now argues that the Bristol east fringe is not a sustainable location, but that Yate is. This 

approach has been challenged in our Position Statement 4 dealing with Sustainability Appraisal, and 

our Position Statement 7 on the Spatial Strategy and Location of Development. These Position 

Statements summarise the evidence that shows that providing for development at the east fringe 

would contribute to a more sustainable spatial strategy, and one which is at least as good as if not 

better than parts of the proposed spatial strategy.  

The housing requirement is a fundamental issue.  The housing requirement – when properly 

assessed according to national policy in PPS3 when the plan was prepared, or in line with the 

Planning Framework for the Examination – arises in significant part from the changing situation in 

the main urban area of Bristol, as the population increases and changes, as the economy grows 

requiring more economically active people, and as the average household size falls.  The most 

appropriate location to meet the resulting housing requirement, together with what can be 

satisfactorily accommodated within the urban area, is on the immediate edge of the urban area. 

There is in any case a very strong functional relationship between these locations and the city and 

this is most easily maintained in the most energy efficient way through the proximity of 
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development.  It is an accident of administrative boundary delineation if such areas are in another 

local authority’s control, and it is now clear that it is the Government’s intention that Local Plans 

should seek the best and most positive contribution to places and to society’s needs, rather than 

pursue narrow, local and short term interests above all else by ignoring the relationship with 

adjoining areas.   

 

It is not only most appropriate to seek development locations on the immediate urban periphery, 

but there need to be several such locations, so that the housing can be near where the requirement 

arises from the continuing evolution of existing communities, and so that there is choice in the 

housing market, which in turn makes it more attractive for developers to implement the 

development, making the plan more evidently deliverable.  

 

The east side of Bristol could accommodate a significant amount of development.  The Regional 

Strategy looked for a comprehensive approach to the development of the east side of Bristol, though 

the Council is not taking this view as it is not proposing the use of this land and it does not recognise 

the Regional Strategy.  SLP has considered the need for a comprehensive approach in any case, and 

to assist the Council in its proper consideration of reasonable alternatives as part of the 

development of the Core Strategy, has provided the Council with a Strategic Design Study prepared 

by Baker Associates.  A copy of this is appended to our Position Statement.  The Strategic Design 

Study examined the development potential of the east side of Bristol and considered the capacity of 

the areas suitable for development.  This report formulated a concept of development that was 

based on an understanding of linkages and relationships, as well as an understanding of the place 

and its setting drawn from a strategic landscape appraisal.  It identifies as a sustainable approach for 

growth on the east side of Bristol an approach of working with the existing neighbourhoods, 

consolidating and expanding these to use, support and reinforce the existing facilities and services.  

 

The Strategic Design Study demonstrates that SLP’s land at Oldland Common adjoining the urban 

area would provide a natural and sustainable extension to the existing urban area.  

 

SLP’s land at Oldland Common could be developed without compromising the development of any 

other part of the east fringe of Bristol and without reliance on other and future development areas 

to provide infrastructure.  SLP own the land and it could be developed in the immediate future in 

order to contribute to housing requirements in the area, including a significant and valuable 

contribution of affordable housing with at least 120 affordable units.  Development plans have to be 

deliverable.  Requiring strategies based on unrealisable forms of development is counter productive 

because it prevents the adoption of plans and denies the role of the plan in influencing future 

development form. 

 

The land at Oldland Common has great potential to link directly to the existing settlement, and 

support and enhance existing facilities around the High Street. It is also interesting that on the 

Council’s evidence, the east fringe has the highest number of local centres and parades as set out in 

table 3 page 98 of the Core Strategy. 

 

Oldland Common local centre is located approximately 300 metres north of the site and provides a 

range of local shops and services. Included within the local centre are a doctor’s surgery, a 

veterinary surgery, a dental practice, a Post Office, a pharmacy, a mini-supermarket, two  public 

houses, a fish and chip shop, and a Chinese takeaway. 
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In terms of education, St Anne’s C of E Primary School is located approximately 150 metres to the 

west of the site, on School Road. The local secondary school, The Sir Bernard Lovell School, is located 

within 800 metres walking distance to the north of the site.  

 

As explored in previous Position Statements, the Council attaches great importance to the concept 

of self-containment.  

Employment is a particular aspect of self-containment and accessibility.  Accessibility is the ability for 

people to get to what they want to get to, and embraces where facilities are and the means of 

getting there.  The transport aspects of accessibility in relation to SLP’s land are addressed under the 

Inspectors question 2. 

The arguments that the Council is running to dismiss the idea of development at the east fringe are 

remarkably similar to those it is using to defend the allocation in Yate, but Yate is not a more 

sustainable location for new development than the east fringe.  The evidence from the Census, 

latest Population Estimates, and information from the Business Register Employment Survey (BRES) 

and set out in Position Statement 7, demonstrates that with both areas having a similar ratio of jobs 

to residents, for instance.  The east fringe has 18% of the jobs within South Gloucestershire which is 

a far higher proportion of jobs than either Yate or Thornbury and the Council is not planning to 

disturb the present distribution of jobs in the District.   

The employment density in Yate demonstrates a very low number of jobs in comparison to the 

economically active population.  A high proportion of Yate’s economically active population 

commutes to the North Fringe, Bristol and elsewhere, so that it acts to a fair degree as a dormitory 

town for the Bristol conurbation.  This evidence draws on Travel to Work Area information which 

was also available at the previous Local Plan Inquiry, where the Inspector concluded that rather than 

develop at Yate, locations adjacent to the main urban area were the most suitable and sustainable.   

Development at the eastern edge of Bristol would make the best use  of the existing opportunities 

for people to live and work close together and minimise out-commuting, and help ensure that the 

use of public transport/walking and cycling are maximised as a mode of travel to work.  Travel to 

Work Area information demonstrates that the east fringe also has the most people travelling by bus, 

as a passenger, on foot and also working from home.    

Whilst east Bristol contains a large number of people and a reasonable amount of employment, any 

new development can be designed to improve the employment opportunities locally and access to 

wider employment locations.  The demand for employment land to the east of Bristol is already high 

and the spatial strategy should address this issue rather than ignoring it and then claiming that the 

absence of employment should prevent the allocation of housing development in the area. Instead, 

strategic allocations and implementation policies in the Core Strategy could make provision for 

employment development as part of mixed use schemes to maintain or improve the balance of job 

opportunities with homes.  Taking the SLP land at Oldland Common as an example, it is easy to 

demonstrate how this could be done. 

 

The data shows that self-containment in the east fringe wards is 18.5 %.  Assuming the same 

proportion of people living and working in the locality being maintained in the future, in order for 

there to be no increase in the number of people seeking jobs relative to the availability of jobs, a 400 

dwelling development would need to bring forward about 8o jobs, taking into account economic 

activity levels and household size. 

Using figures on the numbers of jobs arising in the community (schools, shops, welfare etc) per head 

of population that the West of England Partnership has used, the development of 400 houses would 
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support an additional 120 jobs in existing facilities in the area or in new facilities either on site or in 

the locality - meaning in effect that the development would look after the required job increase 

automatically.   

 

The 80 jobs could otherwise be accommodated through new provision on site in B1 and B2 space, 

and assuming a 60:40 split B1:B2 and normal employment densities, numbers of storeys and plot 

ratios, the allocation would need to be for about one third of a hectare 

 

The notional perfect situation of a new job for every additional economically active person could be 

achieved (even without counting in-the-community jobs) with the inclusion of about 1.8 has of 

employment land.  The development is able to provide a big improvement relative to the current 

general situation. 

 

 

2. Are there viable transport options capable of improving accessibility in the East Fringe which 

have not been included in the CS? 

 

We have noted in relation to the previous question that development of the site at Oldland Common 

would not be dependent on transport infrastructure to be provided by others or through other 

development.  

 

The previously undertaken strategic assessment of the east fringe appended to this Position 

Statement considered parts of the eastern edge of Bristol in terms of their location and character 

and showed that an appropriate way to consider provide development in the east fringe is as a 

series of pods that could be attached to the existing communities.   

 

SLP has previously submitted a planning application for development of its land at Oldland Common.  

The Transport Assessment Report demonstrated that the site has good access to local facilities and 

services including employment, retail, education and leisure uses within walk and cycle distance of 

the site. The site lies within 400m of frequently serviced bus stops and 3.5km cycle distance of 

Keynsham Railway Station, providing rail services to local and regional destinations. 

 

There are good bus services on Barry Road adjacent to the site, with 143 two-way bus services every 

weekday. The nearest bus stops are located on Barry Road and at the southern end of West Street, 

well within a 400 metre walk distance of the entire site.  These offer links throughout the area of 

Oldland Common and onto key destinations such as Bristol City Centre, Bath City Centre, Cribbs 

Causeway and Keynsham Rail Station.  

 

The local area benefits from a good network of pedestrian and cycle routes providing good 

accessibility for users of these modes from the site to Bristol City Centre and local 

facilities, amenities, educational establishments and employment opportunities 

 

The Bristol / Bath Railway Path is within 400 metres of the site and can be accessed directly off West 

Street. This showcase SUSTRANS path is currently used by approximately 1,500 people per day as a 

route to work and provides an off-road foot / cycle link between Bristol and Bath, and links with 

several other strategic routes. 
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Any development would provide for the enhancement of Barry Road through provision of a new 

footway, additional pedestrian crossing points and enhanced bus stops will further improve access 

to and from the site by sustainable modes, whilst also benefiting existing residents within the local 

area. 

 

As part of the planning application when the scheme was put forward, a substantial package of 

measures was proposed to enhance the bus services, including financial contributions to maintain 

and extend services further into the morning and evening and improving bus stops and their 

facilities.  The proposed scheme would be viable with this transport package.  The measures 

proposed were accepted by the Council as transport authority as overcoming any transport reasons 

to resist the development proposal.  The Council cannot have an approach to the preparation of its 

development plan that is different to the operation of its development management function unless 

relevant circumstances have changed significantly. 

 

 

3. Do detailed concerns affecting land ownership negate the principles expounded in the Plan to 

development Green Infrastructure and other facilities? 

 

The Regional Strategy proposed the development of the east fringe urban extension as a 

comprehensive development.  However, as our analysis shows that sites along the east fringe 

adjoining the urban area can come forward individually, and that this would ensure that they 

achieve the most appropriate integration into existing neighbourhoods and respond to the local 

needs that exist.  If this approach is pursued, sites would have to meet their own on-site open space 

provision, but also contribute to wider green infrastructure objectives as set out in the plan.  Policy 

CS2 requires development to contribute to the creation of high quality multi-functional green 

infrastructure.   

Delivering this policy could be achieved through land in different land ownerships being developed 

at different times if there is a plan. Each successive development will have to integrate into others 

and not compromise the achievement of the strategic objectives relating to the provision of green 

infrastructure and other social and community facilities.  There are many examples where 

development which has taken place at different times by different developers has contributed to a 

shared strategic network.  This is for the Council to manage through its development management 

process, and could be made easier to achieve through the use of CIL in due course. 

The Council is proposing to prepare a Green Infrastructure SPD which will presumably set out the 

objectives and principles to be followed in key development areas, which could include the east 

fringe just as easily as any of the other areas allocated for future development.   

In relation to the land at Oldland Common the Landscape and Visual Appraisal carried out in 2009 

provides a review of landscape policy and confirms that there are no landscape policy constraints 

which would preclude development of the site.  It concluded that the character of the site is ‘urban 

fringe’, due to the strong influence of the existing urban area with lighting, an open development 

edge, a busy road and with pylon lines crossing the land. The Council’s Strategic Green Belt 

Assessment 2006 found Oldland Ridge to be an important feature which should be kept open, but 

that the flat land west of the ridge between the ridge and the urban edge (which includes the 

Oldland Common site) does not have an important landscape function. 
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In term of site specific green infrastructure, the Oldland Ridge is an attractive and prominent 

landscape feature which contains the site and separates this part of east Bristol from open 

countryside to the east.  This strategic feature would need to be respected and the important and 

valuable existing hedgerows on the land owned by SLP and which are part of the wider network 

should and would be retained.  There are also two well used footpaths cross the site providing a link 

between the urban area and the ridge. These together with the linear space under the power lines 

and the need to pull back development away from the ridge will ensure that there is sufficient scope 

for incorporating green infrastructure within the site and linking this with adjacent areas. 

 

In principle any development site that comes forward to deliver housing development on the east 

fringe will provide for its own infrastructure requirements as it relates to the adjoining existing urban 

area subject to the capacity and requirements of the facilities within the local area.  All policy 

requirements will be considered and the objectives for green infrastructure or other facilities will be 

included. 
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1. Introduction
�.� This document presents the results of 

a strategic design study for a series of 
urban extensions to the east of Bristol. 
It is being submitted in support of an 
ouline planning application for a mixed 
use development on a site which lies 
within the area under consideration, at 
Oldland Common. 

1.2 The Draft Regional Spatial Strategy for 
the South West (Secretary of State’s 
proposed changes) (draft RSS) identifies 
a requirement for 8,000 new dwellings 
to be delivered within urban extensions 
to the east of Bristol in the period to 
2026. The document identifies a broad 
area of search to identify sites within 
which the dwellings, complementary 
uses and associated infrastructure to 
create sustainable neighbourhoods must 
be found. 

�.� The South Gloucestershire Core Strategy 
Development Plan Document (DPD) 
Issues and options document (April 
2008) identifies several possible areas 
for development to accommodate a 
total of 5,000 dwellings in the area, 
along with associated infrastructure 
and complementary uses including 
employment, schools, shopping and 
community facilities. 

�.4 Oldand Common is located to the south 
of the East Bristol fringe area. It falls 

within both the draft RSS area of search, 
and the area identified as a ‘possible 
area for development’ in the Core 
Strategy issues and options report. 

�.5 The purpose of this design study is to 
develop the strategic masterplanning 
work for the area. The study 
demonstrates that the early delivery of 
an urban extension on a strategic site at 
Oldland Common will not compromise 
the proper planning and delivery of sites 
within the wider development area. 

�.6 The results of the study are based on our 
own site appraisals, mapping analysis, 
and information publicly available on 
constraints and opportunities in South 
Gloucestershire. 
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2. Places, links and 
relationships

�.� Figure � illustrates the results of an 
appraisal of the potential for meaningful 
functional relationships between existing 
local centres on the east Bristol fringe, 
and future urban extensions. 

�.� It is clear that there are two quite 
distinct areas under consideration. First, 
the area stretching from Warmley north 
contains a number of possible sites east 
of the ring road, and Second the area 
south of Bridge Yate and east of the 
A4�75 contains several sites stretching 
north / south in a linear fashion. These 
two broad areas are  clearly separated 
in the Core Strategy issues and options 
report (although not in the draft RSS). 

2.3 The illustration indicates the proximity 
of possible areas for development to 
existing centres, and hence the potential 
for development to support and 
enhance those centres. It also indicates 
places where new development 
would be more divorced from the 
existing urban fabric by road and 
landscape barriers. These very different 
relationships have clear implications for 
the overall masterplanning concept for 
East Bristol; the areas need to be treated 
quite differently. 

�.4 The Oldland Common area has the 
greatest potential to link directly to 
the existing settlement. Development 

sites here lie immediately to the east 
of the existing high street which forms 
a linear centre for the area. There is 
good potential here for links to the high 
street and hence for new development 
to provide a critical mass to support 
enhanced retail and other facilities that 
would be of benefit, not only to the 
residents of dwellings, but to those of 
the existing neighbourhood. 

�.5 Similarly, around Warmley village centre 
there is very good potential to enhance 
and support the existing retail and 
community infrastructure provision 
with new development to the north. 
In addition, in this area there may be 
potential to replace and relocate some 
existing large floorplate buildings and 
‘retrofit’ the area to a higher residential 
density, again providing a critical mass to 
support those facilities. 

�.6 Further north, there is very limited 
potential for direct connection to 
the existing urban area. The ring 
road creates a significant barrier to 
pedestrian and cycle movement, and 
this is reinforced by large areas of 
common land and strategic landscaping. 
Whilst there are connections across the 
road, the nature of these connections 
separating vehicular and pedestrian 
routes, and up a steep hill (at 
Shortwood) mean that the potential 
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for functional relationships is seriously 
compromised. In these areas, the 
north/south links between different 
development sites will become more 
important for settlement function and 
inter-relationships. 

 

Existing local centre separated 
from development area

Existing local centre adjacent 
to development area

Access points to urban area 
(not to centres)

Points of direct access to 
existing centres

Ring road barrier 

Area with planning permission 
for development

Greenspace increasing barrier 
effect of road

Possible development areas 
with least potential for integra-
tion with urban area

Possible development areas 
with most potential for integra-
tion with urban area

Key
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3. Strategic landscape 
analysis

�.� An analysis of landscape and 
environmental constraints across the 
areas under consideration was carried 
out in order to identify a development 
datum within development should be 
contained. 

�.� A simple exercise was undertaken 
through on-site work and desk studies to 
identify the following: 

Ridgelines, hillsides and the 
steepness of contours in order to 
identify levels which development 
should not exceed, throughout the 
study area. 
Green Infrastructure, 
environmental constraints and 
Strategic landscape features such 
as mature hedgerows, tree belts 
and plantations that could form a 
setting for new development

�.� The results of these two excercises 
were combined in order to identify 
an appropriate development 
datum throughout the area under 
consideration. 

3.4 The resulting areas identified constitute 
the Gross site areas which would 
need to contain strategic landscaping 
and enhancements to existing Green 
Infrastructure in the area, as well as 
the homes, complementary uses and 
associated infrastructure envisaged 

•

•

within the draft RSS and the Core 
Strategy Issues and Options document. 
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Development datum within which 
gross development area will sit 

Green infrastructure

Area not within or adjacent to Core Strategy 
possible development areas

Mature trees and hedges

Ridge line

Steeper slopes

Contours65m
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4. East Bristol Design 
Concept

4.� A strategic concept for the design and 
development of urban extensions to the 
east of Bristol has emerged from the 
appraisal work set out above. 

4.� The central theme of this design concept 
is that the area contains not one urban 
extension, but several, and these need 
to be treated quite differently in terms 
of the way that they relate to each other 
and to the existing urban area.  This is 
illustrated in figure 3. 

4.� In both Oldland Common and Warmley 
the scenario is essentially one of the 
expansion of existing neighbourhoods 
in a manner which could complement 
them and increase the likelihood that 
local people will walk or cycle into their 
neighbourhood centre, rather than 
driving elsewhere. This has implications 
for the development of vibrant 
communities as well as environmental 
implications.  At Oldland Common in 
particular there are numerous points 
where new development can connect 
into the existing High Street.

4.4 The area north of Warmley is more 
suited to development as a series of 
villages / neighbourhoods forming a 
linear suburb. The rationale for the 
location of these Neighbourhood centres 
is as follows: 

they should be close to points of •

access to the existing city in order 
to maximise the potential for these 
neighbourhoods to benefit existing 
residents. 
They should be based on places 
where existing development can 
form part of the historic ‘core’ of 
the neighbourhood, allowing a 
response to existing character and 
developing a stronger sense of 
place
as much of the potential 
development area as possible 
should be located within an 800m 
radius of the new centres. 

4.5 Figure 4 illustrates new and existing 
centres with 800m radii. This indicates 
that almost all of the potential gross 
development area is located within 
800m of an enhanced or new centre. It 
should be noted that these centres are 
likely to vary in size. This makes linear 
connections between the smaller and 
larger centres within the northern area 
particularly important. 

•

•
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Figure 3

Places where 
development will 
enhance existing 
centres

New centres of 
neighbourhoods 
forming linear suburb 
with connections 
across ring road

Development datum 
within which gross 
development area will 
sit
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Figure 4

Enhanced existing 
centre & 800m radius

New centre & 800m 
radius

Development datum 
within which gross 
development area 
will sit 

Key

Ring road compro-
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5. Site capacity
5.1 The areas of land identified within 

which development could be contained 
comprise a total of ��8 hectares. These 
areas are identified in figures 5 and 6. 
The table below sets out the number 
of dwellings that could be provided 
within the areas based on different 
assumptions about gross density. These 
range from  685� dwellings at �0 dph to 
57�� dwellings at �5 dph. 

5.� It should be noted that an area of land 
around Shortwood Golf course has been 
included within the gross development 

area. The reason for this is because 
this area is envisaged as providing 
good opportunities for providing Green 
Infrastructure including connections 
north and south, and recreational space 
to serve developments both to the north 
and south.

5.3 The gross density calculations provide 
for the inclusion of a range of retail, 
employment, community and other 
infrastructure requirements to be 
delivered alongside housing within 
several existing and new centres. 

East Bristol urban extensions: 
gross development areas and dwelling potential
Development areas Gross density calculations

(to nearest �00 units)
Area HA Dwg @ 

�0 dph
Dwg @ 
�7.5 dph

Dwg @ 
�5 dph

North and south of Shortwood ��.�� �000 900 800
Goose Green (includes G.I. area) 99.�6 �000 �700 �500
Warmley �7.44 ��00 �000 900
Total North of A420 �69.9� 5�00 4600 4�00

Oldland Common north �5.� 800 700 600
Oldland Common south ��.�9 �000 900 800
Total South of A4�0 58.49 �800 �600 �400

 
Total East Bristol 228.42 6900 6200 5600
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6. Conclusions
6.�  This document presents the results of a 

strategic design study of potential urban 
extensions to the east of Bristol.  The 
results demonstrate the following: 

The study area falls into two quite 
distinct geographical areas: north 
of the A4�0 and south of the A4�0, 
with a substantial gap between. 
These areas need to be treated 
separately within the design 
concept for urban extensions east 
of Bristol. 
The areas around Oldland 
Common and Warmley have 
greatest potential to link to the 
existing urban area and integrate 
with existing neighbourhoods
Further north, the ring road 
and environmental constraints 
compromise the potential for 
functional relationships with the 
existing city. In this area, linear 
relationships between a series of 
neighbourhoods will be important

6.� Analysis of landscape and environmental  
constraints reveals an area within 
which development and its associated 
infrastructure can be contained. These 
gross development areas could provide 
for up to 685� dwellings (�0dphg). 
This falls somewhat short of the RSS 
requirement. 

6.3 In view of this shortfall, development of 
the application site at Oldland Common 

•

•

•

is clearly necessary in order to deliver 
housing requirements in the area. 

6.4 This document has demonstrated 
that an early consent on this site 
would not compromise the design and 
masterplanning of the wider east Bristol 
urban extensions. 
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