South Gloucestershire Core Strategy Examination in Public
Matter No. 27 – Thornbury – Policies CS32 & CS33 – Friday 13 July 2012
Barratt Developments Ltd (Personal ID No: 2881121)

Matter No 27
QUESTION 1 –
Concerns have been raised regarding both the consultation process and the
Sustainability Appraisal. What evidence is there to show the Council has failed to
comply with either the legislative or regulatory requirements in connection with these
processes?
1.1

The Council has undertaken a three stage Core Strategy formal consultation process:
Stage 1 – Issues and Options – Regulation 25 – May 2008 to June 2008;
Stage 2 – Pre submission Stage – Regulation 27 – June 2010 to August 2010;
Stage 3 – Submission Stage – Regulation 30 – March 2011.

1.2

The Council also consulted upon:
Further proposed changes – Regulation 30 – April 2011 to November 2011;
Re-Published Core strategy – December 2011;
Post submission Changes - December 2011 to February 2012.

1.3

The Council consulted statutory consultees and the public in the following ways:
By emailing all those on the planning policy database to give notice of the
formal period to make representations (22nd December 2011);
Updated the relevant information on the Council’s website;
Advertisement notices were placed in the Gloucestershire Gazette and Bristol
Evening Post;
Copies of the documents were made available at the Council’s offices.

1.4

With regard to Thornbury, the following consultation has taken place:
Pre-Issues and Options Consultation – As set out in the Council’s Regulation
30(1)(d) Statement of Consultation and Engagement (February 2011);
Issues and Options Consultation – A manned public exhibition at Thornbury:
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Post Issues and Option – Between June 2008 and March 2010 consultation
exercises took place in relation to the Vision for Thornbury, including:
o

A local stakeholder workshop (29 October 2009);

o

A public exhibition - The information available at the earlier workshop
was displayed;

o

Website - The material produced for the workshop and exhibition was
placed on the Council’s website for one month;

Pre-submission Draft Core Strategy – A web based informal consultation on
the Vision and Growth options for Thornbury, which provided an opportunity
for third parties to submit further comments on the various options for
Thornbury, including the location for new residential development.
1.5

Therefore, the Council has done more than necessary to comply with the legislative
and regulatory process.

1.6

With regard to the Sustainability Appraisal, Barratt Developments supports the
position of South Gloucestershire Council in their response to Matter 4 in relation to
Thornbury. This response also explains how the Council has considered alternative
options at varying stages and justifies why there is a clear need for development in
Thornbury, based on proportionate evidence.
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QUESTION 2 –
A number of respondents say the Council’s aim to retain and improve services,
facilities and employment in Thornbury is not supported by the evidence. What
information has the Council relied upon in reaching its conclusions on the need for
and the scale of development appropriate for the town?
2.1

The Sustainability Appraisal Report documents proportionate evidence used by the
Council to prepare the Vision for Thornbury, which includes:
Town Centre and Retail Studies 1999 – 2009;
1981, 1991, 2001 Census;
Pupil forecasting by the Council’s Children and Young People Directorate;
Housing completions over a 14 year period since 1998.

2.2

The Council has proposed a Housing Opportunity Area at Thornbury for
approximately 500 homes. The need to retain and improve services and facilities in
Thornbury is supported by the following evidence:

2.2.1

The population is declining – It fell from 12,617 to 12,342 persons between 1991 and
2001 (1991 and 2001 Census);

2.2.2

The population is ageing – The proportion of 25 to 44 year olds fell from 33.1% to
25.8% between 1981 and 2001, whilst the proportion of 75+ year olds increased from
2.7% to 7.1% (1981, 1991 and 2001 Census);

2.2.3

A continued surplus of primary school roll - 400 places in 2011 and 2012 (South
Gloucestershire Draft Commissioning of School Places Strategy 2010 - 2014);

2.2.4

The Town Centre is in decline - The number of vacant units is increasing (Town
Centre and Retail Studies 1999 – 2009);

2.2.5

Low Housing completions – Only 80 completions (6dpa) between 1998 and 2010:
The last major Greenfield housing development was completed in 1997.

2.3

The delivery of 500 homes at Thornbury will help reverse the above trends by:

2.3.1

Yielding a maximum of 1,225 residents - Based on 500 homes at an average
occupancy rate of 2.45 persons per dwelling (average household size in South
Gloucestershire - 2001 Census);
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2.3.2

Increasing the population to 13,567: Based on a 2001 population of 12,342 and
assuming a constant average household size;

2.3.3

Providing homes suitable for young families - The development will provide a mix of
homes from 1 to 5 bedrooms; suitable for people with different financial means and
requirements: Family homes will help reverse the demographic trends of an aging
population and falling primary school roll;

2.3.4

Improving the vitality and viability of the Town Centre - The increase in available
expenditure from 500 additional households will help stem Town Centre decline;

2.3.5

Improving the viability of Services - Bus services, libraries, community halls, etc, will
benefit from greater demand from the new population, ensuring long term viability.

2.4

The Council has relied upon robust, proportionate evidence for reaching its
conclusions for the proposed scale of development at Thornbury.

2.5

A development of 500 homes results in an increase in population of approximately
10%, which is entirely appropriate.

An increase above this level may alter the

character of the town and may to lead to an imbalance in sustainability terms towards
out-commuting.

JR/SB/BRS.1748

June 2012

4

South Gloucestershire Core Strategy Examination in Public
Matter No. 27 – Thornbury – Policies CS32 & CS33 – Friday 13 July 2012
Barratt Developments Ltd (Personal ID No: 2881121)

QUESTION 3 –
In relation to proposals for development at Park Farm, a number of potential
constraints have been identified. These include Heritage and Archaeological Assets,
wildlife and agricultural land quality as well as concerns with flooding, the loss of
open space and access issues. How far have these factors been taken into account in
identifying this location as the Council’s preferred choice?
3.1 Having concluded that 500 homes are required to meet need at Thornbury, the Council
undertook the following three stages to assess the alternative Opportunity Areas:
Accessibility Assessment;
Sustainability Appraisal of broad areas of search;
Sustainability Appraisal of broad options for consultation.
3.2

The Accessibility Assessment considered six Areas of Search. Area of Search Fb,
North Thornbury (Park Farm), was considered to be within:
400m of the secondary school;
800m of 2 no. no primary schools and major employment;
1200m of the town centre, doctors surgery, supermarket and areas of
equipped play.

3.3

The Sustainability Appraisal, page 62, addressed the advantages and disadvantages
to each Area of Search. With reference to North Thornbury (Fb) (Park Farm), these
were:

3.3.1

Advantages:
Good access to High Street, particularly to the west of the area;
Excellent access to secondary school;
Not in the Green Belt, so no revision to the Green Belt Boundary necessary;
Ecological interest limited primarily to fishponds and stream corridor;
Development would not breech a strongly defined edge to development.

3.3.2

Disadvantages:
Flooding issues to resolve;
Parts of area have important landscape value;
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Potential impact on nearby Conservation Area, fishponds and historic
character/listed building.
3.4

The Sustainability Appraisal, page 65, confirmed the Council’s knowledge of the
potential constraints of the Park Farm site. An ‘on balance’ judgement was made to
identify Park Farm as the Preferred Option, because:

3.4.1

The site does not break the defensible boundary like the sites to the east of Morton
Way. If this boundary was broken, it would result in a development which would
reinforce the commuter and dormitory role of the town, whilst setting a precedent for
future development, which would have the potential to significantly increase the size
of the town, thereby changing its character;

3.4.2

Sites to the east of Morton Way are considerably more sensitive in ecological terms
than the land at Park Farm by comprising 2 no. Sites of Nature Conservation Interest;

3.4.3

The Council has no evidence to confirm that alternative sites perform better from a
flooding/drainage perspective;

3.4.4

The scale of development at Park Farm would be limited by physical boundaries;

3.4.5

The site is well screened from Thornbury Castle and the Conservation Area by
existing mature landscape and would therefore not impact upon long distance views;

3.4.6

Land at Park Farm is the only site that can assist in meeting the Castle School’s
aspirations to consolidate onto a single site.

3.5

Page 66 of the Council’s Sustainability Appraisal Report also confirms the mitigation
that the Council considered would be necessary to demonstrate that a development
could be achieved without having an impact on matters of acknowledged importance,
including:
Access;
Ecology;
Heritage;
Drainage and Flooding.
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3.6

In view of the identified issues Policy CS33 requires housing capacity to be confirmed
through the completion of a Historical Environment Character Assessment and
technical work to demonstrate no increase the likelihood of severity of flooding.

3.7

Barratt Developments has submitted an Outline planning application for up to 500
homes which addresses these issues as summarised below:
Heritage and Archaeological Assets

3.8

The potential constraints of a scheduled monument, a registered park and garden,
listed buildings, a conservation area and possible buried archaeological remains were
identified at an early stage and a detailed programme of investigations was
completed in consultation with South Gloucestershire Council and English Heritage.

3.9

A Heritage Appraisal Second Update has been prepared by Cotswold Archaeology
which confirms that the development will not lead to substantial harm to or total loss
of significance of a designated heritage asset(s). Furthermore, the proposed change
to the settings of designated and non-designated heritage assets is not deemed to be
of such magnitude that the ‘less-than-substantial harm’ to significance should
preclude the development.

3.10

A Historic Building, Historic Landscape and Conservation Area Statement has been
completed by the Heritage Planning Practice which confirms that by understanding
the historic development of the site and the function of the development, the
conservation impacts of the proposal have been properly and carefully considered as
an integral part of the design process and that the advice contained in the emerging
Core Strategy and the NPPF is complied with in order to ensure the benefits to the
wider community are achievable.

3.11

The historic fish ponds, adjacent to the site, have been designated as a Scheduled
Ancient Monument. They are owned by the same land owner as the Park Farm site
and it is proposed that:

3.11.1 The land owner enters into a Heritage Management Plan Agreement with the Council
and English Heritage to ensure that the future management of the Ponds takes full
account of the SAM status;
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3.11.2 The Ponds transfer directly from the current land owner to a future Community Trust
set up for the Park Farm development, who will manage the Ponds in perpetuity in
consultation with the Council and English Heritage on behalf of the community;
3.11.3 English Heritage and the Council will be invited to sit on a sub-committee of the
Community Trust to offer advice on the maintenance and management of the ponds.
3.12

A copy of the draft Heritage Management Plan can be made available to the
Examination if required.

3.13

As a result of this work English Heritage has confirmed by letter of 20/04/12 attached
at Appendix 1, that it no longer wishes to provide representations to the Examination
and it is confirmed that there is no impact on heritage assets that would significantly
and demonstrably outweigh the benefits of the development.

3.14

Copies of the Revised Historic Building, Historic Landscape and Conservation Area
Statement and the Heritage Appraisal Second Update can be made available to the
Examination if required.
Wildlife

3.15

There are no wildlife constraints that that would significantly and demonstrably
outweigh the benefits of the development – An Ecology Impact Assessment prepared
by MD Ecology confirms;

3.15.1 No significant adverse effects on any ecological receptors;
3.15.2 Enhancement will deliver a beneficial ecological impact, which would be significant at
the local level; and
3.15.3 The development is therefore in accordance with relevant national and local planning
policies in relation to nature conservation.
3.16

The Councils Ecology Officer and Tree Officer, and Natural England, raise no
objection to the application: Copies of the consultation responses are attached at
Appendix 2. A copy of the Ecology Impact Assessment can be made available if
required.
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Agricultural Land Quality
3.17

There will be no unreasonable loss of good quality agricultural land that would
significantly and demonstrably outweigh the benefits of the development – The
submitted Agricultural Land Classification and Farming Circumstances Report,
prepared by Reading Agricultural Consultants, confirms that;

3.17.1 The development would involve the permanent loss to agricultural use of higher
quality Grade 2 (12.0ha) and sub-grade 3a (8.7ha) land and a further 4.8ha of lower
quality land in sub-grade 3b land. The loss is not capable of mitigation, save to
ensure that land not required for the development is unaffected;
3.17.2 Approximately 7% of the total farm-holding will be lost. The impact on the farm
holding affected is of minor, local significance.
3.18

Whilst the development will result in some loss of Grade II agricultural land,
Thornbury is set within an area which has relatively high agricultural land value, and
therefore the same would apply to any alternative opportunity site. A copy of the
Agricultural Land Classification and Farming Circumstances Report can be made
available if required.
Flood Risk

3.19

There are no flooding constraints that would significantly and demonstrably outweigh
the benefits of the development – the Environment Agency raised concern about the
development, requesting further information to confirm that it acceptable.

3.20

A revised FRA, prepared by Hyder Consulting, was submitted to the Environment
Agency in March 2012 as part of the planning application which confirms that;

3.20.1 All of the proposed dwellings lie within Flood Zone 1;
3.20.2 A flood/drainage solution can achieve Greenfield run off rates or less and has
accommodated volumetric storage to ensure that the rhine network downstream at
Oldbury will not be adversely affected;
3.20.3 The development can be undertaken in a sustainable manor without increasing flood
risk either at the site or to any third party land.
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3.21

Attached at Appendix 3 is a letter from the Environment Agency dated 8th May 2012
confirming that “we can now WITHDRAW our objection”: A copy of the Flood Risk
Assessment can also be made available if required.
Open Space

3.22

The Park Farm site is not currently open space, but is part of an active farm. It is
crossed by a number of footpaths and is thus in part accessible, but it does not meet
the open space needs of the community.

3.23

A Landscape and Visual Appraisal Report, prepared by Barton Wilmore and
submitted with the planning application, confirms that the development will provide
significant areas of open space, both formal and informal. The proposed central open
space and green corridors will provide a high quality, multi-functional, publicly
accessible open space at the heart of the development, connected to Thornbury by
the retained existing Public Rights of Way network within Green Corridors. The open
space will accommodate informal and formal recreational facilities, such as a
streamside walk connecting the development to the wider countryside; areas for play
including a variety of well-integrated equipped areas and natural areas for play; areas
for food cultivation including community allotments and a community orchard; and 4
sports pitches which will be shared with The Castle School and the community, with
considerable overall enhancement to accessible open space provision.

3.24

The development will extend northwards from the existing northern settlement edge
of Thornbury. However, with the exception of the eastern boundary of the Site which
adjoins Butt Lane, open fields will remain between the northern boundary of the Site
and Oldbury Road, and the landscape north of Oldbury Road; and the existing
vegetation along the northern boundary will remain intact.

3.25

There will be no impact on Open Space or loss of landscape, in particular designated
landscape as defined by paragraph 14 (note 9) of the framework, that would
significantly and demonstrably outweigh the benefits of the development - The
Council’s Sustainability Appraisal confirms that the Park Farm site is one of the least
sensitive sites in that it is not located on hillsides/undulating land towards the east of
the town.
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3.26

A copy of the Landscape Strategy Plan and Revised Masterplan, illustrating how
Open Space is being dealt with across the development, are attached at Appendix 4
and the Landscape and Visual Appraisal Report can be made available if required.
Access & Transportation

3.27

There are no access or transportation constraints that would significantly and
demonstrably outweigh the benefits of the development - The Transport Statement
and Travel Plan submitted with the planning application confirm that there are no
constraints in terms of access, and that the site can satisfactorily deliver 500 homes
with only minor improvements to the local highway network.

3.28

The Transport Statement confirms that:

3.28.1 Highway Access is sufficient to serve the development, with minor agreed
improvements including:
A footpath extension on Butt Lane;
Junction improvements on Butt Lane;
Improvements to the A38/Groves End Road junction;
3.28.2 An extended bus services will initially enter and leave the site via Butt Lane, although
a bus link via Alexandra Way and Park Road will be provided before the occupation
of later phases of development;
3.28.3 Improvements to bus services, agreed with the Service Operators, will provide 3
buses per hour during peak hours including a commuter service to Bristol. The route
of the improved bus services is illustrated on the drawing SK-19 attached at
Appendix 5.
3.29

Footpath access to the town centre is adequate.

A Walking audit has been

completed which demonstrates that;
3.29.1 The site is well related to existing schools and services and the defined town centre
retail frontages – See drawing attached at Appendix 6;
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3.29.2 A network of pedestrian links cross the site and lead to the surrounding urban area See drawing SK-19 attached at Appendix 5;
3.29.3 Good walking routes exist to the town centre – See Figure 11.1 attached at
Appendix 7.
3.30

The consultation response from the Council’s Highway Officer confirming that there is
no objection to the development is attached at Appendix 8: Copies of the Transport
Assessment, Travel Plan and Walking Audit can be made available to the
Examination if required.

3.31

The Council’s approach to identifying land at Park Farm, Thornbury as its preferred
choice for the provision of 500 homes is sound. The further evidence submitted with
the application for planning permission proves that the land at Park Farm, Thornbury
is deliverable and achievable during the plan period and that there are no adverse
impacts that would significantly and demonstrably outweigh the benefits of the
development. A full copy of the DAS is attached at Appendix 9.
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QUESTION 4 –
Do alternative sites in the Thornbury area particularly to the east and south, have
advantages over the Park Farm location and, if so, what are these?
4.1

To be sound the Core Strategy must be;
Positively prepared;
Justified;
Effective;
Consistent with national policy.

4.2

The Core Strategy must be based on a proportionate evidence base, including the
SHLAA.

The Examination is not the place to consider the minutia of technical

information necessary for the determination of an application for planning permission.
It must simply examine whether the tests of soundness have been met and whether
realistic assumptions have been made about the availability, suitability and economic
viability of land to meet the identified need for housing over the plan period. (NPPF
Paragraphs 182 and 159)
4.3

The alternative sites considered through the Issues and Options process have no
distinct advantages to the Park Farm site. The Council has confirmed within their
Sustainability Appraisal Report that there are actual disadvantages to these sites,
rather than advantages. These are as follows;

4.4

Area A (North East Thornbury) is isolated from the town centre, being more than
1600m away; the site is disconnected from the main urban area by Morton Way,
which forms a strong defensible boundary to the town;

4.5

Area B (East of Thornbury) is isolated from the town centre and again breaches
Morton Way; it contains 2 no. Sites of Nature Conservation Interest which are of high
ecological value; it is located within an area of flood risk, and without a site specific
FRA it is not possible to assess whether a development can be accommodated
without any adverse impacts;

4.6

Area C (South of Thornbury) has flooding constraints and confirmed in the Level 2
SFRA; as well as ecological constraints; it is of high landscape value as it is located
on a slope of an important ridgeline; is located within the Green Belt; is isolated from
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the town centre and employment areas; and has poor access to schools. It is also
disconnected from the main urban area by Midland Way;
4.7

Area D (South West Thornbury) is located within the Green Belt, which would require
a removal of the Green Belt boundary, which is not considered necessary in this
case. The Level 2 SFRA shows that the site is at risk of flooding, and without a site
specific FRA, it cannot be assessed as to whether a development can be
accommodated without having an adverse impact on flood risk; the site is located
partly within the Conservation Area and sits very close to a large proportion of the
Conservation Area and is therefore likely to have an impact; there are also a mixture
of ecological habitats within the area, and in the absence of a site specific Ecology
Assessment it is not possible to determine whether the land can be developed in
principle;

4.8

Area E (West of Thornbury) if developed would result in impacts on long distance
views to the Conservation Area and furthermore, some of the land itself if located
within the Conservation Area; the Level 2 SFRA confirms that the site is within an
area of flood risk, and in the absence of a detailed site specific Flood Risk
Assessment, it cannot be assessed whether appropriate mitigation can be provided.

4.9

The SHLAA followed the Sustainability Appraisal Report and therefore did not include
land to meet the identified housing need at Thornbury other than land at Park Farm.
The Council did, however, hold a further call for sites during 2010 and issued the
Strategic

Housing

Land

Availability

Assessment

Summary

Report

on

the

Methodology and Call for Sites Consultation document in December 2010 confirming
the changes to be made to the SHLAA as a result of the additional sites promoted:
No change was made at Thornbury.
4.10

The alternative locations have no advantages over Park Farm, and in actually fact
have a far greater number of disadvantages.

This has been considered by the

Council on a number of occasions and is why Park Farm has been identified as the
Preferred Housing Opportunity Area taking account the proportionate evidence base.
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QUESTION 5 –
Is Morton Way South a more sustainable location for housing purposes and/or are the
constraints at this location a significant factor against the development?
5.1

The Council’s Sustainability Appraisal confirms that Morton Way South is not a more
sustainable location for housing purposes. The site at Morton Way South is:
Approximately 1600m from the High Street;
Has no facilities within 400m of the site, or within 5 minutes walk time;
Disconnected from the main urban area;
Contains two Sites of Nature Conservation Interest (SNCI) and important
hedgerows;
The Level 2 SFRA shows that the area is at risk of flooding;
The site breaks the defensible boundary of Thornbury creating a development
in an isolated location in a rural landscape.

5.2

In contrast, land at Park Farm is located within:
Approximately 1200m from the High Street, including supermarket;
Is within 400m of a secondary school, and within 5 minutes walk;
Is not disconnected from the main urban area as it lies adjacent to residential
development to the south;
Contains no species of significant ecological importance;
Appropriate mitigation can be provided to ensure that the site is not at risk of
flooding and that the development will actually create betterment downstream
at Oldbury.

5.3

In comparison to the Council’s Preferred Housing Opportunity Area at Park Farm, the
constraints to development at Morton Way South represent major factors against
development taking place in this location.

5.4

The Council has assessed a proportionate evidence base, including the Sustainability
Appraisal and the SHLAA, which confirm that the land at Park Farm is the preferred
location for development.
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QUESTION 6 –
Some respondents are concerned that no account has been taken of the impact of a
new nuclear power station at Oldbury. How significant is this to the proposals for
Thornbury?
6.1

Whilst the Council should take account of strategic infrastructure of national
significance; there is no evidence to indicate that a new nuclear power station will be
developed at Oldbury during the plan period. It is therefore not significant.

6.2

The land at Park Farm is available, deliverable and viable and will meet identified
need. This development should not be blighted by the possibility that someone might,
at some undetermined time, develop a new power station.
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From : Peter Slane
MST transport
Tel. 01454 863734
Application No. PT11/1442/O
Location
Land off Butt Lane Thornbury

To : Sarah Tucker
MST planning
01454 863780
Date : 25.08.2011
Proposed Development
Development of the land for
Construction of vehicular access

housing.

Commentary on the supporting Transport Assessment
1. Introduction and Location
1.1 The site is identified in the submission draft of the Core Strategy. The relevant Policies are
specific policies CS32,and CS33, the Rural Package of Policy CS7 and policy CS6
1.2 A Transport Assessment has been prepared. The TA complies with the best practice and
guidance set out in Department for Transport publication Guidance for Transport Assessment.
1.3 The site lies due north of Thornbury Town Centre on the edge of the residential area between
Butt Lane and the Castle School.
1.4 The town offers a wide range of facilities, including education to secondary level, local shops,
local health centre, etc.,
1.5 Access to the town centre and the key retail area from the site can be made using a variety of
routes along quiet streets and cycleway/footpaths. The southern boundary of the site is within 1500
metres walking distance of the High Street.
1.6 The employment opportunities in Thornbury tend to be located towards the southern side of the
town, just over 2km approximately from the southern boundary of the site.
1.7 The main employment concentrations are in Bristol city centre and the North Fringe area beyond
generally accepted commuting cycling distances
1.8 Bus services that run along Park Road and Parkland Way tend to be restricted either to the town
local service or serve the wider rural areas.
2. Access, trip generation and traffic impact
2.1 The TA relates to an outline application of circa 500 dwellings
2.2 The main vehicular access is from Butt Lane. The form of the access onto Butt Lane has been
previously agreed with the Council.
2.3 There are a number of Public Rights of Way that give walking access to the site
2.4 While the site is identified in the Core Strategy, the policy is clearly predicated upon a bus link
serving the site from Park Road. Although the submitted planning drawings do not show the bus link
to Park Street the Traffic Assessment provides a clear indication of its location and potential bus use.
2.5 The TA traffic generation figures for the proposed housing has been previously agreed as has the
vehicle trip assignment on the local highway network.
2.6 The TA identifies the Butt Lane junction with Gloucester Road and the Grovesend junction with
the A38 as requiring further capacity works in order to accommodate the increase in traffic loading
arising from the development. The TA proposes improvements to both junctions. In each case the TA
has carried out sensitivity testing to ensure that the proposed improvements continue to operate
within acceptable performance criteria for different traffic scenarios. In addition the TA proposes a
“town gateway” facility on Gloucester Road on the southbound approach in order to reduce speeding
through the junction and into the town.
2.7 The proposed junction improvement layouts will be subject to further engineering design work in
due course. The improvement layouts demonstrate that the junctions will continue to operate
satisfactorily in future years with the proposed development in place.

3. Walking Cycling and Pubic Transport
3.1 The site is within 1500 metres walking distance of the town centre and there are also a range of
local facilities including primary and secondary schools within walking distance. The local
employment areas to the south of the town are within a short cycling commute. Thus the site is
reasonably well located for local services, education and local employment and can be accessed by
a range of travel options.
3.2 There are a number of optional routes for walking and cycling from the site some of which have
limitations in either their surfacing, lighting or security. There will be a need to assess the extent of
such limitations in detail, the extent to which they inhibit use of the route and the potential to
overcome the degree of deterrent that is created.
3.3 While the TA attempts to support the view that the nearby existing public transport services are
good, that is not the view of the Council. The services currently passing close to the site are either
local to the town or rural in their nature. Thornbury is a tightly drawn settlement that has the benefit of
good access by walking and cycling. Thus the local bus services only address the travel needs of a
limited section of the general population.
3.4 The town relies largely on the city and the North Fringe for employment and tertiary education.
The site is remote from public transport services that provide access to these locations. In order to
address this shortfall the TA shows the Park Road bus link and a proposed extension of services
309/310 travelling through the site, thus effectively providing the essential connection to the key
locations of the city and North Fringe and addressing the clear need set out in the Core Strategy. It
should be noted that the current planning application, PT11/1442/O, fails in this regard.
3.5 The applicant has provided a copy of a letter from First Group to the effect that they will extend
the service 309/310 to travel through the site as set out in the TA.
3.6 While the TA shows the extended 309/310 service route using Church Road, an alternative route
could use Dean Avenue, which is already a bus route.
3.7 The TA offers no detail of the bus link junction with Park Road nor of the bus link itself. The bus
route is proposed to be single direction only and the bus link might be designed in the form of a
“country lane”. Both factors would serve to mitigate the visual impact of a new junction on the Park
Road street scene. The junction and the bus link will be subject to further engineering assessment.
3.8 Subject to suitable mechanisms to ensure the delivery of the bus link and the associated city
service and to ensure that local issues on the walking and cycling links are addressed, the site is
considered to be able to offer reasonable travel options for the new residents.
4. Residential Travel Plan
4.1 The TA outlines a framework Travel Plan with modal transfer targets over time and a commitment
to use a dedicated Travel Plan coordinator for the site.
4.2 The TA outlines a series of commitments to alternative travel modes other than single occupancy
car travel
4.3 In addition to the measures set out in the Travel Plan and order to support the Travel Plan
objectives there will be a need for financial contributions, reflecting the expectations of the Core
Strategy.
6. Conclusions on the TA
6.1 The overall conclusion of the TA is that the proposed housing would generate additional traffic on
the local network. The TA has analysed the junctions where there is a need for increased capacity
and sets out improvements to ensure that the junctions continue to operate satisfactorily in future
years.
6.2 The TA also identifies access to local facilities by walking and cycling and proposes a residential
Travel Plan in order to reinforce these local travel options and public transport travel to more distant
destinations.

6.3 In particular the TA identifies the Park Road bus link and the entry into the site of the service
routes 309/310 in order to provide residents with a travel option to more distant destinations.
6.4 There will be a need for the development to address in detail the objectives of the Rural Package
but broadly the TA is consistent with the direction of the Core Strategy policies.
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housing.

Commentary on the supporting Transport Discussion Paper
1. Introduction and Location
1.1 Reference is made to the earlier commentary on the Transport Assessment dated 25th Oct 2011.
These additional comments in the recently submitted Transport Discussion Paper (TDP) should be
read in conjunction with the earlier commentary.
2. Walking and cycling access,
2.1 As advised in the earlier commentary the site is within 1500 metres walking distance of the town
centre and there are a number of optional routes for walking and cycling from the site some of which
have limitations in either their surfacing, lighting or security
2.2 The Transport Discussion Paper conclusions that the route options are safe and could potentially
be well used is broadly agreed.
2.2 The TDP assesses the walking and cycling route options setting out a consistent set of criteria for
all options. The criteria are;
Classification: footway/footpath, etc;
Surfacing:
Width:
Lighting:.
2.3 The criteria is accepted but doesn’t serve to identify potential safety issues, such as;
a) At certain times of the year the park crossing between Castle Road and Gloucester Road
will be dark beyond the light spillage from highway),
b) the lack of footway on the west side of Gloucester Road on the approach to the town
c) the mini roundabout at The Plain might be a constraint for cyclists
The criteria chosen doesn’t set out the differential distances of each route options although as stated
above the site is within 1500m of the town centre
3. Pubic Transport Access
3.1 The TDP doesn’t change the broad conclusions of the comments on the TA dated 25th Oct 2011.
3.2 The TDP includes an options for the bus route into the Park Farm; Option B, Butt Lane route.
3.3 The applicant has also submitted Sketch FMW0671 – Sk06 rev A, tilted Service 615 Route
Extension, which shows a potential bus route using Alexandra Way and through the site of the
Council’s elderly persons home. It is understood from the applicant that the access shown on Sketch
FMW0671-Sk06 will be used by services 309/310 and 615. It is also understood from the applicant
that the elderly person’s home will be available in the near future.
3.4 The Option B route proposes the extension of the services 309/310 along Gloucester Road into
Butt Lane and then into the site, returning in the same direction. The TDP offers a comparison table
between the bus link through the school and the Option B route. Option B is a long cul-de-sac route,
which will be unattractive to service providers and service users alike and will not be used beyond
the immediate term of the development, if at all.

3.5 Alexandra Way has a standard 7.3m carriageway together with footways and although subject to
on street parking is suitable for bus access. The route through the elderly person’s home could be
made up to public highway standards to suit bus access. The route, subject to the acquisition of land,
would be a good alternative to the Core Strategy link through the school for services 309/310 and
615.
3.6 If the Alexandra Way route is used, it is likely to be as a standard highway without restriction of
access and could therefore be used by some general traffic from the development. While this would
seem to raise the possibility of drivers using Castle Street to get to the town centre, the alternative of
continuing on to Gloucester Road is more direct and less constrained. If this route is adopted, In
order to reinforce this directional split, the priority at the junction of Alexandra Way with Park Road
should be changed,
4. Conclusions on the TDP
4.1 The bus route Option B is a poor alternative to the Core Strategy route through the school
grounds
4.2 The bus route option using Alexandra Way is a good alternative to the Core Strategy link.
4.3 In all other respects the overall conclusion of the comments dated 25th October 2011 continue to
be relevant.

Principal Engineer,
MST

PARK FARM
THORNBURY
Design & ACCESS STATEMENT - June 2012

The Vision

The vision for Park Farm Thornbury is to create a new green place to live, less than a mile from Thornbury’s town centre
and to provide a sensitive and locally distinctive design that promotes a sustainable way of life. The site provides a chance
for enhanced community integration, with shared recreation facilities and new bus connections. The vision seeks to clarify
the aspirations for the development and provide a framework for the design and development principles for the scheme.

Community Integration

A Green Place

»»

To provide excellent walking, cycling and public transport linkages
to the town centre via a legible network of streets and spaces. Help
reverse the economic decline of the town centre, making it more
healthy and vibrant;

»»

Implementing a robust green infrastructure where existing
trees, vegetation and watercourses are retained wherever
possible to soften the new urban development;

»»

Listen and respond to the needs and concerns of the community;

»»

Creating a green network which preserves natural habitats and
responds to the existing context and local heritage of Thornbury;

»»

Explore opportunities for connecting Castle School with the site,
maximising the potential for the development to be
further integrated with the rest of Thornbury; and

»»

Create a green environment that provides social and community
benefits for residents but also enhances biodiversity and ecology; and

»»

Create a community where people aspire to live.

»»

The provision of a generous amount of connected public open spaces
that are of a high quality and integrated with walking and
cycling routes.
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Respecting Heritage

Locally Distinctive

»»

A place that respects and responds to the existing heritage
features that surround the site;

»»

»»

Minimise the impact on the listed buildings, conservation
area and fish ponds through good design; and

The new development will respond sensitively to the local context
and distinct character of Thornbury, in particular St Mary’s Church,
the Castle and other listed buildings including Park Farm and
Morton House. However, it should also allow for a unique design
response that promotes a 21st century way of living;

»»

Provide management of the open space through the creation
of a community trust.

»»

Allow natural features and the local heritage to shape the
environment and create a sense of place;

»»

The provision of a clear structure that promotes legibility
and permeability; and

»»

Diversity within the development, created through a variety in
layout, density and architectural style.
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1 Introduction

1.1 Introduction
This Design and Access Statement has been prepared by Barton Willmore on behalf of Barratt Developments Plc, to
support their outline planning application for the residential redevelopment of 26 hectares of former agricultural land
bound by Butt Lane to the north, Castle School to the south, and the existing residential area, Park Farm and the medieval
fishponds to the east.

This document is part of a
comprehensive package of information
submitted with the application for outline
planning permission which includes:
Planning Statement
- Pegasus Planning

»»

Transportation Assessment
- FMW Consultancy

»»

Ecological impact assessment
– MD Ecology

»»

Flood Risk Assessment
- Hyder Consulting

»»

Landscape Assessment
- Barton Willmore

»»

Heritage Appraisal – HPP

The Document follows the structure of;

The Design and Access Statement describes
the design approach taken to inform the
proposals which are aimed at creating a
distinctive and accessible development of
quality, which responds to the setting of
the site. It also responds to the surrounding
context and feedback received following a
thorough Public Consultation process. This
Design & Access Statement includes an
indicative masterplan and supporting
development strategies.

»»

Assessment - Providing a review of
planning policy, the local area and
site analysis;

»»

Involvement - Illustrating how the
analysis has shaped the design;

»»

Evaluation - Illustrating the
consultation process;

»»

Design - Illustrating the proposals
for the design.
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»»

This information provides a detailed
framework of guidance and specification
to guide and control the elements of the
development.

A

Scope of Document

Document Objectives
This document details the design process
that has been undertaken which has lead to
the masterplan.
This document refers to the planning
policies relating to the site. It draws upon
guidance provided within;

This Design and Access Statement has been
prepared in conjunction with the South
Gloucestershire Design Checklist Adopted
August 2007 (see Appendix 1) and in
reference to the South West Sustainability
Checklist.

Design Process

»»

Planning policies have been reviewed and
general principles identified;

»»

A constraints and opportunities plan has
been prepared;

»»

Public workshop and exhibition
was conducted

»»

DCLG Circular 01/2006;

The development proposals are the result of
a design process which is summarised below;

»»

A comprehensive masterplan has been
prepared; and

»»

National Planning Policy Framework;

»»

»»

»»

Design and Access Statements: How to
read and use them (CABE);

The design team has been involved from
the early stages;

»»

The context of the site has been analysed;

The development of the site has been
discussed with Officers at South
Gloucestershire District Council.

»»

The Urban Design Compendium (EP and
Housing Corporation, 2000);

»»

Technical Studies carried out were
examined;

»»

South Gloucestershire Core Strategy; and

»»

Manual for Streets (DfT, DCLG).
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1.2 The Site
The site is on the edge of the defined settlement boundary to the north west of Thornbury.
It lies immediately adjacent to the existing built up area and is enclosed by Butt Lane to the north
and Castle School to the south. The western boundary is defined by mature hedgerows and is open to
the countryside, giving views to woodland, Oldbury Powerstation, the Severn Estuary and Wales beyond.

The development site occupies
approximately 26 hectares, comprising
5 agricultural fields wrapping around a
number of dwellings at Park Farm, and
woodland at the Medieval fishponds.
The site is bisected by a brook which runs
from east to west. A footpath follows
the route of the steam connecting to the
town’s streamside walks to the east, and
countryside walking routes with potential
for circular loops to the west. The town’s
streamside walks within green corridors
are an important defining feature of North
Thornbury’s urban form, providing residents
with natural environments close to their
homes, and pleasant recreational routes
to local destinations. These linear green
linkages also offer landscape and
ecological benefits.
Additional public rights of ways travel
through the site in a north-south direction,
connecting through the school towards
the town centre. Thornbury’s centre is
located less than a mile south of the site.
The town centre provides an excellent range
of community facilities and shops. The
conservation area for the historic centre
extends to the southwestern boundary,
which adjoins Grade I listed Thornbury
Castle and Park.
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The southwestern corner of the site sits
at the periphery of the Castle’s setting as
defined in the Thornbury Conservation Area
Advice Note 12.
A number of Grade II listed buildings,
including Morton House on the northern
boundary and two buildings in the Park
Farm group on the eastern boundary
overlook the site. Residential development,
dating from the 1970’s, also looks out onto
the eastern field.
The site boundary is defined by mature
hedgerows, and is crossed at least in part by
two tall hedgerows. The hedgerows appear
to radiate from the woodland off-site to the
east of the site boundary. There are a number
of mature trees in the most northern field
and alongside the stream.
View from Butt Lane access, south towards existing settlement edge

The site provides a logical extension to the
town by virtue of it’s proximity to the town
centre, existing residential areas, primary
and secondary schools.

View east towards Medieval fish ponds
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2 ASSESSMENT

2.1 Planning Policy Context
The Planning Policy Context for the site is based on both The National Planning Policy Framework
and the emerging South Gloucestershire Core Strategy. The policies most pertinent to the proposal are
considered below:

The National Planning Policy Framework, published 27 March
2012, replaces all previous Planning Policy Statements and Planning
Policy Guidance. It provides the Government’s planning policies for
England and how these are expected to be applied. The policies in
the Framework apply from the day of publication and constitute a
material consideration which must be taken into account.
The NPPF sets a presumption in favour of sustainable development.
For decisions on planning applications this means:
»»

 pproving development proposals that accord with the development
A
plan without delay;

»»

o r where the development plan is absent, silent, or relevant policies
are out of date, granting permission unless the adverse impacts of the
development would outweigh the benefits, or specific policies in the
Framework imply development should be restricted.

Local Planning Authorities should therefore approach decisions on
planning applications in a positive way, looking for solutions rather
than problems so that they can approve applications for sustainable
development where possible.
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Paragraph 17 of the NPPF lists a set of twelve core land-use
planning principles which should underpin both plan-making and
decision-taking. The principles pertinent to this application proposal
are:
»»

 lanning should not simply be about scrutiny, but instead be a
P
creative exercise in finding ways to enhance and improve the places
in which people live;

»»

 very effort should be made to objectively assess and then meet the
E
housing, business and other development needs of an area;

»»

 evelopment proposals should seek to secure high quality design and
D
a good standard of amenity for all existing and future occupants;

»»

Effective use of previously developed (brownfield) land is encouraged;

»»

 evelopment should be focused in locations which are, or can be
D
made sustainable; and

»»

 e planning system should seek to improve health, social and
Th
cultural wellbeing for all, and deliver sufficient community and
cultural facilities and services to meet local needs.

The NPPF seeks to boost significantly the supply of housing and
widen the choice of high quality homes. Paragraph 159 states
that Local planning authorities should therefore plan for a mix of
housing based on current and future demographic trends to fully
meet the needs of different groups in the community. In order to
meet identified need, housing applications should therefore be
considered in the context of the presumption in favour of sustainable
development.
The NPPF attaches great importance to good design of the built
environment. In order to achieve good design, paragraph 66 expects
applicants to work closely with those directly affected by their
proposals to evolve designs that take account of the views of the
community. Proposals that can demonstrate this in developing
the design of the new development should be looked on more
favourably.

The NPPF promotes the protection and enhancement of valued
landscapes. Paragraph 109 states that the planning system should
contribute to and enhance the natural and local environment, in part,
by protecting and enhancing valued landscapes.
Paragraph 126-141 deals with conserving and enhancing the
historic environment. Paragraph 131 states that in determining
planning allocations, LPAs should take account of the desirability of
sustaining and enhancing the significance of the asset; the positive
contribution that the asset can make; and the desirability of other
new development making a positive contribution to local character
and distinctiveness.
 aragraphs 203 to 206 of NPPF relate to planning conditions and
P
obligations. Planning obligations should only be sought where they
are necessary to make the development acceptable in planning terms;
directly related to the development, and; fairly and reasonably related
in scale and kind to the development.

Park Farm, Thornbury - Design & Access Statement

15

Planning Policy Guidance
Core Strategy
South Gloucestershire Council is at an advanced stage in developing its Core Strategy. The examination in public of the Core Strategy will
commence in late June 2012 infront of an Independent Government Inspector. In progressing its core strategy, the Council has undertaken
various stages of consultation with the publication including on an Issues and Options Paper in May 2008; the consultation on ‘development
options’ for Thornbury in October 2009 which was examined at a public consultation event on the future of Thornbury, at which a number of
options for housing developments on the edge of Thornbury were identified.
Following consultation on the
Issues and Options report, and
the Vision for Thornbury, a
draft Core Strategy Preferred
Options document was prepared
for consideration at the
Cabinet meeting on 8th March
2010. This document was on
Consultation until 6th August
2010.
Following this consultation
period, amendments to the
document were made, and then
it was taken to the Cabinet
and Full Council meetings in
December 2010, which provided
Member approval for the
document to be submitted to
the Secretary of State.
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Within the Core Strategy Postsubmission change, land at Park
Farm has been identified as a
‘Housing Opportunity Area of
Search’ under policy CS33.
Policy CS33 identifies a
housing opportunity at Park
Farm for approximately 500
houses, subject to evidence
that this site can accommodate
these numbers in terms of the
impact on heritage features and
flooding.
The policy also requires the
development to address the
following:
»»

Contributions to education
provision where local
education provision is
inadequate to meet the needs
arising from future occupiers.
Appropriate provision in
scale and kind will be sought;

»»

Uses which may be required
to meet wider community
and green infrastructure
needs, including a high
level of footpath/bridleway
permeability through the
development and into the
surrounding countryside;

»»

Improved transport links
via Park Road from the
new development to the
town centre to ensure its
integration into the existing
community;

»»

New vehicular access onto
Butt Lane/Oldbury Lane
will need to address any
other related highway
improvements arising from
the development including
improved pedestrian and
cycle routes to and from the
town centre;

»»

A range of tenures in
accordance with Policies
CS17 and CS18.

Whilst South Gloucestershire
Councils local plan still
forms part of the adopted
development plan, the core
strategy has increasing weight
given that it has been submitted
to the secretary of state for
examination. If the core
strategy is found ‘sound’ by the
inspector then it is likely to be
adopted subject to any necessary
modifications. The relevant
policies of the local plan are
discussed in the accompanying
planning statement, prepared by
Pegasus.

Supplementary Planning Guidance and Other Material Policy Guidance

As well as the relevant Supplementary Planning Guidance (SPG) prepared by the Council and already referred to, the Design Guide
published by CABE ‘Better Places to Live By Design’, ‘By Design’ and the Urban Design Compendium are all directly relevant to the
proposal and to all new housing schemes whatever their scale.
A summary of relevant
parts of this guidance is
set down below.

»»

Scale: including height and
the impact of development on
views, vistas and skylines;

(i) By Design – Urban Design
in the Planning System:
Towards Better Practice
(CABE 2000)

»»

Massing: the volume
of buildings and their
relationship to each other and
the spaces between them; and

The objectives of good design,
in order to promote character
in the townscape are outlined
by the table on Page 15 of the
guide. The achievement of such
objectives is influenced by the
physical form of development
which is articulated by eight
defined aspects (pg.16)
summarised below:

»»

»»

Layout: the pattern and
arrangement of streets in
blocks and buildings;

»»

Landscape: the shape
and form of the land and
the manner in which
development affects its
natural features;

»»

Density and Mix: the
intensity of development
and mix of uses proposed;

Appearance; architectural
detailing and style including
use of materials.

(ii) By Design: Better Places to
Live (DTLR, 2001)
This re-emphasises the
principles and objectives of
good design, and the fact that
it is central to delivering more
efficient use of land through
the planning system (‘Making
the Change’).
The need to understand the
opportunities and constraints
presented by a site, and for
this to inform the layout and
orientation of a site is explained,
as is the need for new housing
to successfully integrate into
the locality.

At a more detailed macrolevel the Guide considers and
identifies differing plan forms,
and how these can be orientated
on different sites (‘The
arrangement of dwellings
within the block structure’).
(iii) Urban Design
Compendium 1 & 2 (English
Partnerships 2000 & 2007)
Compendium 1 Urban Design
The key aspects of urban design,
and how these relate to advice
set down within PPS1 are
identified (pages. 12-13).

Compendium 2 –
Delivering Quality Places
The need to respect local
character through new
development that achieves
distinctiveness and identity,
whilst at the same time
restraining existing features is
highlighted.
The Compendium recognises
that density is one aspect of
built form, and the effect on the
character of an area is influenced
by building height, block size
and building typology.

The reinforcement of
local identity, through the
identification of ‘character areas’
and the implications of this on
building form are recognised in
Section 7.
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2.2 Local Linkages
Thornbury is a small market town,
15 miles north of Bristol city
centre. The town is located 4.5
miles from junction 14 of the
M5, approximately 6 miles from
the M4/M5 junction and 8 miles
north of Bristol Parkway station.
The site measures approximately
26ha, located on the North West
edge of Thornbury’s settlement
boundary. It lies immediately
adjacent to the existing built up
area and is enclosed by Butt Lane
to the north and Castle School
to the south.
The site is located approximately
1 mile north, or 20 minutes walk
of the High Street via a public
right of way that travels through
the Castle school, or along the
‘Streamside walks’ to the east
and south.

18

Park Farm, Thornbury - Design & Access Statement

Walking and Cycling Links

Vehicular Links

A public right of way passes through the
site in a north-south direction diagonally
crossing the school fields towards St Mary’s
Church and the town centre.

The site is currently accessed off Butt Lane,
which connects directly to Gloucester Road
– a main arterial route to the town centre in
the south, and towards junction 14 of the
M5 in the north. Butt Lane also links very
closely with the northern end of Morton
Way, a ring road which defines the eastern
boundary to the town, and gives connections
to the southern end of the town and the
M4/M5 interchange

This provides a convenient, pleasant and
direct walking link to the town centre.
Alternatively, pedestrians and cyclists can
use the network of Streamside walks, which
bisect the site in an east-west direction
– connecting towards the Manor Brook
Primary School and Thornbury Hospital.
Cycling is another viable option from the
site with Sustrans’ Regional Route 10:
the Avon Cycleway travelling along Park
Road, less than 5 minutes from the site. The
residential roads surrounding the site and
to local destinations are considered suitable
for use by cyclists. All the goods and services
necessary for everyday life are within 5-10
minutes cycle ride.

Vehicular access to the site will be from
Butt Lane in the north of the site, making
walking, cycling and potentially public
transport connections to the south more
attractive routes to the town centre.

Key

Local Linkages Plan
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2.3 Local Context

The Castle School is adjacent to the site

Local Facilities

Employment

An extensive range of shops and facilities
can be found within the centre of Thornbury,
including a Tesco and Aldi supermarket.

Generally, employment in Thornbury is
located in the town centre, and is thus
easily accessible from the site.

The site lies approximately 20 minutes walk,
or less than 10 minutes cycle north of the
centre. As previously explained, Thornbury
Health Centre and Hospital can be reached
directly via traffic-free streamside paths,
within 15 minutes walk.

There are further employment opportunities
at the Brunel Way Industrial Estate to
the south of the town which can easily be
accessed either via the town centre on foot
or cycle, or via Morton Way if travelling
by car.

The Castle Secondary School is immediately
adjacent the site’s southern boundary. The
Castle school is an extremely successful and
popular school, despite the rather aging
buildings and facilities.

Open Space and Recreation

The closest Primary School is Manorbrook
which is located approximately 600m east
of the site, and can be accessed via trafficfree routes alongside the stream. On the
same site as the Primary School is Rainbow
Teddies Pre-school Nursery and Pre-School.

20

Park Farm, Thornbury - Design & Access Statement

Large Open spaces within the town
generally belong to the school, used for
playing pitches including the ‘Chantry
playing fields’ at Clare Walk, those attached
to the Castle School sixth form site, and
those adjacent to the site which include an
all-weather pitch.
These are available for booking as a
community resource out of school hours,
and it has been suggested that any extension
of the school playing facilities would be
available for joint use by pupils and
the public.

Direct walking link to the town centre

The Mundy Playing Fields which are
managed by the Town Council, are
approximately 2km from the site, comprise
two football pitches, a mini pitch, a large
play area, paddling pool and a pavilion
providing dressing rooms, a meeting room,
and a kitchen. The Thornbury Tennis club is
also sited at Mundy Playing fields with the
Town Council retains two courts for hire to
the public.
Thornbury Town Council also provides and
maintains several other smaller play areas
dotted around the town.
Thornbury Leisure centre is located on the
outskirts to the south, approximately 1km
from the town. The facilities include a gym,
swimming pool and courts. Thornbury golf
club and driving range, the rugby club and
skate park are also situated in this location,
providing a wide range of recreational
pursuits within the town.

Context Plan

Key
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2.4 Landscape Context
The Site at Park Farm and comprises five
agricultural fields, of predominantly rough
grassland and pasture, varying in size and
separated partly by mature hedgerows with
hedgerow trees.
There are no existing buildings on the Site.
However The Cattery and Morton House
adjoin the northern boundary, and Park
Farm and The Barn adjoin the southern
boundary, as does the north western edge
of the settlement of Thornbury. Park Farm,
The Barn and Morton House, which adjoin
the Site, are listed. The Thornbury Castle
Conservation Area also adjoins the western
boundary of the Site.
Listed Buildings located within the
Thornbury Castle Conservation Area,
including Thornbury Castle, structures at
St Mary’s Church, and Sheiling School.
Within the wider vicinity of the Site,
the villages of Upper Morton and Lower
Morton are located to the east and northeast of the Site respectively, and farm
buildings and associated development are
scattered through the landscape.
Several Public Rights of Way (PROW)
cross the Site which then connect to a
network of PRsOW in the wider landscape
surrounding the Site.
The landform in the vicinity of the Site
reflects the transition from the levels of the
Severn Valley river estuary, to the northwest, rising up to the ridges and vales of the
Severn Valley sides to the south-east. The
land rises gently across the Site from below
15 metres Above Ordnance Datum (AOD)
in the north, to in the region of 25 metres
AOD in the south.
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The land continues to rise gently until
meeting a more pronounced ridge line that
runs around the southern edge of Thornbury,
creating a ‘bowl’ in which Thornbury sits.
Three small watercourses run across the Site,
Manor Stream and a ditch run east-west
across the Site, flowing from the ancient
fishponds located within woodland to the
immediate south-east of the Site, whilst
another ditch runs north into ponds located
adjoining the north boundary in the vicinity
of Morton Lodge and The Cattery.
The vegetation on Site, predominantly
comprising hedgerows and scattered
individual mature trees, is limited to the
field boundaries and along the watercourses
and ditches which cross the Site. There
are no significant blocks of woodland on
Site. However, there is a substantial area
of woodland adjoining the south-eastern
boundary to the south west of Park Farm.
The Site falls within the National
Countryside Character Area of the Severn
and Avon Vales (Area 106) and at a District
Level the Site falls within Landscape
Character Area 18: Severn Ridges, the
relevant key characteristics of which include:
»»

Distinctive large scale sloping landform
rising from the Level;

»»

A large central area of low hills and
radiating ridges extends westwards;

»»

Area greatly influenced by adjacent Levels
and Severn Estuary;

»»

Expansive and readily available views
extend over the lowland Levels and
Severn Estuary to the west;

»»

Scarp and lower ridges form a prominent
backdrop in views from the Levels and
South Wales; and

»»

Extensive distribution of settlements and
minor roads, with older villages, hamlets
and scattered farms of local stone, with
stone boundary walls. All largely nestled
within the landform and strong landscape
structure. Churches form distinctive
landmarks.

The Site exhibits a landscape character
typical of the area to the north-west of
Thornbury, having a very gentle landform,
with large, generally regular shaped fields
defined by low hedges and intermittent
trees, and displaying the characteristic low
skyline with few focal points within views.

Key
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2.5 Thornbury’s Historic Context
Thornbury dates back to the bronze ages, however, the earliest recorded evidence of the settlement
was in the 9th Century, while the town charter was created in 1252.

Thornbury is a market town.
The market was held on the
High Street and in the Market
Hall until it moved to Rock
Street in 1911 and closed down
in the late 1990’s. It has been
partly replaced with a smaller
market in a car park.
The street pattern of the historic
core was established in medieval
times. The principal streets,
High Street, Castle Street, St.
Mary Street and John Street,
are lined with predominantly
17th and 18th century facades.
Often the structure behind
them is of an earlier date, with
examples of 15th and 16th
Century buildings on Castle
Street (Porch House) and the
High Street (Bristol and West
building).
The layout of the streets, lanes,
and burgage plots remained
largely unchanged into the
1950s, as displayed in the
historic OS map opposite. The
older part of Thornbury is now a
conservation area.
As with many towns in the
locale, Thornbury undertook
rapid expansion in the late
1950s, 1960s and 1970s.
Expansion continued into the

1980s, when the town
reached its current size.
The rapid expansion in the
1960s and 1970s comprised
mostly, family homes. These
dwellings now generally home
an aging population, whose
children have left home,
suggesting a shortage
of family homes for the offspring of those who moved in
30-40 years ago.
Thornbury ha an equal amount
of inward and outward
commuting which suggests the
town supports its own local
economy rather than being a
dormitory settlement to Bristol.

Historic map (approx. 1880) from Conservation area Advice Note

St Mary’s Church, to the south
west of the site, is the oldest
surviving building in Thornbury
dating from 1340.
Thornbury Castle, directly
north of the Church, is one
of Thornbury’s most notable
features and attraction for
tourists. It is not a true castle,
but rather an early example of
a Tudor country house, built in
1511. It is now a Grade I listed
building.

OS map of Thornbury in 1953
24

Park Farm, Thornbury - Design & Access Statement

Current and historic photo of St Mary’s Church

Thornbury Castle Hotel

OS map of Thornbury in 1967

Thornbury Castle’s brick chimneys

Current OS map of Thornbury

The two intricate redbrick chimneys were built in 1514, and are
similar to those found at Hampton Court Palace. King Henry
VIII beheaded the Duke for treason in 1521. Following the Duke’s
demise the castle was confiscated by King Henry VIII who stayed at
the Castle for ten days in 1535 with Anne Boleyn. The Castle is now
a 26 room luxury hotel.
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2.6 Local Character Assessment
An analysis of Thornbury’s character and urban form has been undertaken to help
create a new distinctive development that will tie-in with the local context.
Areas that are close to the site
itself and Thornbury Town
Centre have been analysed to
inform the development form,
massing, style and materials for
the proposals.

The residential areas adjacent
to the site are popular and
potentially offer comparable
density, building heights and
types to the development
proposed on the site.

The inclusion of the town centre
in the assessment is necessary
to understand the town’s local
identity, since the residential
areas immediately adjacent to
the site are characterised by the
period in which they were built,
the ‘60s and ‘70s.

The local character assessment
comprises the following
components listed below:
»»

Open spaces and landscaping;

»»

Urban form and street types;

An entrance point to Thornbury’s Streamside Walk network
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»»

Architectural style;

»»

Boundary treatments;

»»

Details and materials; and

»»

Car parking.

Each are analysed in detail in
the following section in order to
inform the design and character
of the new development.

Open Spaces and Landscaping
Thornbury is situated right in the heart of the Lower Severn Vale.
A significant feature of the landscape context is the open countryside
in which the relatively compact urban settlement is situated. The
level topography gives views outward towards the Welsh Hills,
while the limiting local views in from the west.
Public rights of way lie in a radial pattern from the existing
settlement through the site, providing access to the open
countryside. Linear features such as watercourses and hedges
provide corridors for wildlife.

Open aspect towards Oldbury Nuclear Power station and the Severn Estuary

Thornbury was historically built between two streams. Despite some
parts being in culvert, as previously noted, it is possible to walk along
much of their length through the built up area. Close to the site, the
streams run though the housing areas bringing the countryside into
the town. The network of streams and associated landscape features
including woodland forms an important ecological network through
the town, providing a key habitat for wildlife. The streamside walks are
also an important recreation facility for residents, as well as a car free
route around the town. Part of streamside walk runs into the Medieval
Fishponds at Park Farm which is immediately adjacent the site.
A further key characteristic of the surrounding suburban areas are
the linear pedestrian-only public open green spaces onto which
dwellings face. A typical feature of ‘Radburn’ layouts provides green
routes which have potential to be linked into any new development.

Cottages overlooking a paddock opposite St Mary’s Church

Dwellings overlooking linear green space that have potential to link into the site’s green network
Park Farm, Thornbury - Design & Access Statement
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Urban Form and Street Types
Historic streets, including those in the conservation area, are
generally long and gently curving. The settlement first grew from the
area to the east of the High Street. These historic streets including:
St Marys Street and Rock Street, broadly form a grid pattern. From
this central area, linear development has followed arterial routes into
the town and towards the Castle including Gillingstool, Park Road,
Bristol Road and Gloucester Road.
Streets within the conservation area are well enclosed with strong
predominantly continuous frontage, generally built in the 18th and
19th Century. Projection and recession in the building line respond
to the alignment of streets, and define urban spaces such as
the Plain.
Dwellings are generally terraced, and either situated on the back
of pavement, or with short front gardens defined by low walls,
and occasionally railings. Larger detached villas within larger
plots, and some cottages set back within their Burbage plots have
hedges defining boundaries. There are a variety of interesting street
and roofscapes in the area and the majority of the existing urban
settlement is two storey with some three storey mostly along the
High Street.

1970s development adjacent to the site, with public open space that links
to existing public right of way at the north eastern boundary of the site
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The 1970’s development opposite the site, like much of the
development in the north of the town, adopts a ‘Radburn’ style of
development, with rear gardens and all servicing for the properties
including parking facing the streets.
The adjacent housing appears to provide relatively large living
accommodation, and the edge properties in particular benefit from
a positive outlook to woodland and the streamside green corridors.
Moreover, the network of pedestrian routes through the adjacent
area enhances potential connectivity from the site towards the town
and other local destinations.

Boundaries in these parts of the town are generally more
poorly defined with parking on hard-standings to the fronts
of dwellings. Where boundaries are defined, there are also instances of tall close board fencing which act to further weaken
the relationship between the built form and the street.

Plan view of Thornbury’s town centre broadly displays a grid pattern reflecting historic burbage plots

Street view of the High Street shows back of pavement development and strong enclosure of the street

1960s medium density perimeter block layout in plan view

Street view of perimeter block layout, with on-plot parking and large gardens

1970s ‘Radburn’ style layout adjacent to the site in plan view, photos of the front (left) and the street (right)

Street at the backs of dwellings with no natural surveillance
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Architectural Style
Dwellings in the conservation area generally of a Georgian or
Regency style, with painted stucco facades, and classically positioned
windows. The older stone buildings tend to have simple functional
facades, some of which have been rendered over the course of time.

Stone building with a simple facade

There are also instances of dressed local stone as the primary building
material – particularly among grander dwellings and buildings of
civic importance, including Thornbury Castle. There are also older
cottages built from locally sourced rubble stone
In the South, North and East of the town the dwellings comprise
primarily of larger detached dwellings. There are some large detached
dwellings influenced from the Arts and Craft movement and Local
Authority built semi-detached dwellings from the 1960s, however
the majority comprise detached dwellings, chalet bungalows and
bungalows from the 1970’s usually of a red or a lighter colour brick
with some hanging tiles, and 1980’s detached dwellings usually red
bricks, and some mock tudor treatments of the facade.
Buildings here are generally 2 or 2-and-a-half storeys, with some
pockets of bungalows.

Detached dwelling from the 1970s, with brick and hanging tile facades
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Painted stucco facades giving variety to the street scene

Detached, arts and craft style houses

Boundary Treatments
Boundaries are traditionally well-defined, with a range of
treatments. In the central area the majority of dwellings are
situated at the back of pavement, or behind a short privacy strip.
The privacy strip is sometimes raised, or defined by plant pots or
other landscape treatments.

Short raised privacy strip with some planting

Away from the High Street, dwellings usually have short front
gardens that are defined by a low stone wall and railings, and
some instanced of hedgerows. In the areas of town with a more rural
character boundaries are occasionally marked with mid-height stone
walls. In the areas of the town with a suburban character, boundary
treatments tend to be softer and generally comprise privet hedge, or
other planted treatment.
In some of the 1960s and 1970s developments, boundary
treatments are lacking to the detriment of the street.

Short ftont garden defined by rubble stone wall with cock and hen coping

Longer front gardens defined by privet hedge

Mid-length front gardens defined by low wall and cast-iron railings
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Details and Materials
Historic buildings dating from the 19th Century and before are
generally constructed from local stone or are rendered
and painted white or pastel shades.

Double fronted stone dwelling with single-storey bay windows and an occupied roof space

Façades are characterised by sash windows, often painted white or
a contrasting colour. Other common architectural cues are single
bay windows on the ground floor and double bays. Another key
building element is the variety of porches, which add interest,
character and a focal point to many of the properties in the area.
Dressed stone is also used in the mullions and quoins. The variety
of details and finishes provides visual interest and richness to the
street environment. The pattern of windows, gives strong vertical and
horizontal rhythm to the streetscape which act to unify the scale and
character of the component buildings.
Predominantly, there are conventional pitched roofs, although there
are instances of gable end frontages with provide variety, along with
the range of building heights. Roofs generally comprise of locally
made red pan tiles.

Diverse materials brought into harmony through rhythm in the streetscape

The town’s suburban developments from the late 1950s to the 1980s
primarily comprise red and buff bricks. The windows consist of
conventional casements, of crittal or uPVC. There many instances
of occupied roofs, with dormer windows, or a ‘chalet’ style of
development. A large proportion of the extended town displays gable
ended roofs with plain verges, and red-brown clay roman tiles. Some
of the elevations feature hanging tiles, most commonly used to dress
dormer features.

and consistent use of architectural details

Painted rendered simple two-storey terrace with ground floor bay windows with integrated porch
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Mix of conventional and gable end roofs dressed with red-brown roman tiles

Car Parking
Within the more urban areas of the town parking is generally
accommodated on the street mostly in a parallel fashion, with
some instances of perpendicular arrangements within
parking squares.
Within the town there are also incidences of rear parking courtyards
usually accessed via a street lying behind the frontage.
Parking perpendicular to the pavement in a parking square

Within the town’s suburban neighbourhoods, parking is usually
accommodated on-plot. Where buildings are arranged in a perimeter
block, parking is either on hard-standings in front of the building
line or garages between dwellings, or behind the building line.
Where development is in a ‘Radburn’ layout, parking is usually
accommodated in garages or car-ports that are accessed directly from
rear access roads.

Parking on-plot with garages concealed behind the building line

‘Radburn’ style development with garages at the back of pavement creating an unattractive
and poorly surveyed street

Mix of on-street parallel parking, and integral garages which do not dominate the frontage
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2.7 Site Assessment
Landscape
Thornbury is sited in an
open bowl, contained to the
south and east by the higher
ground of the Severn Ridge.
Higher ground extends to
the north of Thornbury, with
land falling to the Severn/
Oldbury Levels to the west
and north-west of Thornbury.
As a result, Thornbury sits in a
topographic bowl which limits
the prominence of the town
in the wider landscape, by the
physical containment formed by
the Severn Ridge.
Therefore there are no middle
to long distance views of the
Site from the south and east of
Thornbury. The well-wooded
nature of the area to the west
of the Site, combined with the
relatively flat Levels landscape,
also limit middle to long
distance views of the Site
from the west.
Open views of the Site are
obtained from the east, from
roads immediately adjoining
the Site, where there is
a lack of screening from
roadside vegetation. From
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the areas to the immediate
south, west and north of the
Site, the combination of the
topography rising with a very
gentle gradient from north to
south, and vegetation along
the Site boundary, and along
field boundaries within and
surrounding the Site, limit
views into the Site.
To the immediate north-east
and east, from increasingly more
elevated locations, views into
the Site are obtained,
However, where the Site is
visible, it is seen in the context
of a well-vegetated landscape
with existing buildings
surrounding the Site, including
Park Farm and The Barn, and
Park View, Morton House,
The Cattery and The Keepings;
and in the context of the
slightly more elevated northern
residential edge of Thornbury
and the low horizon formed by
the wooded landscape and the
distant Welsh Hills.
The Landscape Strategy for
the Proposed Development is
broadly in accordance with the
objectives set out in landscape

planning guidance promoted
at a national, regional and local
level, and in particular the Local
South Gloucestershire Local
Plan and the emerging South
Gloucestershire Core Strategy.
The Proposed Development,
set within a robust
landscape framework, can
be accommodated within its
immediate and wider context,
with limited effect on the
setting of the listed buildings
and the conservation area
adjacent to or surrounding
the Site, whilst reflecting and
replicating the character of the
existing relationship with the
northern edge of Thornbury and
the surrounding landscape.
Views of the Proposed
Development are generally
limited to the north and northeast of the Site. Where views
of the Proposed Development
are obtained, the Proposed
Development will be glimpsed
through existing vegetation and
proposed planting, and be seen
in the context of the buildings
surrounding Site, within the
wider well-vegetated landscape,
and set against the existing

slightly elevated northern edge
of Thornbury. The wooded
horizon, including views to
St Mary’s Church Tower
punctuating the skyline, and
distant views to the Welsh Hills,
which are characteristic of these
views, would not be affected by
the Proposed Development.
Whilst development would
inevitably change the existing
character of the Site, it would
have no material impact on
the rural character of the
surrounding landscape and the
identity of Thornbury itself.

Key
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Ecology
A study comprising a desk
study and field surveys to assess
the conservation value of the
site’s flora and fauna, as well as
to identify the presence of any
notable habitats or species, or
any protected species has been
undertaken.
The most valuable habitats
within the site boundaries are
the stream and the network
of species-rich hedgerows.
The stream and the speciesrich hedgerows will largely be
retained and protected as part of
the development proposals. The
area of woodland and medieval
fish ponds adjacent to the site
will be protected and enhanced.
Several badger setts are
also present within the site
boundaries, including a main
sett and a subsidiary sett, both
of which will be retained. The
resident social group of badgers
will lose less than 25% of their
territory, the remaining territory
would be sufficiently large
to support a social group of
badgers.
No significant adverse effects
on any ecological receptors
are predicted. Measures to
safeguard valuable habitats and
species within the site have
been identified. Enhancement
measures can be employed to
deliver a beneficial ecological
impact, which would be
significant at the local level.

36

Park Farm, Thornbury - Design & Access Statement

Existing Walnut trees, one of which has exposed roots that have suffered cattle trampling

The installation of bird and
bat boxes will increase the
availability of nest / roost sites
which will more than mitigate
for losses associated with the
development proposals and
deliver an enhancement for
birds and bats.
Further information can be
found in the Ecological Impact
Assessment submitted as
part of the application.

Arboriculture
Throughout the site there are
many hedges that enclose the
agricultural fields and most have
an Elm content. In places there
are signs of Dutch Elm Disease
(DED) and therefore some
hedges have sparse sections and
are unreliable.

To the north of the Park Farm
buildings are two fine looking
Walnut trees (see above). The
larger, in the foreground is
diseased.
Within the southerly field are
two fine looking veteran/near
veteran Sycamore which grow
together and have a narrow
canopy outline and both are
weighted towards the north.
The arboricultural assessment
suggests the trees would benefit
from surgery to lengthen
their lives.
The hedgerows contain
occasional hedgerow Willow
and Ash, which are re-grown
pollards/previously lost tops.

They are good hedgerow
specimens and worthy of
retention where possible in a
reduced form.
The hedgerows are best flail cut
and pruned, where they will
form effective wildlife habitats
and corridors. In addition, flail
cut Elm seem to resist DED in
most cases.
Further information can be
found in the Arboricultural
report submitted as part of the
application.

Plan of ecological assessment

Key
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Lying 200m to the south-west
of the proposed development
site, the privy gardens and
immediate grounds of the
Castle are registered by
English Heritage as a Grade
II Park and Garden of Special
Historic Interest.
The alignments of several of
the surviving field boundaries
(hedgerows) within and on
the edge of the proposed
development site are likely
to pre-date the local parish
Enclosure Act of 1836. As
such these hedgerows would
qualify as ‘Important’ under the
Hedgerows Regulations 1997.
Non-designated heritage assets

Map dating from 1716

Heritage and
Archaeology: Key Issues
In accordance with a
brief agreed with South
Gloucestershire Council an
assessment of the potential
impacts of the proposed
development on heritage assets
has been undertaken. The
various studies included:
»»

desk-based assessment,
comprising detailed
documentary research;

»»

a LiDAR (Light Detection
and Ranging) analysis (a
survey used to detect subtle
variations in the topography
that could indicate buried
archaeological remains);
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»»

geophysical surveys; and

»»

archaeological trial trenching
excavations

Statutory and non-statutory
designated heritage assets
No designated (statutory
or non-statutory) heritage
assets lie within the proposed
development site.
The medieval fishponds to
the east of the proposed
development site are a
scheduled monument.
Thornbury Conservation Area
lies to the south-west, bordering
the proposed development site.
The Conservation Area includes

numerous Listed and locallylisted buildings and structures,
most notably the Grade I Listed
Castle, the Grade I Listed St
Mary’s Church and multiple
Grade II Listed tombs, the
Grade II Listed Shieling School
and several Grade II Listed
properties associated with
the Castle and within the old
medieval core of the town.
Three further Grade II Listed
buildings lie close to the
proposed development site; the
farmhouse and barn of Park
Farm, and Morton House.
A footbridge lying on the
central eastern perimeter of the
proposed development site is
locally listed.

Elements of the proposed
development site form part of
the wider setting and context
of several designated heritage
assets (the Listed buildings
described above). However, the
historic landscape and remnants
of the parkland and manorial
estate are considered by English
Heritage as not warranting
statutory designation.
Known buried archaeological
remains associated with
settlement in the late
prehistoric and Roman periods
survive within the proposed
development site. Results of the
field surveys suggest that these
remains are principally focused
in two areas in the central and
southern part of the proposed
development site.
Other archaeological sites
comprise the buried remains of
the in-filled ditches of former
agricultural land divisions and

in-filled ponds. These remains
survive scattered across much of
the proposed development site.

Potential impacts
The development of the
masterplan has been influenced
by the heritage assets within
the site and those that lie
nearby. The design has sought to
minimise any potential adverse
effects and also seek to identify
opportunities to enhance assets.
None of the Listed buildings
within Thornbury Conservation
Area or the wider environs
of the site will be physically
affected by the proposed
development. Although views of
the proposed development will
be had from some of the Listed
buildings and other important
buildings with the Conservation
Area and the wider landscape,
the most important views
and key settings would not be
significantly affected. Wherever
possible other historic landscape
features such as the hedgerows
will be retained in the new
development.

Historic Development
of the Site
Archaeological trial trenches
excavated during August and
October 2010 revealed the
earliest evidence of occupation
in or near to the Park Farm
site. Ditches, pits and postholes
suggestive of at least two areas
of occupation were discovered.
Pottery recovered during the
excavations range in date from
the Late Iron Age (100 BC)
to the late Roman period
(AD 410); with a particular
concentration in the late 1st to
2nd centuries.
Although occasional discoveries
of flint tools from within the
site - and in the wider area - are
indicative of activity from earlier
periods (Neolithic and Bronze
Age, 4,000 BC – 700 BC) there
is no firm evidence that buried
archaeological remains from
these periods survive within the
proposed development site.
Little is known about
settlement in the general
environs of the site during the
early medieval period except
for references in 9th century
Anglo-Saxon Charters to the
place Thornbyrig, while The
Domesday Book records the
manor of Turneberie with 103
residents, two mills and
a market.

St Mary’s Church, which lies
400m to the south-west of the
proposed development site
dates to the 12th century but is
likely to have its origins in the
early medieval period and this
building could well have been
the focus for settlement during
this period.
Although Thornbury Castle,
as the building now stands,
has it origins in the early 16th
century it is located on the site
of the former manor house.
During this period the area of
the proposed development site
would have formed part of the
manorial estate and parkland.
Several still-extant ponds lying
on the eastern edge and outside
the proposed development site
are likely to have their origins
in the medieval period and
would have formed part of the
managed agricultural landscape
close to the manorial residence.
In the mid-13th century
the settlement of Thornbury
was heavily redeveloped, as
a planned and walled town.
Therefore the foci of settlement
in the later medieval period,
as it would have done in the
earlier medieval period, lay some
distance from the proposed
development site which is
likely to have been part of the
agricultural hinterland of the
castle and town.

In 1510 Edward Stafford, the
3rd Duke of Buckinghamshire
applied for a licence to empark
(create a deer park) 1000 acres
of land, which was extended
by a further 500 acres in 1517.
It is likely that at that time,
the area that is now proposed
for development would have
formed part of this proposed
deer park. Although the park
would have had to have been
enclosed in some way, most
likely by pales (or stock proof
fences), no evidence of such
features survive within the
proposed development site.
Evidence from contemporary
sources and other records from
the 16th and 17th centuries
indicate that the deer park
may never have been fully
constructed.
Several buildings within the
immediate environs of the
proposed development site
have their origins in the postmedieval period. The farmhouse
and barn at Park Farm are likely
to have 18th century origins,
as does Morton House, all of
which lie to the north-east of
the proposed development site.
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2.8 Opportunities and Constraints
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The following points provide a summary of site assessment:
»»

The site is within 1 mile of Thornbury’s town centre,
less than half an hour walk;

»»

A number of Public Rights of Way cross the site and provide key
connections to the Castle School, Manor Brook Primary School,
Town Centre and popular streamside walks, providing an
opportunity to retain and enhance the environment in which they
are situated;

»»

The eastern boundary is adjacent to an existing woodland which
contains the medieval fishing ponds, providing potential to expand
and improve ecological connections to this wildlife resource;

»»

»»

»»

The site is well connected to Thornbury’s ecological network associated
with the town’s stream corridors, benefitting for local habitats and
providing pleasant routes for pedestrians and cyclists;
Largely level topography reduces potential for long range views
into the site. However, views towards and from the Castle and St
Mary’s Church which are situated on higher ground will be carefully
considered in order to minimise any harmful visual impacts;
Opportunity to retain and enhance long views from the site
towards Oldbury Power Station and the Welsh hills;

»»

Opportunity to create a new edge to the town that sensitively
merges the urban and rural contexts;

»»

The setting of the Church, Castle and other Listed buildings adjacent
to the site should be respected and treated sensitively;

»»

There are mature hedges and trees within the site that should be
conserved where possible to enhance and maintain landscape and
ecological value of the site;

»»

There are two sycamore trees which must be retained situated at
the centre of the site, adjacent to the stream;

»»

Dwellings overlook the site in some locations, with paths serving the
fronts of dwellings. There is the opportunity to provide activity and
an improved sense of security to these spaces, by creating larger usable
areas of public open space fronted by new dwellings;

»»

Thornbury includes a full range of amenities as well as excellent
schools within easy walk of the Site; and

»»

Pedestrian, cycle and public transport connections to local amenities
and schools have potential to be enhanced to promote healthy lifestyles
and reduce dependency on the car.

Key
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3 INVOLVEMENT

3.1 Summary
During the preparation of this outline planning application Barratt Developments Plc has undertaken 2 stages of
public consultation. This set out the intention to submit an application to South Gloucestershire Council for up
to 500 new homes.

The statement of community
engagement provides full details
of the public consultation that
has taken place in relation to
the proposed development
at Thornbury. Community
involvement is at the forefront
of national planning policy,
this statement of community
engagement aims to
demonstrate the commitment
of Barratt Developments Plc
to stakeholder engagement,
consultation
and communication.
Meeting place communications
(MPC) were employed to run
public consultation around
the proposals for Park Farm,
in order to gather the views of
local residents, councillors and
other key stakeholders.
This report gives details of
the consultation process and
the outcomes of the South
Gloucestershire Core Strategy.
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Barratt Developments Plc had
recognised the importance of
identifying key stakeholders
and groups, contacting them
at an early stage in the process
and trying to resolve any issues
well ahead of submission of
a planning application. The
aim of the consultation was
to engage with as wide a cross
section of the community as
possible, to seek their views
and for these views to inform
the development process.
The consultation process
complements and supplements
the statutory public consultation
process to be undertaken by
the local authority, following
submission of the planning
application.
The consultation process begins
with an identification of the
key groups who need to be
consulted. These include:

»»

Local residents;

»»

Community groups;

»»

Local Councillors;

»»

Local Schools; and

»»

Local Businesses.

Stage One: Workshop
South Gloucestershire
Council undertook a
stakeholder workshop on
1st February which Barratt
Developments Plc and
the project team attended
as development partners.
Stakeholders were invited to
attend and were divided into
groups depending on their
interests with regard to the
development. Participants were
asked to highlights key concerns
and design ideas for the site.

There was considerable interest
and a good turnout, many
comments and ideas were raised
which we have responded to in
the design process.
The main issues discussed at the
event were;
»»

Road and drainage matters
were raised with particular
concern about existing
capacity;

»»

It was expressed that existing
hedgerows and trees should be
retained and where possible
new trees planted;

»»

Access through the school
should not be for cars; and

»»

The medieval fishponds area
should be protected.

Workshop - Design Ideas

Built Environment Group A

Built Environment Group B

Community Group A

Community Group B
High Density Housing (40dph)

Medium Density Housing (30dph)

Low Density Housing (20dph)

Possible School Expansion Site

Outdoor Sports

Informal Public Open Space

Green Spaces Group A

Green Spaces Group B

Movement & Transport Group B

Formal Play Areas
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Stage Two: Consultation
An exhibition of the proposals
was then held with scope
for attendees to discuss their
thoughts with the consultants
involved and to leave feedback
which will feed into the
planning process for the detailed
planning application.
This exhibition was advertised in
the local press and letters were
sent to addresses within a 1 mile
radius of the site. If residents
were unable to attend they had
the option of contacting MPC
to receive an information pack
and feedback form in the post
or via email.
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The exhibition was staffed
by representatives from the
following companies:
»»

Barratt Developments Plc;

»»

Pegasus Planning;

»»

Barton Willmore;

»»

FMW Consultancy; and

»»

Meeting Place
Communications.

The exhibition comprised
comprehensive design and
technical information relating to
all the key issues raised during
the earlier consultation exercise.

The information was set out
clearly on the exhibition boards
to explain how the masterplan
addressed key concerns.
There was considerable interest
in the proposals with a good
turnout at both events. Many
ideas, comments and concerns
have been raised by the people
of Thornbury including:
»»

Number of houses;

»»

Lack of detail;

»»

Walking distance to
Town Centre; and

»»

Traffic.

We have responded to these
queries during the process.
The consultation successfully
raised awareness and
understanding of the proposals
and planning context for
the site. It was valuable in
communicating plan to the
wider community and to
identify their concerns.
Barratt Developments Plc
would like to thank all local
residents and stakeholders
who have contributed to
the consultation process. All
comments received have been
considered by the project team.

Exhibition Boards
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4 EVALUATION

4.1 Design Evolution
The following images show how the masterplan has evolved and describes the different options that were explored during
the design process. The design evolution was guided by the vision and also responded to technical considerations, planning
policy and feedback from the community and stakeholders.

Concept 1

Concept 2

»»

Additional development to the south adjacent to the school

»»

Large central green space with allotments and community orchard

»»

Bus link through school site

»»

Pitches to the west of southern area and within the central space

»»

Large central green space

»»

2 access from Butt Lane

»»

Pitches to the east of southern area

»»

Bus link through the school site

»»

Additional access from Butt Lane

»»

Additional development near Park Farm complex
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Concept 3
»»

Large central green space with allotments and community orchard

»»

Pitches to the west of southern area and within the central space

»»

2 access from Butt Lane

»»

Bus link through the school site

»»

Additional development near Park Farm complex

»»

Off site balancing pond

»»

A planning application was submitted to SGC in May 2011 based on
this masterplan. Following detailed discussions with the council the
masterplan has been amended and the planning application, including
the design and access statement, updated accordingly.
Park Farm, Thornbury - Design & Access Statement
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4.2 Design Concept
This section sets out
an evaluation of the
key issues arising from
the first two stages of
the design process and
after submission of the
previous application
(Assessment and
Involvement). The
following is a summary
of how key design
challenges have been
resolved during the
design process.
The evaluation of
information obtained
during the assessment
and involvement stages
has informed the Vision
and Vision Objectives
which are set out at the
front of the document,
as well as the design
principles, parameters
and illustrative material
set out in the following
chapters.
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The development will respond
to the historic setting and
reflect the analysis of the
context, as well as good place
making principles. The concept
embraces the opportunities
to connect and integrate with
the town, and promotes an
environmentally sustainable
way of life.
The comprehensive Assessment
and Involvement stages
have resulted in a robust and
responsive Concept for the
development. The plan opposite
illustrates how the concept for
the site reflects the objectives
set out in the analysis section.
This concept forms the basis
for the design principles and
parameters.

Amount
The proposed plan accords
to the required amounts of
residential development, open
space, areas for play and playing
fields as set out by the local
authority.

Layout
The proposed distribution of
land uses and the layout and
structure of the masterplan
has been informed by the
context and by the constraints
and opportunities on the
site. Extensive involvement
with officers from South
Gloucestershire Council as well
as a well attended workshop
and public exhibition provided
the opportunity to develop
the structure and layout
arrangement to maximise
the potential of the site. The
proposed masterplan has
responded to key outputs from
the involvement process. The
principles for future detailed
layout design set out in the
DAS seek to respond to the
assessment and involvement
process.

Scale
The scale of the proposed
development (as fixed by the
building heights parameter
plan) has been informed by the
assessment of the site and the
context as well as the planning
policy context.

In the existing development in
Thornbury the large majority
of residential development is
two storey. In response to the
context the scale parameter
plan show the majority of the
scheme as a maximum of 2.5
storeys. The parameter plans
do allow for some key 3 storey
buildings where appropriate
and also indicates areas where
the topography and proximity
to existing housing means that
a maximum of two storey is
appropriate.

Appearance
The local character assessments
have identified a number
of distinctive qualities of
the existing settlement and
potential design influences. The
design workshops and dialogue
with the urban designers for
the local authority have helped
to identify concepts and ideas
for the principles for the
appearance of the development.
A development is proposed
that will produce a high quality
appearance as informed by the
principles for the appearance set
out in section 6.

Concept Masterplan
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5 DESIGN

5.1 Design Concept
The previous sections of this statement have set out the stages that have informed the
proposed design (Assessment, Involvement and Evaluation). This section presents the
design proposals with reference to this background work. The planning application
is Outline with all matters reserved except access. The application includes a series of
Parameter plans which ‘fix’ certain aspects of the proposals.
The plans in this section are illustrations showing how the scheme can be realised within
these defined parameters. The Design Principles set out overleaf also form parameters for
future detailed design (as advised in Circular 01/06). The illustrative masterplan together
with the illustrative layouts and perspectives provide examples of how the development can
achieve the Design Principles.

5.2 Key Principles and Land Use Plan
The land Use Masterplan opposite, defines the extent of the
proposed uses. It is then supported
by strategies which set-out the key principles of Landscape, Access
and Movement, Density and
Urban Design.
In summary the proposed uses consist of 11.63ha of residential land.
A range of dwelling types are
proposed with the highest density areas towards the middle and
the lowest density areas along the eastern edge of the site. A well
connected network of open spaces is proposed. Over 11 ha of
public open space and sports pitches is proposed.
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Land Use Parameter Plan

Key
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5.3 Access Strategy
The masterplan is based on
providing an efficient, direct and
integrated movement network
for people travelling by foot,
on cycle, by car and public
transport.
Connections radiate from the
primary route, both out towards
homes and the countryside,
and inwards towards the town,
schools and streamside
walk network.
It is important to note that
an integrated approach to
movement does not specifically
exclude provision for the
private car in favour of more
environmentally friendly modes,
but provide safe and easy access
for all users.

Access
Two vehicular access from Butt
Lane will be provided to serve
the site, ensuring that access can
be maintained to the site in the
event of an accident or other
similar rare occurrence blocking
or closing the other access. The
proposed access points from
Butt Lane are simple priority
T-junctions. Further details
can be found in the Transport
Assessment. To achieve these
access points an extension of the
existing 30mph speed limit on
Butt Lane will be provided.
There are five additional
access points for pedestrian
and cycle access.

Vehicular Movement
The plan opposite shows the
proposed hierarchy of routes,
which comprise primary,
secondary and tertiary route.
The proposed character and
illustrative design of these
routes can be found in Chapter
six: Layout and Appearance.
Below is the Parameter Plan for
Vehicular Movement defining
the position of the primary and
secondary movement networks.
Policy CS33 of the core strategy
requires a bus link between the
site and the existing residential
area. This will allow existing bus
services to be diverted through
the site.
Policy CS33 of the core strategy
requires a bus link between the
site and the existing residential
area. This will allow existing bus
services to be diverted through
the site.
The plan on the next page shows
the proposed diversion of bus
routes.
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Access Parameter Plan

Key
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Existing users of the town’s Streamside Walks

Public Transport

Walking and Cycling

The primary movement
network will accommodate
buses, allowing the creation
of an accessible bus route. The
position of possible bus stops
are indicated on the plan to the
right, demonstrating that all
dwellings are within 400m walk
of a bus stop, approximately 5
minutes walk.

Walking and cycling have been
given priority in the masterplan,
with the structure providing
legible and direct routes that
follow desire lines.

As part of the potential
development of The Castle
School, a bus-only access could
be provided from Alexander
Way.
The Bus link will also allow
pedestrian and cyclist
movement further improving
sustainable transport provision
for both development sites.
The intention is to divert
bus services through the
development.
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The existing public rights of
ways have been incorporated
into the masterplan and new
footpaths and cycle routes are
proposed connecting to those.
Two major desire lines for
pedestrians and cyclists offsite are the Streamside Linear
Park connecting to the Primary
School, and the town centre
through the Castle School site.
Direct connection to these is

proposed. Moreover, visual links
to the St Mary’s Church will
aid legibility since it can be seen
from both the site and the town
centre, with a direct connection
between the two for all modes
apart from cars.

The tertiary streets are shared
surfaces and provide a safe
and functional network for
pedestrians. Provision for cycle
parking will be made both at
home and in surveyed areas in
the public realm.

Movement for pedestrians and
cyclist is fully integrated into
the masterplan with designated
paths alongside the main
route and traffic-free routes
permeating into the site.

The to the right plan shows
existing and proposed bus,
foot and cycle routes, the
corresponding Parameter Plan
is shown on the previous page.

Bus Routes Extensions Plan

Key
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5.4 Scale
The length, width and height
of buildings will define streets
and spaces and reflect their
importance and thereby assist
with local legibility. The scale of
building responds to the analysis
of urban form, townscape,
and position within the town
summarised earlier in this
document.

Building Heights
Building heights are limited to
2-and- a- half storeys with some 3
storey across the site.
The area with potential for the
taller buildings occupies the centre
of the site, relating to the principal
movement corridor, public open
space at the centre of the site
and local nodes.
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These 2 and a half storey
buildings in key locations will
deliver variety to the townscape,
aid legibility and help define
places by creating greater
enclosure.

Standard

WIDTH (y)

Min

Max

Min

Max

4m

75m

5m

15m

4m

100m

5m

15m

Residential
Building

Building Footprint

Corner

In addition to the building
height, a minimum and
maximum size for buildings has
been introduced providing a
guide to the building envelope.
The length and width will vary
across the site depending on
location and context.

Building

The residential building forms
are illustrated below and include
a standard building and a corner
building. It is important to note
that the length of the corner
residential block illustrated is
seen as its full street frontage.

LENGTH (x)

Residential

Table showing the maximum dimensions to ensure active frontage

Corner

Standard

Building heights parameter plan
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5.5 Density
The development will
provide up to 500
dwellings.
The proposed pattern
of densities seeks to
create a legible pattern
of development with
the higher densities
enclosing the primary
street and public
transport corridor, and
also to define focal points
withing the development.
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The highest density range above
45dph is located at the core of
the development. The area has
two neighbourhood nodes that
will act to aid legibility, and
also has a greater continuity of
frontage to more strongly define
the open space. Surrounding
this area of higher density
development are low density
areas, which respond to the view
corridor from the Park Farm
complex (L3), and inward views
from Butt Lane (L3 and L4).

The area close to the access
from Butt Lane is of a medium
density, allowing development
to enclose the primary route,
address the new green corridors,
and respond to the form of the
adjacent development.
Medium density areas generally
include the neighbourhood
streets and mews, while lower
densities are proposed at the
new settlement edge.

Lower densities are also
proposed within the view
line of Park Farm complex;
in the south west close to
the Conservation Area and
Thornbury Castle, and along the
north western boundary where
the site is visible from Butt
Lane and public rights of ways
to the north. Lower densities in
these locations will create soft
edges by allowing a greater level
of visual permeability.

Key

Density parameter plan
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5.6 Green Infrastructure
The masterplan has a robust
landscape framework of
accessible landscape and open
space for use by both residents
and the local community.
The Landscape Framework will
perform a number of functions:
»»

Provide an attractive setting
for the proposed development;

»»

Providing a landscape
framework for the proposed
development based on the
retention of the existing
streams, ponds and landscape
features on the Site;

»»

Provide a setting for the
listed buildings of Park Farm
and The Barns;

Parameter plan showing existing landscape features
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»»

»»

»»

»»

Provide an appropriate
and sympathetic setting for
the ancient fishponds and
associated woodland;
Respect the setting of
Thornbury Castle, St Mary’s
Church and the Thornbury
Castle Conservation Area;
Assimilate the proposed
development into the
wider setting and create
an appropriate edge of
settlement;
Provide space for varied
recreation activities for all
age groups;

»»

»»

Provide opportunities for
local food production, such as
allotments and orchards; and

»»

Central Green Space;

»»

Streamside Park;

Support biodiversity through
the conservation and
enhancement of existing
features and habitats, and
the creation of new habitats,
and the ongoing positive
management of these
features.

»»

Green Edge to Countryside;

»»

Frontage to Butt Lane;

»»

Landscape Buffers: to
existing Listed Building,
and the ancient fishponds
and associated woodland;
and to The Thornbury
Castle Conservation Area,
and to existing residential
properties; and

»»

Network of Green Links.

The proposed landscape
treatment of the site falls into
broad subdivisions, as shown on
Figure 5: Landscape Strategy
Masterplan

Key

Green Infrastructure plan
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5.7 Play and Recreation Strategy
The site provides 7.27hectares
of public open space as part of
the development. The proposal
includes a third of the site for
open space, including:
»»

3.60ha – informal open
space including orchard and
natural play areas

»»

2.46ha – Natural / seminatural open space

»»

0.74ha of sports pitches for
the development

»»

2.56ha of sports pitches for
Castle School

»»

0.36ha – provision for
children and young people

»»

0.36ha – allotments

68

Park Farm, Thornbury - Design & Access Statement

It is our intention that the
open space be accessible to all
providing opportunities to play
close to every home. Provision
for children and young people
will include LAPs and LEAPs
as well as areas of natural play
located along the streamside
park area and other informal
play opportunities along the
existing and proposed footpaths
which cross the site. The central
green will provide further
opportunities for play and
informal recreation and will also
include a publically accessible
football pitches 55m wide by
90m long. Other senior and
junior pitches will be provided
for Castle School.

Interactive public art will be
incorporated into play spaces
and public open space. Details
regarding the exact nature of
formal open space provision will
be subject to discussion with the
local authority.
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5.8 Drainage Strategy
Hyder Consulting (UK)
Limited prepared a
Flood Risk Assessment
and Drainage Strategy
on behalf of Barratt
Developments PLC for
the proposed development
at Park Farm.

The aim of this report was to
appraise the potential flood risk
posed to the site from a variety
of sources, and the potential
impact of the development on
flood risk elsewhere. The FRA
also advised how to mitigate
these risks, including that
relating to the drainage of
the site.
The FRA has been produced
following liaison with the
Environment Agency,
Wessex Water, and South
Gloucestershire Council.

Flood Risk
The appraisal indicated that the
site is at risk of flooding from
the Pickedmoor Brook, which
runs though the middle of the
site, and extensive hydraulic
modelling was undertaken to
ascertain the flood extents. This
showed that flooding could
occur to a shallow depth in the
fields either side of the brook
to a shallow depth – typically
in the region of 100mm – as
shown on the drawing opposite.
As a result, no housing
development is proposed for
the area at risk of flooding, with
sports fields, allotments, and an
orchard proposed instead.
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Further appraisal was
undertaken to prove that the
proposed road and bridge across
the brook to the southern part
of the site will not have an
adverse impact on the flood
extents.
Further modelling is likely to be
required as the design progresses
to ensure that these risks are
sufficiently addressed.

Surface Water Drainage
Developing a site can
significantly increase the rate
and volume of surface water
runoff from a site, and also
affect the quality of this water.
In order to mitigate the impact
of this effect, measures have
been proposed to ensure that
the post development run off
rate does not exceed that which
would occur from the site prior
to development. Two dry ponds
and an underground tank are
proposed to store surface water
runoff in heavier rainfall events.
This will then be released back
into the Pickedmoor Brook
at a rate restricted to avoid
increasing downstream flood
risk.

Sustainable Drainage Systems
(SuDS) are also proposed to
help improve the quality of
surface water runoff.
The proposed drainage strategy
is shown on the drawing
opposite.

Foul Drainage
A number of existing sewers
cross the proposed development
site. However, liaison with
Wessex Water has shown these
do not have adequate capacity to
serve the proposed development.
A new sewer connection to the
sewers further downstream is
therefore proposed to ensure
adequate service for the
development, and avoid flooding
from sewers.

Drainage Strategy Plan

Key
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5.9 Phasing Strategy
The plan opposite

»»

 ssuming that construction
A
would start in 2013, the first
phase would be expected to be
complete by early 2014 and
the whole scheme by 2020.

»»

 andscape and open
L
space infrastructure
will be implemented in
conjunction with the housing
development in each phase.

»»

 onstruction would be
C
expected to be continuous
throughout the construction
period.

»»

 onstruction will start from
C
Butt Lane

shows the proposed
phasing strategy for
the development. The
development will be
carried out according to
the following general
phasing principles;
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»»

 ere will be a number of
Th
phases incorporating the
various uses within the
development.

Detailed phasing is dependent
on and will be agreed as part of
the section 106 negotiations.

Phasing Strategy Parameter Plan

Key
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6 LAYOUT AND APPEARANCE

6.1 Introduction
This section provides
both principles for street
layout and the appearance
of the development
together with indicative
illustrative information
which show how the
character is responding
to the Thornbury context.
The illustrations are
informed by the strategies
set out in the previous
chapter, and demonstrate
how the masterplan can
be interpreted to achieve
high quality streets and
spaces.
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The information in this section
seeks to explain how the
principles and parameters set
out in the previous section
will deliver a high quality and
sustainable development. The
indicative framework plan
provides an example of how the
development can achieve the
design principles. It illustrates
how a well-conceived approach
to the development of the site
can be achieved.

Layout

»»

The primary design features
of the proposal are described
below:

Protected landscape features
and ecology;

»»

Use of sustainable urban
drainage; and

»»

A development with a
distinct identity which also
responds
to the character of the context;

»»

Energy efficient buildings
and layout.

»»

Integrates a Thornbury linear
parks into the development;

The indicative framework plan
and strategy plans are based
on the parameter plans set out
in the previous section. These
strategies are illustrations
showing a way of delivering the
objectives and are not intended
to be fixed as part of the outline
planning application in
the same way as the parameter
plans are.

»»

Incorporates views to the
surrounding context;

»»

A layout that is easy to
understand and move
around,
with a clear hierarchy of
routes;

About 500 new homes are
proposed on approximately
12 hectares of land. The site
measures 26 hectares in total. A
range of densities are proposed
across the site. Generally,
the lower densities are at the
northern and western edges of
the development and higher
density towards the middle.

»»

High quality townscape,
places and buildings;

»»

Connected Green
Infrastructure that shapes
and
characterises the development;

»»

Safe and well-defined streets
and spaces;

»»

Routes that respond to desire
lines;

»»

A range of opportunities to
play close to every home;

Amount

Type
A range of dwelling types
from one bedroom flats to five
bedroom houses are proposed.
A mix of open market and
affordable housing (35%) will be
provided to create an inclusive
community.
The affordable housing will
be located in small clusters
throughout the proposal and
will be indistinguishable from
open market housing.

Indicative Framework Plan
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6.2 Character Areas
It is important that the
proposed development responds
to and reflects the character of
Thornbury and the surrounding
area. In creating character it is
important that the development
maximised the opportunities
to create its own sense of place
drawing on existing surrounding
landscape as well as drawing on
the character of Thornbury. The
proposed development should
respond sensitively to the site
and its setting.

78

Park Farm, Thornbury - Design & Access Statement

The character of the
development will also be
informed by the proposed mix
of housing and the street types.
A generally high proportion of
detached and semi-detached
family housing with on-plot
parking will contribute to a
green and spacious character.
In order to provide for a legible
pattern of development and to
create an interesting and varied
place, the development proposes
a series of 6 distinct character
areas. The distinct character of
these areas will be informed by
the following;
»»

 e landscape features in the
Th
site

»»

 uilding details and
B
materials

»»

Whilst the overall objective is
to create a place with a strong
identity and character of its
own in order to create a legible
development that responds
appropriately to its setting. Each
character area has a distinct
and contrasting character with
variations in average density
and formality. These provide
the framework for developing
and reinforcing character at the
next tier of design. There are
a number of factors that have
influenced the definition of
these areas, the most important
of which is their position
within the masterplan and their
immediate context.
The plan opposite shows the 5
character areas;
»»

Park Farm View

Boundary treatments

»»

Central Green

»»

Mix of house types

»»

The Rural Edge

»»

Existing buildings

»»

Parkside

»»

Streamside

Character Areas Plan

Key
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6.3 Street Types
The character of each particular
area will be determined by the
street type, and relationship with
the various proposed landscape
elements, and overall context.
Architectural style, detailing
and materials will be used to
characterise and reinforce the
quality of the place. The overall
character of the proposals will
reflect Thornbury. The chapter
describes the key attributes of
each Street Type and provides
a visualisation of each, followed
by a summary of parking types.

80

Park Farm, Thornbury - Design & Access Statement

There are four main street types
at Park Farm:
The design and character of
the proposed street types have
been informed by the Character
Analysis set out in Chapter
2. The opposite page sets out
example character references
from the town for each of the
four proposed types of streets.

The Main Avenue will be highly distinctive and legible. The
arrangement of parking in bays, street trees within the verge, and a
strong building line with frontage access responds to the character of
Gloucester Road, near the intersection with Eastlands Road.

The Neighbourhood Streets will be enclosed by primarily two-storey
homes which will make up a largely continuous frontage. There will
be some on-street parking and a less formal arrangement of street
trees. similar to Gloucester Road near the intersection with
Church Road.

The Farm courtyard Mews will create the most intimate street spaces
and the tightest urban grain. Continuous frontage and shared surface
treatment will give a personal scale, similar to the Pullins Green and
the Park Farm complex adjacent to the site.

The Green Lane will create a low impact, rural edge to the
development. Larger front gardens and gaps in the frontage give a
green edge, while narrow shared surface carriageway will be safe for
all users. Church Road is a good reference except for the
surface treatment.
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6.4 The Avenue
Character and Role:
The Avenue will be a highly
distinctive, reflecting its
importance as the primary route,
it will also accommodate the bus
route through the site.

Movement Function:
The Avenue has been designed
to safely and comfortably
accommodate pedestrians,
cyclists, cars and buses. Wide
footpaths on one side allow a
designated cycle route. Wide
carriageways allow pull-in bays
for bus stops.

Built Form:
The Avenue will be enclosed
by more continuous frontage,
which will range in height
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between 2 and 2.5 storeys.
Fewer and smaller gaps in the
building line will act to reflect
the route’s importance.

Landscape/
Public Realm:
The Avenue will be enclosed
by trees along its length.
The western side of the road
will have more frequent tree
planting, set within verges with
a foot and cycle path separate
from the road. Through the
centre part of the site, the route
is lined on both sides with larger
specimen street trees. The trees
will create a unique place within
the development as well as
filtering long-distance views.

Highway Design

The Avenue

Design Limits

Parking
Private parking provision

See options table: On-plot, with garages
behind the building line; integral garages and
some rear courtyard (off plot)

Speed limit

20 mph

Control speed

20 mph

Visitor parking provision

On-street (unallocated) in designated bays in
the carriageway (see plan view)

Maximum number of properties served

Not restricted

On street parking

Parallel

Direct vehicular access to properties

yes

(max 6 adjoining bays)

Street dimensions and character
Minimum carriageway width
Footway
Verge

6.3 m
2.0-3.0 m

Shared cycle route part of footway
1.0 - 3.0m one side

Public Transport
Bus route

Yes – in carriageway

Bus stops

Bus stops in carriageway with bus stops
built out
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6.5 Neighbourhood Street
Character and Role:

Built Form:

The streets help define the
building blocks and are part
of the permeable network of
routes. They will have a varied
and informal urban character.

Heights will be predominantly
2 storeys with occasional 2.5
storey elements. Informality will
be provided by the use of varied
building forms and styles, and
some progression and recession
of the building line.

Movement Function:
Traffic flows will be low
enabling a safe and comfortable
transit for all modes of
transport.
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Landscape/ Public Realm:
Tree planting will be occasional
where space allows. Servicing
can be accommodated beneath
the footpath.

Highway Design

Neighbourhood Street

Design Limits
Speed limit

20 mph

Control speed

20 mph

Maximum number of properties served

Not restricted

Footway
Verge

Private parking provision

See options table : Parking Square; Rear court
yard (off plot); rear courtyard (direct access);
integral garage; detached garage

Visitor parking provision

On street (unallocated) see options below

On street parking

(max 6 adjoining bays)

Street dimensions and character
Minimum carriageway width (general)

Parking

5.5 m
Min 2.0 m

Cyclists in-carriageway

Parallel;
Angled;

Perpendicular; and
Housing Square

Maximum number of parallel bays
between trees

4

Direct vehicular access to properties

yes

None

Public Transport
Bus route/stops

None
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6.6 Community Street
Character and Role:

Built Form:

Mews courtyards are only frequented
by those who live there, pedestrians and
cyclists. These spaces are designed at a
personal scale, accommodating vehicles and
parking, but it’s primary function is a place
to live and where children can play safely.

Shared surface streets will be lined by an
irregular, but mostly continuous building
frontage that is generally 2 storeys in height.

Movement Function:
Low traffic flows allows mixing of modes,
with one surface treatment, and low traffic
speeds which prioritise pedestrians
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Landscape/ Public Realm:
A single surface material will be used
from frontage to frontage. There will be
some short gardens and planted privacy
strips at the front of dwellings. There will
be street trees and raised planted beds that
will be used to informally direct vehicles
and parking.

Highway Design

Mews Courtyard

Parking
See options table:

Design Limits
Speed limit

20 mph

Control speed

10 - 15 mph

Maximum number of properties
served

30

Private parking provision

Visitor parking provision

On street parking

Street dimensions and character

(max 6 adjoining bays)

Minimum carriageway width
(general)

4.1 m

Footway

Shared surface within carriageway

Verge

None

Direct vehicular access to properties

rear courtyard (off plot); rear courtyard (direct
access); integral garage; detached garage; cut
out/drive through; hardstanding (rear)
on street (unallocated) see options
in parking table
parallel
angled

perpendicular

housing square
yes

Public Transport
Bus route

None

Bus stops

None
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6.7 Green Street and Private Drive

Indicative elevation

Character and Role:

Built Form:

The green streets comprise an interpretation
of medieval droves defined by hedgerows on
both sides, and single surface drives situated
fronting onto the open space network. The
routes have been designed to avoid conflict
with space for recreation, retained trees,
woodland and hedgerows. The low levels of
traffic allows the carriageway to be a shared
surface safely accommodating pedestrians,
cyclists and vehicles.

Green streets will be enclosed by an less
regular building frontage that comprises
a mix of building types, and by trees and
planting within the adjacent green space.
Buildings are generally 2 storeys.

Movement Function:
Shared surfaces and private drives will
provide direct access to buildings, and
can be used as a foot and cycleway.
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Landscape/ Public Realm:
A distinctive surface material will be
used as a reflection of their informal
character. Separate footpaths will often be
accommodated within the adjacent green
space. Similarly, trees and other planting
will be located within the open spaces
which the lane is alongside.

Highway Design

Green Edge

Parking
See options table

Design Limits
Speed limit

20 mph

Control speed

10 - 15 mph

Maximum number of properties served

30

Private parking provision

Rear courtyard (direct access); integral
garage; attached garage; detached garage;
hardstanding (rear); car port

Visitor parking provision

on street (unallocated) see options below

On street parking

(max 6 adjoining bays)

Street dimensions and character
Minimum carriageway width (general)

4.2 m

Footway

Min 2.0 m

Verge

None

Direct vehicular access to properties

parallel

yes

Public Transport
Bus route

None

Bus stops

None
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6.8 Parking
Car parking provision will normally be
made on the basis of one space per one and
two bed flat, with additional visitor spaces
as space allows. Parking provision of up to
2 on-plot spaces will be appropriate for 3
bed or more dwellings, with up to 3 on-plot
spaces for larger dwellings.

Parallel

Typically unallocated

Can also be used in shared surfaces /
home zones. Vehicles enter and leave the
parking space in same direction. Marked
bay generally more efficient

Angled

A mixture of on-street, off-street and onplot parking will be provided. A range of car
parking solutions are set out opposite. The
table presents a range of possible solutions
that are considered appropriate, fitting into
the character and form of particular streets
as described in the tables found on the
previous pages..

Kerbside parking at less than right angle
to street
Typically unallocated

Can also be used in shared surfaces /
home zones. Suitable for one way streets,
in which case spaces should preferably be
angled to face direction of flow

Perpendicular

on - P L O t parking

The car parking spaces that are provided
on-street will be integrated so not to
dominate the street scene or compromise
pedestrian safely.

Kerbside parking parallel to street. Bays
may be marked or unmarked

Kerbside parking at right angles to street
Typically unallocated (must be, if on
public highway)
Applicable where traffic speeds at or
below 20 mph

Can also be used in shared surfaces /
home zones

Front Court

Surface level parking bays in private area
overlooked by fronts of dwellings. Not
part of public highway
Spaces can be allocated to dwellings or
unallocated

Normally well overlooked and likely to
be well used

Rear Court

Grouped garages or hardstandings around
shared court
Spaces can be allocated to dwellings or
unallocated

Rear court parking can give rise to
security concerns. Should be avoided
unless frontage development and
overlooking possible, but if used, to serve
only a small number of dwellings

Housing Square

Parking arranged around central space
where streets meet
Can also be used in less formal
arrangements within shared surfaces,
public squares and in home zones

Pedestrian routes across the space should
be properly provided for
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A limited number of on-street spaces will be
allocated to specific dwellings, for example
in shared surface squares, others will be
available for visitors.

Mews Courtyard

Terraced garages or carports with
accommodation over (flat over garage
units). Garages serve both off plot and on
plot dwellings
Allocated

Often used in perimeter blocks or mews
streets to add visual interest and improve
security

Off-street parking located in Mews
Courtyards will only serve small groups
of dwellings. These spaces should be
overlooked to give a sense of security. Both
car and cycle parking should be surveyed,
within active spaces that are attractive to
users.

Integral Garage

Garage within footprint of house gives
access to dwelling, accommodation
continues above or around
Allocated

Risk of inactive streets, so better used
with double fronted bay windows for
surveillance.

On-plot spaces and some garages located
generally behind the building line will be
provided for larger dwellings.

on - P L O t parking

Cut Out or Drive
Through

Arch formed at street level allowing
driveable access under first floor
accommodation to hardstanding or
garage at rear of plot. May be shared with
neighbour if hardstandings or garages
paired
Allocated

Rear Court

Single or larger hardstanding accessed
from and located at rear of property.
Differs from rear court (off plot) in
having direct access to dwelling
Allocated

Hardstanding

Uncovered parking area to side or front
of house. May be paved or finished in
material allowing grass to penetrate

Boundary treatment important to enclose
street
Allocated

Detached Garage

Garage is located to side of house, giving
indirect access to dwelling.
Option of accommodation over. May be
paired with neighbour
Preferably located behind the building
line
Allocated
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7 LANDSCAPE AND
THE PUBLIC REALM

7.1 Heritage and Conservation
This section seeks to explain how the heritage assets relating to the site have been considered.
The Historic Context of the Site has been set out in several reports accompanying the outline planning application for
proposed development on Land at Park Farm. These include:
»»

Archaeological Evaluation
Report prepared by Cotswold;

»»

 e Cultural Heritage
Th
Assessment prepared by
Cotswold Archaeology;

»»

 Historic Building, Historic
A
Landscape and Conservation
Area Assessment;

»»

 Heritage Appraisal and
A
Mitigation Summary Report;
and

»»

The Landscape and Visual
Appraisal Report.

Heritage Assets and their
Settings
The key heritage assets and a
statement of their significance
are summarised in the Heritage
Appraisal and Mitigation
Summary Report.
No designated (statutory or
non-statutory) heritage assets lie
within the Site. The following
assets are adjacent to or near the
site. The plan on page 97 shows
how the masterplan has taken
account of the setting of these
assets.
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Thornbury Conservation
Area and associated Listed
Buildings
The Thornbury Conservation
Area adjoins the south-western
boundary of the Site. Listed
Buildings located within the
Thornbury Conservation Area
include Sheiling School (Grade
II), which is 300 metres from
the Site, and structures at St
Mary’s Church (hereafter
referred to as St Mary’s Church)
(Grade I), with multiple Grade
II listed tombs, and Thornbury
Castle (Grade I, with some
structures of Grade II) which
are 515 metres and 375 metres
from the Site respectively.
Thorn Hall, within the Sheiling
School grounds, and within the
Thornbury Conservation Area is
locally listed.
The immediate grounds of
Thornbury Castle and its
associated ‘privy gardens’ are
registered by English Heritage
as Grade II Park and Garden of
Special Historic Interest.

The Heritage Appraisal and
Mitigation Summary Report
identifies that the significance
of Thornbury Castle, St Mary’s
Church and Sheiling School
is principally embodied within
the fabric of the buildings,
however, as a collective, their
interrelationships and their
settings are also recognised
through the inclusion of
their surroundings within
conservation area. The
boundary of the conservation
area can therefore be adopted to
define the settings of Thornbury
Castle and St Mary’s Church,
however, it is acknowledged that
vistas and views from within the
wider countryside contribute to
the significance of the assets.
The part of Thornbury
Conservation Area including
Thornbury Castle and grounds,
St Mary’s Church and Sheiling
School and grounds adjacent
to the Site exhibits a parkland
character, distinctly different in
character to that of the farmland
surrounding the conservation
area to the north-west, north
and north-east, and including

the Site. The boundary of
the Thornbury Conservation
Area is well vegetated in this
location, and this, combined
with the parkland vegetation
within the conservation area,
generally limits views out to the
surrounding landscape.
Although Thornbury Castle,
as the building now stands,
has it’s origins in the early
16th Century, it is located on
the site of a former manor
house. The Site would have
previously formed part of
the wider manorial estate.
However, now the enclosure
and separation created by the
well vegetated boundaries of
the conservation area reinforce
the change in character at the
boundary of the Thornbury
Conservation Area adjoining
the Site. The agricultural
fields of the Site therefore,
whilst adjoining the Thornbury
Conservation Area, do not
contribute to the importance or
significance of the conservation
area, or the listed buildings
and the associated settings for
Thornbury Castle, St Mary’s
Church and Sheiling School.

Ancient Fishponds

Park Farm and The Barn

Several associated still-extant
fishponds, are located to the
immediate east of the Site,
within woodland adjoining the
southern boundary to the south
of Park Farm. The ponds are
likely to have their origins in the
medieval period and would have
formed part of the managed
agricultural landscape close to
the former manorial residence
and were probably used for the
breeding and holding of fish
for Thornbury Castle. These
ancient ponds are a designated
Scheduled Monument.

The Historic Building, Historic
Landscape and Conservation
Area Assessment identifies
that the setting of Park Farm
is one of a defensive, enclosed
farmstead located on rising
ground within open fields to the
north, including fields within
the Site, and adjoining the
existing residential development
of Thornbury to the south,
on the southern boundary of
the Site. The Barn has been
converted into a residential
dwelling and forms part of the
enclosed farmstead of the Park
Farm complex. The frontage of
Park Farm is orientated towards,
although not intervisible with,
Thornbury Castle; whilst The
Barn overlooks the former
associated yard.

The ancient fishponds are
enclosed by woodland and
there are no views of the
ancient fishponds from the
Site. The setting of the ancient
fishponds is now influenced by
the adjacent existing residential
development in Victoria Close
and Manor Walk, and views
of the woodland enclosing the
ancient fishponds are frequently
seen in the context of the
residential development of
Victoria Close and The Castle
School. Both The Castle School
and Sheiling School are located
between the ancient fishponds
and Thornbury Castle and
grounds, and there is no longer
any direct physical or visual
connection between the ancient
fishponds and Thornbury Castle.

Development Proposals
and Landscape Strategy
Summary
The design principles and
parameters for the proposed
development as demonstrated
on the parameter plans and
illustrative masterplan on page
77, will protect the setting
of existing heritage assets in
the area around the site. This
will meet the objective to
respond sensitively to the local
context and distinct character
of Thornbury, in particular
Thornbury Conservation Area,
Thornbury Castle, St Mary’s
Church, Sheiling School and
other listed buildings including
Park Farm, The Barn and
Morton House.

The Landscape Strategy,
including the Central Green
Space, Streamside Park, Green
Edge, road frontage to Butt
Lane, landscape buffers and
connecting green corridors,
provides a robust landscape
framework for the proposed
development which retains the
majority of existing landscape,
nature conservation and
heritage features. Provides a
high quality setting for the
proposed development, creates a
network of accessible landscape
and open space providing a
variety of recreation and food
production opportunities,
provides a well-vegetated setting
for the proposed development
to assimilate it into the wider
landscape and create an
appropriate enhanced edge of
settlement for Thornbury.

Morton House
Morton House is orientated
towards Butt Lane and its
grounds are defined and
enclosed by relatively high stone
and brick wall that screen the
grounds around the building.
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Summary
The Landscape Strategy,
including the Central Green
Space, Streamside Park, Green
Edge, road frontage to Butt
Lane, landscape buffers and
connecting green corridors,
provides a robust landscape
framework for the Proposed
Development which retains the
majority of existing landscape,
nature conservation and
heritage features, providing
for their enhancement
through appropriate design
and management including
biodiversity benefits; provides
a high quality setting for
the Proposed Development;
creates a network of accessible
landscape and open space
providing a variety of recreation
opportunities and food
production opportunities;
provides opportunities for
access to the open countryside
through enhanced linkages
to the existing public right
of way network and provides
a well-vegetated setting for
the Proposed Development
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to assimilate it into the wider
landscape and create an
appropriate enhanced edge of
settlement for Thornbury. The
Proposed Development would
not be visually detrimental
as the siting, materials and
design of built forms would be
respectful of the Site’s location
adjacent to the north built up
edge of Thornbury,
The proposed development, set
within this robust landscape
framework, can therefore be
accommodated within its
immediate and wider context,
with limited effect on the
setting of the listed buildings,
the conservation area, and the
heritage assets adjacent to or
surrounding the site with the
exception of the loss of the open
fields to the north of the Park
Farm complex which form part
of the setting of the Park farm
and The Barn listed buildings,
whilst reflecting and replicating
the character of the existing
relationship with the northern
edge of Thornbury and the
surrounding landscape.

Whilst development would
inevitably change the existing
character of the Site, it would
have no material impact on
the rural character of the
surrounding landscape and the
identity of Thornbury itself.
In conclusion, it is therefore
considered that the proposed
development would be absorbed
and assimilated into the
surrounding landscape and
would have no material impact
on views from surrounding
areas.

Heritage Plan

Key
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7.2 Public Realm Principles
Design Strategy
The Landscape and Open
Space Strategy is set out in the
Chapter 5. This section seeks
to show how open space can
contribute to the character and
identity of the development.
Landscape elements of the
proposal will be prominent,
high-quality and fullyintegrated in the design:
retaining and enhancing existing
features and creating a series of
linked open spaces

Street furniture:

Lighting:

The size of plants specified
will depend on the proposed
use and situation. Generally
native structure planting will
be predominately bare rooted
transplants, planted in protective
shelters. Planting of landscape
importance, such as along The
Avenue will comprise larger pot
grown specimen trees to provide
visual amenity at the time of
planting.

There will be a co-ordinated
range of street furniture
including bins, bollards,
benches, bus stops and cycle
stands. These will respond
to local conditions and help
reinforce the identity of the area.
There is also an opportunity to
combine street furniture design
and public art in key locations.

Hard Landscape

A comprehensive signage
strategy will be developed,
with signs carefully located to
avoid being visually intrusive or
cluttering the streetscape. The
signs will cover features such as
vehicular, cycle and pedestrian
access routes and also specific
routes such as nature walks. A
clean and uniformed approach
across the site will aid the
creation of a legible and coordinated environment.

Well-designed and uniform
lighting will contribute to the
creation of a distinct identity
for the development. It will be
used to help define the character
of night-time routes and open
spaces and can also be used
to highlight feature areas or
singular elements. Lighting will
be selected to provide sufficient
light for safety whilst avoiding
excessive light pollution.
Lamp columns will be multifunctional where appropriate to
avoid unnecessary clutter.

This chapter begins with general
principles which apply to the
public realm across the site
and is followed by illustrative
designs for the three primary
areas of open space referred
to in the Landscape Strategy
(section 5.6).

The street furniture, materials
and lighting will be selected
to form an easily identifiable,
cohesive palette of items and
colours. The materials will be
consistent, coordinated and ‘fit
for purpose’, as well as of good
quality, robust and hard wearing.

Soft Landscape

Hard surfaces within
Public Open Space will be
practical, maintainable and
facilitate access to all. Specific
materials will be used to aid
understanding of the use of
public spaces and will include
products that have sustainable
credentials.

To ensure a successfully
integrated landscape plant
species will be selected that are
native to the local environments.
A planting palette will be used
that addresses the integration,
sustainability, ecological and
biodiversity aspirations.
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Signage

Adoption
The areas that might be put
forward for adoption by South
Gloucestershire Council
include: Streets; Squares and
shared surfaces; Drainage areas;
and Public
Open Space.
Tree planting and visitor
car parking lies within the
adoptable areas and will be
maintained by the Highway
Authority. Allocated car
parking spaces within streets,
public realm and courtyards
will not be adopted by South
Gloucestershire Council, nor
will the landscaping between
these spaces.

Landscape Strategy Plan
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7.3 Central Green Space
The Central Green Space
provides an open space within
the centre of the proposed
development and landscape
framework, providing an
attractive focus for the
development.
Existing vegetation within the
Central Green Open Space,
such as the mature individual
trees located along the
watercourses and hedgerows,
and a good quality substantial
hedgerow with amenity value
along the southern edge of the
Green Open Space are retained
and enhanced to create initial
structure to Green Open Space.
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Landscape proposals, including
tree planting along the stream,
tree planting throughout the
open space, and hedgerow
planting, is proposed to increase
the tree cover on the Site, and
to further enhance habitat
biodiversity.
The Central Green Space
is multi-functional,
accommodating provision
for local food production,
including 0.41 hectares of
community allotments and
a community orchard, the
latter also contributing to the
natural/semi-natural open
space provision within the

development; and provision for
flood/water attenuation with a
seasonal pond area.
The Green Central Space also
accommodates equipped play
areas and areas for natural play
integrated within the open
space, and can accommodate
a variety of pitches for more
formal recreation.
The Green Central Space is
also connected to the landscape
interface which create the open
setting the listed buildings
of Park Farm and The Barn,
and the ancient fishponds and

associated woodland, located
adjacent to the south-east
boundary of the Site; and to
the Green Edge on the northwestern and northern edge
of the proposed development
which adjoin the surrounding
countryside, to create an
integrated and accessible
network of green open space.
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7.4 Green Edge to Countryside
A Green Edge is proposed along the
north-western and northern boundary
of the proposed development to provide
a setting for the Proposed Development
and a linear interface to the residential
edge, and to provide a transition between
the Proposed Development and the wider
landscape. The existing hedges and trees
along the Site boundary will be retained,
and additional tree and hedge planting is
proposed to filter and soften views of the
residential property from the surrounding
areas to the north, reflecting the character
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of the views of the existing northern edge of
Thornbury currently obtained from the open
countryside to the north and the east.
Footpaths and cycleways will run through
the Green Edge, connecting to the Central
Green Space, the Streamside Walk, and
other green links and pedestrian cycleways
throughout the development. Informal play
areas will also be located along these routes,
as will a further seasonal pond to attenuate
potential floodwater, located in the northern
corner of the Site.
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7.5 Streamside Park
Existing pond features and stream are retained and enhanced within
the Central Green Space.
A Streamside Park, providing natural/semi-natural open space,
is proposed along the alignment of the existing retained stream,
through the northern part of the Central Green Space. This provides
a link from the Green Central Space to the wider landscape
framework to the east and west, creating a network of accessible
open space, and accommodates the existing Public Right of Way
which crosses the open space, assimilating it within the Central
Green Space as part of the Streamside Walk. The Streamside Walk
reflects the character of, and links with, the existing streamside walks
which run through Thornbury and which connect a series of ponds,
including the adjacent ancient fishponds.
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7.6 Frontage to Butt Lane
Proposed residential development will front on to Butt Lane,
set back behind a tree lined verge running along Butt Lane. The
tree lined verge will soften and filter views for the residential
development when seen from Butt Lane, and reflect and replicate
the existing character of lengths of Butt Lane to the south-east.

7.7 Landscape Interface
A Landscape Interface is proposed adjacent to existing Park Farm
and The Barn listed building; the ancient fishponds and associated
woodland; Thornbury Castle Conservation Area; and existing
residential properties. The landscape interface around Park Farm
and The Barn will be open with additional tree planting, to respect
the existing setting of the listed buildings. The landscape interface
adjacent to the ancient fishponds and associated woodland will
also remain open to protect the setting of the ancient fishponds
and the nature conversation value of the existing woodland edge.
The existing boundary vegetation within the landscape interfaces
adjacent to Thornbury Conservation Area and existing residential
properties will be retained and enhanced, to filter views of the
proposed development, and “contain” and “soften” the development
in these locations.

7.8 Summary
The Landscape Strategy, including the Central Green Space,
Streamside Park, Green Edge, road frontage to Butt Lane,
landscape interfaces and connecting green corridors, provides a
robust landscape framework for the Proposed Development which
retains the majority of existing landscape, nature conservation and
heritage features, provides a high quality setting for the Proposed
Development, creates an network of accessible landscape and
open space providing a variety of recreation and food production
opportunities, and provides a well-vegetated setting for the Proposed
Development to assimilate it into the wider landscape and create an
appropriate enhanced edge of settlement for Thornbury.
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8 SUSTAINABILITY and
Community Trust

8.1 Introduction
Sustainability will be at the core of all actions from early masterplanning to detailed design, construction,
and management of the completed development.
Sustainability applies to the way people live as well as the way places are planned and built. The proposal has
been designed to give people the opportunity to choose a healthier, more sustainable lifestyles. It gives people
the chance to lead their lives differently: reducing energy, water consumption and waste production, and
creating an inclusive place that engenders social connections.

8.2 Energy
Promoting local connections

Sustainable Transport

The structure of the masterplan
focuses on the creating a
relationship between the new
neighbourhood and the town
and local destinations, including
those on and adjacent to the site.
Walking, cycling, bus and visual
connections to local destinations
will enhance integration with
the town, and put sustainable
modes of transport at the top
of the agenda. The proposals
also prioritise the everyday
experience of street and space,
making walking and cycling a
safe and enjoyable experience.

The sustainability transport
objectives are as follows:

This provides a robust basis
for additional technical and
innovative measures to maximise
the sustainable credentials of the
development both now and in
the future.
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»»

Reduce the carbon emissions
associated with transport by
reducing car dependency for
local journeys;

»»

Provide sufficient
convenient and safe facilities
for walking and cycling
within the site and into the
town centre;

»»

Provide conveniently
located public transport
nodes to provide easy access
to the existing bus
network; and

»»

More innovative approaches
to transportation could be
considered as the development
evolves such as car-clubs
and facilities to encourage
cycling, such as road designs
incorporating safe cycle paths,
both on and off-site, and
buildings including cycle
parking.

Code for Sustainable Homes
The new neighbourhood at Park
Farm will create a sustainable
community appropriate and
sympathetic to the location,
in which affordable residential
buildings achieve at least Code
for Sustainable Homes ‘level 3’.

The layout is structured to allow
the majority of buildings to be
orientated with 30 degrees of
south, to maximise passive solar
gain and enable the use of roof
mounted solar devices in the
future.
Homes will also be designed
to provide year-round daylight
into the heart of buildings. Use
of deciduous street trees will
also provide solar shading while
allowing sunlight penetration in
the winter.

Energy & Carbon Emissions
The energy strategy focuses
upon reducing energy
consumption through the
specification of efficient
appliances and lighting, reducing
hot water demand, and building
designs to deliver a low carbon
energy solution.
There are likely to be more
than one appropriate energy
design for the scheme. From a
broad palette of technological
approaches to energy provision,
solutions will be selected
according to the design and
siting of each building.
A fundamental principle of the
energy strategy is to enable a
‘future proofed’ approach to
meeting energy goals as they
develop.

Key

Sustainability Plan
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8.3 Water
The water management strategy considers
consumption efficiency to minimise
demand; re-use of rainwater to extend the
value of potable supplies; and sustainable
drainage schemes (SuDS) to best manage
surface and foul water drainage across the
development. This will
be achieved through the following
approach:
»»

»»

»»

Efficiency of appliances - through
specification of efficient
and conservative taps, showers and other
appliances;
Mitigating the volume and rate of surface
water run-off. These will employ storage
methods such as ponds and underground
tanks in order to attenuate flow, dilute
any pollutants, and ensure that runoff
to existing watercourses is restricted
according to the existing hydrology of
the site. All SuDS elements will be sized
to accommodate increased flows due to
potential future climate change;
Ponds – will be used in the green space ,
reducing volumes through retention and
evaporation, and use the natural biodegradation to alleviate down any diffuse
hydrocarbon pollution.

As a result, the site-wide water
management and drainage solution will
avoid any increase in surface water volumes
to the natural watercourses and thus
maintain the current condition.
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8.4 Waste management
and recycling

8.5 Fostering Sustainable
Consciousness

The approach to delivering a sustainable
waste management system will begin inside
buildings by providing ample internal
segregated waste storage space inside
residential properties.

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.

External storage for recycled waste will be
well considered, and integrated into the
building envelope or boundary condition
to ensure an attractive solution to homecollection of waste for recycling.
Consultation with SGC and the local waste
management contractor will determine
the detailed approach to delivering waste
minimisation and high levels of recycling
During construction full consideration will
be given to minimising waste, promoting
reuse and recycling materials.

The key to their adoption is to ensure
sustainable alternatives are readily
available, accessible and financially feasible.
Sustainable alternatives and the success of
the technologies will be publicly promoted
and subject to continual review.

8.6 Summary

Building Fabric

Ventilation
»»

Air tight building
envelope prevents
heat leakage

»»

Highly insulated walls and roof

»»

High performance glazing

»»

Modern methods of construction
to improve performance

»»

Porch or internal door to reduce
draught and heat loss

Solar energy
»»

South facing roofs
would optimise roof
mounted renewable
technology

Gardens
»»

Area available for
growing food

»»

Space to compost
household and garden
waste

Water

Orientation

Waste

»»

»»

»»

Space for existing council collection
and recycling scheme

»»

Space for composting

»»

Reduce construction waste through
MMC and site management

Water efficient
household taps and
appliances

Maximise natural light,
supplement with efficient
light fittings
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8.7 Community Trust

Key to the success of the
proposed development is
provision to ensure high quality
long term stewardship of the
proposed development and
the community it serves in the
long term. Whilst much of
the site area will be owned by
housing purchasers and local
affordable housing provider(s),
there will be large areas of
communal green space, natural
areas, and amenity assets
which would need ownership
and management in a suitable
manner. David Wilson Homes
have committed to look at
forming a sustainable and robust
ownership and management
solution that is sensitive to the
needs and involvement of future
Park Farm residents.

112

Park Farm, Thornbury - Design & Access Statement

A community trust is an
optional neighbourhood
governance vehicle that it is
intended would form a vibrant
and inclusive arrangement in
the full control of new residents/
occupiers of the proposed
development. The community
trust is intended to contribute
strongly to the objective of
creating an environment where
people aspire to live.
At this stage, it is envisaged that
the items that the trust may be
responsible for may include but
not be restricted to:
»»

sustainability initiatives;

»»

e quipped and informal areas
of play;

»»

 atural and semi-natural
n
green space (including areas
for attenuation);

»»

development landscaping;

»»

p edestrian and cycle ways not
otherwise adopted;

»»

h ealthy living environments
(potentially including
allotments, community
orchards etc);

»»

other informal leisure space;

»»

a ncient fish ponds adjoining
the development;

»»

a community trust office and
any other community assets
developed in the future;

»»

c ommon areas of shared
buildings/assets.

It is likely that the trust would
be formed as a company
limited by guarantee. Each
household or owner of property
on the development would
be a member of the trust.
Each household or owning
organisation would have a
maximum of one membership
in the trust ensuring that no
one is able to obtain controlling
interests. The trust would be
a not for profit organisation
and be constructed such that
it is entirely for the benefit of
members.
Members would be required
to share the financial costs of
maintaining the development
and its assets and would have
an equal share of control of the
trust.

Each year, a board of trustees
elected by community trust
members would publish a
financial plan outlining the
likely expenditure of the trust
to members. Members would
contribute on an annual or
monthly basis, in order that
routine maintenance and capital
replacement commitments
could be met. It is likely that
the trust would develop over
time a reserves fund that
would cater for larger capital
replacement projects in the
very long term. Capital item
maintenance strategy and
replacement planning would
form a key responsibility area
for trustees.
A part-time trust co-ordinator
would ensure that the trust
is well managed and that its
obligations on an ongoing basis
are met. The co-ordinator
would be a key point of contact
for new households and

occupiers on the development
as well as a key interface for
other organisations and groups.
The trust co-ordinator would
be directly responsible for
procuring goods and services
on behalf of the trust. As such
they would have the ability
to prioritise local sourcing
to further ambitions for
sustainability.
Trustees would be drawn from
both the household membership
base and also include coopted trustees which may
be drawn from commercial
or organisational members,
registered housing provider(s),
local community groups and
other stakeholder groups.
A financial feasibility
assessment and community
trust business plan has been
produced which defines in detail
management, governance and
financial arrangements for the
proposed trust.
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9 CONCLUSION

9.1 Conclusion
The proposals at Park
Farm seek to achieve
the vision by creating
a contextually correct
new development,
whose urban form
and townscape reflects
the immediate and
broader town context.
A thorough character
analysis, landscape and
heritage appraisals have
informed the structure
of the masterplan, street
and plot design and
influenced the proposed
appearance of dwellings.
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Understanding the landscape
context and setting and
integrating it into the design
has become the backbone of the
design. Creating a green place
to live, is central to the design
concept. The central green space
serves a landscape, ecological,
recreation and community
functions. The ‘green spokes’
that radiate from this space
allow a high proportion of
homes to have a green outlook
and glimpse views of more
significant
open spaces.
The green corridors also serve
a movement and legibility
function and create linkages
with the existing urban realm.
The green spaces also offer
the opportunity to mitigate
against future climate change,
and also integrate sustainable
urban drainage features. The
proposals also seek to consider
environmental sustainability
through the orientation of
blocks and the design of the
buildings.

Physical Integration is also a
core facet of the development
strategy. Existing Public Rights
of Way connect the site to
Par Road, making the High
Street less than a mile away or
16-20 minutes walk via Castle
Street. A new bus only link
is also proposed through the
school site, which will allow
direct connection to the town
centre via Public Transport. The
streamside walk network which
will be extended into the site
will also give green, traffic free
walking and cycling linkages
towards the town centre and
Thornbury hospital.
The existing Public Right of
Way on site will also be retained,
and new permissive footpaths
will be created through the site
enhancing connectivity to the
surrounding countryside.

The development will also
protect, retain and enhance:

»»

All areas of archaeological
importance;

»»

A strong, connected green
infrastructure;

»»

»»

The stream that bisects
the site;

Trees and hedgerows of
landscape or ecological
importance; and

»»

The setting of listed buildings
adjacent to the site.

To conclude, this Design and
Access Statement has set out an
exciting vision for the site that
will create a great new place to
live that respects and benefits
from the character of the site
and its context.
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10 Appendix

10.1 Design Checklist
No. Question

Response

1

Has the site and its context been appraised, identifying all
the factors that contribute to its character and locality, as
well as other planned development?

Yes, please refer to Chapter Two : Assessment.

2

Does the development require an Environmental Impact
Assessment?

To be confirmed

3

For large scale development, has the local community
been consulted and participated in the design process as
set out with the Council’s SCI?

Yes, a workshop and public exhibition were undertaken. Full details
can be found in Chapter 3

4

Has a constraints and opportunities plan been produced?

Yes, a plan summarising the site opportunities and constraints can be found at the
end of the Assessment Chapter 2.

5

Has a conceptual design been prepared, which has taken
account of any community consultation and has clearly
emerged from the appraisal of the site?

Yes, a plan which summarises how appraisal of the site and context has fed into
the concept for the site is shown at the end of the Assessment Section. A plan
demonstrating how this concept has evolved through the analysis, involvement
and design development processes is shown in Chapter 3: Evaluation.

6

Have appropriate investigations been undertaken to
establish whether the site and its surroundings are of
archaeological value and/or have, or potentially have,
value for wildlife?

Yes, summaries of the relevant reports which have been submitted as part of the
application, are summarised in the Chapter 2: Assessment.

7

Has a survey been undertaken of any archaeology,
vegetation and trees on or adjacent to the site?

Yes, full reports submitted with the application. A review of the salient points for
master planning is included in Chapter 2: Assessment.

8

Have steps been taken to ensure the conservation and
enhancement of any archaeology, wildlife and habitats
found on site, and are they incorporated into the
proposals?

Yes, the Development Concept has sought to protect and conserve any
archaeological remain, wildlife and habitats on site where possible habitats of
value are to be retained. Main badger setts will be retained while outlying setts
are to be closed.

9

Have steps been taken to ensure that significant
vegetation and trees are retained and become an asset
within the new development?

Yes, all hedgerows and trees and to be retained where possible. A short length of
hedgerow of poor ecological value is to be removed to accommodate a kickabout
space, but it will be replaced to enclose the space and maintain the ecological
kink from the woodland to the open countryside. A Grade 2 walnut in the most
northern field is being removed since it is diseased and is unlikely to survive
the construction of the access route. Another Grade 2 tree is being removed to
accommodate the crossing to the stream. All other significant landscape features
on site are to be retained.

10

Is the development within the Forest of Avon area and if
so, how will it contribute to the objectives of the forest?

n/a

11

Is the use and amount of development appropriate to the
site’s accessibility to jobs, shops, local services, community
facilities and the frequency of public transport service?

Yes, please refer to the local linkages and local context section in Chapter 2:
Assessment. The site is less than a mile (15-20 minutes walk) from the town
centre, and less than 5 minutes walk from the local primary and
secondary schools.

12

Is the proposed development of sufficient size to extend
existing centres, public transport service and/or provide
its own local services/public transport service (e.g. school,
jobs, library, post office etc. that could be designed as dual
use).

The proposal of up to 500 dwellings within a comfortable and attractive walk
to the town, will act to support the viability of the existing town centre. The
proposals offer the diversion of an existing bus route through the site, providing a
local bus service accessible for new residents.

120

Park Farm, Thornbury - Design & Access Statement

13

Where residential development is proposed does the
development offer a mix of residential types and tenures
that reflect the needs of the locality, including affordable
housing, (which is indistinguishable from the general
housing)?

Yes, a mixture of housing types, sizes and tenures will be provided, that
responds to local demand. In line with local policy the development will offer
35% affordable housing. The mix will reflect South Gloucestershire’s current
requirement for the area.

14

Does the proposal maximise development potential whilst
respecting and enhancing the environment, the physical
characteristics of the site, its features and surroundings
without prejudice to the existing uses or potential
development of adjacent sites and adjoining amenities?

Yes, please refer to the proposals set out in Chapter 5 : Design. The proposal has
maximised development, while respecting site features, adjoining users and the
local context while creating a desirable place to live with a distinct character and
quality.

15

Has an appropriate analysis been undertaken of the
environmental constraints and opportunities on the site
and in the locality, and have the findings informed the
development of green infrastructure proposals for the
site?

Yes, responding to the surrounding green infrastructure and integrating features
on site and in the locale is central to the vision and development concept for the
site.

16

Does the development provide private open space (such
as gardens, balconies, roof terraces), and/or communal
open space of sufficient size to meet the needs of
the future community, which is also easily and safely
accessible?

Yes, the indicative layout shows that the vast majority of dwellings have private
gardens of approximately 10m which could accommodate food production in the
future.
Gardens are generally located at the back of dwellings and are therefore safe and
accessible.

17

Does the development provide and identify accessible
locations for a wide range of challenging and imaginative
open spaces (including play space), that meet the needs of
the future and existing community and are also easily and
safely accessible?

Yes, approximately a third of the site is proposed for public open space. Two
locales equipped areas of play are proposed in central locations making them
easily accessible to most residents. Their location with green space gives great
potential to create challenging and imaginative spaces. Barratt Developments Plc
have experience in delivering this type of more natural play. The areas identified
for play areas are to give a sense of security and located on public rights of way
enhancing their accessibility.

18

Where opportunities exist, does the development provide
safe routes for pedestrians and cyclists that connect into
the wider green infrastructure, and are these appropriately
combined with routes to other services and amenities?

Yes, Public Rights of Ways are retained within green spaces, and there is a
network of permissive footpaths connecting to the wider green infrastructure
network. A designated cycle route is also provided along the main Avenue.

19

Is there an implementable energy strategy that: minimises
energy demand for the site through layout, building
orientation, landscaping, natural ventilation and passive
solar deign; calculates the residual energy demand for the
site; and maximises the amount of residual demand which
can be provided through on site generated renewable
energy?

Yes, please refer to the energy section of the Sustainability Strategy.

20

Has provision been made for managing flood risk and
water resources (e.g. sustainable drainage, harvesting
rainwater and grey water recycling schemes)?

Yes, details of the proposed surface water drainage strategy have been submitted
with the application. A summary of the measures proposed to manage water
consumption and surface water drainage can be found under Water Management
in Chapter 8: Sustainability Strategy.

21

Is there an implementable waste strategy that: re-uses
existing buildings, infrastructure and materials (where
appropriate), minimising generation of onsite waste
during the construction and lifetime of the development;
and integrates bin storage, recycling and composting
facilities into the development?

Yes, please refer to the Waste Management and Recycling section of Chapter 9 :
Sustainability Strategy.

22

Are the proposals a major development and, if so, does it
have on-site energy production from renewable sources,
that will reduce CO2 emissions from energy use by users
of the buildings?

A range of energy solutions are being considered to meet the energy demands
of the proposal. Please refer to the energy section of Chapter 9 : Sustainability
Strategy.

23

Will the development be assessed and achieve the highest
standards of resource and energy efficiency as well as
reductions in carbon emissions?

The development will be assessed in terms of energy efficiency and proposals will
seek to reduce carbon emissions. Dwellings will achieve at least CfSH Level 3.

24

Are the proposals a compatible and quality response
to landscape/townscape character, (which should have
been identified at appraisal stager and may also be in the
Landscape Character Assessment), including the scale of
the buildings, streets, landscape and roofscape?

The appraisal of the local landscape and townscape character has fed into the
structure of the masterplan; the landscape proposals for the site; the design of the
streets and townscape qualities of the street hierarchy; the indicated landscape
character of spaces and the indicated architectural treatment of buildings.

To understand the analysis and proposals please refer to Chapter 2 : Assessment
, and how they have fed into the proposals in Chapter 5 Design; and Chapter 7 :
Landscape and the Public Realm.
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25

Is the development, (including the buildings, streets,
roofscape, walls, and open spaces), informed and shaped
by the characteristics, identity, history, constraints and
opportunities of the site?

Yes, the proposals are shaped by the site’s boundary conditions; views in and out;
relationships with local Listed buildings; local heritage including the medieval
fish ponds; links to open spaces, local facilities and public rights of way.

26

Have elements contributing to the character and
distinctiveness of the location, including landscape,
cultural and bio-diversity, been protected and/or
enhanced?

Yes, the proposal:
• Retains and enhances existing landscape features including hedgerows, trees and
the stream;
• Retains features of archaeological importance in situ;
• Improve the overall ecological value of the site;
• Creates view corridors toward St Mary’s Church;
• Enhances ecological linkages to medieval fish ponds; and
• Create an extension to Thornbury’s Streamside Linear Park.

27

Is there a coherent response to settlement pattern, views,
vistas and topography of the site and its surroundings?

Yes, the structure of streets and blocks responds to the character assessment
of Thornbury, creating a settlement pattern that responds to the historical and
landscape contexts. It was deemed inappropriate to replicate the 1970s ‘Radburn’
style development adjacent to the site, or the structure of Thornbury’s High
Street, however the character of various street, blocks, plots, boundary treatments
and parking of areas close to Thornbury’s centre have been used as demonstrated
in Chapter 6 : Layout and Appearance. Views and desire lines have been
incorporated as explained above.

28

Will the proposed layout create or contribute to a
network of connected streets and open spaces that also,
where opportunities exist, connect to existing patters of
streets and open spaces?

Yes, the proposal takes every opportunity to link into the local Green
Infrastructure network - Please refer to the Landscape Strategy Plan in Chapter
5: Design.

29

Is there a clear hierarchy of streets and open spaces, each
with a clear ‘desired character’ (the desired character
should inform the road design and not the other way
around), which are designed to have appropriate traffic
speeds?

Yes. Please refer to Chapter 6 : Layout and Appearance where character spaces
and position within the hierarchy of streets and spaces have defined this design.

30

Will it be easy to direct someone to where ‘you’ live/work
by landmarks, focal points, gateways, public art or views?

Yes, the clearly defined hierarchy of streets, network of distinctive green space,
neighbourhood squares acting as local nodes, landmark buildings and landscape
elements including the stream and views will aid local legibility. Please refer to the
Legibility Strategy in Chapter 5: Design.

31

Do the proposals clearly define public space from private,
work or play spaces, especially the boundary treatments?

Yes, the indicative layout shows perimeter blocks which will strongly define
private back gardens, semi-private front gardens and public streets and spaces.
Boundary treatments informed by the local character assessment will be
important to define the edge of the public realm and lend enclosure to these
spaces.

32

Are the streets and/or public spaces appropriately
enclosed by buildings, landscape or boundary treatments
that are an appropriate height to the width of the street/
public space, (or are there open views and vistas that can
be exploited or does the existing character of the area
inform the proposals)?

Yes, please refer to the street sections included in Chapter 6 : Layout and
Appearance. Street trees will also act to enhance enclosure. Within public open
space trees will be used to define the edge of spaces to create ‘outdoor rooms’ Please refer to the sections included in Chapter 7: Landscape and the Public
Realm
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Examples of how the proposals have responded to site conditions include:
• The design of the mews courtyards to the scale of the Park Farm complex;
• Respecting the open setting of the Park Farm;
• Providing space and low density development adjacent to Listed buildings;
• Retaining existing Grade A trees and maintaining view corridors to them;
• Creating short and long distance view corridors towards St Mary’s church;
• Creating low density, less continuous frontage broken with green corridors to
create an appropriate suburban/rural interface; and
• Respecting the setting of the medieval fish ponds, placing open space with
wilder characteristics adjacent to them and the woodland .

As previously explained, public rights of ways are retained and connected into a
new movement network for pedestrians and cycles. Opportunities to link into the
albeit limited local highway network have been fully utilised, with existing fronts
onto the site activated with shared surface drives.

Views and vistas are incorporated , as explained in the response to Q30.

33

Where appropriate, are the streets and public spaces
enclosed and well defined by active edges such as front
doors, windows, shopfronts etc. that are interesting and
varied, as well as respecting each other

Yes, perimeter blocks with active frontages, including doors and windows to
habitable rooms will ensure street activity and natural surveillance.
It is proposed that some variation of building height, building line, colour
materials and architecture cues will be incorporated to create richness to the
facade. Details will follow at a Reserved Matters stage.

34

Do the areas of open space (squares, parks, formal/
informal spaces and play areas etc.), together with
the streets, form public realms that is integral to the
development and respects and enhances its surroundings?

Yes, careful consideration has been given to the setting of the historic properties
that surround the site, and the impact the development have on views from the
Conservation area, and public rights of way to the north and west of the site.
The design and arrangement of spaces respond to the sensitive areas identified in
the site and context assessment. Open space within the proposal also respect and
enhance the landscape context, with the streamside walk network being extended
through the site, and a new open space along this route next to the woodland
giving the opportunity to improve local habitats.

35

Do the proposals ensure all public open space(s) is:
useable; not left over space; has clear ownership; and has
an appropriate boundary treatment?

Yes, public open spaces are well defined and will have an appropriate boundary
treatment. Please refer to Chapter 7: Landscape and the Public Realm.

36

Have the ground surfaces, kerbs, changes of level, lighting, Design of ground surfaces, lighting, public art, landscape, street furniture, signage
public art, landscape, public seating and street furniture,
and poles have been considered in principle, although details are not specified at
together with utility boxes, cables, signage and poles, been this Outline stage of the planning application.
designed in into the street and/or public space to avoid
clutter and do they respect and enhance the character of
the area?

37

Have the areas that are to be adopted by the Council
been identified and are they easily maintained (where
necessary contributions will be sought), and have areas
that will not be adopted been identified and a long term
management and maintenance plan submitted as part of
the application

Areas that are suggested for adoption by SGC include streets, hard landscaped
spaces, drainage areas and public open space. All areas can be accessed by vehicle,
and designed to reduce maintenance requirements. Areas that are not adopted will
be managed by a private management company. A management and maintenance
plan will be prepared as part of a Reserved Matters Planning Application.

38

Where a development makes a contribution to public
art, do the proposals form an integral part of the public
realm?

There is an opportunity for public art to be incorporated as an integral part of the
public realm through sculptural play in the green corridors and as street furniture
in the public open spaces. Detailed proposals for the design of public open spaces
will be included in applications for Reserved Matters planning permission.

39

Is the proposed development easy to get to and move
through, especially for cyclists and pedestrians?

Yes, the proposals are very permeable especially for walking and cycling please
refer to the Access Strategy in Chapter 5 : Design.

40

Are the roads designed for low traffic speeds as well as
being pedestrian and cycle friendly, which is especially
important in residential and retail areas as well as routes
to school?

A Manual for Streets approach has been taken, with streets designed to
accommodate all users. On the primary route there are wide footpaths and a
designated cycle route separate from the carriageway. The secondary streets are
short, with on street parking in bays to reduce traffic speeds. Tertiary routes which
will only be used by vehicles to access dwellings will be designed for very low
traffic speeds. The tertiary routes are shared surfaces where pedestrians, cyclists
and vehicles share equal priority. Walking and cycling routes to the school are
traffic free and on-site benefit from natural surveillance.

41

Are the proposed streets designed to have a distinctive
character that is appropriate to its hierarchy and the
character of the surrounding area?

Yes, the streets have been designed safer careful analysis of Thornbury’s urban
form. A hierarchy of streets has been advised to make a legible place, with
distinctive street spaces suitable for the type and level of use. The character of each
street type responds to both the character of Thornbury’s streets and the site’s
location and context. Please refer to Chapter 6: Layout and Appearance

42

Are the parked vehicles well integrated so that they do
not dominate the street scene and/or other spaces?

Yes, great care has been taken to ensure that car parking does not dominate the
street scene. In general, private parking is provided on-plot behind the building
line, or in small parking courtyards serving no more than 6 dwellings. Parking on
street is integrated within the wider landscape design of the space, with controlled
use of designated parking bays, squares and perpendicular parking arrangements
interspersed with planting.

43

Do the landscape proposals fit with and enhance the
character of the site and its setting, including pattern,
layout, materials, and choice of species?

Yes, integrating the proposals within their landscape setting so to enhance the
character of the site has been central to the masterplan from the outset. The
design of the landscape spaces including the form, layout, and choice of species
and materials responds to the setting and function so each of the spaces. The
design details and strategy for each of the key spaces is included in Chapter 7:
Landscape Principles and the Public Realm.
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44

Do the landscape proposals mitigate visual impact, and
are they in scale with the proposed development?

Yes, the landscape proposals seek to mitigate visual impact and allow the
development to sit more easily in its landscape setting by:
• Creating a soft landscape edge that makes the transition from a less formal to a
more formal landscape;
• Introduces radial green spaces and tree lined streets to create green gap in the
frontage;
• A large green space at the higher point of the site to create a green backdrop.
The scale and design of the landscape proposals respond directly to the landscape
visual assessment which is summarised in Chapter 2: Assessment.

45

Do the landscape proposals maximise opportunities for
biodiversity, sustainable drainage, and reinforce the energy
efficiency of buildings?

Yes, the landscape proposals have been designed to create a net benefit for
biodiversity on site, will accommodate SUDS features, and deciduous street trees
will provide solar shading thus potentially improving the energy efficiency of
buildings.

46

Have the proposals for planting, building layout and
service runs been checked against each other to ensure
they do not conflict?

Yes, service runs will be accommodated within the street as part of the footway or
shared surface, while street trees and planting will be accommodated in verges or
alternating with parking areas, please refer to Chapter 6: Layout and Appearance.
Further details will be provided at a Reserved Matters stage.

47

Are the materials, plants and seeds from sustainable
sources?

To be confirmed at Reserved Matters Stage.

48

Does the overall design and juxtaposition of buildings
and spaces ensure that there are no potential entrapment
spots, including hiding spaces and secluded areas, where
crime and antisocial behaviour could occur?

The indicative layout shows an arrangement of perimeter blocks where the streets
and spaces benefit from good natural surveillance. Where there are parking
courtyards they are either secured with gates or have habitable rooms overlooking
them. There are no secluded areas that are likely to encourage anti-social
behaviour.

49

Are the external spaces and thoroughfares appropriately
Yes, the streets will be appropriately lit. The perimeter block arrangement and
lit, overlooked by the public rooms of buildings (e.g. living design of streets will ensure streets and spaces are overlooked and enclosed.
rooms, café seating areas), and enclosed by buildings with
frequent entrances?

50

Are the storage spaces, such as car and cycle parking,
overlooked and where appropriate within secure areas?

Yes, car and cycle parking will be provided in secure locations on-plot, or on a
non-allocated basis in overlooked locations in the public realm.

51

Does the specification of the boundary treatments,
windows, doors and garage doors, together with their
associated locks, secure an area and /or buildings in a
manner that respects and enhances the character of an
area?

Specification of security features will be included at a Reserved Matters stage.

52

Do the building(s) exhibit architectural quality in a
manner that respects or enhances the character of the
area, especially: at corners; at roof lines; where the
building meets the ground; and the location and detailing
of services?

The architectural design of buildings has been considered to ensure a response
that is appropriate to Thornbury and the immediate context. The design of roof
lines and corners is illustrated as part of Chapter 6: Layout and Appearance.

53

Will the building or space work well for its intended user
and take full advantage of the opportunities of the site
(e.g. views)?

The layout of buildings takes full advantage of the site by maximising physical and
visual connections to green open spaces and water courses on-site, and key views
beyond the site boundary including St Mary’s Church, the woodland and towards
the Severn Estuary and Wales.

54

Have materials been selected and detailed to respect and
enhance the local character and be of good quality in
themselves?

Materials for buildings, boundary treatment and the public realm will be selected
to respect the local character, as set out in the Character Appraisal set out in the
Assessment section.

Further details regarding architectural design and details will be provided at a
Reserved Matters Stage.

The illustrations in Chapter 6: Layout and Appearance show the materials
envisaged, and details will be provided at the Reserved Matters Stage.
55

Has the building(s) been designed so that all people can
easily access it (e.g. is the entrance obvious), and easily
move within it?

The illustrative layout shows that buildings will front onto the street, where access
for pedestrians and vehicles will be easy and obvious. Details regarding the design
of buildings will follow at a Reserved Matters stage.

56

Has the building(s) been designed to allow easy adaption,
conversion or extension?

Buildings have been given reasonably large plots giving the majority of dwellings
potential for extension. Details regarding the design of buildings will follow at the
Reserved Matter Stage.
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