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Dear Sir/Madam
RE: Further Representations- proposed development at London Road, Wick
PBA is pleased to submit these extended representations regarding land at London Road, Wick on
behalf of the land owner.
In January 2016 PBA submitted initial representations to the South Gloucestershire Council (SGC)
Policies, Sites and Places (PSP) Plan Consultation promoting the site at London Road as a
potential allocation for residential use in the forthcoming PSP Plan. Following this submission we
are providing further detail concerning the merits and constraints of the site and the proposed
development scheme, in order that the Council may feel confident in considering the allocation of
this site in the publication draft of the PSP Plan.
The purpose of this further submission to SGC is to supplement the representations already
submitted with additional information relating to accessibility, highways and landscape and visual
matters acknowledging that these are central to the consideration of this site. This note considers
how sustainable the site is in terms of accessibility to public transport services and local facilities,
the potential for an appropriate site access to be provided, how the site has limited value in meeting
the Green Belt principles for land and the potential impact of the proposed development on the
landscape and setting of the site.
The site
The site at London Road, Wick comprises 1.1ha of flat agricultural land. The site is located to the
north of Old London Road on the eastern edge of the village of Wick, approximately 12km east of
Bristol City Centre. Located outside but adjacent to the settlement boundary of the village, the site
lies within the Bristol-Bath Green Belt and just inside the Cotswold AONB boundary.
The site is a relatively flat field of pasture with some human activity evident. It is currently occupied
by horses, and part of the land contains a horse box, mobile home and vehicles. Access to the site
is via a gated field entrance on to Old London Road.
The site boundary is vegetated for the most part with the exception of some gaps on the western
and south-eastern boundary and a small brook (Lime Brook) running along the northern boundary.
Vegetated boundaries include a treeline and ditch to the north; a managed hedgerow and scrub
habitat to the south; and hedgerow with some mature hedgerow trees to the east and fragmented
hedgerow to the west.
The land abutting the proposed site comprises pastoral land to the north; agricultural land to the
east; the road network and service station to the south-east; and settlement to the west.
London Road, Wick – extended reps
Registered Office: Caversham Bridge House, Waterman Place, Reading, Berkshire, RG1 8DN. UK.
Peter Brett Associates LLP is a limited liability partnership and is registered in England and Wales with registered number OC334398.
A list of members’ names is open to inspection at our registered office. Brett Consulting Limited is wholly owned by Peter Brett Associates LLP.
Registered number: 07765026.

www.peterbrett.com

Planning Context
Core Strategy
The South Gloucestershire Core Strategy was adopted in December 2013 and forms part of the
statutory Development Plan Framework for the South Gloucestershire area. The document sets out
the Council’s spatial vision and objectives for South Gloucestershire, including the rural area where
Wick and the site at London Road are situated.
The Core Strategy recognises that the Council is required to deliver a significant number of new
homes in the plan period in order to meet the needs of the local authority area as a whole (CS15).
However, the spatial strategy set out in CS15 and CS5 identifies large urban extensions at the
northern and eastern fringes of Bristol and at the towns of Thornbury and Yate as the locations for
delivering almost all the new housing and largely neglects the needs of smaller rural settlements
and their hinterlands.
Concurrently, SGC expresses a desire to maintain the character and vitality of rural settlements,
such as Wick, including a ‘commitment to sustaining rural service provision and village life’ (CS34).
CS5 also makes provision for rural communities to ‘be empowered to shape the future of their own
local area’. The rural community of Wick share the Council’s desire to maintain the good level
service provision in the village; their aspirations for the village, set out in Appendix 2 of the PSP
Plan Consultation Document (November 2015) indicates that the local community wishes to
preserve and enhance the existing facilities and services in Wick.
Nonetheless, 2012-based mid-year population and household projections indicate that South
Gloucestershire as a whole could see a substantial increase in the over-65 year old demographic
(22% 65-69; 77% 70-89; 300% 90+) and a drop in household size between 2012 and 2037. As
such, the village risks stagnation and the loss of its current service provision if new homes are not
provided to offset projected population decline.
Further to this, SGCs over reliance on a small number of large sites to deliver housing to meet the
needs of the local authority area risks compromising the Council’s ability to demonstrate a
deliverable 5 years supply as large sites require greater lead-in periods and are vulnerable to
slippage. The recent appeal decision at Charfield (APP/P0119/1/14/2220291), allowed on the basis
of a lack of 5 year supply due to the slower than anticipated delivery of large sites, is testament to
this.
Policies, Sites and Places Plan
The emerging Policies, Sites and Places Plan (PSP Plan) will complete the South Gloucestershire
Local Plan, updating the remaining Saved Local Plan (adopted 2006) policies. A proposed
submission version of the PSP Plan was published for formal consultation between 22 May and 3
July 2015. However the Council re-opened consultation on the PSP Plan and issued a Call for Sites
between 20 November 2015 and 8 January 2016 to identify additional housing allocations in order
to demonstrate a deliverable 5 year supply. PBA put forward the land at Old London Road during
that consultation.
The Council has identified a shortfall of 1,451 dwellings which needs to be met by identifying a
substantial number of smaller sites across the South Gloucestershire area; including rural areas.
PBA welcomes the Council’s efforts to address the needs of rural communities like Wick and
diversify its supply of deliverable sites in order to demonstrate a more robust housing land supply.
However, we question the Council’s wider approach to assessing the most sustainable locations for
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growth in rural South Gloucestershire; principally the decision to elevate the consideration of Green
Belt designation above sustainable access to services and facilities.
NPPF paragraph 35 dictates that in order to achieve sustainable development, plan makers should
seek to locate development in locations that maximise ‘the use of sustainable transport modes for
the movement of goods or people’. The Council’s approach to ranking rural settlements based on
sustainable access to key services and facilities, as set out in the DPD, provides a clear indication
of the most sustainable settlements and therefore the most appropriate locations for growth. This
ranking of settlements identifies Wick as having ‘Good Access’.
However, the Council’s wider approach to assessing the most sustainable locations for growth
elevates the consideration of Green Belt designation above sustainable access to services and
facilities. In doing so, growth is directed to villages such as Badminton or Acton Turnville which
have been assessed as having ‘Minimal or Poor Access’ with sustainable access scores of 15 and
8 respectively (Rural Settlement Topic Paper, 2015) rather than to settlements such as Wick or
Almondsbury, both of which have ‘Good Access’ and comparatively high sustainable access scores
of 28 and 27. Settlements and sites should be assessed in terms of sustainable access to key
services and facilities and Green Belt designation be considered as a constraint similarly to Flood
Risk or AONB. To do otherwise fails to maximise ‘the use of sustainable transport modes’ and
plans for unsustainable growth.
Furthermore, NPPF paragraph 55 indicates that housing should be ‘located where it will enhance or
maintain the vitality of rural communities’. If the Council fails to consider rural settlements with good
levels of service provision, such as Wick, on the basis that they are constrained by Green Belt
designation, they risk jeopardising the future of this provision both for the residents of that
settlement, and those smaller settlements around it which also rely on those services.
Proposal
The land at Old London Road is approximately 1ha in area and is generally unencumbered by
constraints. It is therefore considered that the site could come forward for approximately 30
dwellings (assuming a density of 30 dwellings per hectare). This is still to be tested through layout
design, however, it is considered that this might be a suitable assumption for the moment and has
provided the basis for consideration of key issues in regard of the site; landscape, Green Belt and
transport impact.
Landscape and Visual
The preliminary landscape and visual appraisal suggests that due to the site’s immediate context,
the site is not particularly sensitive in landscape terms. The site does not possess strong landscape
qualities such as a sense of place or tranquillity and views of the site are largely screened by the
boundary vegetation. The intervisibility between the proposed site and the surrounding landscape is
therefore considered to be low.
The site is located within the Cotswolds AONB and the Bristol-Bath Greenbelt. However, the site is
approximately 130 m from the AONB boundary at its closest point and it does not reflect the special
landscape qualities that the AONB is designated for; as such, the site is not considered to form an
integral part of the AONB. Furthermore, due to the enclosed nature of the site and the site context
with residential development to the west and a service station to the south-east, the site does not
appear to contribute to the perceived open character of the wider Green Belt.
Based on the findings of the preliminary appraisal, the site is considered to be suitable for
residential development in landscape and visual terms.
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Green Belt Role and Function
The preliminary landscape and visual appraisal indicates that the setting and character of the site at
London Road, Wick does not fulfil the five key purposes of the Green Belt designation, as set out in
Section 9 of the Planning Practice Guidance:
i.

Check the unrestricted sprawl of large built-up areas;
Wick is a modest-sized village, divorced from the greater Bristol urban area, with a linear
development pattern along the A420. The site is situated to the north of the A420
between a row of existing dwellings and a petrol station. It therefore cannot be
considered to be part of a large built up area.

ii. Prevent neighbouring towns merging into one another;
The site is not situated in a strategic gap. The nearest settlement to the site, Doyton, lies
1.5 km to the north of the site. The nearest settlement to the east is Cold Ashton some
3.3 km away. The development of the site would therefore in no way result in
settlements merging.
iii. Assist in safeguarding the countryside from encroachment;
The site is situated between two developed plots of land; a row of residential dwellings
to the west and a service station to the east. The plots of the dwellings to the west
extend north to meet Lime Brook at the northern boundary, as is also the case for the
site in question. Development of the site would therefore not extend built form into the
countryside.
iv. Preserve the setting and special character of historic towns; and
With the exception of more the modern housing estate to the west of Naishcombe Hill,
the village is linear in character with development running along the A420 High Street.
Located at the eastern end of the village, to the north of the London Road/A420 junction,
development on this site would be in keeping with the linear development pattern of
Wick.
v. Assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.
South Gloucestershire Council recently re-opened consultation on the Policies, Sites
and Places DPD and Call for Sites as they are unable to demonstrate a deliverable five
year supply. As such, it is clear that the supply of urban brownfield land in South
Gloucestershire is not sufficient to meet the needs of the district and others should be
considered. The consideration of the site at London Road would therefore not be
prejudicial to urban brownfield sites in South Gloucestershire being delivered.
Access/highways
A preliminary transport assessment of the site indicates that there is convenient access via non-car
modes of transport to a range of local facilities that are located within Wick village itself. There are
several facilities that would be accessible within a 10 minute walk (including a convenience store at
the local garage located immediately adjacent to the site), while additional facilities, such as Wick
Primary School, Post Office and village hall, could comfortably be reached on foot within 20
minutes. As part of the proposed development, there is the potential to provide an enhanced
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TECHNICAL NOTE
Job Name:

Land at London Road, Wick

Job No:

36857

Note No:

001

Date:

08/02/2016

Prepared By: Maria Duignan
Approved By: Nigel Evers
Subject:

Preliminary Landscape and Visual Appraisal

Introduction
Peter Brett Associates (PBA) LLP has been commissioned by the land owner to promote a site that is
considered to be suitable for inclusion in the South Gloucestershire Council (SGC) Policies, Sites and
th
Places (PSP) Plan. PBA submitted representations to the SGC PSP Plan consultation on 8 January
2016 on the basis that it is considered to be suitable for residential development in the order of 30
dwellings.
The purpose of this technical note is to present the findings of a preliminary appraisal of landscape
and visual matters in relation to the proposed site and its location within the Cotswolds Area of
Outstanding Natural Beauty (AONB). This note considers landscape features on the site boundary; the
character of the site and surrounding landscape; intervisibility and views towards the site; the effects
of the character and appearance of the AONB; and the open character of the Green Belt. The
conclusion of this appraisal will then offer an opinion as to whether residential development of the
proposed site is appropriate in its context.
Site Location
The proposed site is situated on the eastern side of the village of Wick which is located approximately
1.4 km to the south-west of the village of Doynton. The site is located to the north of a lane called
London Road (referred hereafter as Old London Road), which is located to the north of the A420
London Road.
Site Description
The proposed site is a relatively flat regular field of pasture with some human activity evident. It is
currently occupied by horses, and part of the land contains a horse box, mobile home and vehicles.
Access to the site is via a gated field entrance at Old London Road.
The proposed site boundary is vegetated for the most part with the exception of some gaps on the
western and south-eastern boundary. Vegetated boundaries include a treeline and ditch to the north; a
managed hedgerow and scrub habitat to the south; and hedgerow with some mature hedgerow trees
to the east and fragmented hedgerow to the west.
The land abutting the proposed site comprises pastoral land to the north; agricultural land to the east;
the road network and service station to the south-east; and settlement to the west.
Cotswolds AONB
The proposed site is situated within the Cotswolds AONB and is approximately 130 m from the
western boundary of the AONB (Bury Lane) as shown in Appendix A.
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TECHNICAL NOTE
The AONB designation was introduced under the national Parks and Access to the Countryside Act
(1949) to protect areas of natural beauty by law. The purposes of the designation are to conserve and
enhance the landscape’s beauty and meet the need for quiet enjoyment of the countryside.
‘The Cotswolds was designated as an AONB in 1966, in recognition of its special landscape character.
The outstanding natural beauty of the area is derived from its remarkable visual unity, and yet scenic
diversity. The unifying factor is, of course, the underlying geology.’ (Cotswolds AONB Landscape
Character Assessment, 2004)
Special Qualities of the AONB are set out in the Cotswolds AONB Management Plan 2013-2018 and
listed below:













‘the unifying character of the limestone geology its visible presence as natural outcrops, its
use as a building material and through the plant and animal communities it supports;
the Cotswold escarpment, including views to and from it;
the high wolds a large open, elevated landscape with commons, ‘big’ skies and longdistance views; river valleys, the majority forming the headwaters of the Thames, with highquality water;
dry stone walls, which give the AONB its essential character in many areas;
internationally important flower-rich limestone grasslands;
internationally important ancient broadleaved woodland, particularly along the crest of the
escarpment;
variations in the colour of the stone from one part of the AONB to another which add a vital
element of local distinctiveness;
the tranquillity of the area;
well-managed arable and livestock farms;
distinctive settlements, developed in the Cotswold vernacular, high architectural quality and
integrity;
accessible landscape for quiet recreation; and
historic associations.’

Landscape Character
Cotswolds AONB Landscape Character Assessment (2004) defines 19 landscape character types
within the Cotswolds. The proposed site is characterised as 19 Unwooded Vale Landscape
Character Type and is within the 19C Boyd Valley Character Area.
Key characteristics of the Unwooded Vale Landscape Character Type are;










‘Soft rolling landscape on the lower slopes of escarpment forming a transitional area between
the adjacent escarpment and vale area, and with intermittent ridges and valleys in southern
part of vale;
stretches of the Cotswolds escarpment, as well as the escarpment outliers, provide a dramatic
backdrop to many views across the vale;
wide, open, sparsely settled agrarian landscape;
small areas of wet meadow and narrow floodplain bordering numerous streams and rivers;
well maintained hedgerows, some of great antiquity;
numerous mature field and hedgerow oaks, riverside trees and small woodlands;
quiet winding lanes link isolated farms and hamlets;
remnants of ancient open fields and moated sites; and
adjacent steep escarpment landform and associated woodlands generally limit views’.

The Boyd Valley character area occupies the foot of the Cotswolds escarpment between Wick in the
south and Old Sodbury. The landscape character of the site is that of relatively flat agricultural land
within the vale, and enclosed by a strong network of hedgerows adjacent to settlement and service
station. The field is small scale and regular in shape with some mature trees on the eastern boundary.
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TECHNICAL NOTE
There is a mobile home as well as vehicles occupying part of the proposed site which are perceptible
from Old London Road.
Visual Envelope
th

A site visit was conducted on the 5 February to assess intervisibility in the landscape and likely views
towards the proposed site, which are shown in Appendix A.
Partial views can be glimpsed at close range, namely from the gate via Old London Road, and Bury
Lane. Partial views of the proposed development are likely from local roads, lanes and public rights of
way (within 0 m - 200 m). Owing to the proposed site location in the vale at the foot of the slopes, the
landform close to the site is relatively flat and views between 200 m and 1.5 km are mostly screened
by intervening vegetation. From higher ground, and in particular the escarpment to the east, open
panoramic views to the west and therefore towards the site are visible. The proposed site is not
typically discernible from a distance of 1.5 km from main roads, even with the service station used as a
guide to the site’s location.
The proposed site is unremarkable and indistinguishable in the broader landscape due to its context. It
is adjoined by residential settlement to the west, a road network to the south and a service station to
the south-east, and contains a mobile home and vehicle storage. These features diminish the
landscape value of the site and its setting. They display none of the key characteristics of the
character type, and give the field a transitional character.
Landscape Designations
A brief desktop analysis was conducted to investigate the closest statutory designations. There are no
landscape or heritage designations within the proposed site or on the proposed site boundary. There
are two listed structures the west of the proposed site, approximately 160 m at the closest point and
one Scheduled Monument was identified along the escarpment to the south-east, more than 1.5 km
from the site. There are no public rights of way within the site or along the site boundary. Monarch’s
Way Long Distance Path is located approximately 130 m to the west of the site at its closest point;
located on Bury Lane.
Green Belt
The proposed site is within designated Green Belt.
One of the 12 core planning principles set out in the National Planning Policy Framework (NPPF) is to
protect Green Belts around urban areas and recognise the intrinsic character and beauty of the
countryside. The NPPF, section 9, sets out the national policy for protection of Green Belts. The five
purposes of Green Belt designation are to:
i.

Check the unrestricted sprawl of large built-up areas;

ii.

Prevent neighbouring towns merging into one another;

iii. Assist in safeguarding the countryside from encroachment;
iv. Preserve the setting and special character of historic towns; and
v.

Assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.

Comment on planning issues, in terms of Green Belt policy, is beyond the scope of this preliminary
landscape appraisal. However, in terms of landscape issues relating to Green Belts, it is necessary to
consider the role, or contribution, of the site to the openness of the Green Belt, visually and in terms of
landscape character in depth. Following this, the appropriateness of proposed development within the
landscape can be assessed.
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TECHNICAL NOTE
The preliminary appraisal of the landscape and visual context of the proposed site and its
surroundings show that the proposed site is:


A small, regular enclosed field with some additional land uses, characteristically
transitional and has no public access by the way of public rights of way.



The hedgerow boundary to the south provides visual and physical separation between the
proposed site and the Old London Road.



The site is currently mixed use, the separation between the settlement boundary to the
west and surrounding countryside to the east is interrupted by the service station; and



Bounded by significant vegetation to the north and east, which provides physical
separation from the adjacent countryside therefore the wider Green Belt.

Due to the enclosed nature of the site and the site context with residential development to the west
and a service station to the south-east, we do not consider that the proposed site contributes strongly
to the perceived open character of the wider Green Belt.
Conclusion

Based on the findings of the preliminary appraisal, the proposed site is likely to be suitable for
residential development in landscape and visual terms.
This conclusion is made on the following basis:
 The preliminary appraisal suggests that views of the proposed site are largely screened by the
boundary vegetation therefore intervisibility between the proposed site and the surrounding
landscape appears to be low.

 This note has demonstrated that although the proposed site is within the Cotswolds AONB, it is
approximately 130 m from the AONB boundary at its closest point and it does not reflect the special
landscape qualities that the AONB is designated for; therefore we consider that the proposed site
does not form an integral part of the AONB.
 Owing to the site’s immediate context, the site is not particularly sensitive in landscape terms. The
proposed site does not possess strong landscape qualities such as a sense of place or tranquillity.
 Panoramic, long distance views of the wider landscape are available from the Cotswold
escarpment to the east; it is difficult to distinguish the field containing the site from views along
main roads where an open view of the landscape is obtainable.
 The proposed site is within the Green Belt. Due to the enclosed nature of the site and the site
context with residential development to the west and a service station to the south-east, the site
does not appear to contribute to the perceived open character of the wider Green Belt.

J:\36857 Land at London Road Wick\Technical\Landscape\Reports\20160222_36857_London Road Wick_Technical
Note_Preliminary LV Appraisal_ ISSUE.docx

Page 4 of 6

TECHNICAL NOTE
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J:\36857 Land at London Road Wick\Technical\Landscape\Reports\20160222_36857_London Road Wick_Technical
Note_Preliminary LV Appraisal_ ISSUE.docx

Page 5 of 6

TECHNICAL NOTE
Job Name:

Land at London Road, Wick

Job No:

36857

Note No:

001

Date:

22/02/2016

Prepared By: Craig Mason
Approved By: Alan Swan
Subject:

Proposed Access & Transport Strategy

Introduction
Peter Brett Associates (PBA) LLP has been commissioned by the landowner to promote a site that is
considered to be suitable for inclusion in the South Gloucestershire Council (SGC) Policies, Sites and
th
Places (PSP) Plan. PBA submitted representations to the SGC PSP Plan consultation on 8 January
2016 on the basis that it is considered to be suitable for residential development in the order of 30
dwellings.
The purpose of this technical note is to supplement the representations already submitted with
additional information relating to accessibility, highways and transport matters. This note considers
how sustainable the site is in terms of accessibility to public transport services and local facilities, and
the potential for an appropriate site access to be provided.
Site Location & Existing Access
The site is situated on the eastern side of the village of Wick which is located approximately 12km to
the east of Bristol City Centre. The site is located to the north of a lane called London Road (referred
hereafter as Old London Road), which is located to the north of the A420 London Road. The site is
bounded to the west by a row of residential dwellings and agricultural land to the north and east. The
site is currently accessed via a gated field entrance at Old London Road.
Existing Local Highway Network
As shown in drawing 36857/5501/SK01 included in Appendix A, the A420 London Road forms one of
the main radial routes into the centre of Bristol from settlements such as Wick and Warmley. In the
vicinity of the site, the A420 is a wide single carriageway road that is well lit and subject to a 30 mph
speed limit.
Old London Road provides access to the site and connects to the A420 in the west and Bury Lane in
the east via simple priority T junctions. Old London Road is also a wide single carriageway road
running parallel to the A420 that is well lit and subject to a 30 mph speed limit.
Bury Lane is located to the west of the site and provides access to Wick Quarry and existing
residential development. The section of Bury Lane between the A420 and Old London Road is fairly
wide with limited street lighting but becomes much narrower and does not have street lighting to the
north of the quarry access junction.
Bath Road is a country lane that links the A420 with Bath via Lansdown. This road is subject to a 40
mph speed limit and does not have street lighting.
We note that planning consent has been granted by SGC to re-develop Wick Quarry for mixed uses
(application reference PK/15/1959/F). As part of the Transport Assessment (TA) supporting the
planning application, Personal Injury Accident records were examined for the A420, Old London Road
and Bury Lane in the vicinity of the site.
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TECHNICAL NOTE
The analysis revealed that only one ‘slight’ accident was recorded between November 2011 and 2014
on Bath Road on the approach to the crossroads junction with the A420. The TA concluded that this
accident was most likely caused by driver error rather than due to the geometry of the road itself.
The findings of the assessment undertaken in the Wick Quarry TA suggests that there is unlikely to be
any existing road safety issues present in the vicinity of the site that would be exacerbated by traffic
generated by the proposed development.
Existing Pedestrian Connectivity
Old London Road has a footway on the eastern side of the carriageway that extends along the full
length of the road. This footway however terminates in the east at the access to the petrol filling
station, and in the west at the junction with Bury Lane.
Bury Lane also has a footway on the western side of the carriageway for the section between the
access to Wick Quarry and the crossroads junction with the A420 and Bath Road. From this point,
there is a footway on the northern side of the A420 London Road carriageway that provides access to
the centre of Wick. There is a further footway present on the eastern side of Bath Road that extends
all the way to Tracy Park to the south.
There is a small gap in the existing footway network around the Old London Road / Bury Lane junction
which prevents a continuous pedestrian route from being available between the proposed site and bus
stops on Bury Lane and the centre of Wick. It is also apparent that there are few pedestrian crossing
facilities along this route which are limited to dropped kerb crossings without tactile paving.
There is no dedicated on or off road cycle infrastructure within the immediate vicinity of the site or in
the village, however Bury Lane and Oldbury Lane are designated as advisory cycle routes on minor
roads.
Accessibility to Local Facilities
Manual for Streets guidance states in paragraph 4.4.1 that ‘walkable neighbourhoods’ are typically
characterised by having a range of facilities which residents may access comfortably on foot within 10
minutes (up to 800m) walking distance of residential areas. The superseded PPG13 (Transport) stated
that walking offers the greatest potential to replace short car trips, particularly for journeys under 2km.
The following local facilities are currently available in Wick:









Convenience Store – at the petrol filling station located adjacent to the site
Three Shire Medical Practice – 600m from site boundary
Wick Tabernacle Church – 650m from site boundary
Rose and Crown Public House – 850m from site boundary
Wick and Abson Village Hall – 950m from site boundary
The Carpenters Arms Public House – 1.1km from site boundary
Wick Church of England Primary School – 1.5km from site boundary
Wick Post Office – 1.5km from site boundary

It can be seen that residents of the proposed site would have convenient access via non-car modes of
transport to a range of local facilities that are located within Wick. There are several facilities that
would be accessible within a 10 minute walk, whilst all of the facilities identified could be reached on
foot within 20 minutes.
In particular, the proposed site is located within walking distance of primary education facilities. This is
1
supported by the UK ‘statutory walking distance’ information which confirms that children aged 8 or
under can walk up to 2 miles or approximately 3.2km to school. For children over 8 years old, the
statutory walking distance increases to 3 miles or approximately 4.8km to school.

1

http://walkit.com/walking-to-school/facts-and-figures/
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TECHNICAL NOTE
Existing Bus Services
Residents of the proposed site will be able to access local bus services from bus stops situated on
Bury Lane to the south of the priority T junction with Old London Road. The northbound and
southbound bus stops are located approximately 250 and 180 metres respectively from the proposed
site boundary.
These bus stops provide access to two bus services (no’s 634 and 950) with 2-3 buses per weekday
in each direction. There are numerous other bus stops available along the A420 London Road / High
Street (with the nearest being approximately 400m from the proposed site boundary) that provide
access to a further three services. All of the bus services operating through Wick are summarised in
Table 1.
Service
634
950
35
620
684
Table 1

Main Destinations
Tormarton, Hinton, Dyrham, Wick,
Bridgeygate, Kingswood
Doynton, Wick, Holbrook Common,
Bridgeygate, Oldham Common (North St.
School)
Bristol City Centre, Kingswood, Warmley,
Bridge Yate, Wick
Old Sodbury, Chipping Sodbury, Yate,
Pucklechurch, Wick
Wick, Upton Cheyney, Bitton, Willsbridge,
Keynsham

Weekday
Frequency

Saturday
Frequency

1 per day (during
school term time)

No Service

Two hourly

Two hourly

6 per day

4 per day

2 per week

No Service

Summary of local bus services

Future residents of the site would therefore have convenient access to local bus services that provide
regular connections (including some at peak times on a weekday) to numerous surrounding
destinations including education facilities.
Potential Site Access Strategy
Following a preliminary review of likely opportunities and constraints including highway ownership data
obtained from SGC, it is considered that vehicular and pedestrian access to the site could potentially
be achieved in accordance with the strategy that is outlined below:
 Construction of a new priority T junction on the northern side of Old London Road approximately in
the location of the existing gated field entrance
 The existing footway along the northern side of Old London Road would be extended into the site
and a dropped kerb crossing incorporating tactile paving provided at the bellmouth
 Based on the 30mph speed limit that is in operation at Old London Road, visibility splays of 2.4m x
43m from the access road can be achieved that are in accordance with the recommendations in
the Manual for Streets guidance
 Minor improvements around the Old London Road / Bury Lane junction to ensure there is a
continuous pedestrian link between the site and the centre of Wick, including the numerous bus
stops that are present along this route. The works would involve reducing the carriageway width of
Old London Road to approximately 6.2m in order to allow a new footway to be provided on the
southern side of the road. Dropped kerb crossings with tactile paving would be provided on the
eastern and southern arms of the junction to encourage pedestrians to cross the road in a safe
manner. The revised layout of the junction would still be capable of accommodating the swept path
of both buses and Heavy Goods Vehicles. These improvements would enhance the sustainability /
accessibility of the site and also provide wider benefits to existing residents in the area
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TECHNICAL NOTE
 The consented Wick Quarry development is understood to be obligated to:
 undertake minor alterations to improve road safety at the A420 London Road / Old London
Road priority junction to the east of the site (involving construction of a traffic island to
encourage reduced vehicle speeds)
 upgrade the existing bus stops located on Bury Lane such that they can provide real-time
journey information to passengers
This access strategy is also shown indicatively in the two concept drawings included in Appendix B.
Whilst this strategy is considered to have some potential based on the preliminary work undertaken, it
is appreciated that this may require further technical refinement and be subject to discussion and
agreement with SGC Highway Officers.
Conclusion
The content of this note has demonstrated that the proposed site is in a sustainable location with
convenient access to local bus services and is therefore suitable from a highway and transport
perspective for residential development. This conclusion is made on the following basis:

 Residents of the proposed site would have convenient access via non-car modes of transport to a
range of local facilities that are located within Wick. There are several facilities that would be
accessible within a 10 minute walk (including a convenience store at the local garage located
immediately adjacent to the site), while all of the facilities identified could comfortably be reached
on foot within 20 minutes
 Residents of the proposed site would have convenient access to local bus services that provide
reasonably frequent connections (including at peak times on weekdays) to a variety of surrounding
settlements. These bus services would therefore enable residents of the proposed development to
travel to surrounding settlements for a variety of purposes including education and employment
 A high-level transport strategy that could potentially facilitate vehicular and pedestrian access to
the site, whilst also providing an enhanced pedestrian route to the village centre and bus stops,
could be provided
 The potential footway improvements that could be delivered would enhance the sustainability /
accessibility of the site and also provide wider benefits to existing residents in the area
 The findings of the assessment undertaken in the Wick Quarry TA suggests that there is unlikely to
be any existing road safety issues present in the vicinity of the site that would be exacerbated by
traffic generated by the proposed development
 The transport assessment is likely to demonstrate that the additional traffic generated by the
development for in the order of 30 dwellings would be modest and therefore unlikely to have a
severe impact on the operation or safety of the local road network
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TECHNICAL NOTE
Appendix A
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TECHNICAL NOTE
Appendix B
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Policies, Sites and Places Plan – Call for Sites Response Form
This form should only be used by landowners and developers that are promoting a site for inclusion in the
PSP Plan.
Comments are invited on the issues set out in paragraphs 19.1 22.2 of the PSP Plan Regulation 18
Consultation document in respect of the suitability, availability and achievability of potential housing sites.
The purpose of these questions is to gauge potential preparedness to engage constructively in a possible
planning application process, likelihood of achieving policy compliant schemes and early delivery of
dwellings.
Comments related to the general methodology and process should be set out on the response form for
the Regulation 18 Consultation document, available online: www.southglos.gov.uk/PSPconsultation
Please note that freedom of Information regulations mean that the Council cannot treat any information
supplied confidentially.
For enquiries or assistance please contact the Strategic Planning Policy and Specialist Advice Team
01454 863469 or planningLDF@southglos.gov.uk

1. YOUR DETAILS

Ref Number (for office use only)

Name

Chris Dadds

Company/Organisation
(If relevant)

Peter Brett Associates LLP

Address

10 Queen Square
Bristol

Postcode

BS1 4NT

Telephone
Email address
I am
(please tick all those that apply)

Owner of part of the site
Planning consultant
Affordable Housing Provider
Local resident

[ ]
[X ]
[ ]
[ ]

Land agent
Developer
Amenity/Community Group
Other

[
[
[
[

]
]
]
]
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2. SITE DETAILS
Site address

Land North of London Road, Wick
(As shown in attached plan)

Site Postcode

BS30 5SJ

Grid ref. (if known)
e.g. 367712,177756

371235

Site area (hectares)

1.1ha

Current use(s)

Agricultural

Relevant Planning History
(if known please include
any relevant planning
application reference
number(s) and confirm if the
site has previously been
submitted in response to a
call for sites for the PSP or
other Local Plan process).

P86/4759 Residential development (outline) [APPROVED] small strip of site
along the western boundary proposed as access road for residential
development to the rear of existing properties fronting London Road.

172717

P98/4759 Retention of stable/tack room and use of land for keeping horses
[APPROVED]
The site has not been submitted previously to the local plan process or
SHLAA.

3. PROPOSED FUTURE USES AND CAPACITY
Please indicate if the
proposal is for 100%
residential or a mixed use
scheme (and if so the
intended proportions and
respective capacity of
each use.)

100% Residential use

Please state how your
proposal is proportional to
the existing size and
character of the
settlement. E.g. % increase
of existing settlement
(Demographic data on
existing settlement size is
set out in the Rural Villages
and Settlements Topic
Paper (2015)

The 30 units proposed for this site would represent a 4.8% increase in
dwelling supply in Wick at a density of 30dph, both of which are
proportional and appropriate for the settlement.
With the exception of more the modern housing estate to the west of
Naishcombe Hill, the village is linear in character with development
running along the A420 High Street. Services such as doctors’
surgeries, pubs, churches and bus stops are spread along the A420
rather than clustered around a compact centre. Located at the
eastern end of the village, to the north of the London Road/A420
junction, the proposed residential development would be in keeping
with the linear development pattern of Wick, whilst also offering easy
access to key services, including the local convenience store at the
garage which lies adjacent to the south eastern boundary of the site
South Gloucestershire Policies, Sites and Places Plan

Please state how your
proposal will
address/contribute to the
community aspirations
established during
previous consultation
rounds of the PSP Plan and
listed at Appendix 2 of the
November 2015 PSP Plan
consultation document

The local community wishes to preserve and enhance the existing
facilities and services in Wick. 2012 based mid year population and
household projections indicate that South Gloucestershire as a whole
could see a substantial increase in the over 65 year old
demographic (22% 65 69; 77% 70 89; 300% 90+) and a drop in
household size between 2012 and 2037. As such, the village risks
stagnation and the loss of its current service provision if new homes
are not provided to offset projected population decline.
For example, the Commissioning of Places Strategy 2012 217 (page
61) demonstrates that the village primary school role is projected to
drop from 170 in 2013 down to 140 in 2017 which represents 30
children and is a 18% drop. The school is currently running at a surplus
46 59 places and this is projected to rise to 66 surplus places by 2017.
Residential development at Wick such as that proposed at Land
North of London Road would help to support the primary school and
reduce the number of surplus spaces.
The village population has been virtually static over last 4 years, with
only 4 new homes built between 2011 15 and a 1% increase in
population.

4. SITE OWNERSHIP AND STATUS
my client

If you are not the owner, or
only own part of the site, do
you know who owns the site
or the remainder of it
(please provide details,
including a plan showing
site ownerships)

Is sole owner of the site

[X]

Owns part of the site

[ ]

Do not own the site

[ ]

N/A

Does the owner (or other owner(s) support your proposals for the site?
Is the land for sale? If so
how long has it been on the
market?

Are there any covenants
or other legal issues that
may restrict development
potential? If so please
explain. (including
wayleaves and easements)

[ YES ]

No

There are no known legal covenants on the site.
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Has the land been subject
to developer interest e.g.
initial interest, a
feasibility appraisal, option
agreement or contract to
purchase? If so please
provide details including the
nature of the option
agreement(s) and purchase
contract(s).i.e. fixed /
minimum value or subject to
planning.

N/A

Have any utility searches been undertaken?
If so is the site readily
serviceable? Please
provide details of which
utilities are available to the
site.

[ No ]

Full range of normal utilities services are located within the local area.

Have or are consultants engaged to undertake any studies or design work?

If so who and when? Please
provide details. Please
indicate if those studies
may be made available to
the Council?

[ YES ]

PBA has been commissioned to undertake initial consideration of transport,
accessibility and landscape issues in support of the allocation of this land. This
work was not commissioned in time to be submitted with this representation
but will be made available to the council within the coming weeks as the
findings become available. This will enable the council to have this material
whilst they are considering all of the sites in the period to April 2016.

Please indicate an approximate timescale for delivery (no. of dwellings per year):
2016/2017

2017/2018
10

2018/2019
20

2021/2022

2022/2023

2023+

2019/2020

2020/2021
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5. SITE CONSTRAINTS
Has the highway authority been consulted?
If so please provide details,
of when and any
conclusions.

[ NO ]

An initial highway assessment is being undertaken and will be shared with the
council in the coming weeks

Has any proposed scheme been financially appraised?

[No]

If so did the appraisal conclude that a development would be viable and
provide a reasonable return to the landowner?

[ ]

Can any assumptions and or the appraisal work be provided to the Council?

[ NA ]

Have any soil investigations been undertaken?

[ No ]

If so was any significant
contamination found or
need for further
investigations advised?
Please provide details.

The agricultural site is greenfield and has not been previously developed; it is
therefore considered that contamination is unlikely in this location.

Is the site subject of a Local Green Space nomination or any other such designation? If so please provide
details below.

There are no designations in Wick Parish

With regard general site constraints the Council retains significant information and expertise with regard
these issues. The Council does not advise that such studies should be commissioned at this time if not
already done so. Depending on the Council’s initial considerations interested parties will be advised where
necessary if and when additional study work should be undertaken to support a proposed allocation.
Would the site impact on any landscape, ecological, archaeological or built heritage interests? Please
provide use the box below to provide information of any such interests where known and the details of
studies undertaken.
A desk top review of the MAGIC website resource was conducting and identified no ecological,
archaeological or heritage constraints.
The site is located within the Cotswolds AONB. As such, an initial review of landscape impacts has been
commissioned and findings will be shared with the council in the coming weeks.

Is the site known to suffer from any flooding issues (river or drainage related)? Please provide details, and of
any studies undertaken, in the box below.
The site is located within Flood Zone 1 as indicated by the Environment Agency online flood map
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6. ADDITIONAL COMMENTS

The information collected as part this consultation will also be used by the Council in accordance with the data protection principles
in the Data Protection Act 1998. The purposes for collecting this data are: to assist in plan making; and to contact you, if
necessary, regarding the planning consultation process. Some of the data may be made public as it will form part of the evidence
base used to inform the creation of planning policy documents. The above purposes may require public disclosure of any data
received on the response form, in accordance with the Freedom of Information Act 2000.
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