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Formatting Note:

The text within this document is based on the 2024 Options Document. New text and

sections are added Shadedinbite



6. Bristol to Bath Corridor

Strategy Overview

6.1 The area described in this Options Document as the Bristol to Bath corridor
comprises areas located along or close to the Bristol to Bath A4 corridor, and

areas adjoining the south east edge of Bristol including:

e Keynsham

e Saltford -

e Hicks Gate

e Whitchurch Village

6.2 These areas have been selected for review in terms of potential growth due to
their relative sustainability in relation to access to sustainable transport modes

and access to services and facilities, when compared to other areas of the

district.
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Map 12: Map showing location of area described as Bath to Bristol Corridor and
south east edge of Bristol












Green Belt

6.13 The majority of the district located along the Bristol to Bath A4 Corridor, and at

the south east edge of Bristol is located within the Bristol and Bath Green Belt.




Green Infrastructure

6.16 Green infrastructure is a network of multi-functional green and blue spaces
and other natural features, urban and rural, which is capable of delivering a wide
range of environmental, economic, health and wellbeing benefits for nature,
climate, and communities. Opportunities to enhance and extend the green
infrastructure network should be central to the design of new developments, and

development proposals should demonstrate strong links to the wider green

infrastructure network.
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Flood Risk

6.20 The River Avon flows between Bristol and Bath, in parallel with the A4
corridor. Areas of flood risk exist along parts of the River Avon, and Bristol City
Council are currently preparing a Bristol Avon Flood Strategy to consider
potential areas of mitigation required along the river.

6.21 B&NES Council and Bristol City Council are in regular correspondence to
discuss any impact that flood defence works in the Bristol area might have cross-
boundary in B&NES, particularly in the north Keynsham area.

6.22 There may also be scope across the whole river catchment for areas of flood
risk to be considered for nature-based solutions, and to explore key areas where

retrofitting of Sustainable Urban Drainage Systems (SuDS) could be beneficial.

Duty to Co-operate

6.23 Bristol City Council and South Gloucestershire Council administrative areas
are located directly to the north and west of the Bath to Bristol corridor.
Therefore, meetings with both of these authorities have been undertaken and will
continue to take place to discuss strategic cross-boundary matters such as

transport, flood risk, Green Belt, and housing provision.



Keynsham
Place Profile

6.24 Keynsham lies in a strategic location on the A4 corridor between Bath and
Bristol. It is linked to the two cities by the A4 and the railway. Sustrans National
Cycle Network (NCN) Route 4 links east Bristol with Bath, passing reasonably
close to the north of Keynsham.

6.25 Keynsham is a thriving market town, with a population of around 20,000
people. It plays an important role in supporting sustainable economic growth
across B&NES, with its absolute employment numbers having increased over the
period 2011 — 2021. Its town centre is characterised by variety of local
independent retailers, many of which have evolved and set up on the High Street
in more recent years, as well as a strong food and beverage offer.

6.26 Keynsham’s settlement origins are demonstrated by the location of its historic
core and conservation area fronting onto and within the River Chew Valley.
Heritage assets are clustered throughout the conservation area in the town
centre. During the latter part of the 20th century, Keynsham expanded rapidly to
cater for development associated with the growth of Bristol. Expansion
eastwards along Wellsway saw settlement growth on either side of the Chew
Valley, presenting limitations in settlement connectivity between the east and
west sides of the town.

6.27 The River Chew provides an important landscape, wildlife and recreational
corridor running through the heart of the town. It provides the potential to connect
residents with the wider countryside, particularly through the valley, down to
Chew Valley Lake, and beyond. Keynsham sits within the Chew Valley
Reconnected Green Infrastructure Project Area, which is made up of important
networks of natural and semi-natural habitats, providing crucial habitats and
wildlife corridors for priority species.

6.28 In Keynsham there is an imbalance of transport modes in the town centre with
greater priority given to vehicles over active travel (walking, cycling and
wheeling) modes. There are a series of walking and cycling routes within
Keynsham, however, there are missing links within Keynsham, and between
Whitchurch Village to the west and Saltford Village to the east. Keynsham has its

own rail station and there is a good frequency of bus services operating from



Keynsham Town Centre offering services to destinations including the centres of
Bath and Bristol. Services to other destinations not on the main bus routes to
Bristol and Bath can be less frequent.

6.29 The principal roads that serve Keynsham and also Saltford Village, are the
A4, A4175, B3116 and Charlton Road. The private car mode share for journeys
to work are higher than the national and South West average. During the
traditional weekday highway peak hours, there is congestion typically along the
A4 and within Keynsham town centre on roads such as Bath Hill, Station Road
and Mill Lane.

6.30 Keynsham is surrounded by the Bristol and Bath Green Belt, which separates
the two settlements.

6.31 A local designation in the adopted B&NES Local Plan relating to the
Landscape Setting of Settlements wraps around much of Keynsham. The
designation as shown on the Policies Map and associated policy requires that

development should only take place if it conserves and enhances this landscape

setting.




Saltford Village

Place Profile

6.33 Saltford is a large village located to the east of Keynsham, with a population
of around 4,000 people. Its historic core and conservation area front the River
Avon to the north of the village, with numerous heritage assets located within this
area. Over time, the village has grown to the south and west, with development
predominantly residential in use, but with a small quantity of retail and
commercial businesses located along the A4. Other village facilities such as the
village hall and recreation ground are located to the north of the village, and
Saltford Primary School is located off Claverton Road towards the south of the
village.

6.34 Saltford Village occupies a strategic location on the A4 corridor between Bath
and Bristol. Sustrans National Cycle Network (NCN) Route 4 links east Bristol
with Bath, passing closely to the north and east of Saltford Village. There is a
good frequency of bus services operating along the A4 to the centres of Bath and
Bristol.

6.35 The principal road that serves Saltford Village is the A4. During the traditional

weekday highway peak hours, there is congestion typically along the A4.

6.37 Saltford Village is surrounded by the Bristol and Bath Green Belt. The
Cotswold National Landscape is located directly to the east of Saltford, with

impressive sweeping views across the two settlements visible from across the

designated area.
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Keynsham and Saltford Village area

6.44 Given the strong physical and functional relationship between Keynsham and
Saltford Village, the following ‘Key Issues and Opportunities’, ‘Emerging Vision
and Priorities’ and ‘Transport Opportunities’ sections are presented for
Keynsham and Saltford Village together as a whole, with specific references to
matters that are of relevance to Keynsham or Saltford Village made where
necessary. This is then followed by discussion of all of the site options at

Keynsham and then Saltford Village respectively.

Key Issues and Opportunities




¢ Flood risk from the River Avon to the north of Keynsham and the east of

Saltford Village restricts potential development in these areas.




Keynsham’s car parks are reasonably well utilised with a peak occupancy of
75%. However, this is over a relatively short time period with a 7-day mean
occupancy of 55%, indicating a surplus of car parking in the town.

Public space is more balanced towards vehicles over people, causing issues

with congestion and severance.

Keynsham and Saltford Village are located in an area of landscape sensitivity.

The Cotswolds National Landscape is located to the east with views across,
and a local designation relating to the Landscape Setting of Settlements is to
the north, east and south of Saltford Village, and wraps around much of

Keynsham.



Keynsham is bisected by the River Chew, which provides an important
landscape, wildlife and recreational corridor through the town, but also creates
movement severance for people due to limited crossings over the river. Weirs
along the river currently provide barriers to fish passage for migratory fish.
Keynsham and Saltford Village contain numerous important heritage assets
which require protection.

Keynsham lacks a cultural space/venue such as a hall with theatre for use by
community.

Keynsham and Saltford Village have health and wellbeing needs that the built
and natural environment can play a role in addressing, including food

insecurity, cardiovascular, respiratory and healthy weight needs.



¢ Provide homes to meet the needs of the district, including provision of homes
that are affordable, and a mix of homes to meet the need of a variety of

demographics, including homes for older people.

¢ Create opportunities to become carbon neutral and nature positive by 2030

and work towards a climate resilient district.



Ensure provision of community and social infrastructure and sustainable
transport initiatives that serve existing residents as well as new, and across all
life stages.

Improve accessibility and connectivity by sustainable modes within Keynsham
and Saltford Village, and also between the two settlements.

Explore options to alleviate congestion within Keynsham Town Centre, and
along the A4 corridor at peak times.

Protect the key aspects of the landscape setting of the two settlements, and

views to and from the Cotswold National Landscape.

Maximise ecological mitigation and biodiversity net gain.

Restore the natural connectivity and functioning of the river and flood plain for
key species.

Enhance access to the river for leisure and explore the potential to provide
more space for boat dwellings.

Explore the green infrastructure opportunities provided by the River Chew
Valley through Keynsham, the River Avon corridor, and Stockwood Vale, for
nature recovery, human health and well-being, and climate adaptation and
mitigation.

Seek opportunities to encourage community food growing and edible
landscapes, and provide space for allotments.

Ensure policy supports the delivery of built and natural environments that

promote health and wellbeing for all.



Transport Opportunities
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Map 15: Keynsham and Saltford Village area transport opportunities map









Map 16: OPTIONS MAP — showing all land parcels in Hicks Gate, Keynsham and Saltford Village
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Keynsham Site Options

6.67 A variety of site options for development are set out below, which have been
prepared in response to the key issues, priorities and objectives set out above.
Not all of the site options presented will necessarily be taken forward for
allocation for development in the Draft Local Plan. Explanation as to how each of
the site options responds to the key issues, priorities and objectives is set out
within the opportunities and constraints tables for each site option. Where
mitigation or additional evidence work is required to achieve priorities and
objectives, this is referenced within the table. Conflicts with priorities and

objectives are also referenced.

6.69 Within these documents, a number of additional sites have also been

assessed, and discounted for various reasons. These sites are not included in
the site options below for the reasons set out in the evidence base. However, this
Options Document Consultation provides an opportunity for stakeholders and
communities to provide comments on these discounted sites, by answering the
question: Are there any other sites that have not been identified, that need to be

considered?



Location Option

New sites -
approximate
housing
capacity

North Keynsham*

1,900 — 2,400
dwellings

East of Avon Mill Lane

80-100 dwellings

Central Keynsham* (Ashton Way
and the Labbott car parks)

20-30 dwellings

West Keynsham (North) 300-400
dwellings
West Keynsham (South) 300-400
dwellings
South West Keynsham 400-500
dwellings
East Keynsham 130-170
dwellings
South East Keynsham 350-550
dwellings

Table 3:

Site Options table







North Keynsham

Context

6.74 North Keynsham is located to the east of Keynsham Town Centre, and south
of the River Avon, separated from the town by the railway line running between
Bristol and Bath. Narrow access points via various bridges and tunnels connect
the site to Keynsham.

6.75 The site is located in close proximity to the A4, the Bristol and Bath Cycle
Path and Keynsham Train Station, all of which provide direct access to Bath and
Bristol by bus, train and bicycle.

6.76 Some constraints exist across the site due to its location, existing land uses,
and poor connections to its surroundings (see constraints in table below).
However, through careful masterplanning and provision of mitigation where
required, the site is considered to be a good option for development due to its
highly sustainable location.

6.77 Due to its highly sustainable location, if this area is allocated for development
in the local plan, its deliverable capacity should be optimised. With this in mind,
further evidence base work is being undertaken to determine whether a higher

quantum of development than set out below could be provided through mitigation

of on-site constraints imposed by the water recycling plant and gas pipeline.




6.80 A road will be required to access the development site and it is envisaged that
it will also play a more strategic role as a relief route, removing through traffic
from Keynsham Town Centre, to the wider benefit of the town and enabling a
greater focus on sustainable modes of transport on the town centre area
network.

6.81 The site requires provision of significant infrastructure, not only from a
transport perspective, but also to provide services and facilities for future
residents. Optimising residential development at the site is considered to be

important to both financially support provision of this infrastructure, and to secure

its long-term use.
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Figure 11: Indicative concept plan - North Keynsham



North Keynsham Description

Opportunities Provision of a sustainably located mixed-use development, comprising:

e Employment uses — the type and scale of employment uses on this site

will be assessed and identified in the Draft Local Plan.

A range of community and leisure facilities at the centre of the
development, including a primary school, retail provision, community
facilities, and the opportunity to provide a cultural facility, such as a hall
with theatre, for use by local communities. Located in close proximity to
the A4, the Bristol and Bath Cycle Path and Keynsham Train Station,
providing direct access to Bath and Bristol by public transport and active
travel modes. Potential to provide high quality active travel routes into town
centre and also to Bristol and Bath cycle route. Opportunity to provide low
car development due to sustainable location.

Potential to provide a strategic link on the highway network using the
access road required by the site to remove traffic from Keynsham Town
Centre, to the wider benefit of the town.

Potential to explore the use of the riverfront for moorings and other water-
related uses.

Location within a Local Nature Recovery Strategy Focus Area of Nature
Recovery provides significant opportunities for nature recovery and
wetland habitat within areas located in Flood Zone 3.

Potential to explore the creation of woodland habitats linking Keynsham
community woodland to the River Avon.




Constraints

Located in the Green Belt.

Potential for loss of green gap between Keynsham and Saltford Village,
particularly when considered in addition to option at West Saltford.

Significant landscape sensitivity considerations relating to the impact of
development on the Cotswold National Landscape. The relocation of Avon
Valley Wildlife Park to the east will also need to be considered in relation
to potential landscape impact on the Cotswolds National Landscape and
its setting.

Stidham Farm SSSI and SNCI located to the east of the site. Broadmead
Field SNCI and River Avon SNCI located within the site boundary.

Access is currently restricted due to the site’s location between the railway
line and the River Avon. Narrow access points exist via bridges and
tunnels connecting the site to Keynsham. Poor access to the site exists
from Keynsham Train Station.

The north-western side of the site is located in Flood Zone 3. Part of the
site is also located in Flood Zone 2.

Relocation of Avon Valley Wildlife Park would be required. The odour zone
from the water recycling centre restricts some land uses in its immediate
surroundings.

High-pressure gas main running along the eastern side of the site restricts
most land uses within HSE explosive standoff areas.

Mitigation required

Ecological mitigation required to ensure safeguarding of SSSI and SNCI,
and to deliver fish recovery.




Further evidence
required

Green Belt assessment required to assess impact of removing land from
Green Belt, including cumulative impact when considering strategic
removal across the district.

Landscape assessment required to assess impact of development on
Cotswold National Landscape.

Evidence to consider whether mitigation at water recycling centre could
allow for development closer to the works.

Evidence to consider whether mitigation along gas pipeline could allow for
development within HSE explosive standoff areas.




East of Avon Mill Lane

Context

6.83 East of Avon Mill Lane is a narrow parcel of land located to the south of the
railway line, accessed via Avon Mill Lane and Vandyck Avenue. It currently
accommodates a number of medium sized industrial employment units.

6.84 The site is bordered directly to the south by residential homes. The close
proximity of the existing industrial units to the residential dwellings currently
causes localised issues relating to noise and pollution. This option therefore
explores the potential to redevelop the industrial uses for residential use, in order
to improve the well-being of residents living to the south.

6.85 It should be noted that no discussion has taken place with the landowner or

existing business occupying the site.
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Figure 13: Indicative concept plan - East of Avon
Mill Lane




East of Avon Mill

Lane
Opportunities

Description

Opportunity to improve the well-being of existing residents living directly
south of the existing industrial units, through replacement with more
compatible neighbouring residential use.

Potential to explore local food growing opportunities, such as provision of a
small orchard.

Opportunity to provide car free development in a sustainable location close
to Keynsham railway station.

Constraints

Loss of existing industrial employment land.

Site located directly adjacent to the railway line.

Active travel routes into town centre require improvement.

Mitigation required

Significant planting to the north of the site required to provide a visual and
noise buffer to the existing rail lines.

Consideration of active travel routes into town centre required.

Further evidence
required

Holistic review of employment space across the district required, including
the impact of the loss of this industrial site.

Contamination assessment required due to current industrial land use.




Central Keynsham

Context

6.86 The Sustainable Transport Plan for Keynsham Town Centre includes the
provision of improved public transport, walking and cycling infrastructure, with the
aim to encourage people to use sustainable modes of transport to get to
Keynsham Town Centre. This aims to lead to a reduction in the need for car
parking spaces in the centre of the town over the 20-year Plan period.

6.87 As such, and depending on further analysis of car parking provision within the
town centre, the options below explore the potential to redevelop some of the
existing car parks close to Keynsham High Street to provide mixed-use,
residential-led development.

6.88 The sites are located in highly sustainable locations, within easy walking

distance of the facilities and amenities of Keynsham’s main commercial and retail

centre, and with excellent access to key public transport links.
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Central Keynsham
Opportunities

Description

Optimise development on brownfield land, located in highly sustainable
town centre location.

Creates active frontage on Ashton Way.

Opportunity to explore urban greening through planting of street trees and
provision of green infrastructure.

Constraints

Requires redevelopment of car parking spaces in town centre location -
dependant on further analysis of car parking provision within the town
centre over 20-year Plan period.

Embodied carbon considerations relating to redevelopment of existing
building.

Located adjacent to Keynsham Conservation Area, and multiple listed
buildings.

Constrained brownfield sites with little opportunity for green space
provision.

Mitigation required

Linked to sustainable transport plan for the town, which seeks to improve
infrastructure to encourage active and sustainable modes of travel,
therefore reducing the need for car parking spaces in the town centre.

Further evidence
required

Further analysis of car parking use in Keynsham Town Centre.

Embodied carbon analysis relating to redevelopment of existing building.




West Keynsham

Context
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Figure 16: Context plan - West Keynsham
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West Keynsham
Option 1
Opportunities

Constraints

Mitigation required

Description

50m minimum Green Infrastructure (Gl) buffer along western edge of site
to mitigate harm to views from west.

Tree-lined streets, and tree-line avenue to run north to south at highest
point to enhance screening.

SNCI to be retained and protected.




Further evidence Green Belt assessment required to assess impact of removing land from
required Green Belt, including cumulative impact when considering strategic
removal across the district, and considering opportunities for
enhancements to retained Green Belt land.

Landscape assessment required to consider impact of development on
Landscape Setting of Settlement.

Consideration of potential risk to watercourse due to elevated position of
site.

West Keynsham Option 2 (southern half of western edge below)
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Figure 18: Indicative concept plan - Option 2




Opportunities

West Keynsham Option 2

Description

Constraints

Located in the Green Belt.

Site lies within area designated as Landscape Setting of Settlement,
therefore development must consider conservation and enhancement of
landscape character and landscape setting of Keynsham.

Limited access to green space and local food growing provision. Green
space would need to be accommodated on site.

Mitigation required

50m Gl buffer along western edge of site to mitigate harm to views from
west.

Further evidence required

Green Belt assessment required to assess impact of removing land from
Green Belt, including cumulative impact when considering strategic
removal across the district and considering opportunities for
enhancements to retained Green Belt land.

Landscape assessment required to consider impact of development on
Landscape Setting of Settlement.

Consideration of potential risk to watercourse due to elevated position of
site.




South Keynsham
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Figure 19: Indicative concept plan - South Keynsham
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South East Keynsham

Context

6.99 South East Keynsham is located to the south of the east side of Keynsham,
comprising two parcels of land located to the east and west of Wellsway (the
B3116). Wellsway connects the town to the A39 to the south.

6.100 The parcel located to the west of Wellsway is used as arable land and is
bounded by residential homes to the south and north, and woodland to the west.

6.101 The parcel located to the east of Wellsway is also used as arable land and
options to provide a walking and cycling route up into Keynsham would need to
be explored due to a lack of permeability between the land parcel and the
residential development adjoining it to the north.

6.102 A bus stop providing a twice hourly bus service into Bristol to the north, and
the Somer Valley to the south, is located on Wellsway close to the site. However,
improvements to walking infrastructure to reach the bus stops from the site would
be required as limited pavement currently exists.

6.103 The nearest existing convenience shop is located on Chandag Road,

approximately 1 mile away from the site.
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Figure 21: Context plan - South East Keynsham
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Figure 22: Indicative concept plan - South East Keynsham (bottom lefft)



South East Keynsham Description

Opportunities

Potential to provide a convenience shop on Wellsway, to serve existing and new
residents.

Opportunity for provision of local food growing.

Constraints

Located in the Green Belt.

Poor active travel route availability into Keynsham town centre.
Significant walking times to nearest convenience shop on Chandag Road and to
Chandag Primary School.

No current permeability between the site and the existing housing to the north,
with potential impact being the creation of an isolated development, severed
from the existing town.

Gas pipeline between Keynsham and Saltford Village may restrict the types of
green infrastructure that could be provided between the two settlements.

Mitigation required

Significant improvements to walking and cycling infrastructure required, both
into Keynsham and across to Saltford Village.

Significant tree buffer required along eastern boundary of the site to reduce
impact of built development in views from the Cotswold National Landscape.

Significant street tree planting required throughout development parcels to
reduce impact of development in views from the Cotswold National Landscape.




Further evidence required Green Belt assessment required to assess impact of removing land from Green
Belt, including cumulative impact when considering strategic removal across the

district and considering opportunities for enhancements to retained Green Belt
land.

Exploration of extent of possible green infrastructure enhancements between
Keynsham and Saltford Village required (noting constraint of gas pipeline in this
location).




Saltford Village Site Options

6.105 A variety of site options for development are set out below, which have been
prepared in response to the key issues, priorities and objectives set out above.
Not all of the site options presented will necessarily be taken forward for
allocation for development in the Draft Local Plan. Explanation as to how each of
the site options respond to the key issues, priorities and objectives is set out
within the opportunities and constraints tables for each site option. Where
mitigation or additional evidence work is required to achieve priorities and
objectives, this is referenced within the table. Conflicts with priorities and

objectives are also referenced.

6.107 Within these documents, a number of additional sites have also been

assessed, and discounted, for various reasons. These sites are not included in
the site options below, for the reasons set out in the evidence base. However,
this Options Document Consultation provides an opportunity for stakeholders
and communities to provide comments on these discounted sites, by answering
the question: Are there any other sites that have not been identified, that need to

be considered?



Location Option New sites -
approximate
housing capacity

West Saltford (south of A4)* 650-850
dwellings

South Saltford 350-450
dwellings




West Saltford

Context
6.112 West Saltford is located on the western edge of Saltford Village. The area is

mostly flat arable fields with some hedgerows containing hedgerow trees.

6.115 A key priority for the Keynsham and Saltford Village area of the district is to

retain a significant green gap between the two settlements. As such, any
development located to the west of Saltford Village will need to be carefully
assessed in conjunction with the options at North Keynsham (see page 94) and
South East Keynsham (see page 113), as well as in relation to land already
allocated to the east of Keynsham. Development will need to include
requirements to strengthen and enhance the remaining green infrastructure
between Keynsham and Saltford, seeking to make it more accessible and

useable.
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Figure 24 Indicative concept plan - West Saltford (south of A4)



West Saltford (south

of the A4)
Opportunities

Description

Opportunity for provision of local food growing.

Direct access to A4, providing easy access to sustainable travel
options, with potential for employment land development.
Opportunity to strengthen and enhance the remaining green
infrastructure gap between Keynsham and Saltford Village, seeking
to make it more accessible and useable. Further evidence is
required to understand the extent of possible enhancements.

Opportunity to explore and fund Manor Road becoming a “Quiet
Lane” between Keynsham and Saltford Village, through introduction
of a modal filter, or other traffic restrictions, to ensure traffic flows
and speeds are low enough to enable active travel between the two
settlements.

Constraints

Located in the Green Belt.

Reduces green gap between Saltford Village and Keynsham,
particularly when considered in addition to option at North
Keynsham.

The defined landscape setting of settlement designation is proposed
to be amended and would be directly adjacent to the southern
boundary of the potential development parcels. In order to ensure no
impact on setting, building heights must not exceed 2-storeys in
height. Gas pipeline between Keynsham and Saltford may restrict
the types of Green Infrastructure that could be provided between the
two settlements.

Grade Il listed Keynsham Manor house located on Manor Road.
Impact on setting to be considered, particularly impact of new
primary school building.

No permeability between site and existing housing to the east on
Grange Road. Walking and cycling links would be from the north and
south only.

Mitigation required

Strengthening and enhancement of the remaining green
infrastructure gap between Keynsham and Saltford Village required.




Further evidence required Green Belt assessment required to assess impact of removing land
from Green Belt, including cumulative impact when considering
strategic removal across the district, and considering opportunities
for enhancements to retained Green Belt land.

Consideration in conjunction with extent of options at North
Keynsham and South East Keynsham, to ensure significant green
gap between Keynsham and Saltford Village remains.

Exploration of extent of possible green infrastructure enhancements
between Keynsham and Saltford Village required (noting constraint
of gas pipeline in this location).

Discussion with landowners on Grange Road to understand if
walking route between plot and village could be created.
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South Saltford

Context

6.118 Land parcels at South Saltford would be accessed from Manor Road via two

junctions.
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South Saltford
Opportunities

Description

Opportunity to explore and fund ‘Quiet Road’ along Manor Road
between Keynsham and Saltford Village, through introduction of a
modal filter, or other traffic restrictions, to ensure traffic flows and
speeds are low enough to enable active travel between the two
settlements. Opportunity to explore Modal filter along Manor Road
to the north of the development, to prioritise active modes along
the route closest to the new community facilities and primary
school.

Constraints

Located in the Green Belt.

Grade Il listed Keynsham Manor house located on Manor Road.
Impact on setting to be considered, particularly impact of new
primary school building.

The defined landscape setting of settlement designation is
proposed to be amended and would be directly adjacent to the
western boundary of the potential development parcels. In order
to ensure no impact on setting, building heights must not exceed
2-storeys in height.

Mitigation required

Requirement for a woodland belt at least 50m wide along the
southern edge of the development area to provide a soft backdrop
to the housing on shallow slopes.

Further evidence required

Green Belt assessment required to assess impact of removing
land from Green Belt, including cumulative impact when
considering strategic removal across the district.

Exploration of extent of possible green infrastructure
enhancements between Keynsham and Saltford required (noting
constraint of gas pipeline in this location).




Hicks Gate

Place Profile

6.120 The Hicks Gate area is in the Green Belt and stretches west from the Hicks

Gate roundabout to the local authority boundary with Bristol, including land to the

north and the south of the A4. The wider area, which includes land within Bath

and North East Somerset as well as Bristol City Council, largely comprises

agricultural fields typically used for grazing, with a network of public rights of way.

This wider area includes a range of sports pitches, Brislington House, St

Brendan’s Sixth Form College, allotments and the Brislington Park and Ride Site.

6.121 The centre of Bristol is within 4km and Keynsham Town Centre is within 2km.

6.122 The A4 is a strategic transport corridor between Bath and Bristol.

experiences significant congestion in both directions during peak times.
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Figure 28: Context plan - Hicks Gate
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6.123 Bristol City Council submitted the Bristol Local Plan Publication Version

(November 2023) for independent examination in April 2024. The examination

hearings have concluded and the Inspectors have published an Interim Post

Hearing Advice note. The council is currently working on outstanding actions

from the examination hearings.


https://www.bristol.gov.uk/files/documents/6894-bristol-local-plan-main-document-publication-version-nov-2023/file#page=60
https://www.bristol.gov.uk/files/documents/6894-bristol-local-plan-main-document-publication-version-nov-2023/file#page=60

6.124 ‘Policy DS12: New neighbourhood — Bath Road, Brislington’ proposes
removing land from the Green Belt to the south of the A4 as identified on the
aerial photograph below, for the development of 500-750 dwellings. The
published Bristol Local Plan also states that if appropriate proposals adjacent to
this location come forward, Bristol City Council will work with Bath and North
East Somerset Council to consider the impacts and opportunities, to assess
infrastructure requirements and to ensure integrated and well-planned

communities are created.
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Figure 29: Extract from Bristol City Council Draft Local Plan showing area proposed
to be removed from the Green Belt



Key Issues and Opportunities

The wider area lies within Bristol City Council and B&NES Council. The local

authorities would need to collaborate to enable the preparation of a
comprehensive masterplan to deliver a high quality place to live and work.
This area has primarily been considered for its potential as a residential led
development, with the opportunity for employment led regeneration within the
existing and adjacent areas of Bristol. One of the issues to be considered as
part of this consultation is whether there should be a section of the
development area within Bath and North East Somerset that is more focused
on the provision of employment floorspace.

The A4 is a strategic route for movement. The introduction of segregated
facilities for walking, cycling, public transport, plus green infrastructure and
crossing points would be expected to ensure mobility for residents and

mitigate the severance effect of the strategic road.



As part of comprehensive development there is potential for the Brislington
Park and Ride facility in Bristol to be relocated to land within Bath and North
East Somerset closer to the Hicks Gate roundabout and in so doing becoming
a transport interchange. This would mean that in-bound traffic using the Park
and Ride would not pass through the proposed development area.

The delivery of a transport interchange at Hicks Gate offers the potential to
provide a broader range of sustainable connections with surrounding
communities, including Keynsham and Bristol’s East Fringe. This could
include additional bus services, active travel connections, and shared mobility
facilities such as car clubs, hire bikes and e-scooters. It also would provide
access to bus services on the Bristol Bath Strategic Corridor (BBSC), which
will benefit from journey time improvements provided by the BBSC project.
Whilst there are many footpaths south of the Hicks Gate site there are no
footpaths in the Hicks Gate site allocation, reducing connectivity within and
through the area. The A4 severs movement across the area and cycling is
restricted along this busy route. Cycle routes could be relocated away from
the A4 to provide active travel links and improve the air quality.

In terms of access to natural spaces, there is no connection to the River Avon
and Stockwood Vale Golf Course restricts access to the wider countryside to
the south.

The landscape setting within the Hicks Gate area is sensitive, particularly in
relation to the land immediately to the south of the A4 before the land slopes
upwards. This area has a coherent landscape with small to medium late or
post medieval permanent pasture (mostly) fields and excellent original, tall
hedgerows.

Existing hedgerows within the area are an important resource for associated
wildlife. They need to be substantively integrated in the new development and
any unavoidable hedgerow loss must be compensated at some other areas in
line with the Biodiversity Net Gain (BNG) and nature recovery requirements
and strategies.

The issue of the potential adverse impact on the water quality of the stream
within the site should taken into account and mitigations should be applied.



e There are very few residents currently in the Hicks Gate area. One of the
challenges will be to create a community with appropriate infrastructure and

mix of uses.

Emerging Vision and Priorities

6.125 The priorities for the Hicks Gate Area are set out below and these will inform a
vision for the area should it be allocated for development in the Draft Local Plan.
Many of the priorities can be addressed by new development, and the site
options have been selected in response to the key issues, priorities and
objectives. However, there are some priorities that won’t be addressed through
new development but will be addressed through other policies in the local plan or
initiatives undertaken by the council or by other stakeholders.

6.126 The options proposed have been informed by a suite of evidence base
material covering transport, landscape character, ecology and many other
subjects. Following a comprehensive analysis of the constraints and
opportunities, partly formulated through a series of design workshops, the
following emerging priorities are proposed to help shape the placemaking
aspirations and provide substance to the opportunity for strategic development at

Hicks Gate. These are:

e Maximise the delivery of housing that is affordable in response to social and
economic needs, and local demographics.

e Deliver zero-carbon homes and a built environment that seeks to meet the
challenge of climate change by delivering a development that is both resilient
and enduring.

e Consider the opportunities to deliver a greater proportion of employment led

development within the Bath and North East Somerset area.




Development at Hicks Gate will seek to complement existing provision of
services and amenities providing for the needs of both new and existing
communities.

The land use mixes across the site should be flexible, balanced and
complementary with residential, community and leisure facilities, local
services, retail, employment, offices and studios, all woven together to create
a place that is truly designed for a healthy work-life balance.

Reduce the need to travel, particularly by retaining and providing jobs,
services and community facilities at suitable locations close to residential
areas.

Safeguard existing habitats and seek opportunities to deliver significant
biodiversity net gain with a strong network of hedgerows and flower rich
verges throughout.

Promote strategic green infrastructure and compensatory improvements in the
remaining Green Belt gap between Bristol and Keynsham.

Provide a range of sports, recreational facilities, parks and open spaces
incorporating existing landscape assets to enable new residents to have easy
access to nature and promote active modes of travel.

Provide tree-lined streets and public spaces to promote a sense of well-being
as well as providing shading and cooling in the summer months and
contributing towards the development’s climate change resilience capabilities.
Integrate natural water management solutions to achieve resilient places to
respond to the challenge of water stress by integrating sustainable urban
drainage systems (SuDS), rain gardens, permeable pavers and rooftop

gardens.



e The diagram below represents these conceptual themes:
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Figure 30: Indicative concept plan - Hicks Gate

Transport Opportunities

6.127 Some of the key issues in the Hicks Gate area relate to transport and
highways and a number of opportunities and potential interventions have been
identified. These interventions will need more detailed consideration whilst

working up the Draft Local Plan, including mechanisms for funding them:

e As part of the City Regional Sustainable Transport Settlement, the Bristol to
Bath Strategic Corridor (BBSC) project is being led by WECA and delivered in
partnership with B&NES Council and Bristol City Council. It aims to improve
travel between Bath and Bristol through better bus services and enabling
more cycling and walking, through the delivery of a Mass Transit corridor
which will pass along the A4 through Hicks Gate. The current scope of the
project includes bus priority measures, road space reallocation, enhancement
to bus stops, improved walking and cycling facilities and improvements to the
public realm. The project intends to improve sustainable movement along the

corridor.



The new community will integrate with existing communities via a network of

sustainable, accessible and green movement corridors, allowing people to
access amenities and services in the Hicks Gate area and across the wider
Keynsham and southeast Bristol area. Hicks Gate will be a low-car
settlement, promoting limited through routes within the development and
focusing on walking and cycling, and accessible and competitive public
transport opportunities.

Improving public spaces and routes, including crossing facilities on the A4 to
encourage people to use public transport and active modes of travel.
Existing pedestrian and cycle connections can be enhanced and integrated
with new proposals across the area to ensure wider commuter routes north-
south and east-west. It can connect the Hicks Gate area to Bristol,
Stockwood, and Keynsham.



e Extension of short-term e-scooter and e-Bike rental within the Hicks Gate
area.

e Additional bus routes to link with a greater range of places such as
Keynsham, Whitchurch Village and Bristol's East Fringe.

e WEST Link Demand Responsive Travel (DRT) zones in Bath and North East
Somerset and Bristol shows zones are currently located immediately to the
east and west of the Hicks Gate study area. DRT could be used to connect an
Interchange Hub at Hicks Gate, where passengers can gain access to a
connecting bus service to complete their journey.

e Work with bus operators and other key stakeholders to decarbonise the bus
fleet in the Hicks Gate area.

e Introduce more Electric Vehicle charging points in the Hicks Gate area.
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Figure 31: Transport opportunities in the Hicks Gate area






Location Option i
Bristol to Bath Corridor _

Hicks Gate 1,200 - 1,550 (for Option 2, see below)

Note — Hicks Gate could be mixed use with an increased employment role. This
would reduce the housing capacity anticipated.




6.139 It should be noted this area has primarily been considered as a residential led

development, with the opportunity for employment led regeneration within the
Brislington Retail and Trade Parks. This area is within Bristol City Council’s
jurisdiction and any proposed changes will be in their own local plan or other
regeneration initiatives. However, as set out in Chapter 3 above, there is a need
to plan for additional employment space within Bath and North East Somerset in
order to help facilitate a more prosperous, sustainable and fairer economy and
this location may have the potential to accommodate employment uses.
Therefore, an issue to be considered for these options is whether there should
be a section of the development area within Bath and North East Somerset that
is focused on the provision of employment floorspace. This would rebalance
some of these development parcels and provide a greater proportion of
employment and less housing development. A logical location for an

employment element could be adjacent to the proposed Hicks Gate Interchange.



Figure 32: Indicative concept plan - Hicks Gate Option 1
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Figure 33: Indicative concept plan - Hicks Gate Option 2




Hicks Gate Description

Opportunities The delivery of a vibrant, well connected, higher density, low carbon
community, within a high-quality, nature positive, urban environment that is
in harmony with its attractive landscape setting. It will be an exemplar for
sustainable living and working, providing new approaches to sustainable
transport, with high levels of public transport and active travel use. It will
have integrated green and blue infrastructure, rich in biodiversity, and
unlock improvements to the quality and accessibility of the surrounding
countryside.

Constraints Located in the Green Belt.

The A4 corridor is an important strategic transport corridor into Bristol and
can get congested.

Secondary school pupils within B&NES would need safe access to
Broadlands in Keynsham.

Delivery requires co-ordination between B&NES and Bristol City Council. It
will be crucial for the local authorities to collaborate to enable the
preparation of a comprehensive masterplan and the delivery of social
infrastructure to deliver a high quality place to live and work.

Mitigation required Careful consideration of the location, accessibility and integration of bus
stops on the A4 to optimise public transport use by residents. Pedestrian
and cycle crossings will be required over the A4 to alleviate severance
issues and allow access to public transport.

Significant green infrastructure and planting required throughout and along
the edge of the development sites. An area to the south has been
identified for landscape mitigation, but this area is in different ownership to
the main area proposed for development and delivery of this landscape
mitigation is uncertain and based wholly on the consent of the landowner.
If this is not deliverable, then appropriate landscape mitigation must take
place within the proposed development area and the overall quantum of
development will be reduced.

Seek to make improvements, including enhanced access, to the remaining
Green Belt land, providing opportunities for outdoor sport and recreation,
retaining and enhancing landscapes, visual amenity and biodiversity.




Further evidence
required

Green Belt assessment required to further assess the impact of removing
land from Green Belt, including cumulative impact when considering
strategic removal across the district.

Landscape sensitivity assessment and mitigation.




Whitchurch Village

Place Profile

6.140 Whitchurch Village is located within the northern part of B&NES, with a
population of around 2,000 people. It sits directly south of Stockwood and east of
Hartcliffe in Bristol. The administrative area of Bristol City Council lies
immediately to the north and east of the Village. The village of Queen Charlton
lies to the east, and the town of Keynsham to the north east. More recent
development has increased the number of houses in the village by around 250
homes, but did not bring with it any supporting facilities. The existing village lacks
certain amenities such as a village shop, although the existing music shop sells
some convenience goods.

6.141 Whitchurch Village is surrounded nearly entirely by Green Belt, separating it
from Bristol to the north and west, and Keynsham to the east. Any new
development adjoining the village would require the removal of land from the
Green Belt, and removal would require exceptional circumstances to be fully
evidenced and justified within the context of revised national policy, including
consideration of whether any land meets the definition of the newly introduced
concept of grey belt. This will be informed by Green Belt assessment which is

being undertaken to inform the Draft Local Plan.
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Figure 34: Context plan - Whitchurch Village

6.142 The local transport network for Whitchurch Village is characterised by the
dominance of private car journeys. This contributes to the high traffic volumes on
the A37 which bisects the village. The lack of high quality sustainable
alternatives, notably a railway station, results in a high proportion of private car
journeys, particularly to Bristol. For local journeys, walking, cycling and wheeling
are not popular choices because of the lack of safe, attractive and convenient
routes. There are a limited range of destinations served by direct bus services,
although Whitchurch Village is well-served by frequent bus services to Bristol
City Centre.

6.143 Sustrans National Cycle Network (NCN) Route 3 links central and south
Bristol to the Chew Valley and Wells, passing through Whitchurch Village, along
Staunton Lane and Sleep Lane.

6.144 The WECA Joint Local Transport Plan 4 (JLTP4) identified the South East
Bristol Orbital Low Carbon Corridor project as an opportunity to provide a
multimodal orbital corridor close to Whitchurch Village to facilitate north/south
connectivity. However, this project is now under review through the preparation
of the WECA Joint Local Transport Plan 5 (JLTP5), which is being prepared in
the context of the climate emergency declared by each of the local authorities.



6.145 Various important heritage assets are located within and surrounding the
village. Of particular note is Maes Knoll Scheduled Ancient Monument, which is
located around 2km to the south west of Whitchurch Village (see figure 36).
Maes Knoll is a substantial, univallate fort enclosing the eastern end and highest
point of a plateau of high ground running approximately west to east for around
3km from East Dundry. Maes Knoll is a visually prominent local landmark, with its
distinctive flat-topped profile visible across large areas of Bristol and north-east
Somerset. In turn, views from the site are very extensive, reaching as far as both
Severn crossings and a swathe of historic Somerset. The setting of Maes Knoll is
defined by its hilltop location. Its elevated location affords panoramic views of the
immediate fields on the hillslopes and the green buffer surrounding suburban
Bristol.

6.146 A Statement of Heritage Significance and Appraisal of Risk of Harm for all
heritage assets in and around Whitchurch Village, including Maes Knoll
Scheduled Ancient Monument, has been carried out to inform the preparation of
the options set out in this chapter. The diagram below provides a summary of
this assessment, indicating, using a RAG rating, the parcels of land on which

development would likely cause the most harm to the significance of one or more

heritage assets.
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Figure 35: Extract from LUC Heritage Impact Assessment, Addendum (August,
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6.149 The full heritage assessment can be viewed in the supporting evidence base.
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Figure 4.8: Overall risk of harm for the
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Rating

Level of Risk of Harm to Asset

Very high

An area of high importance and sensitivity, where development would have the
greatest impact. The development of the site is likely to be of such a scale that the
significance of the heritage asset would experience significant harm, up to and
potentially including ‘substantial harm’ for the purposes of the NPPF, with no
potential for meaningful mitigation.

High

An area of high importance and sensitivity, where development would have a
significant impact. Development of the site is likely to result in a significant harmful
impact on the significance of the heritage asset, but this could be reduced (but not
removed) via appropriate mitigation.

High -
medium

Area of medium-high importance and sensitivity where development would have a
harmful impact if no mitigation occurred. Development of the site could result in a
harmful impact on the significance of the heritage asset but this impact is likely to
fall within the definition of ‘less than substantial harm’, and/or could be reduced
via appropriate mitigation (such as via landscape design solutions).

Medium

Area of medium importance and sensitivity. The development of the site may
result in a harmful impact to the significance of a heritage asset but it is likely that
these impacts could be avoided via appropriate mitigation (such as via landscape
design solutions).

Medium -
low

Area of medium to low sensitivity. Potential impact will be of such a minimal scale
that the significance of the heritage asset will not be harmed.

Low

Area of low sensitivity. Development of the site is likely to result in minimal impact
on the significance of the asset. It is likely that no mitigation would be required.

6.150 The area surrounding Whitchurch Village is also highly sensitive in terms of

landscape impact. A Landscape and Visual Impact Assessment was carried out

in 2017, which assessed the significance of effects of development on landscape

and views for land parcels surrounding the village. The summary results of the

assessment are shown on the diagram below. All of the site options for

Whitchurch Village include development of parcels rated as having a high or

medium-high negative significance of effects. These are noted in the constraints

for each site, and if any allocations are proposed in Whitchurch Village at Draft

Local Plan stage, these will need to be informed by additional landscape

sensitivity work, and consideration of potential mitigation.
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Figure 36: Extract from 2017 Landscape and Visual Impact Assessment

Key Issues and Opportunities

e Lack of employment in the local area results in out-commuting, mostly by car.

e Whitchurch Village is surrounded nearly entirely by Green Belt, separating it
from Bristol to the north and west, and Keynsham to the east.

e A number of important heritage assets are located in and around the village,
including Maes Knoll and Wansdyke Scheduled Ancient Monuments located
to the south west.

e Landscape sensitivity assessments carried out in the area surrounding
Whitchurch Village indicate that land located to the south of the village,
between the village and Maes Knoll, is of particularly high landscape
sensitivity, apart from a small parcel of land directly adjoining the A37 to the
west, which is assessed to have a medium landscape sensitivity. Parcels of
land directly adjoining the village to the east are also assessed as having a
medium landscape sensitivity, becoming more highly sensitive moving further

east.



There is currently no dedicated shop in the village to buy convenience goods,
though the existing music shop sells some convenience items. There are a
limited number of commercial units, a pub / restaurant, a primary school and
sports facilities. Growth of the village in recent years did not include provision
of any supporting facilities.

The existing village primary school could accommodate pupils from around
150 new homes, but any larger scale of development would need to be
supported by the provision of a new primary school as there is insufficient
space for on-site expansion.

Without the provision of a new secondary school at Whitchurch, secondary
age pupils from any new development at Whitchurch Village will need to be
transported to school in Keynsham or the Chew Valley, at cost to the council.
These pupils will not be able to travel to school sustainably by active modes.
High traffic volumes cause congestion issues along the A37 corridor,
particularly at peak times. This can lead to poor air quality.

Footway widths are narrow at points along the A37, and the carriageway
width is frequently constrained by on-street parking.

The village play park is well-used, but is located along the A37 at the southern
end of the village, accessed via a very narrow footpath along A37. A new
signalised crossing to be installed as part of the Whitchurch Liveable
Neighbourhood Scheme will improve access to the play park from the east.
The A37 severs the east and west parts of the village, and there are limited
pedestrian crossings across the busy road.

There are inadequate walking and cycle facilities on the A37 corridor, owing to
the constrained carriageway and footway widths along parts of its length.
There are limited orbital routes available for journeys to the northeast and
northwest of the Whitchurch Village for sustainable modes.



Emerging Vision and Priorities

6.151 The following list sets out the key priorities for Whitchurch Village. These
priorities will inform a vision for the village that will also cover and reflect areas
that are proposed for development in the Draft Local Plan. Many of the priorities
can be addressed by new development, and site options have been selected in
response to the key issues, priorities and objectives. However, there are some
priorities that won’t be addressed through new development but will be
addressed through other policies in the local plan or initiatives undertaken by the

council or by other stakeholders.

e Maximise the delivery of affordable housing responding to local social and
economic needs, and local demographics, including provision of homes fit for
downsizing and single people.

e Provision of small-scale local employment space in order to provide the
opportunity for local residents to be able to access and thrive in good work.

e Retain green buffer between Bristol and Whitchurch Village, in order to ensure
that the two do not merge

e Preserve and enhance the settlement’s village identity

e Provision of new local facilities such as a village shop, community facilities
and spaces to increase social interaction and encourage local living.

e Protect heritage assets and their settings.

e Protect areas of landscape sensitivity.

e Maximise ecological mitigation and Biodiversity Net Gain.

e Create a safe and attractive walking route between the village centre and the
existing playground located to the south of the village.

¢ Enhance connectivity and access to the surrounding countryside including to
Maes Knoll through better provision of active travel routes.

e Encourage the use of sustainable travel choices and reduce reliance on car

use.



Transport Opportunities

6.152 Some of the key issues in Whitchurch Village relate to transport and
highways, as listed above. A number of transport opportunities and potential
interventions have been identified for Whitchurch Village. These interventions will
need more detailed consideration whilst working up the Draft Local Plan,

including mechanisms for funding them.

e Improving the connectivity for active travel, reducing the severance of the A37
corridor.

e Improving access routes for pedestrians to facilities including the South Bristol
hospital and Leisure Centre, to reduce the need to travel further afield.

e Improving public spaces and routes, including crossing facilities, to encourage
people to use active modes of travel, including:

e Building on the success of the existing Liveable Neighbourhood scheme at
Queen Charlton Lane to create greener, safer spaces for people, and;

¢ New signalised pedestrian and cycle crossings on the busiest routes to
improve safety of those using active travel modes.

e |dentifying minor rural roads to be designated as Quiet Lanes to provide safer
routes for active travel, away from speeding traffic.

e Extension of short-term e-scooter and e-bike rental within Whitchurch Village.
e Provision of a mobility hub in Whitchurch Village on the A37, providing a host
of transport options in one place, allowing people to change modes easily
between shared transport such as car clubs and e-scooters, public transport

and active travel modes.

e Bus priority measures could be considered and provided along the A37
corridor.

e There is a need for Whitchurch Village to have good access to the facilities
and services in Keynsham, such as Broadlands Academy. A new bus service
between Keynsham and Whitchurch Village would fill a gap in the existing
provision.

e Demand Responsive transport (DRT) can complement fixed route public
transport on the main corridors by providing connections into these existing
services. WESTLink South zone currently runs through the middle of



Whitchurch Village. DRT could be used to connect to the proposed mobility
hub within Whitchurch Village, where passengers can gain access to a

connecting bus or rail service to complete their journey.
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Figure 37: Transport opportunities in Whitchurch Village
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Figure 38:

OPTIONS MAP showing all the potential site allocations in Whitchurch Village and adjacent to Stockwood
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Strategy

Site Options

6.158 A variety of site options for development are set out below, which have been
prepared in response to the key issues and priorities set out above. Some of the
site options comprise more than one land parcel or area that means they are not
in single ownership. Not all of the site options presented will necessarily be taken
forward for allocation for development in the Draft Local Plan. Explanation as to
how each of the site options responds to the key issues and priorities is set out
within the opportunities and constraints tables for each site option. Where
mitigation or additional evidence work is required to achieve priorities and

objectives, this is referenced within the table.



6.159 The land parcels which make up the site options below have been assessed
in more detail in various supporting documents, including the Housing and
Economic Land Availability Assessment (HELAA), the Sustainability Appraisal
(SA), and the Whitchurch Village Strategic Planning Options Document (SPO).
The table below sets out the HELAA and SA references relevant to each site

option:

* denotes a site option with potential for mixed use and/or economic development

6.160 Following consultation on these site options, a detailed assessment of the
transport impact of each site will be undertaken, to inform selection of sites to be
included in the Draft Plan. The cumulative impact of all sites included in the Draft
Plan will also be assessed. Any site allocations in the Draft Plan will define site

specific interventions required.






https://www.bathnes.gov.uk/creating-sustainable-communities-whitchurch-village
https://www.bathnes.gov.uk/creating-sustainable-communities-whitchurch-village

Whitchurch Village Option 1: West Whitchurch (land to the west of the A37)
(range between 350 and 450 dwellings)

6.164 Option 1 includes:
Land located to the west of the A37, between Norton Lane to the south, and
Blackacre to the north.

6.165 The land is primarily used as arable fields. However, the Bristol Barbarians

RFC club is located in the southeastern part of the area, which would need to be

relocated to the south if this option was to be taken forward.
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Figure 39: Indicative concept plan — Whitchurch Village Option 1

Whitchurch Village Description

Option 1:

West Whitchurch

Opportunities

Located close to the existing village centre, and with good access by active travel
modes to facilities located in Whitchurch Bristol.

Safe and attractive walking route from north west end of village to existing village
playground.

Public realm improvements along the A37 to improve pedestrian and cycle
connectivity, with local mobility hub connecting to national cycle route.




Constraints

Located in the Green Belt.
Requires relocation of rugby club further south.

Further exploration required relating to whether relocated rugby club could be
adequately accommodated within the existing hedgerow network, with buffers.

The majority of this option is located within areas assessed to have either a high-
medium, or medium risk of harm to heritage assets in the area. In these areas it
is considered that development could result in a harmful impact on the
significance of heritage assets but this impact is likely to fall within the definition
of ‘less than

substantial harm’, and/or could be reduced via appropriate mitigation (such as
via landscape design solutions). Some of the land parcels located to the south
west of the option are located in areas assessed to have a high risk of harm to
heritage assets, where it is considered that development would likely result in a
significant harmful impact on the significance of heritage assets, but that this
could be reduced (but not removed) via appropriate mitigation. Any harm will
need to be weighed against public benefits that are provided by developing the
parcel.

Development would impact historic field pattern to the west of A37.

Located in area of high landscape sensitivity — further assessment and
consideration of appropriate mitigation required.

Secondary school pupils would need to be transported to school at cost to the
council, and would not be able to reach school using active travel modes.

Although located close to the existing village centre and facilities within
Whitchurch Bristol, without improved public realm and crossings along A37,
severance with the existing village could occur.

Mitigation required

Careful consideration of pedestrian and cycle crossings required within public
realm improvements to alleviate severance issues.

Significant green infrastructure and planting required throughout and along the
edge of the development parcels, to provide softening to edges of development,
and mitigate impact on landscape and heritage assets located to the south.




Further evidence required

Landscape sensitivity assessment and mitigation.

Green Belt assessment required to assess impact of removing land from Green
Belt, including cumulative impact when considering strategic removal across the
district.

Further heritage assessment required relating to levels of harm to heritage
assets, and consideration of weight of harm against public benefit.

Impact of development on historic field patterns to be considered.




6.167 This site option comprises two main parcels or areas of land, namely:
A triangle of land located directly east of the A37 between the A37 and
Queen Charlton Road, and
Land adjoining the village to the east, currently occupied by Horseworld.
Comments are invited on the extent of this site option and whether it is

considered appropriate and deliverable that it comprises two main areas or

parcels of land that mean it is not in single ownership.
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Figure 40: Indicative concept plan - Whitchurch Village Option 2

Whitchurch Village Description
Option 2:

East Whitchurch,
Horseworld &

Woollard Lane
Opportunities

Residential-led mixed-use development, including provision of a primary school
and small-scale employment space.

Public realm improvements along the A37 to improve pedestrian and cycle
connectivity, with local mobility hub connecting to national cycle route.

Development in location less sensitive in heritage and landscape terms.

Opportunity to improve access for residents into Stockwood Vale Valleys, and
walking routes across to Keynsham.




Constraints

Located in the Green Belt. The site is in a sensitive gap between the village and
the City of Bristol.

Not considered to be a particularly good location to provide a village shop, due to
distance from existing village centre and the A37.

Significant walking distances from eastern edge of development parcels to
existing village centre, and facilities located in Whitchurch Bristol.

Land parcels making up this option are located within areas assessed to have
either a low risk of harm to heritage assets, or in areas of high-medium, or
medium risk of harm to heritage assets. In the latter two areas it is considered
that development could result in a harmful impact on the significance of heritage
assets, but this impact is likely to fall within the definition of ‘less than substantial
harm’, and/or could be reduced via appropriate mitigation (such as via landscape
design solutions). Any harm will need to be weighed against public benefits that
are provided by developing the parcel.

Secondary school pupils would need to be transported to school at cost to the
council, and would not be able to reach school using actives modes.

Mitigation required

Significant green buffer required to eastern edge, to protect views from Queen
Charlton Conservation Area.

Green infrastructure required along A37 to soften edge of development parcel
when viewed from heritage assets located to the south west.

Further evidence required

Landscape sensitivity assessment and mitigation.

Green Belt assessment required to assess impact of removing land from Green
Belt, including cumulative impact when considering strategic removal across the
district.

Further heritage assessment required relating to levels of harm to heritage
assets, and consideration of weight of harm against public benefit.
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Whitchurch Village
Option 3:
North Whitchurch,

Staunton Lane
Opportunities

Description

Located close to the existing village centre, and with good access by active travel
modes to facilities located in Whitchurch Bristol.

Public realm improvements along the A37 to improve pedestrian and cycle
connectivity, with local mobility hub connecting to national cycle route.




Constraints Located in the Green Belt.

Secondary school pupils would need to be transported to school at cost to the
council, and would not be able to reach school using actives modes.

Mitigation required Significant green infrastructure and planting required throughout and along the
edge of the development parcels

Further evidence required Green Belt assessment required to assess impact of removing land from Green
Belt, including cumulative impact when considering strategic removal across the
district.

Evidence to consider secondary school place planning in the Wellsway and
Broadlands catchment areas, in combination with other proposed allocations in

the area.

Air quality assessment
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Figure 42: Indicative concept plan - Whitchurch Village Option 4




Whitchurch Village
Option 4:

South East

Whitchurch
Opportunities

Description

Opportunity to improve access for residents into Stockwood Vale Valleys.

Constraints

Located in the Green Belt.

Significant walking distance to existing village centre, and from facilities located
in Whitchurch Bristol.

Mitigation required

50m green buffer required to eastern edge, to protect views from Queen
Charlton Conservation Area.




Further evidence required

Landscape sensitivity assessment and mitigation.

Green Belt assessment required to assess impact of removing land from Green
Belt, including cumulative impact when considering strategic removal across the
district.




Stockwood Lane (Range between 300 and 380 dwellings)
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Figure 43: Indicative concept plan - Stockwood Lane






