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1. introduction
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1.1 overview

Bath and North East Somerset Council (‘B&NES’) 
Planning Service appointed Ove Arup and Partners 
Limited (‘Arup’) to investigate development concept 
options for ten locations to inform the consideration of 
additional housing led development. The locations are 
largely adjacent to the principle settlements within and 
associated with Bath and North East Somerset.

In total, this work comprises ten locations with an 
overall study area of approximately 630 hectares of 
land with four sites in Bath, four sites in Keynsham, 
and two urban extensions south and east of Bristol.

These Concept Option Reports are not the work of 
the Council but are assessments used to help future 
consideration of the sites and as such they have have 
no planning status. The planning policy relating to 
the location will need to be formulated through the 
Placemaking Plan in conjunction with local community 
involvement.
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1.2 development concept 
options

The Development Concept Options work will build 
upon the work already undertaken by the Council 
within its Core Strategy preparation process. The sites, 
selected by the Council, have previously been assessed 
either through the Strategic Housing Land Availability 
Assessment (SHLAA) and/or the Environmental 
Capacity Study. 

The sites have all been previously considered 
unsuitable for development due to strategic policy 
reasons, i.e. the draft Core Strategy did not propose 
any changes to the general extent of the Green Belt, in 
the form of either extensions or deletions. 

The Development Concept Options work is 
to contribute to the identification of additional 
development capacity within the review of the 
Council’s Core Strategy. 

The work will identify: viable potential development 
capacity, outline spatial scenarios; and place-making 
principles.

As part of this report no site selection 
recommendations will be made by the design team in 
its reporting.  This exercise will be undertaken by the 
Council Members and Officers post completion of the 
technical analysis.

1.3 Fit with the wider 
core Strategy review

As part of the wider Core Strategy Review, the Council 
is also currently developing, reviewing and updating 
a number of related relevant technical evidence 
documents. For this report, the following evidence base 
documents are particularly relevant:

 - Green Belt Review: A strategic review of the 
Green Belt to ensure that the statutory purposes 
of the Green Belt are maintained and assess 
if boundaries could be adjusted to enable 
development in sustainable locations.  

 - Landscape & Visual Study: Detailed consideration 
of the importance and sensitivity of the Cotswold 
Area of Outstanding Natural Beauty (AONB); 
and the City of Bath World Heritage Site and its 
setting.

 - Transport Assessment: To examine the transport 
impact of the 10 sites; identification of 
infrastructure ‘trigger points’; and consideration 
of the cumulative impact of development across 
the related sites and the District.

The analysis of these evidence base documents 
together with the existing work carried out by the 
Council has informed the production of this report. 

The publication of this study is not an endorsement by 
the Council of a particular strategy for this study area; 
rather it is to test different development scenarios in 
order to assess the relative capacity of this study area 
and its impacts. 



1.4 Bath context

The Council selected four study areas adjacent or near 
to the existing settlement boundary of Bath:

 - Lower Slopes at Weston

 - Land adjoining Odd Down

 - Land West of Twerton

 - Land at MoD Ensleigh

The study areas vary in character, size and location but 
all relate to the current edge of settlement relationship 
with the landscape; the definition of the Bath character; 
and the confinement of the city within the landscape.

The land around Bath contributes positively to the 
setting of the city and the World Heritage Site. 
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2.1 Location
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2.5 planning history
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1.5 Land adjoining odd 
down

This report solely deals with the Land adjoining Odd 
Down study area, Bath (right). 

It should be noted that the extend of the study area 
has been reduced from the Odd Down/South Stoke 
Plateau site as considered in the Core Strategy 
options (SWB2). This reduction is due to the eastern 
edge of the previous site area being unavailable for 
development.

odd 
down

SoutH 
StoKe

odd down study area location

area 45 hectares

evaluation 
history

The Council’s previous assessment 
of this area has provided the context 
for this Report. The relevant 
assessment document is:

 - Urban Extension Environmental 
Capacity Appraisal: Land 
within the AONB surrounding 
Bath (March 2007) 
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2. Site anaLYSiS



2.1 Land use

This greenfield site lies on the plateau to the south of 
the city of Bath. 

The study area lies at the southern edge of the 
settlement boundary at Odd Down, adjacent to the 
World Heritage site boundary, which covers Sulis 
Manor - a language school in the centre of the study 
area.  

Adjacent to the north is the Odd Down local centre, 
with the South Stoke Conservation Area to the south 
east, open pasture and woodland of the Cam Valley to 
the south, and Odd Down Park and Ride to the west.

The Wansdyke Scheduled Ancient Monument runs 
east – west along the northern boundary of the site 
along the rear of properties which create the existing 
settlement edge.

Field boundaries are marked by dry stone walls and 
wide bands of planted trees.

2.2 topography

The plateau is relatively flat and level, lying at 165-
175m above sea level with a slight fall from south 
towards north east.

The nature of Odd Down is a generally flat area of high 
ground with porous limestone. There are no significant 
surface watercourses. 

The topography of the area slopes away steeply beyond 
the southern boundary of the site.

                  

2.3 designations

As illustrated in the diagrams (right) there are a 
number of environmental, heritage and landscape 
designations both within and in close proximity to the 
boundary:

 - City of Bath World Heritage Site 

 - World Heritage Site Setting

 - Ancient Woodland

 - Listed Buildings

 - South Stoke Conservation Area

 - Adjacent to Wansdyke Scheduled Ancient 
Monument

 - Cotswolds Area of Outstanding Natural Beauty 
(AONB)

 - Public Right of Way

 - Green Belt 

 - Fuller’s Earth Works (South Stoke Complex) Site 
of Nature Conservation Interest (SNCI)

 - Near to Bath & Bradford on Avon Bats SAC

175

160

165

160

140
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Bath & Bradford on avon Bats Sac
The study area lies 600m south-west of the Special 
Area for Conservation (SAC). The B&NES report, 
Interim Habitat Regulations Assessment for the 
B&NES Core Strategy – assessment of Options 
Document states that “[the] development [is] well 
within the sustenance zone for [the] SAC. The evidence 
base indicates high levels of Horseshoe Bat activity in 
this general location. High likelyhood of significant 
effect, unless clear requirements set out to mitigate 
effects.” Suggested mitigation includes allocation and 
development of a Bat Conservation Zone at Combe 
Down and Bathampton Down Mines SSSI.

11
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2.4 Landscape appraisal

Bath is situated within an enclosed landscape around 
the River Avon. The settlement occupies the lowlands 
along the river and the slopes which rise from the river 
banks to become the hills of the southern Cotswolds to 
the north of the city and the lower lying areas around 
Cam Brook and Wellow Brook to the south of the city.

B&neS Landscape character 
assessment
The B&NES report Rural Landscapes of Bath & North 
East Somerset - A Landscape Character Assessment 
identifies that:

“Geologically the area is significant because it marks 
the western limit of the typical English lowland 
landscape characterised by scarps and gently 
undulating flat topped hills and broad clay valleys. 
The older formations of Wales and land to the south-
west by contrast are characterised by gnarled and 
rugged scenery all intensely folded and faulted. These 
older formations are represented, for example, by 
the Carboniferous Limestone of the Avon Gorge at 
Clifton which is outside the area and the Mendip Hills, 
of which only a narrow strip to the far south-west is 
within the area.”

The study goes on to outline how this geology, coupled 
with the drainage patterns of the area, has created a 

contrasting topography of deeply-incised river valleys 
in some instances, and open, wide flood plains in 
others. This contrast is best demonstrated by the River 
Avon around which Bath is situated as it changes from 
an enclosed and overlooked basin with well defined 
tributary valleys to the open landscape beyond the city 
to the west towards Saltford and Keynsham.

area of outstanding natural beauty

aonB 

ridgeline

Site of nature conservation 
interest
The boundary crosses the large Fuller’s Earth Works 
SNCI. This is identified as ancient woodland, planted 
broadleaved and mixed woodland, unimproved 
calcareous grassland and semi-improved neutral 
grassland, scrub and standing water.
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world Heritage Site
The designation of the World Heritage Site (WHS)
has a strong correlation with the landform setting 
and character and quality of the landscape within and 
around the city such that it represents a manifestation 
of the strategic landscape constraints on the built form 
and the character areas within the city. The World 
Heritage Site describes a ‘bowl’ captured by the 
landform which comprises a variety of slope aspects 
and ridge lines.

Bath and North East Somerset Council carried out 
a study into the setting of the World Heritage Site 
to inform developments coming forward within this 
designated area.

In summary the key characteristics identified in this 
study which are of importance to the landscape and 
topographic setting of Bath are:

 - Strong landform features and distinctive character 
zones, reinforcing the containment of the city 
within its landscape;

 - High quality surrounding landscape character;

 - Abrupt edge between built development and the 
countryside;

 - A mixture of city character areas which together 
produce a distinct Bath character.

The landscape and topographic setting to the World 
Heritage Site consist of the following:

 - The undeveloped landscape surrounding the city;

 - A variety of landscape character areas adjoining 
the settlement boundary which have also been 
instrumental in defining the character of the city;

 - Specific landscape features which are identifiable 
today or have influenced the morphology of the 
built environment which exists today including the 
relationship between landscape and architecture, 
the significance of the picturesque qualities of 
the landscape and the open elements of landscape 
both beyond and within the WHS boundary. 

world heritage site

wHS 

ridgeline

wHS Setting
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draft Summary assessment of 
impact of proposed Bath urban 
extension Sites on the world 
Heritage Site Setting

Odd Down was considered in the Core Strategy 
Options Document (October 2009) as an urban 
extension to Bath. As both sites were located within 
the setting of the World Heritage Site, any extension 
within these areas were considered to have an impact 
on the Bath World Heritage Site Setting. 

The assessment was based on broad assumptions about 
the nature of the proposed development and it was 
intended as an interim guide to the expected impact 
until a more detailed assessment is carried out for a 
specific proposal or Masterplan for each site.

The overall significance of the impact on the setting 
was noted to vary according to the sensitivity of the 
individual assets affected (whether the landscape, 
views or historic buildings or remains) and the 
magnitude of impact of the proposals on those assets.

The report offers the following design considerations 
should an urban extension be decided for this part of 
Bath:

 - Particular care, including good design and 
appropriate mitigation, needs to be taken at the 
more exposed parts of the site. 

 - Development would need to be kept away from 
the more exposed parts and the edges of the 
plateau to prevent the appearance of the city 
spilling beyond the contained hollow of Bath into 
rural views and the open setting of Bath. 

 - New tree planting would have limited benefit in 
screening development at the edges of the plateau 
because of the visually exposed nature of the site 
and the time needed for trees to grow to form an 
effective screen. 

 - There are opportunities to develop this site with 
good links to existing developed parts of the city 
and to local facilities. 

 - There are opportunities to enhance existing Green 
Infrastructure both within the area and linking into 
Bath and the open countryside such as the wooded 
slopes immediately south of the area.



Views from the south and south west of the city, while quite extensive and long 
distance, make identification of the southern scarp to the plateau possible. These 
views demonstrate the edge of plateau, defined by vegetation, woodland and 
groups of trees and show how the plateau top is discrete beyond the horizon line. 

Longer distance views show the southern scarp to the city in the context of the 
wider undulating landscape of this area. Still identifiable is the defined edge of the 
plateau and break of slope which is accompanied by trees and vegetation.
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2.5 photographic appraisal

The study area at Odd Down occupies land which is 
located upon a plateau, on level ground before the 
landscape falls away creating the south facing scarp to 
the south of the the city.  

           



Views across the study area (from within the boundary) demonstrate the varying 
aspect. In this view looking north east, the land slopes gently towards the city (north 
facing). Views towards the Cross Keys junction on Midford Road are possible.

A visual threshold exists running east-west beyond which views of the existing 
edge of settlement are not possible but exposure to views from the south/south west 
of the city become more likely. This threshold coincides with the topography of the 
area changing to a south facing gentle slope although views towards the city are 
still possible beyond the change in slope.

16



The Wansdyke Scheduled Ancient Monument runs east-west and extends in each 
direction well beyond the city. The Wansdyke is currently used in part as a public 
thorough-fare. It could benefit from being better preserved. If developed, it is 
important that the Wansdyke is sensitively incorporated within the proposals for 
the study area to create desire lines across the Wansdyke (north-south) rather than 
along it (east-west).

Previous development has turned its back on the Wansdyke which while 
reducing its degradation has created other problems associated with antisocial 
and potentially unsafe spaces. This does not make the best of the asset that this 
archaeological feature could fulfill.

17
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2.6 Landscape & visual 
Study

A Landscape & Visual Study has been carried out to 
inform and test the suitability of the Land adjoining 
Odd Down. The study assesses the significance of 
the landscape and visual effects of the proposed 
development area. 

The landscape and visual characteristics prior to 
development are assessed to establish their quality, 
character, defining features and sensitivity to change. 
The degree to which the existing landscape and 
visual receptors would be affected by the proposed 
development is determined. The study identifies 
appropriate mitigation measures.

Due to the relatively flat topography of the study area 
it is relatively easy to screen with vegetation on the 
northern, western and eastern boundaries. However on 
the southern edge of the site the landscape falls away 
quickly affording long distance views of the plateau 
edge from the surrounding area. The setting back of 
built development on the southern edge as well as 
tree planting is recommended to mitigate against long 
distance views from the southern rural areas.

Key to the setting of the Bath World Heritage Site 
is the views of the surrounding hills, open fields, 
hedgerows as well as blocks of woodland.

design and mitigation 
recommendations
The following design and mitigation recommendations 
should be considered during the design of the 
Development Concepts and have been divided into five 
topics:

SPATIAL ARRANGEMENT OF DEVELOPMENT - 
The potential development area is essentially flat and 
formed by a simple arrangement of large rectangular 
field. As such, the majority of the study area is 
developable with the exception of the Wansdyke 
Scheduled Ancient Monument along the northern 
boundary, Sulis Manor and its grounds and Fuller’s 
Earth Works SNCI to the west. The dyke should be 
protected with a substantial set-back. Sulis Manor 
effectively divides the potential development area, 
however, it is possible to connect the parts both 
north and south of the gardens. The SNCI provides a 
welcomed constraint in development to the west and 
avoids visual impacts on a number of recreational 
routes in this area.

Otherwise, to avoid visual impacts resulting from 
the study area’s elevated position, built development 
should be set-back from its southern and eastern 
boundaries.  The position of open playing fields 

should also be considered in terms of minimising 
visual impact and smoothing the transition from 
the residential areas of Bath to the more open 
rural landscape of the Cotswolds AONB and the 
Conservation Area at South Stoke. This would also 
help to avoid coalescence with South Stoke village.

HEIGHT, MASSING AND DENSITy OF BUILT 
FORM - To minimise visual impact and respond 
sensitively to the study area’s setting on the urban 
fringes of Bath within the Cotswolds AONB, the 
density of development should slightly reduce towards 
the east, south and western boundaries. It is anticipated 
that built form should be no greater than two storeys. 

MATERIALS - Building materials should be chosen 
from a simple palette of high quality materials. Public 
realm should be in keeping with the surrounding 
Bath landscape, be high quality and form a restricted 
palette of tones that are sympathetic to the prevailing 
architecture. Structural planting which is in keeping 
with the existing field patterns and boundaries can help 
to integrate the proposed development. Lighting within 
the site should be sensibly considered to minimise 
night time visual impact and disturbance to local 
wildlife corridor.
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LANDSCAPE - Views of the surrounding hills open 
fields, hedgerows as well as blocks of woodland are 
key to the setting of the Bath World Heritage Site. Due 
to the relatively flat topography of the site it is possible 
to provide screening from short distance views along 
the northern, western and eastern boundaries. However 
on the southern edge of the site the landscape falls 
away quickly affording long distance views of the 
plateau edge from the surrounding area. Structural 
planting which is in keeping with the existing field 
patterns and boundaries can help to integrate the 
proposed development. The existing dry stone walls 
on site reflect the character of this area and should be 
addressed in the design proposals.

The significant area of mature landscaped gardens 
at Sulis Manor should be protected and sensitively 
incorporated in the proposals. 

Key mitigation measures should include early planting 
of vegetation and the incorporation of suitably mature 
vegetation to allow for immediate screening in 
strategic areas.

GREEN INFRASTRUCTURE - There are 
opportunities to incorporate Public Right of Way 
(PROW) routes within the design proposals to promote 
pedestrian connections. Notably the footpath that 
connects Odd Down local centre (north of Wansdyke) 
to South Stoke should be a key structural component. 
Throughout the study area, the use of green corridors 
with the potential to accommodate elements such as 
sustainable urban drainage measures, biodiversity 
enhancements should be considered. 
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3. conStraintS and opportunitieS
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3.1 constraints

topography
The Odd Down study area lies on the edge of a plateau 
to the south of Bath. The topography has historically 
defined the form and character of the city and presents 
constraints with regards to the urban-rural fringe. 

The topography reaches a threshold approximately 
half way across the study area north to south, where 
levels begin to fall away to the south. This change in 
topography also represents a threshold between views 
from the city itself towards the study area (only short 
distance views from neighbouring streets) and views 
from south of the city towards the study area (long 
distance views from surrounding countryside). The 
study area is bounded by a more extreme change in 
slope and the presence of a scarp which wraps around 
the southern circumference of the city settlement edge.

Sulis manor
Sulis Manor has a well-defined boundary of dense, 
mature trees and vegetation which makes the study 
area inward looking and segregates it from its 
surroundings. This study area could pose a constraint 
in terms of connectivity and relationship to adjacent 
land.

Southern green Scarp
The southern green scarp is defined by slope changes to 
the south of the city and establishes a strong settlement 
boundary which encloses the study area along its 
southern edge.

The southern scarp also establishes a valuable 
ecological corridor which is rich in biodiversity and 
well-used locally in combination with a series of public 
rights of way which connect Odd Down, South Stoke 
village and the southern fringe of the city.

nature conservation
The study area lies in a sensitive location within the 
sustenance zone for the Bath & Bradford on Avon Bats 
SAC and within/adjacent to the Fuller’s Earth Works 
SNCI. The Interim Habitat Regulations Assessment 
identifies that there is potential for significant impact 
on the SAC unless suitable mitigation measures are 
undertaken.

drainage
The underlying geology of the area indicates a clay 
layer which if over saturated could present slope 
stability constraints on development. A previous study 
carried out into the slope stability conditions around the 
city should be considered in the detailed design stage. 

access
Access is constrained to points to the west and east of 
the study area. Access to the west, via the main road 
and P&R access roundabout, is currently constrained 
by road capacity along Sulis Manor Road and the 
minor lane which runs north-south along the western 
edge of the study area. New access to the west may 
have to negotiate land ownership as the land is 
currently occupied by a football club.

To the east, access from the current crossroads at the 
Cross Keys junction on Midford Road is constrained. 
Midford Road represents an important corridor into the 
city from the south east and the current formation of 
the junction at Cross Keys would need to be retained. 
Access to the study area would therefore be provided 
from along South Stoke Lane which runs north-south 
along the eastern edge of the study area. A portion of 
South Stoke Lane would require upgrading to suit this 
purpose.

The north and south edges have access constraints for 
vehicular and any significant access. Some existing 
pedestrian access points exist along both margins 
to the study area. These are in fixed positions along 
the northern edge of the study area at the existing 
settlement edge.
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world Heritage Site setting
This study area is located largely in the indicative 
World Heritage Site Landscape Setting and partly 
within the World Heritage Site itself (at Sulis Manor). 
Key to the setting of the Bath WHS are the views 
of the surrounding hills, open fields, hedgerows and 
woodland.

the wansdyke
The Wansdyke is a Scheduled Ancient Monument 
(SAM) which extends along the northern edge of 
the study area. The monument is of considerable 
archaeological importance and is addressed in a 
number of ways along its length, particularly where 
it meets the development boundary or is incorporated 
within development.

Current public rights of way over the Wansdyke have 
seen some degradation of its quality, most notably 
between Midford Road and the Sulis Manor housing 
area. In contrast the development of the Sulis Manor 
Road estate has seen houses turn their backs on 
the monument creating a gap in the urban fabric, a 
separation between neighbourhoods and an unattractive 
and potentially unsafe area of open space. 

Future development of the Odd Down study area 
should seek to enhance but protect the monument; both 
preservation of the monument and the establishment of 
safe high-quality neighbourhoods should be achieved.

South Stoke conservation area
The study area is located between the existing Bath 
settlement boundary and the village boundary of 
South Stoke Conservation Area and its setting. Any 
development on this study area will need to respect 
the visual sensitivity and distinction between the two 
settlements.

study area boundary

woodland / mature vegetation

world Heritage Site

significant views

direction of slope

vehicular access opportunity

public right of way

primary road corridor

green belt

site of nature conservation 
interest

conservation area

wansdyke Scheduled ancient 
monument

hedgerow
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constraints and opportunities
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3.2 opportunities

a sustainable extension
The existing community of Odd Down is centered 
around a number of core facilities including shops, 
schools and a hospital. The urban form responds well 
to the location of these facilities with a legible street 
hierarchy, landmark buildings and a well-connected 
neighbourhood.

This study area lies to the south of Odd Down 
and offers the opportunity to support the future 
sustainability of the existing neighbourhood. 
Development at this location could potentially connect 
well to existing facilities and improve the critical mass 
within the community to enhance the sustainability of 
the services provided. 

Primary access to the east and the west provide good 
access to public transport corridors with the potential 
to connect bus services through the study area. 
Secondary pedestrian access along the northern edge 
connects the study area to core community facilities, 
subject to issues around crossing the Wansdyke SAM 
being capable of satisfactory resolution. 

Settlement edge
Current relationships between the existing settlement 
and the surrounding countryside are poor and 
piecemeal development defined by land ownership 
has seen the reduction in coherence of the settlement 
edge. The study area provides the opportunity to 
respond positively to the topographical constraints, the 
unique environment and existing conditions found on 
this southern slope. The design can respond to visual 
constraints and integrate public access, ecological 
services and improved biodiversity to improve the 
relationship that the city has with the countryside along 
this edge. 

open space & ecological resource
The southern slope which defines the edge of the 
Odd Down plateau provides an important ecosystem, 
identified particularly as a corridor for bats. In 
addition, the green scarp provides a positive edge to 
the city to the south and an important gap between the 
settlement boundaries of the city and the neighbouring 
village of South Stoke.

The site layout will provide a good opportunity to 
enhance the environment to the south and utilise 
existing ecological assets and biodiversity to help 
define the character of development in this area. 
Furthermore, sensitive treatment of the green space 
within the development could help enhance wildlife 
corridors and improve the Green Infrastructure value.

cYcLing
There is potential to link to National Cycle Route 24 
and also to the new Two Tunnels route.



designated land
This location is affected by the SNCI, World Heritage 
Site and Scheduled Ancient Monument designations. 
Additionally, Sulis Manor is an area of significant 
mature vegetation. These designations limit the 
developable area and sever it in half.

existing facilities
Much of the study area lies within a walkable distance 
(400m) of the heart of the local centre (comprising 
supermarket, hospital and schools). The relationship 
between the study area and the existing settlement 
is anchored by existing public footpath routes. The 
existing football ground is in a key location which 
could be relocated elsewhere on site and developed to 
improve access and relationship to existing settlement.

topography
The study area lies on the edge of the Odd Down 
plateau on the urban-rural fringe to the south of Bath. 
Land drops away sharply to the south and defines the 
limit for development. This puts the study area in a 
visually prominent position with regards to the setting 
of the existing settlement. Development should be 
set back from the edge of the plateau to reduce visual 
impact.

25

3.3 definition of 
development strategy



visual impact
The study area lies between the existing Bath 
settlement boundary and the village of South Stoke 
(Conservation Area). It is advisable to pull the 
boundary away from South Stoke village to protect the 
designated area and avoid the amalgamation of the two 
settlements. The ridgeline causes a visual threshold 
which has an impact on views. This reduces the visual 
impact of dwellings north of the ridge, though they 
would still be visible from the south.

resultant development plots
The study area is mainly divided by existing field 
patterns and the presence of Sulis Manor. The 
developable area can be split into 3 main parcels: 1 - 
The land currently in use as Lew Hill football ground 
(to be relocated into the development area); 2 - Land 
west of Sulis Manor and; 3 - Land south of Wansdyke/ 
east of Sulis Manor. 

26
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4. deveLopment concept optionS



28

4.1 development quantum

deveLopaBLe area
The intention of the site analysis, the opportunities 
and constraints and outlining of development concept 
options has been to establish the developable area. 
This is subdivided into residential development plots. 
The gross developable area (GDA) provides overall 
figures (ha) for residential plots and any directly 
associated uses which may include:

 - Housing areas including private gardens and 
parking

 - Incidental open space and landscaping
 - Children’s play areas (ha)
 - Access roads within the site (ha)
 - Provision of on-site drainage solutions

 
The intention of this work is to examine the locations 
to accommodate housing led development, figures 
therefore exclude:

 - Major distributor roads
 - Non-residential land uses
 - Primary schools
 - Adult/youth play spaces or other open spaces 

serving a wider area
 - Significant landscape buffer strips

 
Figures for landscape and non-residential land uses are 
provided in the “Development Quantum” table. 

capacitY
On the basis of the gross developable area, the capacity 
of this area to deliver residential development has been 
determined by the application of an assumption for the 
density of development, measured as average number 
of dwellings per hectare (dph). 

Based on these densities, this exercise has established a 
total housing quantum for each development plot.  

To provide a more refined housing capacity an 
efficiency factor has been applied (75%) to account 
for the difficulty associated with developing the site 
and any directly associated uses.

Taking these factors in to consideration a net housing 
quantum figure has been calculated to establish the 
housing capacity of the plot only. 

SummarY
Based on the above, the capacity of this study area 
therefore is dependent on a number of factors:

 - The extent of the developable area that is taken 
forward as an allocation

 - The difficulty with developing the portion of the 
site taken forward as an allocation

 - The approach taken to density.
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4.2 option 1

Option 1 maximises development on the available 
plateau land whilst respecting the inherent constraints. 
The Wansdyke is protected from encroachment by a 
setback of 15m.The site is divided into plots based on 
existing field boundaries.

Access to the west is provided from Combe Hay Lane 
and skirts the western edge of the football ground. 
To the east, access is provided from the Cross Keys 
junction. Additional access points may be feasible from 
Burnt House Road and the eastern end of Sulis Manor 
Road.

The area towards South Stoke is identified for use as 
recreation land giving a shared facility between Odd 
Down and South Stoke. The football ground is retained 
in its current position. Existing green corridors are 
maintained along the field boundaries to provide access 
for residents both within and outside the development. 
A green corridor is provided along the public right 
of way link South Stoke to Odd Down centre which 
could encourage pedestrian movement and could 
accommodate areas for children’s play or ecological 
enhancement.

Density is focused around the north to take advantage 
of the connections to existing local facilities at Odd 
Down and reduce visual impact at the rural edges. The 
areas either side of Sulis Manor could be developed 
without necessitating development to the other side.
30

residential development quantum

gross 
developable 
area (Ha)

density 
(dwellings/

Ha)

total 
housing 
quantum

Site 
efficiency 
factor

net housing 
quantum

a1 2.7 35 94 90% 85

a2 2.8 35 98 90% 88

Plot A 5.5 35 193 90% 173

B1 4.9 35 171 90% 154

B2 2.3 35 81 90% 73

Plot B 7.2 35 252 90% 227

Plot C 5.6 40 226 90% 203

Plot D 4.9 35 172 90% 155

total 23.3 843 90% 758

development quantum

area 
(Ha) %

residential 23.3 65.0

playing fields 5.4 15.0

green corridor 7.1 20.0

total 35.8
development density 
(dwellings per hectare)

35 dpH

40 dpH
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4.3 option 2

Option 2 uses a land swap with the Lew Hill football 
ground to provide suitable access whilst giving 
a central recreational facility shared between the 
new development and the existing community at 
Odd Down. The setback to the plateau edge is also 
increased to reduce visual impact. 

The area towards South Stoke is left undeveloped to 
avoid encroachment on the conservation area. This 
could remain as fields or be converted to additional 
recreation land.

Primary western vehicular access is provided from 
Sulis Manor Road directly into the site (Plot A).
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development quantum

area 
(Ha) %

residential 23.2 71.2

playing fields 2.0 6.1

green corridor 7.4 22.7

total 32.6
development density 
(dwellings per hectare)

35 dpH

40 dpH

residential development quantum

gross 
developable 
area (Ha)

density 
(dwellings/

Ha)

total 
housing 
quantum

Site 
efficiency 
factor

net housing 
quantum

Plot A 2.3 40 93 90% 84

B1 2.3 35 80 90% 72

B2 2.5 35 88 90% 79

Plot B 4.8 35 168 90% 151

c1 4.6 35 160 90% 144

c2 2.3 35 81 90% 73

Plot C 6.9 35 240 90% 216

Plot D 5.7 40 227 90% 204

Plot E 3.6 35 125 90% 112

total 23.2 853 90% 768
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5. inFraStructure requirementS
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5.1 overview

This section seeks to explain the infrastructure required 
to support the level of housing growth proposed for 
the Land adjoining Odd Down study area. If this site 
is to be taken forward in the Core Strategy, within the 
capacity range as indicated within the previous chapter, 
it will trigger the need for the provision of physical; 
social; and green infrastructure.

The understanding of infrastructure triggers and 
requirements has been informed using the following 
sources:

 - West of England Infrastructure Delivery Plan

 - Bath & North East Somerset Council 
Infrastructure Delivery Plan

 - Green Space Strategy

 - Planning Obligations Supplementary Planning 
Document

 - A review of best practice standards and population 
thresholds

Once the Council’s Members and Officers complete 
the site selection process for the allocations to be taken 
forward within the Core Strategy there will be a need 
to assess the cumulative effects of these preferred sites.

5.2 assumptions

The infrastructure requirements are considered against 
the following assumptions:

 - Housing range: 668 - 758

 - Average household size of 2.2 people

 - Projected population range of: 1,470 - 2,430

 - Completion rate of 50 - 100 dwellings per annum

 - Mix: The Council is proposing to change the Core 
Strategy policy (CP9) on Affordable Housing in 
response to concerns raised by the Examination 
Inspector. This changes will introduce a split 
target on affordable housing; this site is identified 
for 40% affordable.

 - Early years age 0-2: 4 places per 100 dwellings1  

 - Early years age 3-4: 11 places per 100 dwellings1 

 - Primary school pupils: 31 places per 100 
dwellings1   

 - Secondary school pupils: 15 places per 100 
dwellings1   

 - Post 16 pupils: 4 places per 100 dwellings1   

 - Formal Green Spaces: 15 sq m per person (min)1  

 - Natural Green Spaces: 15 sq m per person (min)1 

 - Allotments: a minimum of 3 sq. m per person with a 
minimum site size of 1,500 sq. m / 10 plots1 

 - Children’s Play Space: 0.8 ha per 1,000 population3 

 - Outdoor Sports: 1.6 – 1.8 ha per 1,000 population3

 - Indoor Sports: 0.77 ha per 1,000 population3
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5.3 physical infrastructure

infrastructure 
category

item commentary

transport Walking The developmental area is close to established amenities in Odd Down. Opportunities to tie in established 
walking networks in the area. Walking is an established mode of travel to work in the ward. 

Cycling No formal cycle routes in the area. Trips into central Bath are possible via a 20-minute cycle. There is potential 
to link to National Cycle Route 24 and also to the new Two Tunnels route.

Public Transport A very high number of established, frequent services operate in the area and the ward has an established 
bus use culture (highest modal share in the authority). There would be opportunities to bring buses into any 
development.

Highways The vehicular impact of development would largely occur along the A367 Wellsway/Wells Road, Pennyquick, 
A367 Roman Road and Bradford Road. Journey speeds along the A367 Wellsway/Wells Road into Bath are 
low indicating some capacity issues in peak hours. There is some scope for improving highway capacity 
through improvement works although the A36 Churchill Bridge gyratory is a capacity constraint. Potential for 
Odd Down P&R to provide an element of traffic relief along Wells Road and Bradford Road.  No significant 
increases in traffic volumes forecast on highways outside of Bath.

Summary The area generally facilitates sustainable transport with excellent access to bus services. Traffic impacts occur 
primarily along routes where there is thought to be some scope for mitigation through improvement works and 
P&R services.

water Potable water supply There will be need for new mains but these are ‘normal’ costs if spread across the development units (taking 
into account the size of the site).
Impact on housing viability: low, as there are unlikely to be significant additional developer costs.

Waste water + drainage Developers will be expected to contribute to the cost of this infrastructure.
This site will require new sewer site connections and may necessitate additional sewer and sewage treatment 
plant capacity downstream.
Timescales for delivery of strategic enhancements to the network could be 3 to 5 years.  
Impact on housing viability: low, as there are unlikely to be significant additional developer costs. 

Flood risk + drainage Flood Zone 1: Low Probability
Chalfield Oolitic Limestone – good possibility for infiltration drainage. 
Potential for shallow stone mines present on site.
Impact on housing viability: low, as there are unlikely to be significant additional developer costs.
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energy Gas Local connection costs borne by developers along with some network strengthening costs.
Impact on housing viability: low, as there are unlikely to be significant additional developer costs.

Electricity Reinforcement costs would be shared between the developer and WPD.
Impact on housing viability: low, as although there will be some costs, they are unlikely to be a significant 
additional cost. 

Decentralised energy Based on an initial review of the potential level of housing to be delivered on this site with the mix of uses 
limited to housing (and a potentially a school) this will likely rule out the viability of CHP on this site unless 
this could be linked with the Odd Down District Heating Priority Area.

ict Broadband Infrastructure for growth will be delivered through private sector development.
Impact on housing viability: low, as there are unlikely to be significant additional developer costs.

waste Waste treatment This site is considered to be served by existing residual waste treatment facilities and the two planned at 
Broadmead Lane, Keynsham and Fuller’s Earth Works, Odd Down, Bath.

residential 
building 
standards

Sustainable design All new residential development to be Code for Sustainable Homes (level 4). Requirement for zero carbon 
development after 2016. Renewable energy options will need to be considered on site to meet these 
requirements.

5.4 Social infrastructure
infrastructure  

category
Sub-category commentary

education Early years Early years contribution will be required.
This could be co-located with primary school (see below) and may result in on-site provision.
Early years (0-2): 27 - 30 places1

Early years (3-4): 73 - 83 places1

Primary school Development on this site is likely to trigger the need for primary school provision on site (indicative catchment 
population of 4,0001). 
Primary school places: 207 - 235
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education Secondary school Need to expand existing secondary provision in the area.Development unlikely to solely trigger the need for 
secondary provision on site (indicative catchment population of 8,000 required).
Secondary school places: 100 - 1141

Post 16 places: 27 - 30
N.B. Contribution from development would be required to consider the cumulative impact of the pupils 
generated at the Bath study areas on secondary school provision in Bath. Some of the pupils generated may 
be able to be accommodated and some will require additional places to be created. The schools in Bath are 
either VA schools or Academies and expansion would require the agreement of these schools. If not possible to 
sufficiently expand existing secondary schools then a new school would need to be provided in Bath. 

Health Health centre Development unlikely to solely trigger the need for health centre provision on site (indicative catchment 
population of 10,000 required).
Possible need to expand existing health centre provision in the area.

affordable 
housing

Affordable housing provision A large development site like this will trigger an average affordable housing percentage of 40% to be provided 
on site. 
At the development capacities examined (668 - 758) this would trigger the need for 267 - 303 affordable 
housing units to be provided on site.

5.5 green infrastructure

infrastructure  
category

Sub-category commentary

green space
(within site)

Formal Green Space 22,050 - 36,450 sqm (2.21 - 3.65 ha)

Natural Green Space 22,050 - 36,450 sqm (2.21 - 3.65 ha)

Allotments 4,410 - 7,290 sqm (0.44 - 0.73 ha)

Children’s Play 1.18 - 1.94 ha

Outdoor Sports 2.35 - 4.37 ha

Indoor Sports 1.13 - 1.87 ha
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5.6 Summary

Infrastructure delivery is also dependent on: a) site 
masterplanning; and b) policy choices on the use of 
developer contributions. 

The key infrastructure requirements that would be 
required to be provided by the development of this site 
would be:

 - Contribution to extra sewage infrastructure

 - Early years provision contribution (or co-located 
with Primary School)

 - Early years provision years (0-2): 27 - 30 places; 
and Early years (3-4): 73 - 83 places

 - Contribution to expand existing Primary School 
provision or (or potentially to be provided on site) 
for equivalent places: 207 - 235

 - Contribution to Secondary school places: 100 - 
114

 - Contribution to Post 16 places: 27 - 30

 - Provision of 267 - 303 affordable housing units on 
site

Footnotes

1. Para 2.2.14, Page 26, Bath and North East 
Somerset Planning Obligations Supplementary 
Planning Document – Adopted July 2009

2. Provision of Recreational Facilities to Meet the 
Needs of New Development - Page 65, Policy 
SR.3 Bath & North East Somerset Local Plan 
including minerals & waste policies – Adopted 
October 2007

3. Shaping Neighbourhoods: a guide for health 
sustainability and vitality, Spon Press London 
(2003), Hugh Barton, Marcus Grant and Richard 
Guise

 - Provision of Formal Green Space (2.21 - 3.65 
ha); Natural Green Space (2.21 - 3.65 ha) and  
Allotments (0.44 - 0.73 ha)

 - Provision of (or contribution to) Children’s Play 
(1.13 - 1.94 ha); Outdoor Sports (2.35 - 4.37 ha) 
and  Indoor Sports (1.13 - 1.87 ha).
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6. viaBiLitY and deLiverY



40

6.1 general overview of 
residential development 
land market

The findings of this section provide a general overview 
of the demand and supply of residential land in Bath 
with consideration given to the delivery of this study 
area.

demand for residential land
 - Demand and supply of residential land are finely 

balanced at present across the West of England. 

 - An upturn in activity could see a land shortage 
with consequent upward pressure on land values 
across BANES as a whole.

 - There is strong demand for well-located good 
quality sites for 50+ family housing units with 
Bristol, Bath and the outlying villages being 
hotspots.

 - Volume house builders are currently seeking 
land in the Bristol and Bath area but are cautious 
of sites in excess of 100 units and typically 
are seeking deferred payment arrangements to 
landowners.

 - Sites that have recently been brought to the 
market with planning consent and suitable for 
between 50 and 100 units attract the most interest. 

 - In the stronger markets such as Bath and Bristol 
land values have recovered to pre-recession levels.

 - The scale of interest in release of MOD sites 
in Bath reflects this with a higher land value 
achieved on the smaller MOD Warminster site 
(suitable for 100 homes) when compared to the 
larger Foxhill and Ensleigh sites.

 - There is strong demand in the retirement, care and 
student housing markets.

 - Weaker market demand for apartment schemes 
and smaller sites up to 30 units.

Supply of residential land
 - The increasing number of planning consents being 

won at appeal is driving an increasing number of 
transactions, typically promotion agreements on 
‘unallocated’ land. 

 - The fundamentals underpinning demand for sites 
are closely linked to what is happening in the 
housing market. Developers and housebuilders are 
seeking to build family houses with three or more 
bedrooms in locations where the local economy is 
outperforming. 

 - By attracting families who have already owned a 
home, they are targeting buyers who are ‘equity 
rich’, and able to access finance despite the current 
constraints in the mortgage market.  

 - The limited supply of consented sites has driven 
up values marginally during 2011, but cautious 
sales rates has broadly negated any real increase in 
land value over 2012.  

 - Development sites with over 25 units are now 
of interest to all house builders as they look to 
diversify their product offer and increase sales.
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 - 2012 has seen an improved demand for strategic 
land from volume house-builders wishing to 
increase their 5 year land supply pipeline. 

 - Demand has increased as house builders and 
developers have worked through their inventory 
of sites bought prior to the downturn, and are now 
actively seeking to bolster their land pipeline.

 - During 2012, greenfield values were up 3.6%, 
while urban values grew by 1.7%. Both 
outperformed national house price growth, which 
fell by -1.1%. . These small value increases reflect 
a general shortage of suitable, permissioned land 
in the market, despite early signs that NPPF is 
leading to more consents, including those from 
appeal decisions.

managing risk in delivery
 - Due to credit constraints investor/developers are 

increasingly taking on the master-developer role 
and acquiring land without planning consent, 
resolving planning, infrastructure and servicing 
and subsequently selling to the volume house 
builders. 

 - Funding and risk issues will remain a major 
barrier to bringing forward large, complex and 
marginal sites. This has created the necessity of 
a ‘build now, pay later’ land development model. 
Landowners will increasingly need to be co-
investors or joint-venture rather than outright, up-
front sellers. This applies to both the public and 
private sector, but some of the public sector land 
initiatives recently announced have the potential 
to start bridging the delivery risk gap.

delivery of Land adjoiningodd 
down 

 - This site was previously assessed in the Strategic 
Housing Land Availability Assessment. 

 - The site is largely on single ownership – promoted 
through the SHLAA by the Hignett Family Trust 
and Crest. 

 - Land put forward for housing land in the SHLAA, 
therefore it is considered to be available.

 - Early soft testing indicates that currently there is a 
market preference for smaller, ‘market ready’ sites 
within Bath i.e. 50 – 100 dwellings.

 - There have been few large tranches of land of a 
comparable scale to Odd Down Plateau that have 
come forward for residential development.

 - Detailed assessments to overcome ‘risks’ 
including: World Heritage Site (adjacent to and 
partially within); AONB, setting of South Stoke 
Conservation Area; adjacent to the Wansdyke 
Scheduled Ancient Monument; ecological and 
biodiversity value of southern boundary of site 
(Bath and Bradford-on-Avon Bats Special Area of 
Conservation (SAC)). 
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7. SummarY



43

7.1 place-making 
principles

 - OPEN SPACE - Where football club land is used 
for access, reprovision of an equivalent facility/
are of playing field should be allowed for within 
the development. This may be incorporated into 
an open space at the heart of the development 
for use by new residents but also accessible by 
existing communities. An open space network 
should include new open spaces and links, 
existing connections to the existing residential 
areas and enhance links which already existing 
across the land and connecting with the wider 
countryside to the south of the city.

 - CONNECTIONS - Development should make 
connections to existing residential areas of Sulis 
Manor Road, Odd Down and properties along 
Midford Road. The layout should consider 
linkages between existing public rights of 
way and should promote good links with the 
surrounding landscape. Consider pathways 
and crossings of the Wansdyke which are 
sensitive to its archaeological value and historic 
significance. East-west access around Sulis Manor 
is particularly important. The Public Right of 
Way between Wansdyke and South Stoke village 
should be used as a strategic connection. There is 
potential to link to National Cycle Route 24 and 
also to the new Two Tunnels route.

 - ORIENTATION - Development should front on to 
the Wansdyke to avoid the creation of unsafe and 
antisocial spaces along its corridor, caused by the 
rear of properties bounding onto the space. Where 
the opportunity exists to front onto the Wansdyke, 
adequate setback should be provided to avoid the 
likelihood that the Wansdyke corridor becomes a 
thoroughfare for access to properties or to the site. 
Development should allow for future connections 
through the Sulis Manor site in the event of 
change in use and character.

 - LAyOUT - Development layout should take 
account of the ridge line west-east, the change in 
aspect of slope towards the south and the potential 
adverse visual impact which could be caused by 
intensive development to the south of the ridge.

 - SOUTH STOKE - Development at south-eastern 
fringe should seek to maintain a gap between the 
new edge of settlement and the village of South 
Stoke.

 - MATERIALS - Materials and colour tones should 
complement adjacent development to avoid visual 
prominence. A simple palette of high quality 
building materials should be in keeping with the 
surrounding Bath townscape. 

 - DENSITy - The location and concentration of 
development should focus on areas adjacent to 
the existing edge of settlement where potential 
visual impact is least and accessibility to existing 
facilities at the local centre is best. Density should 
be mindful of impact on the WHS and the gap 
between the settlements of Bath and South Stoke.

 - SOUTHERN EDGE - Development along the 
southern edge should seek to minimise impact 
at the edge of the plateau where long distance 
views are most obvious. The southern scarp to the 
plateau should be enhanced and promoted as an 
ecological corridor.

 - SPECIAL AREA FOR CONSERVATION - 
With regard to the nearby SAC, an ecological 
mitigation strategy and management scheme 
should be brought forward to consider issues such 
as dark skies, retention of linear features and off-
site habitat protection in land to the south. This is 
critical in terms of ensuring potential impact of 
development on European protected species of 
bats is mitigated.

 - WANSDyKE - Where possible, enhance the 
setting and the conservation of the Wansdyke 
Scheduled Ancient Monument.




