
Land at whitchurch
deveLopment concept optionS report 
march 2013



2



1 Introduction 4

2 Site analysis 9

3 Constraints and opportunities 18

4 Concept options 25

5 Infrastructure requirements 33

6 Viability and delivery 39

7 Summary 42

contentS

3



4

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 principal settlements within and 
associated with Bath and North East Somerset. Four 
locations are on the edge of Bath, two on the south 
edge of Bristol and four on the edge of Keynsham.

These Concept Option Reports are not the work 
of the Council and are not planning policy. They 
are assessments used to help the consideration of 
these locations for development. By publishing 
these reports the Council is not agreeing to the 
development capacities identified in the Concept 
Options presented. As such the Reports have no 
planning status. The planning policy relating to any 
locations taken forward will need to be formulated 
in the first instance through the Core Strategy 
and sites will then be allocated with detailed site 
requirements in the Placemaking Plan. Work on 
the Placemaking Plan will be done in conjunction 
with local community involvement and supported 
by further detailed site work e.g. relating to 
environmental impacts.
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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 
study areas, selected by the Council, have previously 
been assessed either through the Strategic Housing 
Land Availability Assessment (SHLAA) and/or the 
Environmental Capacity Study. 

The locations 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. 

At this location, the Council has considered 
development at different scales. Through the Core 
Strategy Spatial Options document it considered 
development in the order of 3,500 new homes plus 
other uses. However, due to strategic transport 
infrastruicture requirements associated with this scale 
of development, it is also considering a smaller scale of 
development. The associated land-take will therefore 
vary significantly. The Concept Options presented 
reflect this variation in scale of development.

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, illustrate and test potential 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 
entire Green Belt in B&NES to assess the 
importance of different areas of land in serving 
the purposes of the Green Belt in order to inform 
consideration of whether land should be removed 
from the Green Belt to accommodate development 
in a sustainable location.

 - Transport Assessment: To examine the transport 
impact of development at the ten locations; 
identification of infrastructure ‘trigger points’; 
and consideration of the cumulative impact of 
development across the related locations and 
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 location; rather it 
is to test different development scenarios in order to 
assess the relative capacity and development impacts. 



1.4 Bristol fringe context

The Council selected two locations adjacent to the 
boundary between Bath and North East Somerset 
Council and Bristol City Council:

 - Land at Whitchurch

 - Hicks Gate

These locations each cover areas of a significant size, 
which represent a diversity of landscape and contextual 
challenges. The locations both sit wholly within the 
green belt and act as urban extensions to Bristol while 
sitting within the B&NES administrative area.
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Land at whitchurch study area location

1.5 Land at whitchurch

This report concerns the Land at Whitchurch study 
area (right).

This report relates to a significant area of land first 
considered in the Council’s Core Strategy Options 
document (2009).
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area 200 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: Revision A 
(October 2006)

 - Strategic Housing Land 
Availability Assessment: 
Report of Findings (May 2011) 
Appendix 1E Land at South 
East Bristol 
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2. Site anaLYSiS
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2.1 Land use

The study area occupies an area of Green Belt land 
which lies around the village of Whitchurch, separating 
it from the southern suburbs of Bristol. The land is 
mainly untended grassland with some pasture and 
grazing land and areas of recreational land. Within 
the site boundary lie HorseWorld and the Bristol 
Barbarians rugby fields.

To the south and east lie areas of open countryside 
with small clusters of dwellings along the lanes. Maes 
Knoll, an ancient hilltop fort, forms a significant 
landmark to the south west. 

The northern and western boundaries are marked by 
existing residential areas of Bristol which largely back 
onto the site. The study area wraps around Whitchurch 
which has a mix of retail and social functions alongside 
residential.

2.2 topography

The study area is relatively flat and lies between areas 
of significantly steeper land. Land at Whitchurch is 
part of a wide area of land which slopes up gently to 
the south, away from Bristol. The north-eastern area 
has the steepest change in levels where it lies around 
the valley of a small water course. The change in levels 
here is made more significant by the construction of a 
viaduct.

Just beyond the eastern boundary the land slopes away 
into the valley around Charlton Valley. 

To the south, the land rises up to Hursley Hill before 
dropping away into the Chew Valley. The most 
prominent landscape feature is Maes Knoll which lies 
to the south west and rises over 100m above the main 
study area. Beyond this lies the Dundry Hills.

The northern boundary is met by a series of valleys 
which fall away to the north and include small water 
courses. These valleys run northwards towards Bristol 
city centre and form significant green corridors.

Land use
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2.3 access and 
connectivity

The study area lies around the A37 (Bristol Road) 
which provides a direct link to Bristol city centre. The 
study area includes a number of narrow lanes which 
radiate out through the surrounding countryside. 
Access west from Whitchurch is currently limited by 
the capacity of Maggs Lane and the lack of a through-
route on Church Lane. 

In terms of wider connections, Whitchurch Lane 
gives a link to the A4174 which provides access to the 
western parts of the city centre, on to the A4 and M5. 
Links to the east are more constrained and rely largely 
on the series of lanes or connection northwards to the 
A4. 

At present, the study area itself is not greatly served 
by public transport though a number of services run 
through the surrounding residential areas, linking to the 
city centre. The nearest railway station is Keynsham 
(4.3km) with the main hub at Bristol Temple Meads a 
short distance further (5.5km). 

A number of Public Right of Way routes run through 
the site linking the Bristol suburbs to the wider 
countryside. National Cycle Route 3 runs through 
the study area and gives long distance connections to 
Bristol and the wider area.

access and connectivity

2.4 designations

There are a number of heritage and landscape 
designations both within and in close proximity to the 
boundary:

 - Listed Buildings (inc. Lyons Court Farmhouse, 
Grade II*)

 - Public Rights of Way

 - Green Belt

 - National Cycle Route 3

 - Near to a Conservation Area (Queen Charlton)

 - Near to Maes Knoll Scheduled Ancient Monument

 - Near to Wansdyke Scheduled Ancient Monument

 - Adjacent to Sturminster Road and Stockwood 
Open Space Sites of Nature Conservation Interest
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designations

2.5 Landscape appraisal

At present, the study area provides a landscape buffer 
between the southern Bristol suburbs and the village of 
Whitchurch. This also ensures the physical and visual 
separation of the village from the Bristol urban area.

B&neS Landscape character 
assessment
The B&NES report Rural Landscapes of Bath & North 
East Somerset - A Landscape Character Assessment 
places the site within Character Area 5: Dundry 
Plateau. This is an area of limestone with an open 
windswept landscape and indented valleys at the edges 
and extensive views towards Bristol and Keynsham. 
There are species-diverse hedgerows and tree belts 
around settlements. The disused North Somerset 
Railway (which runs through the study area) is marked 
by trees, scrub and field boundaries. Dundry Hill and 
Maes Knoll are strong landscape features.

B&neS rSS urban extension 
environmental capacity appraisal
The Environmental Capacity Appraisal (summary plan, 
overleaf) follows on from the Landscape Character 
Study and looks at the urban design opportunites 
and environmental constraints of developing urban 
extension areas within B&NES, as set out in Section 
1.6 of this report, ‘Evaluation History’. 
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The area is split into sub-areas which are rated mainly 
moderate to high in terms of landscape and visual 
impact. For much of the study area, this is mainly due 
to the impact on views to and from Maes Knoll and a 
significant change from rural character. A significant 
increase in development in this area would impact on 
the rural character of the many lanes.

The appraisal notes that while the land between 
Whitchurch and Stockwood is not of high quality in 
itself, it has a key value as an open green partition 
between the settlements, protecting the integrity of the 
village. This partition extends into a tongue of green 
which extends along the valleys into central Bristol. 
The report suggests, however, that it may be beneficial 
to develop this land in preference to land further into 
the countryside.

The visual and physical division is also significant to 
the west of Whitchurch which if developed would lose 
its identity when viewed from Maes Knoll and would 
lose the rural setting of the Listed farmhouse. The 
report considers that it would be beneficial to maintain 
some of the open plateau as countryside around Bristol.

Visual mitigation is not possible in all areas, 
particularly with regard to the loss of rural setting for 
Whitchurch. This is most significant with regard to 
wider views towards the city. In some locations, careful 
planting, location of new open space and retention of 
hedgerows could be effective. 

Green Belt
The Green Belt encircles the village of Whitchurch and 
extends east towards Keynsham and Queen Charlton.  

Green Belt in the northern portion of this land parcel 
is of high importance on the basis that it prevents the 
merger of Bristol and Keynsham, while land to the 
west is also of particular importance for preventing 
the sprawl of Bristol into open countryside that could 
result in the coalescence of the city with the rural 
village of Whitchurch.

The Green Belt designation within this land parcel 
serves the purposes of protecting the countryside from 
encroachment and assisting urban regeneration in south 
Bristol. Green Belt in the southern part of the land 
parcel is of lower importance as it does not prevent the 
merger of towns and the land parcel does not preserve 
the special character of a historic town.

Notable positive uses of the Green Belt in this land 
parcel include: preserving the setting of the Queen 
Charlton village Conservation Area; the protection of 
Sites of Nature Conservation Interest; and leisure uses 
including Horseworld, a golf club and playing pitches.

environmental capacity summary

no 
development

potential 
development

questionable
development
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Viewpoint 1 (Field off Maggs Lane) shows the steep gradient of the land in 
this area. The land is currently in use for pasture and lies to the rear of existing 
dwellings which have a prominent position over the study area.

2.6 photographic appraisal

viewpoint location
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Viewpoint 3 (from the Public Right of Way) has a panoramic view from Maes Knoll in the west across the 
southern Bristol area, with glimpses into the city centre including Clifton Suspension Bridge. In the foreground is 
the embankment which is all that remains of the railway, now dismantled and overgrown.

Viewpoint 2 (adjacent to Dundry Hill residential area) shows the gentle slope of the land. Views into the distance 
are limited by the vegetated boundaries and the relatively flat land profile. Existing dwellings back onto the fields.
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Viewpoint 4 (from the Public Right of Way) gives a clear view of Maes Knoll over some of the larger and more 
open fields. 

Viewpoint 5 (from the Bristol Barbarians rugby field) shows the prominence that Maes Knoll has on local views. 
Boundaries in this area are generally mid-height untended hedges with some post and wire fence. Incidental 
mature trees are found along boundaries.
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Viewpoint 7 (looking west from Stockwood Lane) shows the long range of views possible across the study area 
and the prominence of Maes Knoll on the horizon. This is one of the flatter parts of the study area.

Viewpoint 6 (from Public Right of Way towards Horseworld) shows a mix of boundary treatments of mature 
hedge and treelines and more recent wooden post and rail fencing which is generally used between the pasture 
fields. 
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3. conStraintS and opportunitieS
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4.1 constraints

Setting of whitchurch 
The village of Whitchurch lies close to the boundary 
with Bristol, separated from those suburbs by fingers 
of open space which lead from valleys in the north into 
the wider Green Belt countryside. This separation is 
identified as significant in the Environmental Capacity 
Study and maintains the identity of the village while 
providing an important rural edge to Bristol. 

Development at this location could reduce the integrity 
of the village and could see the merging of settlements. 
This also has political significance as the two 
settlements are within different local authority areas 
with the boundary running along the current Bristol 
settlement edge.

Setting of Lyons court Farm
Lyons Court Farm is a Grade II* Listed farm which, 
though close to residential areas, currently has a rural 
outlook to the south. Development on the study area 
could have a negative impact on its setting.

public transport
The location has the potential to be well linked 
to Bristol city centre by bus. However, for other 
destinations including Bath and Keynsham the likely 
mode of travel would be by car. 

horseworld
HorseWorld occupies a significant piece of the 
development study area and impacts on the potential 
for development at the east and the approach to be 
taken. Urbanisation around the this site would have a 
detrimental impact its the rural character which is key 
as a visitor attraction.

impact on dundry plateau 
character area, dundry hills & 
maes Knoll hill fort
The Dundry Hills and Maes Knoll are key landscape 
features and are currently viewed as lying within 
open countryside. Development on the study area 
would encroach onto this rural setting and could bring 
urban development to the foot of the hill. Views from 
Maes Knoll currently provide a rural outlook over 
Whitchurch and Bristol; this would be significantly 
altered if the area was fully developed.

Limited access to the east
Access to the study area from the east is currently 
limited and relies on either cross-country lanes or 
indirect routes along A roads. This limitation is 
particularly significant with regard to public transport, 
with no direct links across to Bath and only a very 
limited service to Keynsham.

road capacity for major 
development
The study area includes a number of lanes which have 
limited capacity to accommodate further traffic. Access 
to the west is currently constrained by limitations 
on Maggs Lane and Church Lane. Significant 
development of the study area may require significant 
improvements to the road infrastructure.

topography to north of site
The topography north of Maggs Lane and west of 
Bristol Lane is marked by a steep change in levels 
and viaduct along the narrow valley. These areas are 
unsuitable for development and would be strongly 
overlooked by neighbouring land.

nature conservation
The study area lies adjacent to two Sites of Nature 
Conservation Interest (see Designations plan) and in 
the vicinity of a number of additional designated areas. 
Any development should avoid having a significant 
negative impact on the nature of these protected areas.
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constraints and opportunities
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4.2 opportunities

enhance green infrastructure
At present, the land between Bristol and Whitchurch is 
of low quality and has a symbolic value in maintaining 
the separation of the village from the Bristol urban 
area. There is the opportunity to enhance the quality 
of this land and give a stronger environmental and 
recreational value through a series of green corridors 
reaching into Bristol and out to the wider countryside. 
This protects the integrity of the green belt and allows 
the continuation of these strategic links.

horseworld
Much of the land at HorseWorld is identified as 
‘potential development’ in the Environmental Capacity 
Appraisal. There is the opportunity to safeguard land 
for the development of this site and reinforce its 
presence within Whitchurch. Alternatively, the release 
of this study area could provide a major development 
opportunity. HorseWorld has publicly stated aspirations 
to develop part of their operational area for housing.

public transport links
There is significant opportunity to improve public 
transport links in the area, particularly to Bristol city 
centre. There is the opportunity in the future to connect 
with the Hengrove terminus of the proposed Hengrove 
to north fringe Bus Rapid Transit route.

cycle and pedestrian links
There is the opportunity to improve cycling links 
particularly to National Cycle Network Route 3 and 
also to develop pedestrian routes in the area.

Strengthen whitchurch village 
centre
Building around Whitchurch village has the potential to 
add critical mass and support existing and new services 
within the village which currently has limited facilities. 
The village centre is currently constrained by the busy 
A road.

improve local connectivity
Where appropriate, large scale development in this area 
may be able to improve local connectivity, particularly 
in an east-west direction. This is highly dependent 
on local capacity, suitability of existing roads and 
desirability of new connections.

study area boundary

B&neS-Bristol boundary 

potential connection to Brt

woodland / mature vegetation

green infrastructure corridor

significant views

direction of slope

visual separation of settlement

significant contours

narrow road/lane

listed building

green belt

ShLaa - ‘high negative impact’ 
land

playing fields

primary road corridor

legend
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3.3 definition of 
developable area

The opportunities and constraints analysis shows that 
the study area is subject to a number of factors which 
impact upon the developable area and resultant site 
boundary. The 200ha study area is given structure and 
definition by the constraints imposed on it.

protect setting of maes Knoll
The Environmental Capacity Study identifies that the area closest to 
Maes Knoll is not considered appropriate for development due to visual 
impact and loss of rural character. Development should be concentrated 
to the north, away from Maes Knoll.
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Green inFraStructure StrateGY
The importance of the green corridor between 
Whitchurch and Bristol means that it is necessary to 
consider retaining and strengthening this divide. There 
are a number of strategy options for how this can be 
strategically achieved and the form that development 
takes.

The area around the north of Whitchurch is a particular 
pinch-point and presents few strategic options. 
As the site widens, a number of approaches can 
be taken. Strategically, there is a case for forming 
green corridors from the valleys to the north down 
to the open countryside to the south and east, giving 
environmental and recreational benefits. An additional 
corridor follows the dismantled railway.

strategy 1 - Buffer around 
Bristol
The first strategy hugs the edge of Bristol and 
maintains the existing boundary with B&NES. 
Development becomes a extension of Whitchurch. 

strategy 2 - Buffer around 
whitchurch
This strategy leads from the valleys and hugs the 
existing boundary of Whitchurch, separating it 
from the wider development area. This means that 
development will be an extension to Bristol.

2 - Buffer around whitchurch1 - Buffer around Bristol 3 - Split development

Strategy 3 - Split development
The third strategy brings the green corridors through 
the centre of the development areas and allows 
development to bolt onto both Bristol and Whitchurch. 

Strategy 4 - hybrid
There is the option of a hybrid strategy which would 
use primary and secondary green corridors to protect 
both settlements, though this could mean that the 
development remains isolated from surrounding 
settlements and that development does not clearly read 
as a part of either Bristol or B&NES.
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resultant development plots
The developable area has been considered with regard to the wider 
200ha Whitchurch site and the suitability of this land within a strategic 
vision for the long term future of this area. The study area is primarily 
divided by the existing lanes which give structure. These plots exclude 
the most sensitive areas of the site: the area at the foot of Maes Knoll, 
Lyons Court Farm and the green corridor between Ridgeway Lane/
Washing Pound Lane and Bristol Road. Further structure will be 
given by the green infrastructure strategy though this is variable. The 
approach to Plot E will have to respond to the presence of Horseworld. 

horseworld site
The study area includes a large area of land within the ownership of 
HorseWorld which may or may not be available as part of this urban 
extension. 
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4. deveLopment concept optionS
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option 1

a

35 dph

B

40 dph

development quantum

area 
(ha) %

residential 13.6 69.0

playing field 6.1 31.0

total 19.7

development density 
(dwellings per hectare)
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4.1 option 1

Option 1 is a conservative approach which clusters 
development as modest extensions to Whitchurch 
village, following Strategy 1. This approach is intended 
to generate greater critical mass at Whitchurch village 
and support existing and new social infrastructure 
whilst minimising impact on the green belt and 
retaining the separation of Whitchurch from the 
suburbs of Bristol. The majority of the developable 
area is left free from development; this land could 
remain as in its present condition (open countryside), 
or be enhanced environmentally or adapted to 
recreational use. The limited spread of development 
means the impact on the setting of Maes Knoll will be 
limited.

Plot boundaries are largely determined by existing 
field boundaries, allowing the development to sit more 
comfortably within the green belt. Existing hedgerows 
and treebelts are retained to minimise impact visual 
and environmental impact.

This option will have relatively low impact on strategic 
infrastructure and will require limited access points 
which can be obtained from existing through-roads. 

residential development quantum

Gross 
developable 
area (ha)

density 
(dwellings/

ha)

total 
housing 
quantum

Site 
efficiency 
factor

net housing 
quantum

pLot a 9.7 35 340 80% 272

pLot B 3.8 40 154 80% 123

total 13.6 474 80% 395
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option 2

development quantum

area 
(ha) %

residential 103.1 71.2

playing field 35.7 22.9

Strategic 
greenspace 17 10.9

total 155.8

a1

35 dph

playing 
fields

a2

a3
B1

B2

c1 c2

c3

c4

d

40 dph

horseworld

development density 
(dwellings per hectare)
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4.2 option 2

Option 2 maximises development over a larger 
developable area whilst taking into account the 
sensitivity of the setting to Maes Knoll and the 
separation of Whitchurch from Bristol. The option 
assumes the availability of land at Horseworld and 
broadly follows Strategy 1 in bolting development to 
Whitchurch rather than Bristol.

The land identified as most sensitive in the 
Environmental Capacity Study is excluded from the 
developable area. 

The option maintains the identity of Whitchurch 
as distinct from Bristol and from much of this 
development site using green corridors running along 
the Bristol-B&NES boundary and around the edge 
of Whitchurch village. These connect to the open 
countryside and provide a network of recreational and 
habitat areas. The plots within area C form a coherent 
parcel of land which would be a significant area of 
development.

The development plots are largely deliverable in 
isolation and are not reliant on other plots coming 
forward. Plots C1 and C2 are largely reliant on 
the Horseworld site becoming available. The 
areas identified for playing fields are an indicative 
location based on suitability of land and access from 
surrounding areas.

residential development quantum

Gross 
developable 
area (ha)

density 
(dwellings/

ha)

total 
housing 
quantum

Site 
efficiency 
factor

net housing 
quantum

a1 14.5 35 508 80% 406

a2 13.5 35 473 80% 378

a3 2.6 35 91 80% 73

pLot a 30.6 35 1071 80% 857

B1 1.9 35 97 80% 53

B2 10.6 35 371 80% 297

pLot B 12.5 35 438 80% 350

c1 11.7 40 468 80% 374

c2 20.7 35 725 80% 580

c3 15.1 35 529 80% 423

c4 4.0 40 140 80% 112

pLot c 51.5 - 1861 80% 1489

pLot d 8.5 40 340 80% 272

total 103.1 3710 80% 2968
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option 3

a1

35 dph

a2
B

c1

c2
d

40 dph

development quantum

area 
(ha) %

residential 62.2 52.9

playing field 38.3 32.6

Strategic 
greenspace 17 14.5

total 117.5

development density 
(dwellings per hectare)

horseworld

playing 
fields
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4.3 option 3

Option 3 is a derivation of Option 2 which assumes 
that the land at Horseworld would not come forward 
for development. The result is a much reduced 
developable area and more discrete parcels. Again, 
these plots are largely deliverable in isolation and do 
not rely on infrastructure or access from other plots. 

residential development quantum

Gross 
developable 
area (ha)

density 
(dwellings/

ha)

total 
housing 
quantum

Site 
efficiency 
factor

net housing 
quantum

a1 14.5 35 508 80% 406

a2 13.5 35 473 80% 378

pLot a 28.0 35 980 80% 784

pLot B 10.6 35 371 80% 297

c1 11.1 35 388 80% 310

c2 4.0 35 140 80% 112

pLot c 15.1 35 529 80% 423

pLot d 8.5 40 340 80% 272

total 62.2 2219 80% 1775
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4.4 development quantum

deveLopaBLe area
The intention of the 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 location 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 (80%) to account 
for the difficulty associated with developing at this 
location 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 development capacity 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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5. inFraStructure requirementS



34

5.1 overview

This section seeks to explain the infrastructure 
required to support the level of housing growth at the 
Whitchurch site. 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 development capacities outlined in the previous 
section (housing range 395 - 2,968) and the following 
assumptions:

 - Average household size of 2.2 people

 - Projected population range: 869 - 6,530

 - 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 30% affordable with the remainder being 
predominantly larger, family housing.

 - 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 
population2 

 - Outdoor Sports: 1.6 – 1.8 ha per 1,000 population2

 - Indoor Sports: 0.77 ha per 1,000 population2            
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5.3 physical infrastructure 

infrastructure 
category

item commentary

transport
Walking Close to Whitchurch village but too far from existing and future employment centres for walking to be a major 

mode of commuter travel.
Cycling Trips to central Bristol are possible in under 30 minutes. It is also possible to cycle to Brislington and Hengrove 

Park. Site is located on National Cycle Network Route 3.
Public Transport Close to established frequent services along A37, but despite this the ward does not have a bus use culture. 

Relatively long journey times could deter modal shift from private car use. Limited opportunity for bus priority 
improvements.

Highways Development is forecast to result in significant additional traffic along the A37 and A4 into Bristol, the A4174 
Callington Road and through Keynsham (via Charlton Rd). Routes into Bristol are already heavily congested 
with low journey speeds with little scope for mitigation measures on these routes through highway capacity 
improvement works. 

Summary Ward performs poorly in terms of sustainable travel and driver mode share but the development area could 
facilitate access to Whitchurch Village and there are opportunities for modal shift to bus services along the 
A37. Highways impact is likely to occur on A37 into Bristol which is congested in peak hours with poor 
journey times. 

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.
Impact on housing viability: low, as there are unlikely to be significant additional developer costs. 

Flood risk + drainage The development area around Whitchurch is not within the flood zone. 
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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 school – this will likely rule out the viability of CHP unless significant growth is 
pursued in this location. 

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 one planned at 
Broadmead Lane, Keynsham. 

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): 16 - 119 places
 - Early Years (3-4): 43 - 326 places

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: 122 - 920
Secondary school Contribution to additional Secondary and Post 16 provision

 - Secondary school places: 59 - 326
 - Post 16 places: 16 - 119
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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 35% to be provided 
on site. 
At the development capacities assessed (395 - 2968) this would trigger the need for 119 - 890 affordable 
housing units to be provided on site.

5.5 Green infrastructure

infrastructure  
category

Sub-category commentary

Green space 
(within site)

Formal Green Space 13,035 - 97,950 sqm (1.3 - 9.8 ha)

Natural Green Space 13,035 - 97,950 sqm (1.3 - 9.8 ha)

Allotments 2,607 - 19,590 sqm (0.26 - 1.96 ha)

Children’s Play 0.69 - 5.22 ha 

Outdoor Sports 1.39 - 11.75 ha

Indoor Sports 0.67 - 5.03 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:

 - Early Years provision co-located with Primary 
School. Early Years (0-2): 16 - 119  places; and 
Early Years (3-4): 43 - 326 places

 - Primary School provision on site. Primary school 
places: 122 - 920

 - Contribution to Secondary school places: 59 - 326

 - Contribution to Post 16 places: 16 - 119

 - Provision of 119 - 890 affordable housing units on 
site

 - Provision of Formal Green Space (1.3 – 9.8 
ha); Natural Green Space (1.3 – 9.8 ha) and  
Allotments (0.26 - 1.96 ha)

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 (or contribution to) Children’s Play 
(0.69 - 5.22 ha); Outdoor Sports (1.39 - 11.75 ha) 
and  Indoor Sports (0.67 - 5.03 ha)
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6. viaBiLitY and deLiverY
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6.1 General overview

The findings of this section provide a general overview 
of the demand and supply of residential land on the 
edge of Bristol with consideration given to the delivery 
of this site – Whitchurch.

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 B&NES as a whole.

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

 - 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.

 - 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.

 - 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.
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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 whitchurch
 - The site was previously promoted as an urban 

extension in the Draft Regional Spatial Strategy 
(now abolished).

 - This site was previously assessed in the Strategic 
Housing Land Availability Assessment (2011). 

 - This site has been promoted in the refresh of the 
Council’s Strategic Housing Land Availability 
Assessment (2013), therefore it can be considered 
available.

 - There are currently live planning applications in 
this area for residential development.

 - Significant developer interest, demonstrating 
deliverability despite identified transport 
constraints.

 - It is considered that a viable housing scheme 
could be delivered in this location.



42

7. SummarY
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7.1 place-making 
principles

Land at Whitchurch should be developed in line with 
the following place-making principles to ensure a 
distinctive development sympathetic to its green belt 
location:

 - DENSITY AND BUILDING FORM - Residential 
development should be sympathetic to landscape 
character and show highest densities around 
Whitchurch village and near to existing dwellings. 
Lower densities should be be used on the rural 
edges, particularly where it faces Maes Knoll.

 - ORIENTATION - Dwellings should front onto 
any signficant access routes and form a coherent 
frontage onto open space. 

 - LAYOUT - Noting the site’s position within 
the green belt, the development should adopt a 
relaxed perimeter block layout in prefence to a 
cul de sac layout or rigid rectilinear form. A more 
organic structure may be appropriate adjacent to 
Whitchurch village.

 - BOUNDARY TREATMENT - Existing hedges 
and treelines should be retained and repaired 
where necessary and used as a gentle boundary 
treatment and visual mitigation approach for the 
site. 

 - FOOTPATHS - Public access should be retained 
as close as possible to existing routes and, where 
possible connected through the site. Connections 
north into Bristol should be maximised.

 - CYCLE NETWORK - The cycle network should 
be expanded through the site with particular regard 
to the provision of off-road routes.

 - OPEN SPACE - Open space should be designed to 
be a part of of the development rather than solely 
on the periphery. Edges should be landscaped to 
blend into the open countryside. 

 - PHASING - Phasing should focus on areas close 
to existing settlement before developing areas at 
the rural fringe.




