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1 Introduction 

Arup have been appointed by Bath & North East Somerset (B&NES) to prepare a 
Green Belt Review as part of the evidence base informing the Core Strategy 
examination.  The Green Belt Review is comprised of three main elements, as 
follows: 

 Stage 1 (published April 2013) – Responding to advice from the Planning 
Inspector that there is no up-to date and comprehensive review of the Green 
Belt

1
, the Stage 1 Green Belt Review sought to provide an appraisal of all 

Green Belt land in the B&NES administrative area.  The consideration of 
whether land serves Green Belt purposes was undertaken having regard to the 
five Green Belt “purposes” set out in the National Planning Policy Framework 
(NPPF), as well as a sixth locally adopted purpose.  Stage 1 of the Green Belt 
Review (draft) informed decisions on the Broad Locations for Development 
set out within the Proposed Changes to the Submitted Core Strategy (March 
2013). 

 Green Belt Additions (published August 2013) – Appraisals of land parcels 
that fall outside the Green Belt designation undertaken to inform whether 
additions to the Green Belt (to the south of the existing boundary) should be 
proposed by the Council. This appraisal also responds to the resolution of the 
Council at its meeting on 4

th
 March 2013; i.e. that Cabinet consider a review 

of the Green Belt to the south of the District, with a view to extending the 
Green Belt to incorporate areas (within B&NES) currently south of the Green 
Belt boundary. 

 Stage 2 (this study) – The Proposed Changes to the Submitted Core Strategy 
identify five Broad Locations for development (housing and employment) that 
would necessitate the release of Green Belt land and redrawing of Green Belt 
boundaries.  This Stage 2 study has therefore been prepared to provide a more 
detailed appraisal of the extent to which land within the Broad Locations for 
Development fulfil Green Belt Purposes, and to identify whether recognisable 
physical features that could potentially be suitable for defining a Green Belt 
boundary are present within each location. 

1.1 Purpose of the Stage 2 Green Belt Review 

The Stage 2 review is a more detailed appraisal of study areas in relation to Green 
Belt purposes that will inform consideration of the release of specific sites from 
the Green Belt for development and the associated alterations to the Green Belt 
boundary in the five development locations identified in the Proposed Changes to 
the Submitted Core Strategy.  The five housing and employment allocations 
within Broad Locations for Development are set out within Table 1. 

The Green Belt Review Stage 2 report is intended to serve the following purposes: 

 the study will inform the selection of preferred sites in the Placemaking Plan; 
and 

                                                 
1
 See Planning Inspectorate ‘Preliminary Conclusions on Strategic Matters and Way Forward” 

(ID/28, paragraph 4.3) 
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 consideration is given as to whether recognisable physical features that could 
potentially be suitable for defining a Green Belt boundary are present within 
each location.  

The Stage 2 report will be one of several evidence base documents that the 
Council will take into account when selecting preferred site allocations within the 
Placemaking Plan.  Other planning matters will need to be weighed against the 
overarching Green Belt objective “…to prevent urban sprawl by keeping land 
permanently open” (NPPF, paragraph 79).  

Once the Council has selected preferred site allocations, further Green Belt work 
will be required to identify the specific and precise boundary changes required, as 
part of the Placemaking Plan. 

Table 1 – Development allocations within the Proposed Changes to the Submitted 
Core Strategy resulting in revisions to the Green Belt boundary. 

Proposed broad location 
for development 

Scale of development proposed 

Development on the edge of Bath 

Land adjoining Odd Down Residential led mixed use development of around 300 dwellings. 

Land adjoining Weston Residential led mixed use development of around 300 dwellings. 

Development on the edge of Keynsham 

Land adjoining East 
Keynsham 

Mixed use development to include 25,000-30,000m
2 
of 

employment land in an expansion to Broadmead/ Ashmead/ 
Pixash Industrial Estate and around 250 dwellings. 

Land adjoining South 
West Keynsham 

Residential development of around 200 dwellings. 

Development at Whitchurch 

Development at 
Whitchurch 

Residential development of around 200 dwellings. 

 

Safeguarded Land 

The NPPF makes it clear that in revising Green Belt boundaries local planning 
authorities should seek to ensure that the boundaries defined will endure over the 
longer term and that there may be a need to consider whether land should be 
safeguarded for development beyond the plan period. At the broad development 
locations adjoining South West Keynsham and at Whitchurch, Annex 1 to the 
Report to Council on the Core Strategy Proposed Changes (4

th
 March 2013) 

suggests that the scope for ‘safeguarded land’ for longer term development should 
be considered through the Placemaking Plan.  The appraisal work within this 
study is likely to be of relevance to the process of considering and identifying 
‘safeguarded land’. However, this study does not make specific recommendations 
on the matter. 

As part of the B&NES Stage 1 Green Belt Review (April 2013) secondary criteria 
relating to the positive uses in the Green Belt were presented in chapter 5 and 
utilised in the appraisal. For the purposes of this assessment this exercise has not 
been replicated as the original overview assessment still stands. 
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2 Planning Policy & Methodology 

2.1 Planning Policy 

2.1.1 Green Belt “purposes” 

The Green Belt Stage 1 and 2 appraisals have been undertaken in conformance 
with policy and guidance set out in the NPPF, which states:  

“The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping 
land permanently open; the essential characteristics of Green Belts are their 
openness and permanence. 

Green Belt serves five purposes: 

 to check the unrestricted sprawl of large built-up areas; 

 to prevent neighbouring towns merging into one another;  

 to assist in safeguarding the countryside from encroachment;  

 to preserve the setting and special character of historic towns; and 

 to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land” (Paragraphs 79 & 80). 

These five statutory purposes of the Green Belt form the basic appraisal criteria 
set out in chapter 3 of this report. 

In addition, the Stage 1 and 2 Green Belt appraisals take account of a further, 
‘local Green Belt purpose’ which seeks “to preserve the individual character, 
identity and setting of villages and hamlets” (Local Plan 2007, Table 10; and 
Submitted Core Strategy Table 8).  

Chapters 2 and 4 of the Green Belt Review Stage 1 Report explain in more detail 
why decisions on the future of the Green Belt must be based first and foremost on 
national policy set out in the NPPF, but that the local purpose is of continuing 
relevance having regard to the reasons for designation of the Bristol and Bath 
Green Belt. 

2.1.2 Amendments to Green Belt boundaries 

When considering amendments to Green Belt boundaries, the following further 
policy and guidance set out in the NPPF is considered to be of particular 
relevance: 

 Sustainable patterns of development – NPPF policy intimates that protection 
of the Green Belt must be balanced with other sustainable development 
considerations during the preparation of the Core Strategy: “When drawing up 
or reviewing Green Belt boundaries local planning authorities should take 
account of the need to promote sustainable patterns of development.  They 
should consider the consequences for sustainable development of channelling 
development towards urban areas inside the Green Belt boundary, towards 
towns and villages inset within the Green Belt or towards locations beyond the 
outer Green Belt boundary” (paragraph 84).  The Green Belt Review 
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therefore forms only part of the evidence base, alongside the Sustainability 
Appraisal, that must be considered by the Council. This will be necessary both 
for the Core Strategy and preparation of the Placemaking Plan. 

 Defining Green Belt boundaries – Paragraph 85 of the NPPF reiterates points 
about the intended permanence of Green Belt boundaries and meeting 
requirements for sustainable development, but also refers to the need to use 
clear boundary features likely to be permanent: 

“When defining boundaries, local planning authorities should: 

 ensure consistency with the Local Plan strategy for meeting identified 
requirements for sustainable development; 

 not include land which it is necessary to keep permanently open; 

 where necessary, identify in their plans areas of ‘safeguarded land’ 
between the urban area and the Green Belt, in order to meet longer-term 
development needs stretching well beyond the plan period; 

 make clear that the safeguarded land is not allocated for development at 
the present time.  Planning permission for the permanent development of 
safeguarded land should only be granted following a Local Plan review 
which proposes the development; 

 satisfy themselves that Green Belt boundaries will not need to be altered at 
the end of the development plan period; and 

 define boundaries clearly, using physical features that are readily 
recognisable and likely to be permanent.” 

2.2 Study areas and option sites 

The study areas and land cell options for the Green Belt Review Stage 2 appraisal 
have been derived from those identified in the Arup Concept Options Reports 
(published April 2013).  This facilitates more detailed appraisal of Green Belt 
land within broad locations (or study areas) for potential development site 
allocations.   

In some cases minor amendments have been made to the original Concept Options 
Report study areas and development plot options (referred to as land cells in this 
study), to include additional areas of land that the Council considered should be 
appraised for completeness. 

The study areas and development land cell options are shown in the maps in 
Appendix B.   

2.3 Green Belt release requirements 

This report does not seek to define a recommended Green Belt boundary 
amendment, but rather inform decision-makers as to preferred directions of 
growth from a Green Belt perspective. Land cell options, together with estimates 
of the land area required to achieve the allocations in the Core Strategy Proposed 
Changes, provide an indication of land capacity to inform decision-making. 
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For ease of reference, each location specific section of Chapter 3 therefore sets out 
calculations of the Core Strategy Proposed Changes land requirements, based on 
the following: 

 a development density assumption (dwellings per hectare); 

 an employment land density assumption (for East Keynsham); 

 a site efficiency factor, that takes account of factors such as topography that 
can influence the amount of development that could be achieved within a site; 
and 

 an allowance for open space provision in accordance with approved B&NES 
standards (as indicated in the April 2013 Arup Development Concept Option 
Reports). 

With respect to development density and the site efficiency factor, this study 
applies assumptions drawn from the Development Concept Options reports to 
ensure consistency across the evidence base.  Where the Development Concept 
Options report sets out a range of development densities for different parts of a 
broad location for development, this study takes a conservative view and assumes 
a lower density.  This will help to ensure that, where Green Belt amendments are 
proposed, sufficient land is released to ensure that the development allocation can 
be achieved.   

It is important to note that the estimates of land cell capacity will, in some cases, 
differ from those set out in the Development Concept Options reports.  This is 
largely due to the application of a single density and site efficiency assumption for 
each study area

2
. 

2.4 Green Belt appraisal criteria 

An appraisal of the Green Belt land within each study area and land cell has been 
undertaken having regard to four of the five national Green Belt purposes, as well 
as the locally adopted purpose that seeks to preserve the individual identity and 
setting of Keynsham and villages within the Green Belt.   

The fifth national purpose, “to assist in urban regeneration, by encouraging the 
recycling of derelict and other urban land” is considered to apply with equal 
weight across the five locations. This is because all of the locations considered 
adjoin or are closely associated with a large urban area and the Core Strategy 
seeks to optimise the re-use of brownfield land for development. 

The Green Belt appraisal criteria used is the same as that set out within chapter 5 
of the Stage 1 Green Belt Review, and is replicated within Appendix A of this 
report. 

The Stage 1 report also considered secondary appraisal criteria, that relate to 
guidance in the NPPF that “local planning authorities should plan positively to 
enhance the beneficial use of the Green Belt, such as looking for opportunities to 
provide access; to provide opportunities for outdoor sport and recreation; to 
retain and enhance landscapes, visual amenity and biodiversity; or to improve 
damaged land and derelict land.”  The secondary appraisal criteria have not been 

                                                 
2
 The Development Concept Options report applied different densities to different development 

plots/land cells, based on urban design considerations. 
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re-applied specifically within the Stage 2 report, however, the Council will seek to 
address this issue when selecting site allocations during the preparation of the 
Placemaking Plan. 

With respect to topography and landscape considerations raised by the appraisal 
criteria in relation to national purposes 3 (safeguarding the countryside) and 4 
(preserving the special character of historic towns) this study draws on 
assessments within other relevant Core Strategy evidence base documents: 

 Strategic Housing Land Availability Assessment (March 2013); 

 World Heritage Site and Area of Outstanding Natural Beauty Landscape and 
Visual Impact Assessment  for Lower Slopes at Weston (in draft); and 

 World Heritage Site and Area of Outstanding Natural Beauty Landscape and 
Visual Impact Assessment for Land Adjoining Odd Down (in draft). 

2.5 Green Belt land and boundary characteristics 

When identifying strategic site boundaries for green belt release through the 
Placemaking Plan, specific and precise defensible green belt boundaries will need 
to be identified. These will utilise existing or new physical boundary features that 
are recognisable and permanent in line with the NPPF. 

For each of the broad locations for development, annotated photographs are used 
within this study to illustrate the type and characteristics of existing boundary 
features, which may be used to enable the redrawing of Green Belt boundaries.  
Site visits provided confidence that, in the majority of cases field boundaries 
shown on Ordnance Survey mapping are present and sufficiently well maintained 
to provide suitable physical features for the redrawing of Green Belt boundaries.   

Where there is an absence of existing physical boundary features, the creation of 
new boundary features to a development would need to be considered. 
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3 Appraisal of Land Cell Options 

3.1 Land adjoining Odd Down 

3.1.1 Appraisal study area 

The Green Belt Stage 2 Report focuses on the land adjoining Odd Down, located 
to the south of the City of Bath. The study area comprises land cells A – E as 
defined within the Development Concept Options Report (April 2013, page31).   

For completeness of coverage, land cell E has been extended to cover additional 
land to the west shown as green space in the Development Concept Options 
report.  In addition, a land cell F is appraised by this study, covering the remaining 
area of land south of land cell E. 

A map of the study area and land cell options is provided at Appendix B1.  

The study area comprises a plateau of land 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 study area along the rear of properties which create the existing 
settlement edge. 

The plateau is relatively flat and level, lying at 165- 175m above sea level with a 
slight fall from south towards north east.  The topography of the area slopes away 
steeply beyond the southern boundary of the study area, into the Cam Valley. 

Field boundaries within the study area are marked by low dry stone walls and 
wide bands of young planted trees. 

3.1.2 Green belt release requirement 

The Proposed Changes to the Submitted Core Strategy (March 2013) makes 
allowance for a housing land allocation of 300 dwellings at Odd Down.  This 
equates to a Green Belt release area of around 9.5ha. 

Calculation of Green Belt land release requirement 

Housing land allocation 300 dwellings 

Dwelling density assumption (dwellings per hectare) 35dph 

Green Belt release area based on density only 8.6ha 

Green Belt release area assuming 90% site efficiency factor 9.5ha 

Open space provision
3
 (based on B&NES standards) 3.8ha 

Green Belt release including open space provision 13.3ha 

3
 Open space provision allows for: formal green spaces; natural green spaces; allotments; 

children’s play space; and outdoor sports. 
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Applying B&NES standards for open space, total provision of around 3.8ha is 
assumed for this study. Provision of facilities for outdoor sport and outdoor 
recreation can be appropriate within the Green Belt (NPPF, paragraph 89) and 
therefore the scope for providing open space to support development within or 
outside Green Belt release boundaries should be considered on a case by case 
basis. 

3.1.3 Summary of Stage 1 Appraisal 

The Stage 1 Green Belt Review reported on a wider area, covering a land parcel 
‘South of Bath’, which encompassed the countryside around the rural settlements 
of South Stoke and Combe Hay, with the southern boundary defined by the valley 
of the Cam Brook. 

The following conclusions on Green Belt purposes served in this area were 
reached: 

“The Green Belt designation in this land parcel is of high importance for 
preventing the sprawl of Bath into open countryside that could also result in the 
coalescence of the city with the villages of South Stoke and Combe Hay.  

Green Belt in this land parcel serves the purpose of preventing the merger of Bath 
and Radstock (and the intervening village of Peasedown St John), although the 
area of land remaining open between Bath and Radstock is greater than that 
within the Bristol, Keynsham and Bath corridor.   

The Green Belt designation within this land parcel also serves the purposes of 
protecting the countryside from encroachment, assisting urban regeneration and 
preserving the special character of the Bath World Heritage Site.  Under local 
purpose 6, the Green Belt helps to preserve the identity and settings of South 
Stoke and Combe Hay. 

Notable positive uses of the Green Belt in this land parcel include preserving the 
setting of the South Stoke and Combe Hay Conservation Areas; and the protection 
of Sites of Nature Conservation Interest and a good network of Public Rights of 
Way.” 
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3.1.4 Appraisal of Green Belt purposes 

Land adjoining Odd Down 

Development 
land cell 
options 

Land 
cell 
area 
(in ha) 

Estimated 
dwelling 
capacity 
of land 
cell

4
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Overview 28.4 895 The Stage 1 Report identified that major 
development within the land parcel would 
be contiguous to the urban boundary of Bath 
or within close proximity to the urban edge 
of Bath and therefore the Green Belt is of 
particular importance for preventing urban 
sprawl.     

The Stage 1 Report notes that there is 
limited existing development within the 
‘South of Bath’ land parcel with the 
exception of the settlements of South Stoke 
and Combe Hay.  The Green Belt helps to 
prevent sprawl into open land and the 
coalescence of these rural settlements with 
the city.  In particular, the Green Belt gap 
between Bath and South Stoke is very 
narrow, to the extent that even relatively 
limited developments could threaten 
coalescence with the large built up area. 

The settlement edge of the city has 
previously been breached south of the 
Wansdyke through the development of 
housing and the Sulis Manor Language 
School.  

Development in the study area would 
comprise “sprawl”, however development 
within land cells A, D and E could be 
considered consistent with the limit of 
development established by the existing 
housing south of the Wansdyke. However, 
there may be other reasons why 
development here would be unsustainable. 
A Green Belt separation could be retained 
between Bath and South Stoke, utilising 
field boundaries within the study area to 
redraw the Green Belt inner boundary. 

The Stage 1 Report noted that the urban 
edge of Radstock is approximately 7.5km 
from the south western edge of Bath along 
the route of the A367, while the location of 
Peasedown St John between the town and 
city is of significance when appraising the 
potential for merger (Peasedown St John is 
located approximately 4.5km south west of 
the southern western edge of Bath).   

The greater distances between settlements 
along the A367 means that major 
development or consolidation of the urban 
form in this land parcel could be 
accommodated without significantly 
decreasing the distance between settlements, 
when compared to locations in the Bristol to 
Bath corridor. 

The extent of Green Belt release proposed is 
to enable the development of 300 houses 
and the direction of growth envisaged in the 
Core Strategy Proposed Changes is not 
considered to compromise a threat of 
merger or significant erosion of the distance 
between Bath and other towns. 

This purpose is not considered relevant 
with respect to determining Green Belt 
boundary amendments at the land 
adjoining Odd Down. 

At Stage 1, the land north of South Stoke (& 
immediately south of Bath) was considered 
to be generally level, so views of major 
development from land at a similar 
elevation would not be restricted, resulting 
in a sense of encroachment into the 
countryside.  The topography changes in the 
southern portion of the land parcel, with 
land dropping into the valley formed by 
Cam Brook. Development in this location, 
on the south-facing hillside, is expected to 
be visible from a larger number of vantage 
points, resulting in even greater 
encroachment into the countryside.    

The SHLAA identifies that some of the 
plateau land to the west of Sulis Manor is 
particularly sensitive in terms of visual 
impact when compared to land to the east of 
Sulis Manor. 

The WHS Setting and AONB LVIA 
(published on September 2013 alongside 
this study) identifies that there is a 
cumulative increase in magnitude of 
effects from north to south over the 
Eastern and Western sectors of the Odd 
Down especially in the Western sector; 
where there is particular exposure to the 
wider countryside to the south. 

For this purpose, Green Belt release would 
ideally be restricted to the northern and 
northeastern land cells (A, D and E).  This 
would help to direct development to areas 
away from the southern edge of the 
plateau, and particularly the southwestern 
area, which would result in a greater sense 
of encroachment into the countryside.  

Land at Odd Down adjoins the Bath World 
Heritage Site and falls within the defined 
setting of the WHS. Sulis Manor and its 
grounds are included in the WHS 
designation.  Key to the setting of the Bath 
WHS is the views of the surrounding hills, 
open fields, hedgerows and woodland.  

The SHLAA identifies that some of the 
plateau land to the west of Sulis Manor is 
highly visible in views and therefore of 
greater importance in terms of protecting 
the setting of the WHS when compared to 
land to the east of Sulis Manor. 

In terms of the historic value of adjoining 
areas of Bath, land at Odd Down does not 
adjoin a Conservation Area within the city. 
The Cross Keys Inn (Grade II listed) is 
located at the junction of Southstoke Lane 
and Midford Road, the setting of which 
should be protected.  Wansdyke Scheduled 
Ancient Monument forms the northern 
boundary of the eastern part of the plateau.  

Green Belt release centred at land cell C 
could help prevent or reduce development 
west of Sulis Manor, which in some areas 
would result in greater impact upon the 
WHS setting, this would also draw 
development back from the Wansdyke and 
around the Grade II listed Cross Keys Inn 
– although the impact on the setting of
these assets would need to be carefully 
considered.  This would need to be 
balanced against a desire to prevent 
development along the southern edge of 
the plateau (see Purpose 3) and the 
restriction of sprawl (Purpose 1). 

The Green Belt helps to protect the 
individual character, identity and setting of 
the settlements of Combe Hay and South 
Stoke.  

The remaining Green Belt gap between Bath 
and South Stoke is particularly narrow and 
there is already development linking the 
settlements east of Southstoke Lane, albeit 
at a low density.  Remaining fields and 
gardens to the west of Southstoke Lane are 
therefore important in protecting the setting 
of the village, which is designated as a 
Conservation Area. 

The Development Concept Options Report 
recommends that any development within 
this study area will need to respect the 
visual sensitivity and distinction between 
the two settlements. As such it recommends 
that the boundary at this location is pulled 
away from South Stoke Village to protect 
the designated area and avoid the 
amalgamation of the two settlements. 

Green Belt release could protect the 
individual identity and setting of South 
Stoke village, by retaining a Green Belt 
separation of the city and the village. 

A 2.33 73 Land cell A is contiguous to the built-up 
area of Bath and development here could be 
considered “sprawl” of the urban area, 
although the southern limit of development 
would be consistent with existing housing 
south of Wansdyke. 

Development within land cell A is not 
considered to present a threat of merger of 
Bath with neighbouring towns. 

Land cell A is located in the northern part of 
the study area, away from the southern edge 
of the plateau.  

The WHS Setting and AONB LVIA report 
notes that development within land cell A 
(Sports Ground) would relate well to the 
adjacent Sulis Manor housing estate 
assuming development of a similar nature. 
There would be no change in the nature of 
the compact city form [of Bath] unless 
development of significantly increased 

Land cell A is located adjacent within the 
World Heritage Site, but is not directly 
adjacent to a Conservation Area or listed 
building.   

As noted under purpose 3, the WHS Setting 
and AONB LVIA notes that development in 
this land cell would not result in a change in 
the nature of the compact city form of Bath, 
unless development of significantly 
increased height was considered.  

Development within Land cell A1 is not 
considered to present a threat of merger of 
Bath with neighbouring villages. 

4
 Calculations based on same assumptions used for the Green Belt release requirement (section 3.1.2) 
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Land adjoining Odd Down 

Development 
land cell 
options 

Land 
cell 
area 
(in ha) 

Estimated 
dwelling 
capacity 
of land 
cell

4
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

height was considered in which case there 
may be views out beyond the plateau in the 
south.   

On this basis, it is considered that this land 
cell may be a preferred area for release to 
limit a sense of encroachment into the 
countryside.      

B1 & B2 and 
triangle of 
land shown as 
SNCI 
between Odd 
Down Park 
and Ride and 
Land Cells A 
and B1. 

4.79 151 These land cells are contiguous/adjacent to 
the built-up area of Bath and development 
here could be considered 
“sprawl” of the urban area that extends 
beyond the existing southern limit of 
residential development, with the exception 
of Sulis Manor.  

As above. The land cells are located towards the 
southern edge of the plateau land and may 
be visible in views towards Bath from the 
south.  

The WHS Setting and AONB LVIA report 
advises that development of any kind in the 
southern half and western part of these 
land cells would be highly detrimental to 
maintaining the hidden nature of the city.  

Development in the southern and 
western part of the cells could therefore 
result in a comparatively greater sense 
of encroachment into the countryside.   

The land cells are located adjacent to and 
within the setting of the World Heritage 
Site, but not directly adjacent to a 
Conservation Area or listed building.  

As noted under purpose 3, the WHS and 
AONB LVIA notes that development of any 
kind in the southern half  and western part 
of these land cells would be highly 
detrimental to maintaining the hidden 
nature of the city.   

Development within these land cells is not 
considered to present a threat of merger of 
Bath with neighbouring villages. 

C1 & C2 7.93 250 Land cells C1 & C2 are contiguous to and 
within close proximity of the built-up area 
of Bath and development here could be 
considered “sprawl” of the urban area that 
extends beyond the existing southern limit 
of residential development, with the 
exception of Sulis Manor. 

As above. Land cells C1& C2 are located towards the 
southern edge of the plateau land and may 
be visible in views towards Bath from the 
south.  

The WHS Setting and AONB LVIA report 
advises that development in the northern 
part of these land cells would not affect 
views from beyond the plateau. In contrast, 
development in the southern part of the land 
cell would be highly detrimental to 
maintaining the hidden nature of the city.  

Development in the southern part of the 
fields could therefore result in a 
comparatively greater sense of 
encroachment into the countryside. 

Land cells C1 & C2 are located adjacent to 
and within the setting of the World Heritage 
Site, but not directly adjacent to a 
Conservation Area or listed building.  

As noted under purpose 3, the WHS and 
AONB LVIA advises that the northern part 
of the land cells are not as sensitive with 
respect to the setting of the Cross Keys Inn 
listed building or WHS setting, but that 
development in the southern parts of these 
land cells would be highly detrimental to 
maintaining the hidden nature of the city. 

Development within land cells C1 & C2 
would reduce the separation between the 
City of Bath and South Stoke Village and 
Conservation Area, but a buffer area of 
Green Belt land could still be maintained 
providing that land cell F was not also 
released for development. 

D 6.02 190 Land cell D is contiguous to the built-up 
area of Bath to the west and north and 
development here could be considered 
“sprawl” of the urban area, although the 
southern limit of development would be 
consistent with existing housing south of 
Wansdyke. 

As above. Land cell D is further set back from the 
edge of the Odd Down plateau and less 
visible from a range of vantage points.  

The WHS Setting and AONB LVIA report 
advises that, assuming 2 storey 
development, then development in this land 
cell is unlikely to be detrimental to 
maintaining the hidden city.  

It is therefore concluded that a sense of 
encroachment of development into the 
countryside would be comparatively 
limited. 

Land cell D is located adjacent to and 
within the setting of the World Heritage 
Site, but not directly adjacent to a 
Conservation Area or listed building.  The 
northern boundary of the land cell is formed 
by the Wansdyke Scheduled Ancient 
Monument.  

As noted under purpose 3, the WHS and 
AONB LVIA advises that development in 
this land cells is unlikely to be detrimental 
to maintaining the hidden city of reducing 
the open view from Cross Keys too much. 

Development within land cell D would 
reduce the separation between the City of 
Bath and South Stoke Village and 
Conservation Area, but a buffer area of 
Green Belt land could still be maintained 
providing that land cell F was not also 
released for development. 

E 5.20 164 Land cell D is contiguous to the built-up 
area of Bath and low density development 
along Southstoke Lane. Development here 

As above. Land cell E is set back from the southern 
edge of Odd Down plateau and expected to 

Land cell E is located adjacent to and within 
the setting of the World Heritage Site and 
adjacent to the Cross Keys Inn (Grade II 

Development within land cell E would 
potentially result in development along both 
sides of Southstoke Lane and mark a 
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Land adjoining Odd Down 

Development 
land cell 
options 

Land 
cell 
area 
(in ha) 

Estimated 
dwelling 
capacity 
of land 
cell

4
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

could be considered “sprawl” of the urban 
area, although the southern limit of 
development would be consistent with 
existing housing south of Wansdyke. 

The Green Belt gap between Bath and South 
Stoke is very narrow in this area, to the 
extent that even relatively limited 
developments could threaten coalescence of 
the village with the large built up area.   

be less visible in views from the south. 

The WHS Setting and AONB LVIA report 
advises that the overall sensitivity of this 
land cell (Field East 2) ranges from medium 
(in proximity of the Wansdyke) to high (as 
you approach the plateau and the settlement 
of South Stoke). 

It is therefore concluded that a sense of 
encroachment of development into the 
countryside would be comparatively limited 
in the northern portion of this land cell  

listed building) at the junction of Southstoke 
Lane and Midford Road. Much of the 
northern boundary of the land cell is formed 
by the Wansdyke Scheduled Ancient 
Monument. 

The WHS and AONB LVIA advises that this 
land cell contributes to the understanding of 
Georgian routes as it is one of the few 
remaining open views across the “Down” 
from Midford Road and Cross Keys.  

substantial change in the width of the 
remaining Green Belt gap between the built-
up area of Bath and the village of South 
Stoke. 

F 2.13 67 Land cell F is in close proximity to the 
built-up area of Bath and low density 
development along Southstoke Lane.  
Development here could be considered 
“sprawl” of the urban area. 

The Green Belt gap between Bath and South 
Stoke is very narrow in this area, to the 
extent that even relatively limited 
developments could threaten coalescence of 
the village with the large built up area. 

As above. Land cell F is located towards the southern 
edge of the plateau land and may be visible 
in views towards Bath from the south.  

The WHS Setting and AONB LVIA report 
advises that development within land cell F 
would be highly detrimental to maintaining 
the hidden nature of the city of Bath.  

Development in the southern part of the 
fields could therefore result in a 
comparatively greater sense of 
encroachment into the countryside. 

Land cell F is located within the setting of 
the World Heritage Site.  

The WHS Setting and AONB LVIA report 
advises that development within land cell F 
would be highly detrimental to maintaining 
the hidden nature of the city of Bath.  

Land cell adjoins the historic core of South 
Stoke and therefore the Green Belt in this 
area is considered to be of particular 
importance for protecting the separate 
identity and setting of the village, which is 
also a designated Conservation Area. 



Bath & North East Somerset Green Belt Review 

Stage 2 – Appraisal of Land Cell Options for Development 
 

4-05 | Final | September 2013  

\\GLOBAL\EUROPE\BRISTOL\JOBS\228XXX\228371-00\4.50_REPORTS\BANES_GREEN_BELT_REVIEW_STAGE2_FINAL_2013-09-13.DOCX 

Page 12 
 

3.1.5 Green Belt land and boundary characteristics 

Boundary features within and around the Odd Down study are typically well 
defined, comprising: 

 tree planting and fencing around residential development and playing fields 
bounding the northwestern part of the study area; 

 well maintained stone wall and trees along the route of the Wansdyke 
bounding the north of the study area; 

 tree planting and a tall hedgerow along South Stoke lane; 

 tree planting, stone walling and a road/farm track to the south of the study 
area; and 

 hedgerows and trees along the western boundary of the study area. 

Historic field boundaries within the study area comprise low stone walls (poorly 
maintained) that in many cases have recently been supplemented with tree 
planting.  Much of the new planting is young Ash trees and, while there is a desire 
to have more diversity in new stock, Ash die-back is not currently considered to 
be a key issue. The mature trees in the area are mainly Beech. 

It is considered that for the purpose of redrawing Green Belt boundaries, the field 
boundaries within the study area are sufficiently well defined, although a further 
site visit is recommended once a preferred site allocation is agreed in principle.  

 

 

 

  

Photograph 1 – Example of field boundary feature within the site, showing remnants of 
the stone wall (view north/northwest along the footpath separating cells D and C2 from E 
and F. 
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Historic features of the study area include the Wansdyke Scheduled Ancient 
Monument (photograph 3); and the Grade II Listed Cross Keys Inn and view 
south across the “Down” (photographs 4 and 5). 

 

 

 

Photograph 2 - View west along rough track that separates land cell D from C1 & C2.  
The band of tree planting that further defines the field boundary is visible, along with 
existing residential development (that extends south of Wansdyke) on the horizon. 

Photograph 3 - View east along the line of the Wansdyke, with the field comprising land 
cell D visible on the right. Trees lining Southstoke Lane are visible on the horizon. 
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Photograph 4 - View of the Cross Keys Inn, located at the junction of Midford Road, 
Southstoke Lane and Southstoke Road 

Photograph 5 – View south/southwest across Midford Road and the “Down” (land cell 
E) from the highways access to the Cross Keys Inn.  The entrance to Southstoke Lane is 
visible on the left. 
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Green Belt within land cells E and F helps to maintain the separate identity and 
setting of South Stoke village, which is designated as a conservation area. 

 

 

  

  

Photograph 6 - View south/southwest along Southstoke Lane. The existing low density 
development is visible on the left.  A tall hedge on the right limits views into land cells E 
and F. A band of young tree planting supplements the hedge visible in the photograph. 

Photograph 7 - View south along the drive of Brantwood House.  Existing mature trees 
within the grounds supplement the Green Belt “buffer” to South Stoke Conservation Area 
provided by the fields within land cells E, F and C2. 
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3.2 Land adjoining Weston 

3.2.1 Appraisal study area 

The Green Belt Stage 2 appraisal focuses on the lower slopes of the hills to the 
northeast of Weston.  The study area comprises land cell options A – E, based on 
those within the Development Concept Options Report (April 2011, page 29). 
Two further land cells have been added: 

 Land cell A1, to assess the area between Cell A and B. This area, large parts 
of which are designated as a Site of Nature Conservation Interest (SNCI), has 
been added to ensure complete coverage. 

 Land cell F, to assess a small irregular shaped pasture field to the western edge 
of Weston. This land cell has been added as the World Heritage Site and Area 
of Outstanding Natural Beauty Landscape and Visual Impact Assessment for 
Lower Slopes at Weston (published September 2013) has identified this land 
as causing low visual/landscape impact. 

A map of the study area and land cell options is provided at Appendix B2.   

Land within the appraisal area is primarily in agricultural use, encompassing 
Heather Farm, Upper Weston Farm and Weston Farm.  Located to the northwest 
of Bath City Centre, the topography incorporates three main elements: the 
Cotswold scarp face, the narrow valleys that cut into the scarp; and the high 
plateau at Lansdown Hill.  The study area comprises hillsides facing in a south-
westerly direction that are of varying gradient and include steeper valleys around 
watercourses. 

The appraisal study area adjoins existing development at Weston and is in close 
proximity to the designated Local Centre. Adjacent uses include agricultural land 
to the west of Lansdown Lane; Lansdown Park and Ride to the northwest; 
Beckford’s Tower with Lansdown Cemetery; a water tower and 
telecommunications mast to the north; and Lansdown Wood to the north east. 

Lansdown Lane and unnamed roads serving Foxhall Farm and Upper Weston 
Farm bisect the appraisal area, providing potential Green Belt boundaries.  The 
agricultural land is divided into numerous fields with boundaries marked by 
hedgerows. 

3.2.2 Green Belt release requirement 

The Proposed Changes to the Submitted Core Strategy (March 2013) makes 
allowance for a housing land allocation of 300 dwellings at Weston. This equates 
to a Green Belt release area of around 11.4ha. 

Calculation of Green Belt land release requirement 

Housing land allocation 300 dwellings 

Dwelling density assumption (dwellings per hectare) 35dph 

Green Belt release area based on density only 8.6ha 

Green Belt release area assuming 75% site efficiency factor 11.4ha 
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Open space provision
5
 (based on B&NES standards) 3.8ha 

Green Belt release including open space provision 15.2ha 

Applying B&NES standards for open space, total provision of around 3.8ha is 
assumed for this study. Provision of facilities for outdoor sport and outdoor 
recreation can be appropriate within the Green Belt (NPPF, paragraph 89) and 
therefore the scope for providing open space to support development within or 
outside Green Belt release boundaries should be considered on a case by case 
basis.  

3.2.3 Summary of Stage 1 Appraisal 

The Stage 1 Green Belt Review land parcel covered a wider area, wrapping 
around Weston and extending to Kelston in the west and the northern boundary of 
the B&NES council area near North Stoke.  The following conclusions on Green 
Belt purposes served in this area were reached: 

“Located to the north west of Bath this land parcel encompasses the urban areas 
of Weston and Upper Weston, which are excluded from the Green Belt 
designation, and the rural settlements of Kelston and North Stoke that are washed 
over by the Green Belt. The south eastern part of the land cell bounds the urban 
area of Lansdown.   

The Green Belt designation in this land parcel is of high importance for 
preventing the sprawl of Bath into open countryside that could in time threaten 
coalescence with the rural settlements of Kelston and North Stoke. The Green Belt 
in this land parcel is also of high importance on the basis that it contributes 
towards preventing the merger of Bristol, Keynsham and Bath, while it is 
acknowledged that the area of land remaining open between Bath and Keynsham 
(along the A4) and Bath and Bristol (along the A431) is wider than that between 
Keynsham and Bristol. 

Within this land parcel the Green Belt designation also serves the purpose of 
protecting the countryside from encroachment, assisting urban regeneration and 
preserving the setting of the Bath World Heritage Site. The Green Belt also 
preserves the identity and settings of Kelston and North Stoke under local 
Purpose 6.  

Further notable positive planning uses of Green Belt land in this area include 
preserving the setting of the Kelston, North Stoke and Bath Conservation Areas; 
recreational uses, such as playing fields, Public Rights of Way and the Bristol to 
Bath Cycle Way; and the protection of Sites of Nature Conservation Importance.” 

                                                 
5
 Open space provision allows for: formal green spaces; natural green spaces; allotments; 

children’s play space; and outdoor sports. 
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3.2.4 Appraisal of Green Belt purposes 

Land adjoining Weston 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

6
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Overview 35.08 920 The Stage 1 Report identified that the Green 
Belt in the vicinity of Weston and Upper 
Weston is of importance for preventing 
sprawl into the countryside.  It notes that 
existing development at Weston and Upper 
Weston appears to have been shaped by the 
topography of the valley within which it is 
located.  In contrast Lansdown ascends the 
ridgeline above Bath. 

In strict terms, all of the potential 
development sites identified in the 
development options report would result in 
‘sprawl’, however, development in the south 
eastern part of the land parcel (between 
Weston Farm and Primrose Hill) may be 
considered to cause least impact by 
rounding off the line of development 
between Lansdown and Weston. Numerous 
field boundaries provide opportunities to re-
define the Green Belt boundary. 

Development on the slopes would comprise 
the sprawl of Bath.  Sites towards the 
southeast of the study area could have a 
lower Green Belt impact in in terms of 
rounding off of the urban form. 

At Stage 1 it was noted that the Green Belt 
to the west of Weston and Newbridge helps 
to prevent ribbon development and 
progression towards merger of towns along 
the A431.   

The extent of Green Belt release proposed 
to enable the development of 300 homes, 
and direction of growth envisaged in the 
Core Strategy Proposed Changes, is not 
considered to comprise a threat of merger or 
significant erosion of the remaining distance 
between Bath and other towns 

This purpose is not considered relevant 
with respect to determining Green Belt 
boundary amendments at the lower slopes 
of Weston.   

The SHLAA advises that Development 
would have a high impact on the 
distinctively rural character of the World 
Heritage Site, which would be very difficult 
to mitigate. Due to the narrowness of the 
undeveloped slopes leading up to the ridge, 
there is little scope for development 
extending away from the existing urban 
edge without fundamentally altering the 
rural undeveloped character of this part of 
the World Heritage Site setting, and losing 
the green backdrop.  Views from the 
Cotswold Way and surrounding countryside 
would also be compromised.  

The Development Concept Options Report 
refers to the possibility of defining a 
development ‘tide mark’ to help restrict 
visual impact, which would also contribute 
to limiting a sense of encroachment of the 
city into the countryside. As shown in the 
mapping above, existing development at 
Weston and Upper Weston has encroached 
onto the lowest slopes of the north-eastern 
hillside, extending to a maximum elevation 
at the junction of Napier Road with 
Lansdown Lane (120m contour). 
Nevertheless, in comparison to development 
at Lansdown, urban development is 
relatively contained within the valley. 

Definition of a limit to development 
utilising contours may indicate a preference 
for development in the south-eastern part of 
the land parcel, where the existing 
development line is at a lower elevation. 
Keeping to the lower slopes only would 
minimise this impact. 

The 110 - 120m contour lines could 
provide a limit for development, giving a 
broad guide for decisions on removing 
land from the  Green Belt and restricting 
encroachment of development further up 
the hillside. However, contour lines 
themselves would not provide an 
appropriate recognisable feature capable 
of defining the revised Green Belt 
boundary.  Importantly, consideration of a 
development contour limits approach 
needs to be mindful of the relationship 

The study area for the lower slopes at 
Weston is largely located within the Bath 
World Heritage Site, while the hillsides 
above Heather Farm fall within the defined 
setting of the WHS.  

In order to gauge whether particular parts of 
the study area are of greater or lesser 
historic value, the detailed landscape and 
heritage appraisal provided in the WHS 
LVIA is helpful and should to be taken into 
account by decision-makers.   

This study also refers to the existing 
boundary of the Bath Conservation Area. 
This excludes large parts of the built up area 
of Weston, but does include clusters of 
buildings at: Upper Weston Farm; Weston 
Farm Lane; the junction of the Weal with 
Purlewent Drive, and properties on Weston 
Park West.  As shown on the map, this 
corresponds with the locations of listed 
buildings. 

Development on some land on the lower 
slopes in the northwest of the study area 
would likely have less impact on heritage 
designations and World Heritage site 
setting. 

Kelston and North Stoke are referred to in 
the Stage 1 report, which advises that given 
the distance between these settlements and 
the larger settlements (Bristol, Bath and 
Keynsham), they are less liable to merger 
than some other villages around Bath.   

The extent of Green Belt release proposed 
to enable the development of 300 homes, 
and direction of growth envisaged in the 
Core Strategy Proposed Changes, is not 
considered to comprise a threat of merger or 
significant erosion of the remaining distance 
between the urban area of Bath and these 
settlements.  

Development on Lansdown Lane would 
incrementally reduce the remaining gap 
between the built-up area of Bath at Upper 
Weston and the village of Lansdown.  
Again, the extent of Green Belt release 
proposed is not considered to result in 
significant erosion of the remaining gap.   

The extent of development proposed is not 
considered to comprise a threat of merger 
or significant erosion of the distance 
between Bath and Kelston, North Stoke or 
Lansdown.   

                                                 
6
 Calculations based on same assumptions used for the Green Belt release requirement (section 3.2.2) 
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Land adjoining Weston 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

6
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

with the increasing elevation of the valley 
bottom within Weston and Upper Weston.    

A 

 

4.08 107 Land cell A is contiguous to the built-up 
area of Bath and development here could 
therefore be considered “sprawl” of the 
urban area. Development on land cell A and 
field to the east (with the exception of the 
SNCI designated land and the designated 
village green), may be considered to 
contribute to rounding off of the line of 
development. 

Development within Land Cell A is not 
considered to present a threat of merger of 
Bath with neighbouring towns. 

Land cell A is located on the open face of 
the hillside, rather than within a narrow 
valley, and may therefore be visible from a 
greater range of vantage points.  This could 
result in a greater sense of encroachment of 
development into the countryside.   

The AONB LVIA awards this land cell (field 
ref: L1) a high sensitivity value and 
susceptibility to change based partly on the 
fact that the field is an entry point to the 
wider countryside. 

Land cell A is located within the World 
Heritage Site and Bath Conservation Area.  
There are no listed buildings or structures 
directly adjacent to the land cell, but 
development here could affect the settings 
of listed buildings including those located 
on Weston Park West and Primrose Hill 
(road). 

The WHS LVIA advises that the land cell 
(field ref: L1) has a medium setting value, 
being a moderately large component field in 
the undeveloped hillside that contributes to 
maintaining a compact and well defined 
urban edge. 

The WHS LVIA states that, viewed in the 
context of the whole valley, well treed villa 
type development could merge relatively 
well into the Primrose Hill part of the view. 

Development within land cell A is not 
considered to present a threat of merger of 
Bath with neighbouring villages.  

A1 6.12 161 Land cell A1 is contiguous to the built-up 
area of Bath (largely designated as a SNCI) 
and development here could therefore be 
considered “sprawl” of the urban area.   

As above Land cell A1 is located on a south west 
facing hillside.  

The AONB LVIA awards the southern half 
of this land cell (field ref: K1) a low to 
medium sensitivity value and the northern 
half of the land cell a high negative 
sensitivity value. 

 

Land cell A1 is located within the World 
Heritage Site and Bath Conservation Area.   

There are two listed buildings in the 
southern portion of the land cell. 
Development here could affect the setting of 
these listed buildings located on Weston 
Park West and Primrose Hill (road). 

The WHS LVIA advises that the southern 
portion of the land cell (field ref: K1) 
section relates more strongly in character to 
the existing Weston village than to the 
undeveloped valley slopes above. In the 
context of the overall valley side the scale of 
change caused by estate type development is 
low being similar to existing surrounding 
housing and set down within it and similarly 
the geographical extent is small. 

The WHS LVIA states that the northern 
portion of the land cell (field ref: K2) has a 
high negative setting value. It assessed that 
housing development in this part of the field 
would have a high negative effect on the 
visual balance between housing and 
undeveloped land in this part of the valley 
side. 

As above 

B 5.03 132 Land cell B is contiguous to the built-up 
area of Bath and development here could 
therefore be considered “sprawl” of the 
urban area.   

As above Land cell B is located on a west facing 
hillside, where the topography forms a 
valley.  This orientation may assist in 
screening development in views from 
central areas of Bath, helping to reduce a 

Land cell B is located within the World 
Heritage Site and Bath Conservation Area.  
The land cell boundary adjoins Weston 
Farm, which is a Grade II listed building. 

The WHS LVIA awards a high setting value, 

As above 
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Land adjoining Weston 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

6
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

sense of encroachment into the countryside. 

The AONB LVIA awards this land cell (field 
ref: I & J) a high sensitivity value 
susceptibility to change based partly on 
very significant effect on views to the valley 
from the Cotswold Way running along the 
opposite valley side ridgeline. 

as these fields (field ref :I & J)  make up 
part of a significant valley feature and 
contribute to maintaining the compact and 
well defined urban edge in that part of the 
valley. The valley is important in views to 
and from Beckford’s Tower.   

Estate type development in all or part of the 
valley would have a high negative effect on 
the visual harmony of the landscape. 

C1  & C2 9.01 236 Land C is contiguous to the built-up area of 
Bath and development here could therefore 
be considered “sprawl” of the urban area.   

Development up to the first field boundary 
/110m contour line (plot C1 within the 
Development Concept Options Report), 
could be viewed as an extension of the 
existing building line from housing on 
Greenacres, and therefore a continuation of 
an existing building line. 

As above The majority of land C is located on the 
open face of a hillside, with only the 
western part extending into a narrow valley. 
Development on the part of the hillside that 
faces west / southwest may be partly 
screened in views from central areas of 
Bath, but the majority of the site would be 
clearly visible, increasing a sense of 
encroachment into the countryside. 

Development would extend up the hillside 
to between the 120m and 130m contour 
line, only slightly higher than the current 
extent of development at the junction of 
Napier Road with Lansdown Lane. 

The AONB LVIA awards this land cell (field 
ref: F & E) a high sensitivity value based 
partly on very significant effect on views to 
the valley from the Cotswold Way running 
along the opposite valley side ridgeline.  

The LVIA advises that the western part of 
this land cell relates better to existing 
development, so susceptibility to change 
reduces from high to medium. 

Land cell C is located within the World 
Heritage Site and Bath Conservation Area.  

There are no listed buildings or structures 
directly adjacent to the land cell, but 
development here could affect the settings 
of listed buildings further down the valley in 
Upper Weston, as well as the Grade II listed 
barn attached to Heather Farm. 

The WHS LVIA awards a high setting value 
for the eastern part of the fields (field ref: 
F) as this forms part of an important valley 
feature and contributes to maintaining the 
compact and well defined urban edge in that 
part of the valley (see land cell B above). 
Further west (field ref: E), a low setting 
value is awarded as the land is much 
affected by the surrounding housing. 

With the exception of the eastern part of 
field F (land cell C1), the WHS LVIA 
advises that western part of field f and field 
E (land cell C1) relates better much better 
to the existing built form of Weston.  

As above 

D2 1.51 40 Land cell D2 is contiguous to the built-up 
area of Bath and development here could 
therefore be considered “sprawl” of the 
urban area.   

 

As above Land cell D2 is located within a narrow 
valley and therefore development would 
take place on hillsides facing west, through 
southwest, to south.  Development within 
the valley area could assist in partly 
screening development, helping to reduce a 
sense of encroachment into the countryside. 

Development here would only be slightly 
higher than the current extent of 
development at the junction of Napier Road 
with Lansdown Lane. 

The AONB LVIA awards this land cell (field 
ref: D valley) a high sensitivity value, 
stating it would be important to maintain 
the visual ‘feel’ of the valley form should 
development occur. Susceptibility to change 
is medium. 

Land cell D2 is located within the World 
Heritage Site, but outside the boundary of 
the Bath Conservation Area.  

There are no listed buildings or structures 
directly adjacent to the land cell, but 
development here could affect the settings 
of listed buildings further down the valley in 
Upper Weston, as well as the Grade II listed 
barn attached to Heather Farm. 

The WHS LVIA advises that the land cell 
(field ref: D valley) has a medium setting 
value, being a moderately large component 
field in the undeveloped hillside that 
contributes to maintaining a compact and 
well defined urban edge. A combination of 
shallowness of slope, simple field shapes 
and separation from the rest of the valley to 
the north help the susceptibility to 
development here reduce to medium. 

As above 
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Land adjoining Weston 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

6
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

D1 3.25 85 Land cell D1 is contiguous to the built-up 
area of Bath and development here could 
therefore be considered “sprawl” of the 
urban area.   

As above Land cell D1 is located on the open face of 
a south-facing hillside, rather than within a 
narrow valley, and may therefore be visible 
in a wide range of viewpoints within Upper 
Weston, Weston and central Bath.   

Development would extend up the hillside 
to between the 130m and 140m contour 
line, so higher than the existing extent of 
development at Upper Weston. 

The AONB LVIA awards this land cell (field 
ref: D valley) a high sensitivity value, but 
notes there is low susceptibility to change 
caused by estate type development due to 
the small size of field and relationship to 
existing housing. 

Land cell D1 is located within the World 
Heritage Site, but outside the boundary of 
the Bath Conservation Area. There are no 
listed buildings or structures directly 
adjacent to the land cell option, but 
development here could affect the settings 
of listed buildings further down the valley in 
Upper Weston, as well as the Grade II listed 
barn attached to Heather Farm. 

The WHS LVIA advises that the land cell 
(field ref: D road) has a low setting value, 
being a small component of the whole valley 
side and is much affected by surrounding 
housing. 

As above  

E 5.03 132 Land cell E is contiguous to the built-up 
area of Bath and development here could 
therefore be considered “sprawl” of the 
urban area.   

As above Land cell E is located on the open face of a 
hillside, with a west / south-west 
orientation.  The gradient of land in this 
location is not as steep as other land cells, 
which may help reduce the landscape 
impact and sense of encroachment in to the 
countryside.   

Development would extend up the hillside 
to between the 130m and 140m contour 
line, so higher than the existing extent of 
development at Upper Weston. 

The AONB LVIA awards this land cell (field 
ref: D valley) a high sensitivity value, and 
that there is a high susceptibility to change 
in the western, undisturbed, part of the land 
cell. 

Land cell E is located within the World 
Heritage Site, but outside the boundary of 
the Bath Conservation Area. The land cell is 
located in close proximity to a Grade II 
listed barn attached to Heather Farm and 
development here could affect the settings 
of listed buildings further down the valley in 
Upper Weston. 

The WHS LVIA advises that the land cell 
(field ref: C) has a medium setting value, 
being a moderately large component field in 
the undeveloped that contributes to 
maintaining a compact and well defined 
urban edge. Development in the eastern 
part of the field is preferred, as the western 
part relates strongly to the undeveloped 
valley. 

As above 

F 1.04 27 Land cell F is contiguous to the built up area 
of Bath/Weston and development here could 
therefore be considered “sprawl” of the 
urban area. 

As above Land cell F is a small irregular shaped 
pasture field. The field is shallow sloping 
and well contained by housing to the east, 
farm buildings on the northern and north 
western boundaries.  

The AONB LVIA awards the land cell (field 
ref: A) a low overall sensitivity value citing 
it as a very small component of the whole 
valley side and is much affected by the 
surrounding housing. The field is 
considered to be visually hidden behind the 
existing housing and contained by farm 
buildings. The effect of change from 
development would be almost indiscernible 
in terms of the aspects of significance 
assessed. 

Land cell F is partially located within the 
World Heritage Site, but outside the 
boundary of the Bath Conservation Area. 
The land cell is located in close proximity to 
the Grade II listed barn attached to Heather 
Farm. 

The WHS LVIA advises that the land cell 
(field ref: A) is hidden behind the existing 
housing and also contained by farm 
buildings. The effect of change from 
development would be small in terms of the 
aspects of significance assessed. 

As above 

 



Bath & North East Somerset Green Belt Review 

Stage 2 – Appraisal of Land Cell Options for Development 
 

4-05 | Final | September 2013  

\\GLOBAL\EUROPE\BRISTOL\JOBS\228XXX\228371-00\4.50_REPORTS\BANES_GREEN_BELT_REVIEW_STAGE2_FINAL_2013-09-13.DOCX 

Page 22 
 

3.2.5 Green Belt land and boundary characteristics 

The following photographs are taken from vantage points on the Cotswold Way 
footpath, between Dean Hill and Penn Hill.  The photographs illustrate that field 
boundaries are typically well defined by hedgerows and trees, providing 
confidence that these features could be used to redraw Green Belt boundaries. A 
further site visit is recommended once a preferred site allocation is agreed in 
principle.   

Within land cells A1, C1 and C2, farm access roads/tracks are also present that 
could be further used to sub-divide land cells if desirable.   

 

 

 

 

 

 

 

 

 

  

Photograph 8 - View towards Primrose Hill.  Land cell A is visible to the right, above 
the existing building line and left of the residential development blocks on Primrose Hill 
and Mountain Ash (roads). Parts of land cell C are also visible towards the left of the 
photograph. 
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Photograph 9 - View towards land cells either side of the valley above Weston Farm.  
Part of land cell C is shown on the left of the photograph, with fields making up land cell 
B visible on the right, although partly obscured by trees.  Beckford’s Tower is visible in 
the background 

Photograph 10 - View centred on land cell C, with Upper Weston Farm visible at the 
upper boundary of the land cell 
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Photograph 11 - Photograph of land cells either side of Lansdown Lane.  Field 
boundaries making up land cells D, D2 and C are visible above the existing building line, 
to the right of Lansdown Lane.  Land cell E can also be seen, located to left of Lansdown 
Lane. 

Photograph 12 - View towards land cell E, which is visible as the field above the 
existing building line to the west of Lansdown Lane. 
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3.3 Land adjoining East Keynsham 

3.3.1 Appraisal study area 

The Green Belt Stage 2 appraisal covers land adjoining the eastern side of 
Keynsham between the A4 Bath Road and Manor Road, as well as land to the 
north of the A4 and Great Western railway line in the vicinity of Avon Valley 
Adventure & Wildlife Park.  The northern limit of the appraisal area is marked by 
the River Avon and floodplain, to the east by a major subsurface pipeline and to 
the south by Manor Road.   

The study area comprises land cells A1-A3, B1&2 and C1-C4 as defined within 
the Development Concept Options Report (April 2013, page 24). 

A map of the study area and land cell options is provided at Appendix B3.   

Land within the appraisal area is currently characterised as arable, pasture and 
grass within an area of open countryside between the two settlements of 
Keynsham and Saltford.   The southern part of the appraisal area incorporates the 
Manor Road Community Woodland.  In the area of land between the A4 and 
railway there are plant nurseries, while to the north of the railway line the grounds 
of the Avon Valley Adventure & Wildlife Park take up a significant area 
alongside the River Avon.  The Avon Adventure & Wildlife and Manor Road 
Community Wood are excluded from the study area and consideration as potential 
areas for Green Belt release. 

The topography of the area is relatively level, although there is a gradual slope in 
a northerly direction towards the River Avon.   

3.3.2 Green Belt release requirement 

The Proposed Changes to the Submitted Core Strategy (March 2013) make 
allowance for a mixed use development to include 25,000-30,000m² of 
employment land and 250 dwellings east of Keynsham. This equates to a Green 
Belt release area of around 14.8ha. 

Calculation of Green Belt land release requirement 

Employment land allocation 25,000-30,000 m² - upper 
limit of 30,000m². 

4.7ha allowance for the 
purposes of this study

7
. 

Housing land allocation 250 dwellings 

Dwelling density assumption (dwellings per hectare) 40dph 

Housing Green Belt release area based on density only 6.25ha 

Housing Green Belt release area assuming 80% site efficiency 
factor 

7.8ha  

Total Green Belt release area, including 4.7ha for 
employment uses 

14.8ha 

                                                 
7
 Assuming a mix of B1c, B2 and B8 Use Classes which equates to a 45% site efficiency factor. 

30,000m2 equates to 3ha, so where 45% efficiency factor is applied this is approximately 7ha. 
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Calculation of Green Belt land release requirement 

Open space provision
8
 (based on B&NES standards) 3.1ha 

Green Belt release including open space provision 17.9ha 

Applying B&NES standards for open space, total provision of around 3.1ha is 
assumed for this study. Provision of facilities for outdoor sport and outdoor 
recreation can be appropriate within the Green Belt (NPPF, paragraph 89) and 
therefore the scope for providing open space to support development within or 
outside Green Belt release boundaries is considered on a case by case basis. 

3.3.3 Summary of Stage 1 Appraisal 

The Stage 1 Green Belt Review land parcel covered a slightly larger land parcel, 
extending east to Saltford and further around to the north of Keynsham, 
incorporating land north of the sewage works. The following conclusions on 
Green Belt purposes served in this area were reached: 

“This land parcel is situated between Keynsham and Saltford and contains the 
main transport corridor of the A4 and the Great Western railway line. 

The Green Belt designation across the majority of the land parcel is of high 
importance on the basis that it lies directly in the Green Belt corridor between 
Bristol, Keynsham, Saltford and Bath (fundamental to the reasons behind the 
designation of the Bristol and Bath Green Belt). It prevents the merger of Bristol, 
Bath and Keynsham, while acknowledging that the area of land remaining open 
between Bath and Keynsham is wider than that remaining open between Bristol 
and Keynsham. 

It is considered that the Green Belt does play a role in constraining the potential 
urban sprawl of Bristol (Oldland and Willsbridge) in a southerly direction 
towards Keynsham, although sprawl may also be restricted by the River Avon. 
Green Belt within this land parcel also serves the purposes of protecting the 
countryside and assisting urban regeneration. 

This land parcel is not considered to preserve the setting of the historic centre of 
Keynsham, due to the extent of intervening modern development. 

Notable positive uses of the Green Belt in this land parcel include the Avon 
Country Park leisure uses and the protection of Community Woodland.” 

 

 

                                                 
8
 Open space provision allows for: formal green spaces; natural green spaces; allotments; 

children’s play space; and outdoor sports. 
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3.3.4 Appraisal of Green Belt purposes 

Land adjoining East Keynsham 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

9
 

Purpose 1 – Restrict sprawl of large 
built-up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character 
of historic towns 

Purpose 6 (Local) – Protect identity 
and setting of villages 

Overview 72.44 2,318 Green Belt to the north of Keynsham is 
important for restricting the sprawl of 
Bristol (Oldland and Willsbridge 
areas).  The River Avon and its 
floodplain are expected to act as a 
barrier to development, although 
simultaneous growth on both the 
Bristol and Keynsham sides of the river 
could threaten sprawl and substantially 
reduce the size of the gap between the 
two settlements in the long term. This 
needs to be taken into account when 
considering the extent of potential 
development north of the railway line 
on land around the Avon Valley 
Adventure & Wildlife Park (Land cells 
A1, A2 and A3). 

As Keynsham and Saltford are not 
classified as “large built-up areas” for 
this purpose, development within other 
land cells adjoining east Keynsham is 
of limited consequence with respect to 
this purpose. 

When considering the extent of Green 
Belt release in the northeast of the 
appraisal area (land cells A1, A2 and 
A3), the effects of potential 
development on the Bristol and 
Keynsham sides of the River Avon 
need to be taken into account. 

At Stage 1 it was highlighted that Green 
Belt to the east of Keynsham falls within 
the Green Belt corridor between Bristol, 
Keysham, Saltford and Bath that is of high 
importance. While Saltford is not 
classified as a “town” for appraisal against 
this purpose, the location of the village 
between Keynsham and Bath means that 
retaining the openness of all undeveloped 
land along the main transport corridor is 
important for retaining the integrity of this 
part of the Green Belt.   

There may be an opportunity to 
consolidate the urban edge of Keynsham to 
the southwest of the industrial area, and 
east of the school playing fields, which 
would minimise impact on the openness of 
land and remaining gap between 
Keynsham and Saltford (land cells C2 & 
C3, and western part of C1). 

In order to prevent ribbon development 
along the A4 corridor and gradual merger, 
it is considered desirable to limit as far as 
possible the further eastward expansion of 
Keynsham from the existing industrial area 
(land cells B1 & B2). 

The remaining Green Belt gap between the 
north of Keynsham and the Willsbridge 
area of Bristol is relatively narrow and 
should have a bearing on the extent of 
development north of the railway line on 
land around the Avon Valley Adventure & 
Wildlife Park that may be considered 
acceptable (within land cells A1, A2 and 
A3). 

Retaining the integrity of the Green Belt 
between Bristol, Keynsham and Saltford 
is of high importance.  There may be 
opportunity to consolidate the 
development line east of Keynsham 
(within land cells C2, C3 and western part 
of C1) in a way that would minimise 
impact on the integrity of the Green Belt 

To the south of the A4 (land cells C1-C4) 
the area of Green Belt comprises 
agricultural land and the Manor Road 
Community Wood, and therefore the 
character of the land as countryside is 
uncompromised.  The relatively flat 
topography of the land would not assist in 
screening development and reducing a 
sense of encroachment into the 
countryside. 

It is worth noting, however, the conclusion 
of the SHLAA. This advises that the area 
(site K27) is considered suitable for 
development, with potential to create high 
quality urban and parkland environment 
which would be an asset to both Keynsham 
and Saltford. 

Further north (land cells B1 & B2), linear 
residential development has occurred 
along the A4, together with a showroom 
and petrol filling station, that does 
compromise the integrity of countryside to 
a degree. 

The SHLAA also advises that development 
in this area (western part of site K28) 
would have low to moderate impacts on 
views from the Cotswolds and A4 due to 
the development already in the area. 

North of the railway line (land cells A1-
A3), the Avon Valley Adventure & 
Wildlife Park is considered to comprise 
provision for outdoor recreation that is 
acceptable within the Green Belt (NPPF 
para. 89.) and therefore the countryside is 
not comprised.   

Within the appraisal area, the countryside 
is considered to be most compromised 
along the A4 corridor, as a result of the 
limited ribbon development that has 
occurred.  The extent to which 
development could therefore be justified 
between the A4 and railway (land cell B2 
in particular) needs to be weighed against 

At Stage 1 it was considered that land 
adjoining the east of Keynsham does not 
provide the setting for Keynsham 
Conservation Area, given the extent of 
modern development between the 
historic centre of the town and this land 
parcel. 

Green Belt within the appraisal area is 
not considered to serve this purpose and 
therefore it does not have a bearing on 
preferred locations for Green Belt 
release. 

 

 

The Green Belt within the appraisal 
area protects the individual character 
of Keynsham and Saltford and 
prevents the merger of these two 
settlements.  This is considered to be 
of particular importance with respect 
to those land cells where the Green 
Belt gap is currently at its narrowest 
(land cells B1, B2, eastern part of C1, 
and C4).  

Maintaining a Keynsham and 
Saltford Green Belt gap is identified 
as desirable within the development 
concept options report.  Providing 
such a Green Belt gap is also shown 
to correspond with the maintenance 
of a buffer zone around the high 
pressure gas pipeline. 

Retaining the integrity of a Green 
Belt gap between Keynsham and 
Saltford contributes to protecting the 
separate identity of these 
settlements, in addition to the 
important objective under purpose 2 
of preventing the merger of Bristol, 
Keynsham, Saltford and Bath. There 
is an opportunity to ‘round off’ or 
consolidate the development line 
east of Keynsham (within land cells 
C2, C3 and western part of C1) in a 
way that would minimise impact on 
the integrity of the Green Belt 
between Bath and Bristol. 

 

                                                 
9
 Calculations based on same assumptions used for the Green Belt release requirement (section 3.3.2) 
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Land adjoining East Keynsham 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

9
 

Purpose 1 – Restrict sprawl of large 
built-up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character 
of historic towns 

Purpose 6 (Local) – Protect identity 
and setting of villages 

between Bath and Bristol.  

 

the high importance of preventing the 
merger of Bristol, Keynsham, Saltford 
and Bath. 

 

A1 10.13 324 Simultaneous development on the 
Bristol and Keynsham sides of the 
River Avon, including development on 
land around the Avon Valley 
Adventure & Wildlife Park, could 
threaten sprawl and merger of the two 
settlements in the long term. In reality 
it is expected that the physical barrier 
to development of the River Avon and 
its floodplain would prevent complete 
merger, but development north of the 
railway line within the B&NES area 
would reduce the gap between the two 
settlements. 

Simultaneous development on the Bristol 
and Keynsham sides of the River Avon, 
including development on land around the 
Avon Valley Adventure & Wildlife Park, 
could threaten sprawl and merger of the 
two settlements in the long term. In reality 
it is expected that the physical barrier to 
development of the River Avon and its 
floodplain would prevent complete 
merger, but development north of the 
railway line within the B&NES area would 
reduce the gap between the two 
settlements. 

The Avon Valley Adventure & Wildlife 
Park is considered to comprise provision 
for outdoor recreation that is acceptable 
within the Green Belt (NPPF para. 89).  
Industrial development at the northern end 
of Broadmead Lane may be visible in 
views over land cell A1, with the result 
that the countryside in this area is partly 
compromised.  

Green Belt within this land cell is not 
considered to serve this purpose and 
therefore it does not have a bearing on 
preferred locations for Green Belt 
release. 

 

Simultaneous development on the 
Bristol and Keynsham sides of the 
River Avon, to the west of the Avon 
Valley Adventure & Wildlife Park, 
could threaten sprawl and merger of 
the two settlements in the long term. 

A2 7.10 227 As above As for land cell A1. 

In addition, development within land cell 
A2 would constitute the further eastwards 
spread of Keynsham towards Saltford and 
is not therefore a preferred land cell for 
development in relation to this purpose. 

Land cell A2 adjoins the Avon Valley 
Adventure & Wildlife Park, which is 
considered to comprise provision for 
outdoor recreation that is acceptable within 
the Green Belt (NPPF para. 89) and 
therefore the countryside is not comprised. 

The SHLAA advises that longer views to 
this area (site K31) from the south are 
screened by intervening built form. There 
are still local views into the area from 
lanes, the railway and river, as well as 
potential longer views from the Cotswolds.    

As above. As for land cell A1.  

In addition, development within land 
cell A2 would constitute the further 
eastwards spread of Keynsham 
towards Saltford and is not therefore 
a preferred land cell for development 
in relation to this purpose. 

A3 14.73 471 As above. As for land cells A1 and A2. As for land cell A2. As above. As for land cells A1 and A2.   

B1 6.77 217 Land cell is not within close proximity 
to the built-up area of Bristol and 
therefore this Green Belt purpose is not 
of relevance to this area. 

Development within land cell B1 would 
constitute the further eastwards spread of 
Keynsham towards Saltford and is not 
therefore a preferred land cell for 
development in relation to this purpose. 
The existing Green Belt gap between 
Keynsham and Saltford is relatively 
narrow within this land cell. 

Linear residential development has 
occurred along World’s End Lane, which 
does compromise the integrity of 
countryside to a small degree, although 
there are frequent views to fields to the 
north. 

As above. Development within land cell B1 
would constitute the further 
eastwards spread of Keynsham 
towards Saltford and is not therefore 
a preferred land cell for development 
in relation to this purpose. The 
existing Green Belt gap between 
Keynsham and Saltford is relatively 
narrow within this land cell. 

B2 3.72 119 As above. As for land cell B1. Linear residential development has 
occurred along the A4, together with a 
showroom and petrol filling station, that 
does compromise the integrity of 
countryside to a degree. 

As above. As for land cell B1. 

C1 12.78 409 As above. Development within the western part of Land cell C1 forms part of a larger As above. Development within the western part 
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Land adjoining East Keynsham 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of land 
cell

9
 

Purpose 1 – Restrict sprawl of large 
built-up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character 
of historic towns 

Purpose 6 (Local) – Protect identity 
and setting of villages 

land cell C1 (west of the A4/Pixash Lane 
junction) could contribute to the 
consolidation of the development line east 
of Keynsham.  

expanse of countryside in the Green Belt 
gap between Keynsham and Saltford that 
is not compromised by any development, 
although there are views to existing 
housing at Keynsham, Saltford and along 
the A4. 

of land cell C1 (west of the 
A4/Pixash Lane junction) could 
contribute to the consolidation of the 
development line east of Keynsham.  

C2 10.26 328 As above. Development within land cell C2 could 
contribute to the consolidation of the 
development line east of Keynsham. 

Land cell C2 forms part of a larger 
expanse of countryside in the Green Belt 
gap between Keynsham and Saltford that 
is not compromised by any development, 
although there are views to existing 
housing at Keynsham and along the A4, as 
well as potential views to Saltford from 
some vantage points. 

As above. Development within land cell C2 
could contribute to the consolidation 
of the development line east of 
Keynsham. 

C3 3.11 100 As above. As for land cell C1. As for land cell C2, with the exception that 
views of Saltford are expected to be 
screened by the Community Woodland. 

As above. As for land cell C1. 

C4 3.84 123 As above. Land cell C4 is located within the very 
narrow remaining Green Belt gap along 
Manor Road between Keynsham and 
Saltford, and is not therefore a preferred 
land cell for development in relation to this 
purpose. 

As for land cell C2, with the exception that 
views of Saltford are expected to be 
screened by the Community Woodland. 

As above. Land cell C4 is located within the 
very narrow remaining Green Belt 
gap along Manor Road between 
Keynsham and Saltford, and is not 
therefore a preferred land cell for 
development in relation to this 
purpose. 
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3.3.5 Green Belt land and boundary characteristics 

North of the railway (land cells A1, A2 and A3) 

Boundary features to the north of the railway comprise a combination of rural 
lanes, hedgerow and fence field boundaries, as well as the lanes linking 
Broadmead Lane with Pixash Lane and providing access to different parts of the 
Avon Valley Adventure & Wildlife Park and farm buildings.  A site visit provided 
confidence that these features could be used to redraw Green Belt boundaries, 
although a further site visit is recommended once a preferred site allocation is 
agreed in principle.    

Land cell A1 is bisected by a lane that links Pixash Lane with Broadmead Lane to 
the west.   

 

 

 

 

 

 

 

 

  

Photograph 13 – View northwest from Pixash Lane railway bridge across the southern 
fields of land cell A1.  Field boundaries made up of tall hedgerows and trees are visible. 
The Somerdale Cadbury Factory building is visible in the distance. 
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Photograph 14 - View west along the lane through land cell A1 that links Pixash Lane 
with Broadmead Lane.  Tall hedgerows and trees lining the field boundaries are visible. 

 

 

Photograph 15 - View east from the Pixash Lane railway bridge across the southern part 
of land cell A2.  Fenced field boundaries and lanes provide potential Green Belt 
boundaries within this area.  Mature trees provide a parkland setting. 
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Between the railway and A4 (land cells B1 and B2) 

Within land cell B2, field and property boundaries typically comprise a 
combination of fences and hedgerows, along with an access road between World’s 
End Lane and the A4.  A site visit provided confidence that field and plot 
boundaries are sufficiently well defined to be used to redraw Green Belt 
boundaries, although a final visit is recommended once a preferred site allocation 
is agreed in principle.     

As shown in photographs 1, 2 and 3 there are areas of derelict and poorly 
maintained land surrounding industrial units, with the result that the countryside 
within the western portion of this land cell is compromised.   

In contrast, while there is some linear development along the north side of 
World’s End Lane within land cell B1, views across gardens and fields and the 
railway track are relatively open.  Boundary features comprise a mixture of 
fencing and hedgerows.  

 

 

  

Photograph 16- View south from World’s End Lane along access track within western 
part of land cell B2. The extent of unmanaged vegetation is clear and views of residential 
properties to the south and industrial units (potentially vacant) are obscured by shrubs and 
trees. 
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Photograph 18 - View of small plot of derelict land to the south of World’s End Lane 
within land cell B2. 

 

  

Photograph 17 - View south from World’s End Lane along lane within western part of 
land cell B2. Houses on the southern side of the A4 are visible in the distance. Areas of 
unmanaged vegetation and small plots of derelict land are present. 
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Photograph 19 - View south/southwest from World's End Lane across a field at the 
eastern end of land cell B2.  Hedgerow field boundaries are visible, along with the roofs 
of greenhouses to the southwest. 
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Photograph 21 - View north from World’s End Lane across a garden; fields within land 
cell B1, to the railway track and Avon Valley Adventure and Wildlife Park. 

 

  

Photograph 20 - View northeast from World's End Lane across residential drive and 
fields within land cell B1. The Cotswold Hills are visible in the distance. 
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Photograph 22 – View north/northwest across fields from World’s End Lane at the 
eastern end of land cell B1 towards the railway track and countryside beyond. Bitton Hill, 
located to the east of Oldland, Bristol, is visible in the distance. 
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South of the A4 (land cells C1 – C4) 

Within land cells to the south of the A4, rectangular fields are typically bounded 
by well-established hedgerows and areas of woodland. A tall fence and small 
watercourse separates the school premises from land cell C2.  The hedgerows 
appear to be well maintained, providing confidence that these could be used to 
redraw Green Belt boundaries, although a further site visit is recommended once a 
preferred site allocation is agreed in principle.     

 

 

 

Photograph 23 - View south/southeast from the A4 into C2.  Part of the existing cluster 
of development off the A4 is visible on the left, with a clear wall boundary. 

Photograph 24 - View south at footpath junction within land cell C2.  School perimeter 
fence is visible on the right. 
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Photograph 25 - View northeast from within land cell C2 towards the rear of properties 
on the A4 across land cells C2 and C1.  The Cotswold Hills are visible in the distance. 

Photograph 26 - Well established hedgerows and woodland within land cells C1 and C2 
provide potential boundary features for revised Green Belt boundaries. 
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3.4 Land adjoining South West Keynsham 

3.4.1 Appraisal study area 

The Green Belt Stage 2 report focuses on the land adjoining South West 
Keynsham located close to the southern edge of the Keynsham. The study area 
lies around 1.7km south of Keynsham town centre. 

The study area comprises land cells A – C, located to the east of Charlton Lane, as 
defined within the Development Concept Options Report (April 2013, page 24). A 
further land cell (labelled D) was identified during the course of completing the 
study. 

A map of the study area and land cell options is provided at Appendix B4.   

Local Plan site allocations K2A and K2B (excluded from the Green Belt 
designation), Abbots Wood community woodland, and an area of allotments are 
located to the north. The western and southern extents of the study area are 
formed by the minor roads Charlton Lane and Redlynch Lane.  West of the study 
area and Charlton Road the land rises to a broad ridgeline, before descending a 
slope towards Queen Charlton village and Stockwood Vale.   At the eastern extent 
of the study area, the limit of plateau land above the steeper slopes of the River 
Chew valley forms the extent of land considered suitable for development.    

Land within the appraisal area generally comprises open countryside, although 
there is a small cluster of residential properties along Parkhouse Lane.    

3.4.2 Green Belt release requirement 

The Proposed Changes to the Submitted Core Strategy (March 2013) make 
allowance for a residential development of 200 dwellings to the south west of 
Keynsham. This equates to a Green Belt release area of around 7.1ha. 

Calculation of Green Belt land release requirement 

Housing land allocation 200 dwellings 

Dwelling density assumption (dwellings per hectare) 35dph 

Green Belt release area based on density only 5.7ha 

Green Belt release area assuming 80% site efficiency factor 7.1ha 

Open space provision
10

 (based on B&NES standards) 2.5ha 

Green Belt release including open space provision 9.6ha 

Applying B&NES standards for open space, total provision of around 2.5ha is 
assumed for this study. Provision of facilities for outdoor sport and outdoor 
recreation can be appropriate within the Green Belt (NPPF, paragraph 89) and 
therefore the scope for providing open space to support development within or 
outside Green Belt release boundaries is considered on a case by case basis. 

                                                 
10

 Open space provision allows for: formal green spaces; natural green spaces; allotments; 

children’s play space; and outdoor sports. 
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3.4.3 Summary of Stage 1 Appraisal 

The Stage 1 Green Belt Review land parcel covered a slightly larger land parcel, 
extending south of Redlynch Lane towards Great Wood. The following 
conclusions on Green Belt purposes served in this area were reached: 

“This land parcel is situated immediately south of Keynsham and to the east of the 

village of Queen Charlton.  

The Green Belt in the western portion of the land cell prevents further 

development eroding the extent of countryside between Bristol (Stockwood) and 

Keynsham. The designation also serves the purposes of protecting the countryside 

from encroachment, assisting urban regeneration and protecting the separate 

identities of Keynsham and Queen Charlton under local purpose 6. 

It is considered that the Green Belt directly south of Keynsham is of less 

importance for preventing the merger of Bristol and Keynsham, and the Green 

Belt in this location does not prevent the sprawl of a large built-up area or help 

preserve the setting of the historic centre of Keynsham. 

Notable positive uses of the Green Belts in this land parcel include the 

preservation of the setting of the Queen Charlton Conservation Area and 

protection of Abbots Wood (managed by the Woodland Trust), which provides 

access to the countryside from the edge of Keynsham.” 
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3.4.4 Appraisal of Green Belt purposes 

Land adjoining South West Keynsham 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of cell

11
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Overview 26.84 751 The Stage 1 Report noted that as Keynsham 
and Queen Charlton are not classified as 
“large built-up areas” for this purpose, 
development on land adjoining south west 
Keynsham is of limited consequence. 

Purpose 1 is of limited consequence for 
assessing the most appropriate area for 
Green Belt release. 

Based on the appraisal within the Stage 1 
report, Green Belt directly south of 
Keynsham and east of Charlton Lane (land 
cells A, B & C) is not considered to be of 
importance for this purpose. 

The Stage 1 Report identified that Green 
Belt to the west of Charlton Lane and south 
of Lays Farm (outside the Stage 2 study 
area) is of importance for preventing further 
development eroding the extent of 
countryside between Keynsham and 
Stockwood, Bristol.   

During the course of undertaking the study, 
it has been identified that there could, be an 
opportunity to consolidate the edge of 
Keynsham by developing the single 
triangular field southeast of Lays Farm and 
west of Charlton Lane (shown as land cell 
D, map at Appendix B4).  Development in 
this location would not result in a narrowing 
of the Green Belt gap between Keynsham 
and Bristol. 

Green Belt directly south of Keynsham is 
not considered to be of importance for this 
purpose. 

Green Belt directly south of Keynsham and 
east of Charlton Lane is not considered to 
be of importance for this purpose. 

Land south of Lays Farm and west of 
Charlton Lane is of high importance for 
retaining the integrity of the Green Belt 
between Bristol and Keynsham, but there 
may be an opportunity for a small 
development within the single triangular 
field southeast of Lays Farm. 

Existing development within the appraisal 
study area is limited to agricultural 
buildings and a small number of residential 
properties on Parkhouse Lane.  Other than 
agricultural land there is the neighbouring 
community woodland managed by the 
Woodland Trust. 

Whether the small cluster of residential 
properties on Parkhouse Lane could be 
considered to “compromise” the countryside 
is questionable, however, in a context of 
otherwise undeveloped land, further 
development on land northwest of 
Parkhouse Lane (land cell A) could be 
preferred. 

It is worth noting the findings of the SHLAA 
assessment for land cells A (ref: K17 d, e & 
f); B (ref: K17a, b & c); and C (K18). 

For land cells A and B the SHLAA 
considers this area to be of high importance 
in landscape terms and arguably the most 
attractive area of countryside surrounding 
Keynsham, therefore the SHLAA deems the 
overall capacity of the landscape to absorb 
development as low. The SHLAA states the 
suitability of land cell C as ‘moderate’. 

Within an area of countryside with very 
limited development, development in close 
proximity to the existing cluster of 
residential properties is considered the 
preferred option. 

At Stage 1 it was considered that land 
adjoining the southwest of Keynsham does 
not contribute to the setting of Keynsham 
Conservation Area, given the extent of 
modern development between the historic 
centre of the town and the appraisal area. 

Development up to the eastern boundary of 
the Stage 1 appraisal area, where land falls 
away into the Chew Valley, could impact 
upon long views to and from the southern 
extent of the Keynsham Conservation Area.  

Parkhouse Farm is a Grade II listed building 
located within the northern part of the 
appraisal area, but is not considered to 
comprise part of a “historic town” for 
appraisal against this purpose. 

The land cells identified for consideration 
within the Stage 2 appraisal do not 
contribute to the setting of Keynsham 
Conservation Area, with the potential 
exception of land furthest east within land 
cell B. 

The Green Belt within the appraisal study  
area helps to protect the individual character 
of Keynsham and Queen Charlton, 
preventing the merger of these two 
settlements. The Stage 2 study focuses on 
land cells to the east of Charlton Lane, 
helping to maintain a buffer of Green Belt 
land between the two settlements.  

It is notable that Queen Charlton is also 
designated as a Conservation Area. 

Development to the west of Charlton Lane 
would contribute to eroding the remaining 
gap between the two settlements, with the 
potential exception of a single triangular 
field southeast of Lays Farm and west of 
Charlton Lane (shown as land cell D, map at 
Appendix B4). During the course of 
undertaking this study, it has been identified 
that this field may provide an opportunity 
for development with relatively limited 
impact on Green Belt purposes.   

Retaining the integrity of a Green Belt gap 
between Keynsham and Queen Charlton 
contributes to protecting the separate 
identities of both settlements. It is 
considered that this objective is achieved 
through the selection of land cells to the 
east of Charlton Road. 

A 8.41 235 Purpose 1 is of limited consequence for 
assessing the most appropriate area for 
Green Belt release. 

Development within land cell A is not 
considered to present a threat of merger of 
Keynsham with neighbouring towns. 

Land cell A is located in the northern part of 
the study area, set back from the ridgeline to 
the east. Development within this cell could 
therefore be considered to limit the sense of 
encroachment into the countryside. 

The SHLAA considers that development of 
land cell A (ref: K17d-f) would have a high 
landscape and visual impact, particularly 
on the character of the Wellsway (which 
runs along the Chew Valley). 

Land cell A does not provide the setting for 
a historic town, nor does it contain a listed 
building. 

Parkhouse Farm is a Grade II listed building 
located to the east of the cell, but is not 
considered to comprise part of a “historic 
town” for appraisal against this purpose. 

Land cell A is located to the east of the 
Charlton Road and therefore a Green Belt 
gap between the settlements of Keynsham 
and Queen Charlton would be maintained. 

B 16.34 457 Purpose 1 is of limited consequence for 
assessing the most appropriate area for 

Development within land cell B is not 
considered to present a threat of merger of 

Land cell B would bring development 
across Parkhouse Lane, closer to the 

The eastern portion of land cell B is located 
on the upper reaches of gradually sloping 

Land cell B is located to the east of the 
Charlton Road and therefore a Green Belt 

                                                 
11

 Calculations based on same assumptions used for the Green Belt release requirement (section 3.4.2) 
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Land adjoining South West Keynsham 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of cell

11
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Green Belt release. Keynsham with neighbouring towns. ridgelines to the east of the appraisal area 
and more visible from the B3116. 
Development in this part of the appraisal 
area could therefore result in greater 
encroachment into the countryside. 

The SHLAA states that development of land 
cell B (ref: K17a-c) would have a high 
impact on the rural landscape character of 
the area and its open rural outlook where 
new dwellings would be on the skyline. 

 

land that falls more steeply into the Chew 
Valley further east.  There is a possibility 
that development at the eastern boundary of 
land cell B would be visible and could 
impact on views from some vantage points 
within the south of the Keynsham 
Conservation Area, depending on the height 
of development and landscape treatments.   

Development within this land cell may 
potentially need to be pulled away from the 
eastern boundary  to a position where the 
impact on long distance views to and from 
the Keynsham Conservation Area is 
minimised. 

gap between the settlements of Keynsham 
and Queen Charlton would be maintained. 

C 2.09 59 Purpose 1 is of limited consequence for 
assessing the most appropriate area for 
Green Belt release. 

Development within land cell C is not 
considered to present a threat of merger of 
Keynsham with neighbouring towns. 

Land cell C is located to northern part of the 
appraisal area, between the two K2 
development sites. Development within this 
cell could therefore be considered to limit 
the sense of encroachment into the 
countryside 

The SHLAA cites the impact on visual 
effects of development on land cell C (ref: 
K18) would be low to moderate given the 
relative containment of the site by the trees 
along Parkhouse Lane bordering the south 
of the site and the Community Forest 
bordering the other sides. 

 

Land cell C does not provide the setting for 
a historic town, nor does it contain a listed 
building. 

Parkhouse Farm is a Grade II listed building 
located to the west of the cell, but is not 
considered to comprise part of a “historic 
town” for appraisal against this purpose. 

Land cell C is located to the east of the 
Charlton Road and therefore a Green Belt 
gap between the settlements of Keynsham 
and Queen Charlton would be maintained 
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3.4.5 Green Belt land and boundary characteristics 

For land cells A and C (to the north of Parkhouse Lane) the field boundaries are 
generally well defined by hedgerows and trees. In land cell B, to the south of 
Parkhouse Lane, field boundaries comprise a combination of low hedgerows and 
fences (post and wire). Throughout the study area, the field boundaries are 
considered to be sufficiently well defined to be used for the potential redrawing 
Green Belt boundaries. A further site visit is recommended once a preferred site 
allocation is agreed in principle.     

 

 

  

Photograph 27 - The view from Parkhouse Lane looking east shows an open view across 
land cell B towards the eastern side of Keynsham. The Chew Valley is hidden in this 
view but lies in front of the development in the background, showing the sudden change 
in level at the ridgeline.  
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Photograph 29 – The view southwards from Parkhouse Lane shows an open view, with 
strong treelines and hedge boundaries.  

 

Photograph 28 – The view of land cell C is well defined by existing treelines and hedge 
boundaries, with Abbots Wood visible to the north. 
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3.5 Whitchurch 

3.5.1 Appraisal study area 

The Green Belt Stage 2 appraisal focuses on the areas of Green Belt land directly 
adjacent to the village of Whitchurch, and utilises land cell options A – F, based 
on those within the Whitchurch Development Concept Options report (April 
2011, page 24). Amendments to the land cells are as follows: 

 Land cell A has been extended to the northeast to include the relatively narrow 
strip of Green Belt land between the village of Whitchurch and Bristol. 

A map of the study area and land cell options is provided at Appendix B5.   

The study area is relatively flat and consists mainly of untended grassland with 
some pasture and grazing and areas of recreational land.  There are relatively 
steep slope gradients around the stream that runs through the narrow Green Belt 
gap between Whitchurch village and Bristol.  Outdoor sport and leisure uses 
around Whitchurch include the Bristol Barbarians rugby fields and Horseworld. 

The north and west limits of the appraisal study area are formed by existing 
residential areas of Bristol, namely the suburbs of Hengrove and Stockwood. To 
the east and south lie areas of open countryside with small clusters of dwellings 
along the lanes.  The village of Queen Charlton, which is designated as a 
Conservation Area, is located to the east. Maes Knoll, an ancient hilltop fort, 
forms a significant landmark to the southwest.  

3.5.2 Green Belt release requirement 

The Proposed Changes to the Submitted Core Strategy (March 2013) makes 
allowance for a housing land allocation of 200 dwellings at Whitchurch.  This 
equates to a Green Belt release area of around 7.1ha.   

Calculation of Green Belt land release requirement 

Housing land allocation 200 dwellings 

Dwelling density assumption (dwellings per hectare) 35dph 

Green Belt release area based on density only 5.7ha 

Green Belt release area assuming 80% site efficiency factor 7.1ha 

Open space provision
12

 (based on B&NES standards) 2.5ha 

Green Belt release including open space provision 9.6ha 

Applying B&NES standards for open space, total provision of around 2.5ha is 
assumed for this study. Provision of facilities for outdoor sport and outdoor 
recreation can be appropriate within the Green Belt (NPPF, paragraph 89) and 
therefore the scope for providing open space to support development within or 
outside Green Belt release boundaries should be considered on a case by case 
basis. 

                                                 
12

 Open space provision allows for: formal green spaces; natural green spaces; allotments; 

children’s play space; and outdoor sports. 
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3.5.3 Summary of Stage 1 Appraisal 

The Stage 1 Green Belt Review “Whitchurch” land parcel covered a wider area of 
land, extending north to the Stockwood Vale Golf Club and east as far as Queen 
Charlton. The following conclusions on Green Belt purposes served in this area 
were reached: 

“This land parcel 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 also 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.” 
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3.5.4 Stage 2 Appraisal of Green Belt purposes 

Whitchurch 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of cell

13
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Overview 181.77 5,090 The Stage 1 report notes that large parts of 
the land parcel are contiguous to or within 
close proximity to Bristol and that only a 
narrow Green Belt gap remains to the west 
and north of the village of Whitchurch, so 
even modest development in this part of the 
land parcel could have a significant effect 
on the openness of land and result in the 
sprawl of Bristol. 

Green Belt release should seek to avoid 
development contiguous to the Bristol 
urban area that would result in urban 
sprawl and erosion of the remaining gap 
between Bristol and Whitchurch village. 
Development south or east of Whitchurch 
is therefore considered preferable in 
relation to this purpose.    

Green Belt to the northeast of Whitchurch, 
between Stockwood (Bristol) and 
Keynsham is of high importance for 
preventing the merger of towns.   

The Green Belt around Whitchurch and to 
the south and east of the village is of lesser 
importance for this purpose.  If significantly 
higher housing numbers were proposed, 
development to the northeast and east of 
Whitchurch could contribute to merger of 
Bristol and Keysham through increasing 
coalescence with Whitchurch and Queen 
Charlton  

Development to the east of Stockwood, 
Bristol should be avoided in relation to this 
purpose.  Land around Whitchurch and to 
the south and east of the village is of lesser 
importance for this purpose. 

Land around the village of Whitchurch is 
relatively flat, but does rise gradually to the 
south, away from Bristol.  As a result, the 
topography would not assist greatly in 
masking the encroachment of development 
into the countryside. 

There are relatively steep gradients around 
the stream that runs through the narrow 
Green Belt gap between Bristol and 
Whitchurch in the north of study area.  
Existing houses are visible on the skyline, 
but further housing may be less visible in 
longer views due to the fall in land.  

Land does also fall more rapidly to the east 

of the village (outside the study area), 

forming the head of the Stockwood Vale 

stream valley, however development in this 

area would be detached from the village and 

therefore does not accord with the Core 

Strategy proposals. 

The topography of the area does not offer 

opportunities to locate development where 

the topography would reduce a sense of 

encroachment into the countryside. 

Green Belt land around the village of 
Whitchurch does not provide the setting for 
a historic town, as it does not provide the 
setting for a Conservation Area in the built-
up area of Bristol. 

This Green Belt purpose does not 
influence a preferred location for Green 
Belt release around the village of 
Whitchurch.   

Green Belt within the wider land parcel 
protects the settings of the villages of 
Whitchurch and Queen Charlton, as well as 
the town of Keynsham under local purpose 
6.  The separate identity and setting of 
Whitchurch is more immediately threatened, 
given the narrow width of the remaining 
Green Belt gap between suburbs of Bristol 
and the village.  

Should a greater scale of development come 
forward than that currently proposed in the 
Core Strategy, the need to retain a landscape 
gap between Whitchurch and the village of 
Queen Charlton must be taken into account. 

As for purpose 1, Green Belt release 
should seek to avoid the erosion of the gap 
between Bristol and Whitchurch village, 
which is considered a priority under local 
purpose 6. 

 

A 

 

71.31 1997 The northern part of land cell A is 
contiguous to the urban area of Bristol, so 
Green Belt land strongly serves this 
purpose. Development in parts of this land 
cell could contribute to Bristol enveloping 
the village of Whitchurch resulting in urban 
sprawl.  Further to the southeast within the 
land cell this role diminishes, but it would 
be important to retain a Green Belt gap 
between any new development to the south 
of Whitchurch village and Bristol.   

 

 

 

As Whitchurch is not classified as a “town”, 
development within land cell A is not 
considered to present a significant threat of 
merger of neighbouring towns. 

The majority of the land within land cell A 
is relatively level, but does rise gradually to 
the south and southeast towards the steeper 
hillsides of Maes Knoll and Hursley Hill.  
Restricting development to land closest to 
Whitchurch village could therefore assist in 
reducing a sense of encroachment on the 
countryside and landscape impacts in long 
views. Development on rising/higher 
ground would be visible from a greater 
number of vantage points. 

This point concurs with the SHLAA, which 
concludes that development of land directly 
south of Whitchurch (SEB 1a) would impact 
on the open rural setting of Whitchurch and 
the Lyons Court Farm, but there is 
reasonable potential for the mitigation of 
effects.  Land further south (SEB 1b) would 
encroach into the landscape setting of Maes 
Knoll and have a major landscape impact. 

The narrow strip of Green Belt land 
between Whitchurch and Bristol comprises 
relatively steep gradients around a stream 

The Green Belt within land cell A does not 
serve this purpose. 

Green Belt within the northwestern part of 
land cell A helps to protect the separate 
identity of Whitchurch and the setting of the 
village.  Valuable aspects of the setting of 
Whitchurch could be considered to include 
Lyons Court farm and the Grade II* listed 
Farmhouse. Further to the southeast within 
the study area this purpose diminishes. 

 

                                                 
13

 Calculations based on same assumptions used for the Green Belt release requirement (section 3.5.2) 
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Whitchurch 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of cell

13
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

valley.  Existing houses are visible on the 
skyline, but further housing may be less 
visible in longer views due to the fall in 
land. 

B 14.68 411 Green Belt within land cell B is not 
contiguous to the built-up area of Bristol 
and therefore does not serve this purpose, 
unless land cell A was developed. 

Land south of Whitchurch does not serve 
this purpose. 

Land within land cells B and C is relatively 
level, but does rise gradually to the south 
towards the steeper hillside of Hursley Hill. 
Restricting development to land closest to 
Whitchurch could therefore assist in 
reducing a sense of encroachment on the 
countryside and landscape impacts in long 
views.  Development on rising/higher 
ground would be visible from a greater 
number of vantage points. 

 

The Green Belt within land cell B does not 
serve this purpose. 

Assuming land cell A is not fully 
developed, there is no significant threat of 
merger of Whitchurch village with other 
settlements to the south. 

C 10.50 294 Green Belt within land cell C is not 
contiguous to the built-up area of Bristol 
and therefore does not serve this purpose. 

Land south of Whitchurch does not serve 
this purpose. 

As for land cell B. 

The SHLAA advises that development in this 
area would result in the loss of rural 
character, particularly to the south of 
Queen Charlton Lane.  Land area SEB 1d 
(further south than land cells C & D) is on 
the skyline and development would impinge 
from the north and also into the Chew 
Valley to the south. 

The Green Belt within land cell C does not 
serve this purpose. 

There is no significant threat of merger of 
Whitchurch village with other settlements to 
the south. 

D 10.56 296 Green Belt within land cell D is not 
contiguous to the built-up area of Bristol 
and therefore does not serve this purpose. 

Land southeast of Whitchurch does not 
serve this purpose. 

Land within land cell D is relatively level, 
but does rise gradually to the southwest 
towards the steeper hillside of Hursley Hill. 
Restricting development to land closest to 
Whitchurch could therefore assist in 
reducing a sense of encroachment on the 
countryside and landscape impacts in long 
views. Development on rising/higher 
ground would be visible from a greater 
number of vantage points. 

The Green Belt within land cell D does not 
serve this purpose. 

Extensive development within land cell D 
could materially alter the extent of the 
remaining Green Belt gap between 
Whitchurch and Queen Charlton in the long 
term.  The scale of development currently 
proposed in the Core Strategy Proposed 
Changes is not considered to present an 
immediate threat to the separate identity and 
settings of these settlements. 

E 58.07 1,626 The northern part of land cell E is 
contiguous to the urban area of Bristol 
(Stockwood), so Green Belt land strongly 
serves this purpose.  Further to the south 
within the land cell this Green Belt role 
diminishes.  

 

Green Belt in the north-eastern part of land 
cell E, located between Bristol (Stockwood) 
and Keynsham is of high importance for 
preventing the merger of Bristol and 
Keynsham.  Further to the south within the 
land cell this Green Belt role diminishes. 

Land within land cell E is relatively level 
and the topography would not assist greatly 
in masking the encroachment of 
development into the countryside. 

The SHLAA advises that although landscape 
elements to the north of Whitchurch are not 
of high quality in themselves (area SED 1e), 
the key value of this area is as an open 
green partition between Stockwood and the 
old village of Whitchurch.  This helps to 
maintain the identity and integrity of 
Whitchurch and provide a green link 
between open countryside and a tongue of 
green which extends into Bristol. 

The Green Belt within land cell E does not 
serve this purpose. 

Green Belt within the northern part of land 
cell E is of importance for protecting the 
separate identity and setting of Whitchurch, 
given that the remaining Green Belt gap 
between Bristol (Stockwood) and the 
eastern part of the village is relatively 
narrow. 

F 16.65 466 Land cell F is contiguous to the urban area 
of Bristol (at Stockwood), so Green Belt 
land strongly serves this purpose. 

As Whitchurch is not classified as a “town”, 
development within land cell F is not 
considered to present a significant threat of 

Land within land cell F is relatively level 
and the topography does not assist in 
masking the encroachment of development 

The Green Belt within land cell F does not 
serve this purpose. 

Green Belt within land cell F is of 
importance for protecting the separate 
identity and setting of Whitchurch, given 
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Whitchurch 

Development 
land cell 
options 

Land 
cell 
area 
(ha) 

Estimated 
dwelling 
capacity 
of cell

13
 

Purpose 1 – Restrict sprawl of large built-
up areas   

Purpose 2 – Prevent merging of 
neighbouring towns 

Purpose 3 – Safeguarding countryside 
from encroachment 

Purpose 4 – Preserve special character of 
historic towns 

Purpose 6 (Local) – Protect identity and 
setting of villages 

Development in this land cell could 
contribute to Bristol enveloping the village 
of Whitchurch resulting in sprawl. It would 
be important to retain a Green Belt gap 
between Bristol and the village of 
Whitchurch.     

merger of neighbouring towns. into the countryside. See also SHLAA 
comment in land cell E. 

 

that the remaining Green Belt gap between 
Bristol (Stockwood) and the eastern part of 
the village is relatively narrow. 
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3.5.5 Green Belt land and boundary characteristics 

To the south of Whitchurch, field boundaries are generally well defined by 
hedgerows and, in most cases, are therefore expected to provide suitable 
boundaries for an amended Green Belt.  In some instances field boundaries are 
marked by rows of individual trees and shrubs, potentially as a result of limited 
maintenance of former hedgerows (see photograph 33). Field boundaries are less 
distinct in these instances, but the delineations of individual plots of land can still 
be made out.  These field boundaries could degenerate further over time and 
therefore, if Green Belt release to the south of Whitchurch is proposed, a further 
site visit is recommended to confirm the suitability of field boundaries for 
redrawing the extent of the Green Belt.  

 

 

  

Photograph 30 - View north over land cell A towards Whitchurch from Norton Lane 

Photograph 31 - View northeast within land cell A to St Nicholas Church, Whitchurch 
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Photograph 33 - Example of historic field boundary defined by shrubs and trees to the 
southwest of St Nicholas Church (photograph from footpath west of Blackacre (land cell 
A). 

Photograph 32 – View west over the playing fields to the south of Whitchurch from 
Norton Lane (land cell A) 
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To the east of Whitchurch, in the vicinity of Horseworld (land cell E) the 
boundaries of rectangular paddocks tend to be marked by post and/or rail fences 
and mature hedgerows (see Photographs below). Field boundaries are typically 
well maintained and could potentially be used for the redrawing of Green Belt 
boundaries. 

 

 

 

 

  

Photograph 34 – Paddock boundaries formed by post and rail fences and hedgerows 
within land cell E. 

Photograph 35 - Paddock boundaries formed by post and rail fences and hedgerows 
within land cell E. 
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North of Whitchurch, field boundaries are typically formed by tall hedgerows and 
trees, and would therefore be well defined for the purpose of redrawing Green 
Belt boundaries.   

 

 

Land within the remaining narrow Green Belt gap between Bristol and the 
northern part of Whitchurch contains relatively steep gradients, with houses 
visible on the horizon to either side.  Land boundaries within this area comprise a 
combination of walls and fencing marking the rear of residential properties, as 
well as field boundaries marked by fencing, hedgerows and trees. 

Photograph 36 - View west from Stockwood Lane across land cell F 
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Photograph 37 - View northwest along the footpath linking Maggs Lane and Ridgeway 
Lane (land cell A) 

 

 



 

 

Appendix A 

Stage 1 Primary Appraisal 
Criteria 
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Green Belt 
Purpose 

Appraisal criteria 

1. Check the 
unrestricted sprawl 
of large built-up 
areas 

It is the view of B&NES Council that Bristol and Bath should be regarded as “large built-up areas” when appraising land parcels.  The considerations applied are 
outlined below. 

The Green Belt designation in this land parcel: 

 protects open land contiguous to or within close proximity of Bristol or Bath;  

 prevents development that would result in another settlement being absorbed into the large built up area; and  

 prevents sprawl where development would not otherwise be restricted by a barrier (e.g. road
14

, railway, large watercourse). 

2. Prevent 
neighbouring towns 
merging into one 
another 

It is the view of B&NES Council that Bristol, Bath, Keynsham, Midsomer Norton and Radstock should be regarded as “towns” when appraising land parcels.  
Keynsham, Midsomer Norton and Radstock all have Town Councils.  Preventing the merging of these towns is the primary purpose assessed here.  

Also of importance is preventing the merger of Keynsham and Saltford on the basis that these settlements are located between Bristol and Bath and the existing 
Green Belt gap between the two settlements is relatively narrow.  Preventing the merger of settlements along the transport corridor between Bristol and Bath was 
an intention behind the original designation of the Bristol and Bath Green Belt, and this remains an important objective as reflected in the purposes of the Green 
Belt set out in the B&NES Adopted Local Plan (2007) and submitted Core Strategy - i.e. “to prevent the merging of Bristol, Keynsham, Saltford and Bath.”  

The considerations applied are outlined below.  

The Green Belt designation in this land parcel: 

 prevents the merger of towns or prevents development that would result in a comparatively significant reduction in the distance between towns; and 

 prevents continuous “ribbon development” along transport routes that link towns.  

3. Assist in 
safeguarding the 
countryside from 
encroachment 

For the purpose of this assessment, countryside is taken to mean open land.  It is acknowledged that villages are part of the ‘countryside’, but the focus of 
appraisal under this purpose is on identifying whether the appearance of generally open land in the countryside has been compromised by previous development.  
The considerations applied are outlined below. 

The Green Belt designation in this land parcel: 

 protects countryside that is in use for agriculture, forestry, outdoor sport and recreation, cemeteries and local transport infrastructure  (appropriate uses based 
on NPPF paragraph 89, bullets 1 and 2, and paragraph 90, bullet 3); 

 protects countryside that is compromised as it contains existing uses that would not now constitute appropriate development (i.e. assumes re-use of 
brownfield land and existing buildings under NPPF paragraphs 89 & 90 does not apply) or there is damaged or derelict land. For instance, existing 
employment or utilities development close to an urban area means land could be described as ‘peri-urban’ rather than countryside; 

 is important to prevent encroachment on the countryside with regard to the topography of land and location relative to existing development. 

                                                 
14

 It is acknowledged that roads can enable development as well as act as a barrier to development.  For this criteria, roads are identified as potential barriers to development and a feature 

that could potentially provide a permanent Green Belt boundary in line with NPPF guidance: “define boundaries clearly, using physical features that are readily recognisable and likely to be 

permanent” (paragraph 85, bullet 6).  
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Green Belt 
Purpose 

Appraisal criteria 

4. To preserve the 
special character of 
historic towns 

It is the view of B&NES Council that Bristol, Bath, Keynsham, Midsomer Norton and Radstock should be regarded as “towns” when appraising land parcels.  
Keynsham, Midsomer Norton and Radstock all have Town Councils.  The consideration applied is outlined below: 

The Green Belt designation in this land parcel makes a positive contribution to the setting, or better reveals the significance of a World Heritage Site or 
Conservation Area where the designation covers all or part of a town. 

5. To assist in urban 
regeneration, by 
encouraging the 
recycling of derelict 
and other urban 
land 

The Bristol and Bath Green Belt is considered to play an important role in encouraging the recycling of derelict and other urban land, by restricting the 
availability of greenfield sites.  The considerations applied are outlined below. 

 The land parcel adjoins the urban areas, defined as Bristol, Bath, Keynsham, Midsomer Norton or Radstock for the appraisal of this Green Belt purpose. 

 The land parcel contains land where B&NES Council have experienced development pressure. 

6. Local Green Belt 
purpose: To 
preserve the 
individual 
character, identity 
and setting of 
Keynsham and the 
villages and hamlets 
within the Green 
Belt 

 

The inclusion of the sixth “local” purpose takes account of the original intention behind the Green Belt designation (see chapter 4) and is consistent with the 
purposes of the Green Belt set out in the B&NES Adopted Local Plan (2007) and submitted Core Strategy.    

The Green Belt designation in this land parcel: 

 Prevents development that would result in merging of or significantly erode gaps between settlements (including villages and hamlets) and therefore 
protects their individual identity. 

 Contributes towards protecting the open setting of Keynsham, villages and hamlets. 



 

 

Appendix B 

Plans of the Appraisal Areas 
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B1 Land adjoining Odd Down 
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