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Welcome to the digital public exhibition for the proposed redevelopment of 
Withies Green, Phase 2 land east of Keynsham.  (Phase 1, Hygge Park nearing 
completion).

The Withies Green site is identified in the B&NES Local Plan as a safeguarded site 
for residential development. The proposals will provide new homes, with a variety of 
housing mixes (to include young, old, single, large families, later living and affordable 
housing), as well as a range of community facilities and environmental benefits.
 

 - To deliver a development of high design quality

 - To help meet the growing need for affordable accommodation within B&NES

 - To deliver an exemplar environmental concept with a host of sustainable 
measures and extensive green space

 - To deliver the expansion of the 1 form entry primary school into a 2 form 
entry primary school along with a sports pitch and additional benefits

 - To provide a local community hub

 - To provide excellent new pedestrian and cycle routes and linkages

Team Introduction

 - CliftonEmerydesign - Masterplanning

 - CreatrixPR - PR Consultant

 - Rocke Associates - Planning Consultant

 - Key Transport Consultants Limited - Transport Consultant

 - FPCR - Ecology

 - WYG - Drainage

 - FPCR - Aboriculture

 - Cotswold Archaeology - Heritage
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The Statutory Development Plan framework for the area is provided by the Bath and 
North East Somerset Core Strategy (Adopted July 2014) and the Bath and North East 
Somerset Placemaking Plan (Adopted July 2017). The principal policies of relevance to 
the Withies Green development are set out below.  

Bath and North East Somerset Core Strategy (BNESCS)
The principal strategic policies of the BNESCS that are relevant to the Withies Green 
development are summarised below:

 - Policies KE3a and KE3b remove land to the east of Keynsham from the Green Belt.  

 - Policy KE3a allocates part of the land (north and south of the A4) for residential 
and employment development.

 - Policy KE3b safeguards part of the land (south of the A4) for future residential 
development

The first phase of development on that part of the site the subject of Policy KE3a that 
is allocated for residential development (to the south of the A4 and west of Withies 
Green) has been granted planning permission and development has commenced 
(Hygge Park).  The current site is subject to Policy KE3b.  It has already been removed 
from the Green Belt and safeguarded to meet development later in the plan period 
following review of the Local Plan. The Local Plan review is overdue since more than 
5 years has elapsed since adoption of the BNESCS, and the review has been delayed 
due to the withdrawal of the West of England Joint Spatial Plan. There is a need to 
bring forward additional housing land without further delay, to ensure continuity of 
supply in the remaining years of the plan period (to 2029), and the delivery of the 
homes that are required.     

Other relevant BNESCS policies include:

 - Policy CP5 (Flood Risk Management) expects all development to incorporate 
sustainable drainage systems to reduce surface water run-off and minimise its 
contribution to flood risks elsewhere. 

 - Policy CP6 (Environmental Quality) sets out criteria and considerations to ensure 
that environmental quality is maintained and enhanced through high quality 
design, and protection and enhancement of the historic environment, landscape 
and biodiversity.  

 - Policy CP7 (Green Infrastructure) seeks to maintain, protect and enhance the 
integrity, multi-functionality and connectivity of the strategic green infrastructure 
network, and to take opportunities to connect with, improve and extend the 
network.  Existing and new GI must be planned, delivered and managed as an 
integral part of creating sustainable communities. 

 - Policy CP9 (Affordable Housing) requires on-site affordable housing provision in 
developments of 10 or more dwellings or 0.5 hectares and above. At Keynsham 
and Saltford the percentage target is 30%. Schemes should provide for a mix of 
affordable housing units, and contribute to the creation of mixed, balanced and 
inclusive communities.  

 - Policy CP10 (Housing mix) requires new housing development to provide 
for a variety of housing types and size to accommodate a range of different 
households, including families, single people and low income households. 

Above: Landscape designations plan
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Planning Policy 3
Bath and North East Somerset Placemaking Plan (BNESPMP)
The Adopted Placemaking Plan comprises 6 volumes, including the Appendices.  
Volume 1 (District-wide Strategy and Policies) and Volume 3 (Keynsham) are most 
relevant to the current applications proposals.  

Volume 1: District-wide Strategy and Policies

 - Policy SU1 (Sustainable Drainage) requires SuDs to be employed for the 
management of runoff from developments.  

 - Policy D1 (General Design Principles) identifies general design principles, 
particularly for large scale development proposals or Masterplans.  The principles 
include places designed for people; provision of connectivity with priority afforded 
to by foot, cycle, and public transport ahead of the car; and working with the 
landscape structure.

 - Policy D2 (Local Character and Distinctiveness) supports development proposals 
where they contribute positively to, and do not harm, local character and 
distinctiveness.  Considerations include whether the development has positively 
responded to the site context and  whether the design enhances and responds to 
natural features.

 - Policy D3 (Urban Fabric)  requires development proposals to contribute positively 
to the urban fabric, including being designed for ease of walking and cycling and 
providing safe and high quality routes; being permeable, offering a choice of 
routes through a site, and connecting with existing route networks in, and through 
adjoining areas; being designed with careful consideration of ‘edges’; and being 
designed in a way that does not adversely prejudice existing/future development or 
compromise adjoining sites.  

 - Policy NE2 (Conserving and Enhancing the Landscape and Landscape Character) 
permits development where it conserves or enhances local landscape character, 
features and distinctiveness; incorporates green space that positively contributes 
to creating a high quality environment; and conserves or enhances important 
views. 

 - Policy NE3 (Sites, Species and Habitats) aims to avoid harm to biodiversity, and in 
particular sites of national and international importance. 

 - Policy NE6 (Trees and Woodland Conservation) seeks to avoid adverse impacts on 
trees and woodlands of wildlife, landscape, historic, amenity, productive or cultural 
value. 

 - Policy CP7 (Green Infrastructure) seeks to protect and enhance the integrity, multi-
functionality, quality and connectivity of the strategic green infrastructure network, 
and deliver new GI as an integral part of creating sustainable communities.  

 - Policy NE1 (Development and Green Infrastructure) seeks to maximise 
opportunities to design GI into the proposed development, and ensure that 
schemes make a positive contribution to the GI network through the creation, 
enhancement and management of new and existing GI assets.  

 - Policy LCR3A (Primary School Capacity) seeks to ensure that there is a primary 
school within a reasonable distance that has sufficient spare capacity, or is able to 
be expanded to create additional capacity to accommodate the pupil needs arising 
from the development. 

 - Policy ST1 (Promoting Sustainable Travel) seeks to encourage movement by public 
transport, bicycle and on foot; reduce dependency on the private car; and ensure 
access to high quality public transport facilities which will increase the proportion 
of journeys made by such modes. 

 - Policy ST7 (Transport Requirements for Managing Development) seeks to ensure 
that, inter alia, safe and convenient access is provided to and within the site for 
pedestrians, cyclists and those with mobility impairment.   

Volume 3: Keynsham
As outlined above, the application site is subject to strategic direction in Policy KE3b of 
the BNESCS.  There are no additional policies of relevance contained in this volume.  

Overview 
The above policies have informed the preparation of the conceptual proposals for 
Withies Green, and which is reflected in the development and masterplan principles 
that are set out in this consultation document.  
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Site Analysis
Transport
The application site is well situated from an accessibility 
perspective making travel by alternative modes to the 
private car quite feasible to local facilities and to Bath and 
Bristol. 

The site is easily accessed from the A4 from where there 
are bus services traveling east/west towards Bath and Bristol 
respectively. The train station is approximately 2.2km away just 
north of Keynsham town centre. The site is well connected by 
public rights of way with connections to Saltford, and to local 
facilities in Keynsham including primary and secondary schools

The site is on the eastern side of Keynsham and is 
approximately 1.8 km from the town centre. 
The Bristol to Bath cycle path is approximately 1.3 km 
north of the A4. Access to the cycle path is available at 

Saltford approximately a 2.6 km cycle ride from the centre 
of the proposed residential development and at Willbridge 
approximately 4km away.      
Frequent bus services operate along the A4 providing 
8 buses an hour in each direction to Bristol and Bath 
in weekday peak periods. Bus Shelters and Real Time 
Information are provided at bus stops. Vehicular access to 
the development would be via signal controlled access on 
the A4 incorporating pedestrian crossing facilities to improve 
pedestrian accessibility from north to south across the A4.

Gas Pipe
Running between East Keynsham and Saltford is a major 
gas pipeline that’s part of a wider national network. Within 
145 meters of the gas pipeline no built development is 
allowed as required by the Heath and Safety Executive. 

This effectively means that Keynsham cannot expand any 
further East than the land identified by the safeguarded 
land in Policy KE3b.
 
Under HSE regulations open space uses such as 
playing fields are allowed within the outer and middle 
easements of the gas pipeline. In addition within  green 
belt regulations public open space uses are allowed so 
there is an opportunity in the South Eastern corner of the 
application site to include some public open space. Any 
built development would have to be wholly outside of the 
gas pipeline easement and within the safeguarded land as 
identified in Policy KE3b.
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Site Analysis

Above: Site Analysis diagrams

Heritage
The only known heritage constraint is the assumed location 
of the Roman road running through the site on the path of 
the public right of way.

Ecology
In summary the ecological constraints for the application 
site is limited to the existing hedgerows that cross the 
site and form the boundary of the site. The hedgerows 
have a limited number of trees associated to them that 
could have ecological potential. In addition the stream 
that crosses the site east to west has further ecological 
potential and should be incorporated into areas of public 
open space.

Flooding
The flood risk assessment identifies that there is limited 
areas of flood risk associated with the application site. A 
stream forms the low point of the site crossing the site 
east west. An additional minor water course enters the 
site from the Manor Road Community Woodland.
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Concept & Vision

Above: Precedent Images

Above: Concept diagram
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The vision for the site is to create a sustainable neighbourhood 
at Keynsham that will provide a fantastic lifestyle with all the 
conveniences of a market town with excellent transport links and 
direct access into the countryside.

The overall concept for the site is to create a green sustainable 
neighbourhood that maximises the opportunities to live with and 
alongside nature. The structure of the site is formed around a 
central wetland that runs through the middle of the site maximising 
opportunities for wildlife and creating a publicly accessible park. In 
addition the wetland will attenuate water from the scheme.

A green corridor connects from the north of the site past the 
school playing fields, across the wetland through to Manor Road 
Community woodland and the proposed Community Hub. The 
Community Hub will have allotments, orchards, play spaces, a 
sports pitch and opportunities for informal recreation and leisure.

Running through the site a pedestrian and cycle path connects 
through to the proposed primary school in phase 1 and onwards 
to Welsway Secondary School and Chandag Primary and Junior 
Schools. Significant offsite cycle improvements are proposed to 
the town centre and rail station with excellent links into Bristol, 
Bath and beyond.

Sustainable new homes will feature low carbon design that will 
create an outward looking development that forms the new edge 
to Keynsham. Low density homes will form the edge of the site 
that relates well to the surrounding countryside .

6



Public Consultation - May 2020          www.withiesgreendevelopment.co.uk

East Keynsham   

Masterplan 7
Key

Phase 1 boundary

Phase 2 boundary

Walkzones

Public Right of Way

Strategic Cycle Route

Proposed tree 

Existing tree

Urban interventions

New vehicular access from A4

1FE Primary School Phase 1 
- Extended in Phase 2 to 2FE 
Primary School with sports pitch 

Avenue Route

Access from Phase 1 
development

Low density development

Community Hub

Landscape interventions

Sports pitches

Allotments 

Play 

Orchard 

Wetlands

Public Right of Way retained

Woodland buffer planting

N

1

1

2

2

3

3

4
4

5

5 5

88

6

6

9

9 7

7

7

10
10

11

11

11

12

12

13

13

13

13

13

Manor Road 
Community Woodland

PHASE 1

To Saltford

A4

A4

Above: Illustrative Masterplan
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The proposal seeks to create a high quality mixed use neighbourhood that is well 
connected to nearby local facilities and the town centre of Keynsham. A sustainable 
masterplan with a landscape led character offers a high quality and environmentally 
conscious neighbourhood with best practice in terms of urban design. The 
illustrative layout has been designed to demonstrate that a residential scheme can 
be developed on the application site that relates well to Phase 1 and that addresses 

key site constraints. In addition the application also looks to deliver further land 
to the school site, proposed as part of the phase 1 application. This land will allow 
the school to expand to form a two form entry primary school with their playing 
fields forming part of this application. In addition a number of community benefits 
are proposed including a wetland park, community hub, allotments, orchards, play 
spaces, and playing fields
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Artist's Impression 8
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The artist's impresion provides an overview of the site 
illustrating how green the site will be.
 
The housing will have an excellent relationship to 
green spaces with residents enjoying generous 
amounts of open space. The school will also have 
the room to expand into a 2 form entry school with 
a sports pitch. The pupils will also be able to access 
the additional sports pitch, nature trails around the 
wetland and access to the Manor Road Community 
Woodland.
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Key Benefits  
Education 

 

9

Above: Key benefits diagram
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The key educational benefit is that the phase 2 
planning application will alllow the school to expand 
into a two form entry primary school with all the land 
delivered thats required to extend the building and 
provide the playing fields.

In addtion the school will be well placed to access 
the additional community benefits provided by the 
scheme;

 - Additional playing field

 - Wetland Park

 - Allotments

 - Orchards

 - Community Hub

 - Access to Manor Road Community Woodland
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Key Benefits  
Sustainability 

 

Above: Key environmental benefits
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A fabric first approach to housing
 
The illustrative masterplan has been designed with 
best practice in terms of sustainability and at reserved 
matters application stage a low carbon scheme could 
be delivered.

 - The masterplan has been broadly arranged with 
development blocks laid East West to maximise 
potential for solar gain that will be enable a fabric 
first approach to the buildings which will be 
addressed at reserved matters appplication stage. 
Photovoltaic (PV) panels integrated in the roof 
plane - Roofs south oriented for maximum use of 
solar panels. Blue and green roofs attenuate water 
and provide wildlife habitats.

 - Combined Heat and Power (CHP) to provide 
energy to the neighbourhood. The scheme has 
the critical mass to make this a viable alternative.

 - Mixture of housing to provide for a range of 
residents, young, old, single people, large families 
and housing for later living for social cohesion and 
vibrant communities.

 - Sustainable transport strategy with bus route 
coming through the site and cycle path proposed 
to Keynsham train station.

 - Each housing cluster has been designed with 
the required amount of parking with electric car 
charging points but as car use drops to repurpose 

the space to either communal open space or 
additional accomodation. EV and ebike charging 
are integrated into the design.

 - Productive growing areas to be integrated into 
courtyards, gardens and roof terraces. Communal 
allotments and orchards are also proposed.

 - Integrated drainage strategy to minimise flooding 
utilising swales, rain gardens, green/blue roofs and 
a wetland.

10
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Key Benefits  
Transport 

 

Above: Key Transport benefits diagram
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The site is on the eastern side of Keynsham approximately 1.8km from 
the town centre. 

The Bristol to Bath cycle path is approximately 1.3km north of the A4 
and access to is available at Saltford approximately a 2.3km cycle ride 
from the centre of the proposed development and at Willsbridge 
approximately 4.5km away.

Frequent bus services operate along the A4 past the site. Prior to 
the Covid 19 crisis Service 39/X39 provided a 10-12 minute frequency 
between Bristol and Bath in weekday peak periods. Currently the 39 
provides a reduced 30 minute frequency. Bus Shelters and Real Time 
Information is available at local bus stops.

Access to the development will be via a signal controlled junction on 
the A4 incorporating pedestrian crossing facilities to improve crossing 
of the A4.
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Building with Nature
The scheme has been assessed by Building with 
Nature and we are pleased to say its eligible for the 
Accreditation and has achieved the Excellent award.

Building with Nature is the UK’s first green 
infrastructure benchmark. They provide a framework 
of quality standards, an assessment and accreditation 
service, and national awards recognising the design 
and delivery of high quality green infrastructure.

Water
An integrated water strategy has been incorporated 
into the scheme. East west streets have rain gardens 
that drain water into a swales running north south 
that in turn drains into the wetland. The wetland has 
been designed to accommodate water in times of 
flood and create a wildlife habitat that is accessible to 
residents.

Wellbeing
Residential blocks have been arranged around 
communal areas with housing for different age 
groups. A creche and a community hub alongside food 

growing opportunities, sports pitches, cycle tracks, 
bus links and access to the countryside will provide an 
active and healthy place to live.

Wildlife
The masterplan has been design in conjunction with 
an ecologist to enable residents to live alongside 
nature. A network of habitats is proposed to 
encourage locally distinctive species to flourish. Bird/
bat boxes, bee bricks, hedgehog highways, green/
brown/blue/sedum roofs are all propsed to bring 
wildlife into the site
 

Créche

Community Hub
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Key Benefits  
Water, Wildlife & Wellbeing  
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Building Heights
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Amount
The illustrative layout has been designed to 
accommodate a variety of residential house types and 
sizes for up to 200 homes. A broad range of units, 
from 1 and 2 bed flats through to 2, 3, 4 and 5 bed 
detached houses is proposed. 30% of all homes would 
be affordable. These would be evenly distributed 
across the site in small clusters.

Housing types have been arranged to reinforce the 
character of different areas within the development. 
For example, at the entrance to the site, housing 
is arranged in terraced groups and adjacent to the 
parkland, lower density detached and semi detached 

development is proposed to create a more leafy 
environment.

Apartment blocks are used at key locations around 
the site, overlooking public open space and forming 
a gateway to the site from the Bath Road. Larger 
detached properties in substantial gardens wrap 
around the edge of the site forming an outward 
looking development. 

Building Heights
The height of houses is generally 2 to 2.5 storey across 
the site. This seeks to complement the existing built 

context of Keynsham, to reduce the visual impact of 
the scheme in its wider setting, and to work positively 
with topographical characteristics of the site. 3 storey 
apartment blocks  are proposed at the gateway to the 
site and to overlook public open space. One marker 
3.5 storey apartment block is proposed which could 
be 3 storeys with accommodation in the roof space 
inspired by the locally distinctive mill buildings.
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What happens next? 14
Timeline What happens next?

Following the public consultation we will review all comments and 
work up a final design for a planning submission to Bath and North 
East Somerset Council. Thank you for taking the time to take part in 
this public consultation. Your views will be an important part of our 
design and development process for the project. Please take the time to 
complete a feedback form under the ‘Feedback Form’ tab. The deadline 
for submitting feedback is Friday 12th June and our consultation runs 
from Friday 15th May to Friday 12th June, however exhibition materials 
and FAQs will remain on the project site to view.

 
Contact Us
If you should have any further queries, please do not hesitate to contact 
the project team as below.
 
1. Fill in an online feedback form at: www.withiesgreendevelopment.co.uk

2. Email queries to: info@withiesgreendevelopment.co.uk

3. Or call on 01225 423400. Our consultation runs from xxxx until xxxx.

The project team anticipate submitting a planning application in the 
Summer of 2020.

January 2020

May 2020

Project commencement

Public Consultation

Submit Planning Application

Planning determination

Reserved Matters Application

Construction starts

Summer 2020

Autumn 2020

2021

2022


