
Residents will have the opportunity later this month to

comment on B&NES Council’s development options for

large parts of the area including Keynsham High Street,

new link road and plans for the 1,500 ‘garden

community’ which will follow it. 

At Whitchurch, options to add 2,500 homes, a Park & Ride

and new link from the A37 to the A4 will also be open for

comment. Some readers’ eyes may already be starting to

glaze over at the prospect of another round of consultation

while the array of acronyms which accompany titles such as

Core Strategy, Local Plan, Joint Spatial Strategy and

Transport Plan can appear confusingly daunting. We have

attempted in the following pages to try and break down the

various options being considered and hopefully this will put

them into some sort of context. 

The importance of this public engagement cannot be

underestimated, however. We often carry letters from

residents claiming they know nothing about council plans or

developments. Response levels to public consultation are

traditionally low – the 20mph speed limit and original plan

for Keynsham’s one-way system were both measured in

hundreds. When B&NES carried out its contentious survey

on the impact of the one-way trial at the beginning of the

year, the 1,500 response count was something of a record –

less than 10% of the population.

With public consultation due to start next week on these

major housing and infrastructure plans, how did we get to

where we are?

In 2014 B&NES adopted its Core Strategy, the economic

blueprint for the district through to 2029. This also informs

policy on planning applications for the area. As part of that

plan, land to the south west and east of Keynsham, along with

the former HorseWorld visitor centre and adjacent fields in

Staunton Lane in Whitchurch were removed from the Green

Belt and given over to housing. Since then, there have been

changes at national level with the planning policy framework

and also at regional level with the West of England

Combined Authority (WECA).

Last year the West of England Joint Spatial Strategy was

published for the region. This extended through to 2036 and

forecast a greater need for housing that had been identified

in each of the four authorities’ core strategies (Bristol,

B&NES, North Somerset and South Gloucestershire). For

B&NES this required an additional 4,700 new homes by

2036. The emerging Local Plan is B&NES’ response to that

need. It also provides an opportunity to consult on transport

routes associated with the extra development and this

includes Keynsham High Street. As we reported in Issue 548,

now that the one-way experiment has been made permanent,

the public are being asked what improvements they would

like to see in the pedestrian realm there.

As part of the engagement process, five public drop-in

sessions are being organised later this month starting in

Whitchurch Village on 19th November (Community Centre

3.30pm to 7.30pm). Keynsham is the venue on 22nd

November (The Space 3.30pm to 7.30pm). If you are unable

to attend either of those there are also events at Bath

(Guildhall 3.30pm to 7.30pm) on 20th November, Midsomer

Norton (Town Hall 3.30pm to 7.30pm) on 27th November

and Paulton (Village Hall 3.30pm to 7.30pm) on 30th

November. The easiest way to read the rather weighty

document and make comments is via the council website

www.bathnes.gov.uk/localplan. Hard copies can be viewed

at the One Stop Shops in Keynsham, Bath and Midsomer

Norton as well as at libraries in the district. The final deadline

for comments is Friday 21st December. The plan is then to

have a draft ready next summer and examination by the

Government planning inspector in the autumn and adoption

in early 2020.

Have your say on major
development options

B&NES Local Plan options consultation



Keynsham is well on the way to meeting the requirements

set out in the Core Strategy to 2029. Of the 2,150 new

homes, all but around 50 have been built or received

planning permission. Three hundred of the 1,600

projected jobs had been created by the end of 2016.

But the major change from the Core Strategy has been the

Joint Spatial Plan (JSP) requirement for another 1,500 homes

and the Strategic Development Location identified on the

north side of the town. It is clear that no further development

will take place here until the necessary infrastructure

improvements – the A4 to A4175 link road – is complete.

As far as the town centre is concerned, the High Street has

held up well compared to the situation nationally. The Civic

Centre development added around 650 square metres of retail

space and the level of empty shops (10%) is below the

national average. Traffic modelling on the number of car

journeys crossing Keynsham has shown that at least 12%

would be removed immediately by the north link road.

One surprising feature from the council’s retail study this

year is that despite the increase in Keynsham convenience

goods offer, the town centre has lost market share over the

last four years. Consumers are still travelling to out-of-town

shops in East Bristol and Bath, partly, it is suggested, because

shopping is often combined with other work or leisure

activities. 

The study reports no overall increase in demand for retail

space but the main challenge is to improve the attractiveness

of the town centre as a destination.

North Keynsham ‘garden community’

The Strategic Development Location (SDL) site identified in

the Joint Spatial Plan lies to the north east of Keynsham

between the railway line and the River Avon.

It also encompasses the land to the south of the A4 which

was ‘safeguarded’ for development in the earlier Core

Strategy. In addition to the 1,500 new homes provision has

to be made for 50,000sq m of employment space, a primary

school, local centre and potential for a marina development.

The options document which is going out to consultation also

raises the prospect of creating a garden community, “a

holistically planned new community which enhances the

natural environment and offers high-quality affordable

housing and locally accessible work in beautiful, healthy and

sociable communities”.

Link road

Calls for a road link from the A4 Broadmead roundabout to

the A4175 Willsbridge pre-date even the planning process

for Somerdale, and the scheme was included in the West of

England JSP. Since then, modelling and cost analysis have

been carried out, originally on nine possible schemes, and

then a short list of four. Among the options considered were

an alternative junction to Avon Mill Lane on the A4175.

Routing the road through the middle of the proposed housing

development or to the south of it – parallel to the railway –

was also considered. The preferred option, costing around

£25m, is the route from Avon Mill Lane adjacent to the

railway and a new junction with the A4 at Pixash Lane. This

will also require a new overbridge for the railway line with

the current bridge, which is listed, for pedestrian and cycle

use. The rail bridge over Broadmead Lane would become a

northbound one-way access to the new development.

Continued on page 18
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Keynsham – a new ‘garden community’
and link road



Continued from page 17

Marina and Avon Valley Adventure

& Wildlife Park

B&NES Waterspace survey last year identified a need for

more moorings and identified North Keynsham as one of the

areas with potential for a marina site. The council has

subsequently identified locations for both commercial

marinas and natural basins (see previous page) which would

potentially meet the needs of both leisure and residential boat

owners. 

The basins and a marina would enhance the flood water

storage capacity of the area. It is also proposed that

sustainable drainage systems are incorporated into the North

Keynsham development as part of the green infrastructure

and flood prevention strategies.

The Avon Valley Wildlife and Adventure Park owns a lot of

land fronting the river and within the SDL site. Consideration

is being given to a relocation of the visitor site to the north-

east end and adjacent to Avon Valley Farm. The owners are

keen to develop its tourist attraction offer and better access

by road, rail, river and cycleway could lead to a range of

leisure developments including the marina and potentially

visitor accommodation.

B&NES Local Plan options consultation

The options being considered for Whitchurch come with

one very large caveat. While the regional Joint Spatial

Plan (JSP) has identified the village as another Strategic

Development Location (SDL) capable of accommodating

2,500 new homes, residents do not agree.

When the planning inspector conducts the public

examination of the JSP (probably next spring) the residents

of Whitchurch will be challenging it. They are buoyed by the

publication of the village’s own Neighbourhood

Development Plan which was adopted this year and which

sets out clearly the way residents see the future for their

community. B&NES’ Local Plan consultation cannot

therefore decide on the principle of the development for

Whitchurch but on the specifics of the implementation if the

JSP is adopted without amendment.

In accommodating the growth, the report looked at three

options: extending Bristol outwards, extending Whitchurch

Village or creating a new settlement. The preferred option is

the third of these.

The next consideration is where that settlement is located.

Given the need to reserve one area for construction of an

orbital link from the A37 to the A4 (see next page) as well as

protecting the heritage of the Maes Knoll site and Stockwood

Vale, the new settlement is proposed to the south of the

village and on the east side of the A37. Pedestrian and cycle

links will ensure it is easily connected to the existing village

while at its northern end there would be vehicle access to the

eventual orbital link road. 

Then the report considers what type of development the new

settlement should be – one that is uniformly arranged with

all houses facing south for maximum solar gain – or a

collection of neighbourhood clusters. Provision is also made

for a local centre, primary and secondary school.

The transport infrastructure proposals to mitigate the effects

of such a large population increase include a Park & Ride

facility as part of the new development (two potential sites

identified), a metrobus route and a new orbital link road to

join the A37 to the A4 in south east Bristol. 

This is by far the most controversial of the transport schemes

and much of the route actually lies within Bristol City

Council’s area. Land needs to be safeguarded in the Local

Plan for Whitchurch however to accommodate the A37

junction. A separate review of options for this project will

also be open for public comment during the public

consultation of the B&NES Local Plan but the issue is

indicative of the many interlocking decisions which need to

be taken regarding Whitchurch, assuming the JSP proposals

are indeed adopted in full.

Whitchurch – the detail
rather than the principle
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Orbital Road

This is by far the most challenging aspects of the transport

infrastructure which needs to be settled before any plans for

new housing and employment opportunities in the

Whitchurch area can be delivered.

It also forms a major plank of the regional transport

infrastructure involving south-east Bristol, the A4 Bristol to

Bath corridor and the emerging plans for the new junction

18a on the M4 to the north-east of Bristol.

In another weighty tome (170 pages) the separate options

report considers a number of schemes to link the A37 at

Whitchurch with the A4 west of Keynsham and the A4174

ring road. Most of the individual schemes are evaluated in

respect of impact and cost and separately, are mainly

considered poor value for money. However, a scheme which

encompasses the A37-A4 project linking the Hengrove

Business Park, and the Hicks Gate transport hub on the A4

at over £120m is considered the best value cost option. This

will also facilitate a new metrobus route between Hengrove

and Emersons Green. As part of the plans for Hicks Gate, a

new spur from the A4174 ring road southbound directly onto

the A4 Keynsham bypass is also included.

Brislington Park & Ride and Hicks Gate

This is the point where major planks of the West of England

JSP converge. Along with Keynsham and Whitchurch,

Brislington has also been included as a Strategic

Development Location (SDL) while the transport

infrastructure plans for the A37-A4 link and the A4 Bristol

to Bath corridor also meet.

The first piece of the jigsaw is the proposal to build 750 new

homes on the site of the present Brislington Park & Ride.

That then requires a new site for the Park & Ride facilities

but also allows for the development of a better and multi-

modal transport interchange facility. A number of locations

have been assessed on all four sides of the current Hicks Gate

roundabout with the best

options identified at two

locations in the area of the

garden centre.

The Options Assessment

Report for the A4 Bristol-

Keynsham East also

provides a lot of data on

traffic movements in and

around the town. Based on

a survey carried out in

July 2016 where cameras

using automatic number

plate recognition software

were mounted at four key

locations on each side of

the town, the traffic counts include some eye-watering

figures for light vehicle and lorry movements.

Cameras were mounted on Charlton Road at the Bilbie Green

roundabout, the A4175 both at the Durley Hill mini-

roundabout and the river bridge adjacent to the Lock Keeper

pub and on Bath Road west of the Broadmead roundabout

and measured traffic in both directions. Over an 18-hour

period almost 76,000 car and 3,000 HGV movements were

recorded, with 40% of light vehicles having an origin or

destination outside Keynsham.


