Community Planning Day

CLEVE PARK
Thornbury
Welcome to the Cleve Park Community Planning Day.
Join us and help create a Vision for a sustainable new
neighbourhood in Thornbury.

OUR APPROACH TO COMMUNIT Y PL ANNING

PROGRAMME
COMMUNIT Y PL ANNING DAY
Saturday 6 February 2016

10.45		 Exhibition opens
11.00		 Welcome and Introduction
11.15		 Workshop 1 - Planning a New Neighbourhood 		
at Cleve Park, Thornbury
• What are the key local issues?
• What are the opportunities?
• How can the new neighbourhood benefit the
		 neighbouring communities?

Our workshops
uncover the things
that matter most to
people.

Workshop 2 - Young People’s Workshop
An opportunity for young people to think about
and draw up their ideas for the site and its
connection with the local area.

We listen.

We debate.

12.45		 Lunch
1.00		 Presentation by Michael Holmes, Chairman, 		
National Custom and Self-Build Association
1.45		 Workshop 3 - Hands-on Planning Groups
		A chance to work in small, facilitated groups to
consider constraints and opportunities for the
site, its relationship with Thornbury and to plan
ideas for the future. Groups may choose to go on
a site walkabout to see and discuss
opportunities and connections.

We create new places and
breathe life into old ones.

We draw together.

3.00		 Refreshment Break
3.15		 Hands-on Planning Groups Report Back
3.45		Next Steps
4.00		Close

REPORT BACK PRESENTATION

17 February 2016 • Armstrong Hall, Thornbury
6.30		 Report Back of the Vision

CLEVE PARK, THORNBURY
PUBLIC EXHIBITION
Saturday 6 February 2016

INTRODUCTION
This exhibition has been prepared to support the Cleve Park
Community Planning Day. This is a public event, open to all, at which
attendees are invited to help create a concept for a sustainable new
neighbourhood to the south-east of the town.

Site boundary

Ideas will be developed further over the next few days and will be
presented to the community on Thursday 17th February at 6.30 pm at
this venue.
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Today is an opportunity to share local knowledge and contribute to
planning the new neighbourhood. We want to know about the issues
that are important to you and welcome your comments.

THORNBURY

Welbeck Strategic Land is working in partnership with Landform
Estates to promote Cleve Park. This is a 31 hectare (76 acre) site,
proposed for a new housing development to the south-east of
Thornbury (see adjacent plan). The development proposes to include
a mix of housing including self-build plots, bungalows and an
opportunity to include community uses. JTP have been appointed as
masterplanners and to work with the local community to inform and
influence the illustrative masterplan for the site.

SITE

Alveston

PLANNING BACKGROUND

Site location
Housing opportunity
Safeguarded area for
economic development

The South Gloucestershire adopted Core Strategy 2006-2027 is being
updated in the form of a Policies, Sites and Places (PSP) Development
Plan Document. This document is expected to be adopted in March
2017. The Council currently do not have a five-year land supply, and so
are unable to meet local housing need. The Council is required to do
this to meet their obligation in the West of England Joint Spatial Plan,
which is also currently subject to consultation.
Cleve Park provides an opportunity to help the Council meet its housing
need, and has been put forward through the current “call for sites”.
The Council has identified Thornbury specifically as a place where
it would be appropriate to provide new homes. We consider Cleve
Park is suitable, sustainable and deliverable for providing some of the
housing and infrastructure development that the Council require.
The plan adjacent is an extract from the South Gloucestershire Council
Adopted Proposals Map. It identifies opportunities for housing to the
north-west of the town and to the east of Morton Way. Cleve Park is
located to the south-east of the town and is outlined in red.

Extract from South Gloucestershire Council Adopted Proposals Map with Cleve Park site boundary added

THE TEAM

CANNON CONSULTING
ENGINEERS
Transport, Flood Risk & Services

WELBECK STRATEGIC
LAND LLP
Developer

Welbeck Strategic Land is working in partnership with Landform
Estates to promote the Cleve Park site. Both companies are strategic
land promotion specialists and work in partnership with landowners,
local authorities and other stakeholders to deliver land for housing.
They have a successful track record of gaining planning consent, even
for the most complex sites. Their success comes from always putting
a high priority on meeting local needs and taking the impact of new
development into account.
Welbeck and Landform together have appointed a team of
consultants to look at various technical aspects of the site.
Representatives from the consultant team are present today to
answer any questions you may have.

LANDFORM ESTATES LTD
Developer

SLR CONSULTING
LIMITED
Landscape Architects

JTP
Masterplanning &
Community Engagement

ECOLOGY SOLUTIONS LTD
Ecology & Habitat Consultants
A T COOMBES ASSOCIATES
LTD
Arboriculturist

DLBP
Planning

PROPOSED PROJECT TIMELINE
NOVEMBER
2015

DEC 2015/ JAN
2016

FEBRUARY 6TH
2016

FEBRUARY 17TH
2016

LATE FEBRUARY
2016

SUMMER
2016

TEC H NI CAL SUR V EYS
C OMMENCED

C O NS U LTAT IO N W I TH
S TA K EH O L D ERS

C O M M UNI T Y
P L ANNI NG D AY

REP O RT BAC K
P RESENTATI O N

OUTL INE APPL ICATION
SUB MITTED

DETERMINATION
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HISTORIC GROWTH OF THORNBURY
KEY

Proposed site
Development:
Until 1923
1923 to 1955
1955 to 1977
1977 to 1991
1991 to present
Consented
development

UNTIL 1923:

Historic maps show that the
settlement of Thornbury was
initially located in the centre of
the Lower Severn Vale, north of
Bristol. It originated as a medieval
market town which developed on
the western edge of High Street,
Castle Street, and the Castle.

1977:

The 60s and 70s saw a growth spurt
in Thornbury. In these decades,
significant residential development
took place to the east, south-east
and north-east of the town. As a
result, new important connections
were shaped. Knapp Road and
Grovesend Road became the

PRESENT DAY:

The late 20th century expansion
of the town gave Thornbury the
form that it displays today. Further
residential development occurred
in the south and the south-east.
Morton Way now defines the
eastern edge of the town and
establishes the connections to

It operates as a commercial centre
to this day. A train station located
to the south of the High Street
served as a connection between
Thornbury and Yate.

major access roads to the town
centre from the A38. Rail services
completely stopped and the train
station was removed. Part of
the dismantled railway has been
transformed into a footpath linking
the south-east of the town to the
centre.

Bristol and Gloucester. A new
industrial park was introduced at
the south in the location of the
former rail station. At present,
Thornbury provides a range of
services not only for its residents
but also for the surrounding
villages and farming communities.

1955:

Up to 1955, Thornbury did
not expand significantly. Small
residential development occurred
beside existing settlement,
following a linear pattern
predominantly on the access
routes to the north east of town.

1991:

In the next two decades,
Thornbury saw more expansion
further east. While the town
kept expanding in the east,
the commercial uses remained
concentrated at the historic core
to the west.

CONSENTED
DEVELOPMENT:

Three new developments have
been proposed at the north and
north-east of the town - Post Farm,
Park Farm and Thornbury Fields
- which together propose 925 new
homes and a retail space.

The medieval market remained the
focus of the town. The train station
located south of the town centre
was still open. Although by 1944
the passenger services stopped
and it was used for transporting
goods.

New residential areas
predominantly comprise
suburban 2 storey housing. By this
point, Morton Way began taking
shape as a connection between
Gloucester Road and Knapp Road.
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THORNBURY
HISTORY

KEY

The original settlement of Thornbury was located on the lower grounds
by St. Mary’s Church and the layout of the town can be traced to the
creation of the Borough of Thornbury in the C13th. St. Mary’s Church,
constructed in the C12th, is the oldest surviving building in Thornbury
today. The town charter was granted in 1252 by Richard de Clare, Earl
of Gloucester and Lord of the Manor of Thornbury. The charter’s 750th
anniversary was celebrated in 2002.

Thornbury Conservation Area

Between 1243 and 1262 the town developed southwards around the
convergence of streets known today as Castle Street, High Street, and
St Johns Street. Along High Street, and the market hall, a large market
place was a prominent part of the town. In 1911 the market moved to
Rock Street, before closing in the late 1990’s to be replaced by a smaller
market in the United Reformed Church car park. The older market site
was redeveloped as a community centre. Today the market place is
located at the Town Hall car park.

2

Thornbury Castle

3

Town Hall

4

Former Thornbury Station Terminus

2
1

et

re
St
le
High Street

St

Joh

nS

tre

et

3

St. Mary’s Church

Rock Street

In 1872 the Thornbury Rail station opened and was the terminus
station of a short branch from Yate on the Midland Railway Line
between Bristol and Gloucester. Up until 1910 there was a daily service
of two trains per day. Subsequently, this service increased to 4 trains
per weekday in each direction. Passenger services ceased in 1944.
The station remained open for goods traffic until 1966 and partially
open for quarry traffic to Tytherington Quarry, located south east of
the town. Today, the site of the station terminus building is the Tesco
supermarket at Midway Road.

St. Mary’s Church
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Thornbury Castle, situated behind St. Mary’s Church originated around
1511 and was the home of Edward Stafford, 3rd Duke of Buckingham
until 1521. The Castle is an early example of a Tudor Country House
with minimal defensive attributes. Over the intervening years the
Manor House fell into disrepair. In 1824 the house was renovated again
and today is operated as a hotel and restaurant. The building is Grade II
listed and is the only remaining Tudor Castle in England.
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Thornbury Castle

CHARACTER

Historic
setting
Post -war development
Market
town

Character areas of Thornbury

High Street: materials and colour palette

Castle Street

Situated in the Severn Vale, approximately 4 miles
east from the banks of the River Severn, the town of
Thornbury can be described as having three distinctive
parts - the historic setting of the church and castle to the
north, the main market town to the south, and post-war
development to the east.
This area has an organic form and layout with buildings
set within large enclosures of open space which are
defined by high stone walls.

The historical town core, focused on Castle Street and the
High Street, represents a tighter urban grain to that of the
area to the north. Historical buildings, many of which are
Grade II listed, are set within a varied street scene where
laneways lead to enclosures to the rear of buildings, the
majority of which are 2-3 storeys in height. In 1975 the
town core was designated as a conservation area.

Thornbury has greatly expanded since WW II with the
direction of growth influenced by green belt land to the
west and south of the town. Commercial development
has focused at the southern end. Residential development
and ancillary community uses represent the largest form
of development to occur since the 1960s and comprises a
mix of house types and sizes.
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SITE LOCATION
WIDER CONTEXT
Thornbury is a market town and civil parish situated
in Gloucestershire in south-west England. It is the
largest settlement within the ‘Severn Ridges’ which is
characterised by complex landform of abrupt scarps
and gentle ridges, rising from the lower ‘Levels’ area.
The closest town is Yate approximately 10 miles
away. The closest neighbouring city is Bristol which
is approximately 15 miles to the south connected
via the A38. The M4 and M5 are in close proximity
to the town offering connections further to Wales
in the west via the Severn Bridge, east to Swindon,
London and beyond, north to Gloucester, and down
to Taunton in the south.
Bristol Parkway is the closest railway station with local
connections to Gloucester, Yate, and further to Wales,
London, Cornwall, Birmingham and beyond. Bristol
Airport is the nearest airport about 45 minutes by car
from Thornbury and has a regular bus service that
runs to Bristol Temple Meads rail station and Bristol
city centre.
Severn Ridges

SOUTH GLOUCESTERSHIRE

Levels

TOWN CONTEXT
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Grovesend Road serves as the principal vehicular
link to the town centre from the A38 and the M5.
Morton Way is the easternmost road connection of
the town from which two new developments have
been proposed – once built, these would define the
northern extent of the town.

rto

te
r

Mo

Ro

ad

The diagram opposite shows the location of the
site in the context of Thornbury between the A38,
Grovesend Road and Morton Way. As illustrated
in the historic growth, Thornbury has developed
eastwards from the medieval market town in the west.

KEY

Proposed site
New consented development
Thornbury town centre

Tytherington

Alveston
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CONNECTIONS
ROAD NETWORK
To Gloucester

Thornbury has a well-established network of
primary and secondary roads that provide
connections to neighbouring towns and cities. The
A38 and the M5 provide highway connections to
the north towards Gloucester and south towards
Bristol.
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Thornbury town centre is accessed via a series of
local roads that link it with the wider town. The
roundabout junction of Morton Way, Midland
Way and Grovesend Road provides a gateway to
the town. Grovesend Road links the site to the
town centre and Midland Way links the site to the
industrial area to the south of the town centre.
Heading out of the town, Grovesend Road
provides access to the A38 to the east, with further
connections via Gloucester Road to the north-east
and Alveston Hill/ Bristol Road to the south.
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Site location
Existing development
Consented development
Motorway
Primary roads
Secondary roads
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Tytherington

Alveston

To Bristol

BUS NETWORK

To Gloucester

A range of bus services connect Thornbury to
settlements to the north including Gloucester
(Service 201) and Berkeley (Service 207) and to the
south to Cribbs Causeway (Service 622). The 78
and 79 services along Morton Way offer a frequent
bus service between the site and Bristol City to
the south. Further bus services serving the site
are provided along Grovesend Road, namely the
201 and 622 to Gloucester and Cribbs Causeway
respectively.
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The 615 service operates within Thornbury and
connects north Thornbury via the town centre with
east Thornbury, with hourly services from Monday
to Saturday. It starts and ends at Rock Street and
provides links to facilities including the Health
Centre and Tesco and runs in close proximity to the
site, along Gloucester Road and Morton Way.
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Site location
Existing development
Consented development
Route 614
Route 622
Route 78 - 79

Route 312
Route 615
Route 207
Route 201
Route 87
Bus stops
adjacent to site
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At present, there are two bus shelters along the
eastern side of Morton Way for southbound bus
services. One is located immediately north of
Cheviot Drive and the other nearest the roundabout
junction of Morton Way with Grovesend Road and
Midland Way.

To Tytherington
To Alveston
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CONNECTIONS
Thornbury
Link

PEDESTRIAN & CYCLE NETWORK
The adjacent plan shows the pedestrian and cycle
network within and around Thornbury.

ay
nW

rto

ute
o
R
e
l
c
y
C
n
Avo
20 m

Gr
ov
ese

in wa

Mundy Playing Fields

lk

nd

Rd

5

Golf Centre
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Apart from the close proximity to major pedestrian
and cycle links such as Avon Cycleway, Filton
Cycle Route, and Jubilee Way, the location of the
site is well suited to encourage connections to
the existing links in the town. A section of the
Streamside Walk, which consists of a network of
footpaths around the town, is approximately 5
minutes’ walk from the site. It runs from Grovesend
Road and Chiltern Park in the south to Crossways
Road, adjacent to Crossways Junior School.
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PEDESTRIAN & CYCLE LINKS TO
THE SITE

Crossways Junior
and Infant School
Streamside
Walk

Crossways
Wood
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A short distance beyond southwest of the site, part
of the dismantled railway is used as a footpath
going east–west and is about 10 minutes’ walk from
the site. It connects Solent Way to Midland Way near
the industrial area.
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Within the site, there exist three public footpaths.
•
a north-south footpath that connects
Grovesend Road to Hackett Lane
•
two east-west footpaths that connect Morton
Way to Hackett Lane

Cleve
Wood

There is also a footpath link from that connects the
north-south footpath to Streamside Walk across
Morton Way.
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Site location
Public footpath
National trail/ Long distance route
Regional cycleway route 410/local
cycleway route
Woodland
Green Space
Education
Place of worship

Tytherington
oute

lee

Tytherington
Quarry

Filto
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Site location
Public footpath
National trail/ Long distance route
Regional cycleway route 410/local cycleway route
Woodland
Playing Field
Green Space
Consented development

M

The 85 mile circular Avon Cycleway passes through
Thornbury and immediately next to the site. This
route extends across the countryside around Bristol
and offers a wide range of attractive views of local
heritage and natural landscape. Filton Cycle Route
runs from Abbey Wood to the east to link up with
the Avon Cycleway towards Thornbury.

Mo

In the south, Thornbury is connected to 26km/16
miles of Jubilee Way footpath between Old Sodbury
and the Severn Bridge. This walk links Severn
Way and Offa’s Dyke Path to Cotswold Way by
crossing Severn Vale and Hay Wood. In the north,
the 7km/4mile Thornbury Link joins Severn Way to
the town centre, passing through rural landscape.
Additionally, there are numerous local footpaths
in the town’s residential areas that are well used by
residents.

cle
y
C

R

te
u
o

CLEVE PARK, THORNBURY
PUBLIC EXHIBITION
Saturday 6 February 2016

LOCAL AMENITIES
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Thornbury
Castle

Gl

Streamside Walk

P

Site location
Industrial estate
Library
Place of worship
Museum/cultural space
Education
Medical services
Retail/commercial
Leisure
Parking
Woodland
Playing fields
Open space
Farmland
Residential
Consented development
Allotments
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Cleve
Wood

Midland Way

Convenient access to local facilities is a key
consideration when assessing the appropriateness
of the location of new development and whether
it will be suitable. The plan on this board highlights
some key local amenities in Thornbury.

RETAIL/EMPLOYMENT

The local retail facilities are mainly concentrated in
the town centre especially along High Street at the
western edge of the town. Employment/industrial
uses are located to the south along Midland Way.
Retail and employment areas can be accessed by
local public transport or on foot from the site. The
new consented development to the north of the
site includes a retail facility off Morton Way.

EDUCATION

Thornbury has a good number of reputable schools
including The Castle School (secondary school),
The Castle School Sixth Form Centre, Gillingstool
Primary School, Manorbrook Primary School, The
Sheiling School, St Marys CEVA Primary School,
and Christ the King Primary School. First Step and
Rainbow Teddies are existing Pre-School options.
Crossways Junior School is the closest to the site
with Crossways Infant School and the New Sibilants
Schools within approximately 10 minutes’ walk.

Tytherington
Quarry
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Thornbury
Leisure Centre

HEALTH

Thornbury hospital is approximately 1.3 miles
northwest of the site, next to the town’s health centre
which can be accessed by public transport or just
over 15 minutes’ walk. There is also St Mary Street
Surgery in the town centre.

LEISURE & RECREATION

Thornbury offers spaces for leisure and sport
activities and there is a wide range of open spaces
around the town. There is a leisure centre with a
skate park at the south of the town centre with the
Golf centre opposite. Mundy Playing Fields and
the Lawn Tennis Club are close to the town centre.
A community garden is located next to the new
Community Centre. To the south of High Street is
Daggs Allotments which is run by the Town Trust.
There are also allotments by the leisure centre
which are run by the Allotments Association.

High Street

Daggs Allotments

Local supermarket

Crossways Junior and Infant School

CULTURE & ARTS

There are local amateur music and drama groups
performing in Thornbury. Performances take place
in many spaces around the town but the main
venues are the Armstrong Hall and the Cossham
Hall. Thornbury also has its own museum in the
town centre.
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WIDER LANDSCAPE SETTING
B4061

Sensitive Historic
Environment within
setting of Thornbury
Castle and deer park

Thornbury Castle

Open countryside
setting
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THORNBURY

Visually inward
looking site

Conto

ur

Active management of landscape features to frame and/
or maintain characteristic views across the adjacent
Levels landscape and the estuary;

•

Active management of and succession planting in the
woodland framework, and hedgerow network to ensure
the conservation and enhancement of the habitat value
and connectivity of these key landscape features for the
long term and to ensure long term protection of the
character of the ridgeline.

•

•

Encourage new tree planting to maintain and/ or
reinstate the parkland character of the various historic
parks scattered across the character area.

Imagery supplied by Bluesky International Limited
© Geoperspectives

Proposals for new development and public facing
boundary treatments should reinforce the particular
and varying landscape and settlement characters found
across this character area;

M
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Site boundary
Green belt
Conservation area
Listed building
Historic parks
0.75
1.0 and gardens
1.25
Scheduled Monument (SM)
Existing public right of way
Thornbury Link (public right of way)
Jubilee Way long distance footpath
Regional cycleway route 410/local
cycleway route

Site boundary

B4061

Green Belt

Conservation Area
Listed building

0.25

Historic parks and gardens

0.5

Scheduled Monument (SM)
Existing public right of way

Thornbury Castle

•

Preserve the tranquillity of the landscape particularly to
the north and west of the character area.

Thornbury Link (public right
of way)

Open countryside
setting

Jubilee Way Long Distance
Footpath

Regional Cycleway Route 410/
Local Cycleway route

THORNBURY

The site occupies sloping ground from the north-west to
the east, with a local ridgeline running adjacent to the
south-eastern boundary. It lies within a semi-circular bowl
of higher land that is partly wooded, and from which views
can be obtained over the Severn Estuary. Much of the wider
setting consists of open countryside with agricultural fields
and hedgerows, with tree cover comprising copses or small
woodlands. Development would sit below the 80m contour
to comply with previous Local Plan Inspector’s comments
and ensure a visually inward looking site.
Visually inward
looking site

80m

Conto

ur

Green Belt
inappropriate for
development

To the west of the site lies the built up area of Thornbury,
which is located away from the floodplain. Thornbury Castle
and deer park are located on the north western edge of
Thornbury, contributing towards the town’s sensitive historic
environment and setting. Beyond this, the rolling landscape
falls towards the River Severn. Similarly, a rolling landscape
is located to the north and south of the site, comprising
a landscape character of ancient lanes and villages, with
development to the south controlled by the Green Belt
designation.

5

•

LEGEND

LANGFORD LODGE
109 PEMBROKE ROAD
CLIFTON, BRISTOL
BS8 3EU
T: 01179 064280
F: 01173 179535
www.slrconsulting.com

M

Sensitive Historic
Environment within
setting of Thornbury
Castle and deer park

Ensure that the implications of proposed change in the
Levels Landscape Character Areas are considered in terms
of effects on the views from, setting to and character of
(km)
the Severn Ridges Landscape Character area. ThisScale
should
include careful consideration of massing, colour and
0
ensuring that landscape proposals are commensurate
with the scale of the development proposed.

8

The South Gloucestershire Landscape Character Assessment
identifies the site within the eastern corner of LCA 18: Severn
Ridges. The landscape strategy for this area includes the
following:

•

N

A3

No landscape designations cover the site. In the wider
context, there is a substantial public right of way network,
extending from Thornbury in all directions, with linkages
between surrounding villages and providing recreational
opportunities within the wider countryside, including the
Imagery supplied
by Bluesky
International
Limited
Jubilee
Way
Long
Distance
Footpath.
© Geoperspectives
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Green Belt
inappropriate for
development

416.04677.00011.29.002_Landscape Planning Context

416.04677.00011.29.002_Landscape Planning Context

80m

CLEVE PARK
THORNBURY
WIDER LANDSCAPE SETTING
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SITE FEATURES & ANALYSIS
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Crossways Junior
and Infant School

Existing hedgerows on site

St Pauls
Church
Crossways
Wood
Streamside
Walk

Hackett
Farm
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View looking east towards Cleve Wood
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Cleve Wood

A3

8

Streamside Walk

Site boundary
Bus stops
Filtered views
Existing connection
between fields
Existing pedestrian
entrances to the site
Low voltage electricity
cables
Existing public footpaths
High voltage electricity
pylons
Avon Cycleway
5m ground contour
Existing hedges and trees

St Pauls Church

Bus stop on Morton Way

The site sits on the south-eastern edge of Thornbury
and comprises a number of agricultural fields divided
by hedgerows. It contains two areas of woodland Cleve Wood and Crossways Wood - both designated
as Ancient and Semi-Natural Woodland.
Three public footpaths run through the site. The
north-south footpath connects Hackett Lane to
Morton Way before continuing south to connect
to Grovesend Road in the south. Two east-west
footpaths connect Morton Way and Hackett Lane.

The site generally slopes from the south-east to the
north–west with the south-eastern corner being the
highest at 98m AOD along the A38.
Bus stops on Morton Way and Grovesend Road
would serve the site and provide connections to the
town and further to Bristol and Gloucester. A high
voltage powerline runs north-south in the eastern
part of the site.

CLEVE PARK, THORNBURY
PUBLIC EXHIBITION
Saturday 6 February 2016

VIEWS AND BOUNDARY CONDITIONS
SITE VIEWS

1

Views toward the site are mostly local in nature and
are limited in general by vegetation surrounding
the site. Some views of the site are possible from
the top of Grovesend Road (1) and top of Hackett
Lane (2).

2

Hackett
Farm

Morton Way

The site

Cleve
Wood

Crossways
Wood

Views from the site to the west (3) are limited by the
built up area of Thornbury and existing boundary
planting. Views to the east (4) are limited by rising
land towards the A38 and intervening vegetation
including areas of Cleve Wood. Views to the south
are restricted by rising land towards Grovesend
Road. To north, views are limited by Crossways
Wood and tall hedges to the existing backs of
houses along Hackett Lane are visible.
3
Existing
residential

4

3

4

Crossways
Wood

Grovesend
Road

Cleve Wood

Morton
Way
2

1

BOUNDARY CONDITIONS
Lane (3). The eastern boundary comprises of a number of
elements including Hackett Lane (4), Hackett farm, Cleve Wood
(5) and the A38 (6).

The site is contained by roads and field boundaries.
It is bound to the west by Morton Way (1) and by
Grovesend Road (2) to the south. The northern
boundary consists of existing houses along Hackett
Morton
Way

1
Crossways
Wood

3

Cleve
Wood

2

Site
Boundary

Public
footpath

4

Hackett
Lane
3

Site
Boundary

4

Existing Residential
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HIGHWAYS & ACCESS ASSESSMENT
N

As part of the initial discussions with the local highway authority, the
scope and extent of traffic surveys to be undertaken in the local area
was agreed. The adjacent drawing presents the locations and type of
traffic surveys that were undertaken in November and December 2015.
These are MCC – Manual Classified Counts (i.e. observed turning
counts) and ATC – Automatic Traffic Counts (i.e. tubes that record twoway flows). These traffic surveys were undertaken outside of the school
holiday periods and the data will be used as part of the Transport
Assessment that will support the planning application.
The proposed traffic associated with Cleve Park will be considered in
the context of observed traffic flows on the local highway network,
as well as having regard to the level of traffic associated with the
permitted development to the north of Thornbury. Any traffic
impact associated with the Cleve Park development, will have to be
mitigated and appropriate junction improvements and/or alternative
mitigation measures will have to be identified that would ensure that
the development proposals do not result in any significant adverse
congestion on the surrounding local highway network.
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The development is proposed to be accessed directly from Morton
Way via two newly constructed ghost island junctions. These junctions
are proposed to include right turning lanes within the central hatched
reserve to accommodate queuing development traffic waiting to turn
into the development, without hindering the through flow of traffic.
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The recorded 85 percentile speed along the section of Morton Way
was 44.5 mph. The proposed entrance to the site would act as a traffic
calming measure and reduce this speed.
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New kerbed pedestrian crossing facilities are proposed to be provided at
appropriate locations to provide safe crossing points that will not only
provide new residents with links towards the town centre, but will also
provide existing residents with improved crossing facilities to access the
existing public footpaths to the east of Morton Way.
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rete

TC

These kerbed crossing facilities will also provide the added benefit of
acting as traffic calming features by narrowing the road at the points
where they are located, helping to reduce vehicle speeds along Morton
Way, which has a limit of 40mph.
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SURVEYS & TECHNICAL ASSESSMENT
ARCHAEOLOGY
This document is a revised and updated archaeological desk-top
study of an area adjacent to South Morton Way, Thornbury, South
Gloucestershire, proposed for new development. Sources of evidence
include the South Gloucestershire Historic Environment Record (HER),
historic maps, aerial photographs and a walkover.
There are no Scheduled Monuments or other designated assets on the
site, and there are no non-designated assets. A record of a flint scatter
in the HER suggests there may be some surviving evidence of the early
prehistoric period. In view of the proximity of Little Abbey Camp Iron
Age hillfort, there may also be evidence for settlement related to it. A
few of the aerial photographs in the National Monument Record can
be interpreted as showing enclosures on the west side of the study
area which would probably be prehistoric or Roman. Since the Roman
period the study area has probably been agricultural land which by
the early nineteenth century was divided into the fields of which some
still survive. This arable agricultural activity on the site will have had a
moderate but widespread damaging below-ground impact.

Cleve Wood

Crossways Wood

Existing hedgerows on site

Existing trees along Morton Way

We therefore conclude that any archaeological evidence, if present, is
likely to be of local significance only. Consequently we consider that
important archaeological assets that might affect the principles of
development are not present on the site. As a result it is anticipated
that all further archaeological mitigation measures, if any are required,
can be undertaken following planning permission secured by a
standard planning condition.

ARBORICULTURAL ASSESSMENT
An Arboricultural Impact Assessment of the site has been conducted.
This identifies ninety two trees and thirteen groups, including the
two woodlands on site. The aim of the assessment is to consider the
impact of the development on the trees and provide preliminary
recommendations for their protection.
The two woodlands, Crossways Wood and Cleve Wood, are designated
by Natural England as Ancient and Semi Natural. These should be
retained, protected, have sufficient buffers, and connectivity improved
between the woods and other local habitats. A detailed Woodland
Management Plan will need to be prepared in conjunction with the
project ecologist and submitted with the Planning Application.
The row of Norway Maple trees edging Morton Way form an important
arboricultural feature and should be retained and protected as much
possible to maintain amenity and provide screening for the proposed
development.
Trees within the fields are confined to scattered hedgerow specimens.
The proposed development should as much possible retain most of
these trees and provide protection as recommended in BS 5837:2012.
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SURVEYS & TECHNICAL ASSESSMENT
ECOLOGY
The majority of the site comprises grassland pastures, which are
actively grazed by livestock, bounded by managed hedgerows and
woodland blocks, classified as Ancient Woodland. Other habitat
features include ditches and streams. The habitats of highest ecological
value in the context of the site are the Ancient Woodland, both
designated as Sites of Nature Conservation Importance (SNCI), due
to the diversity of flora they contain. A number of hedgerows on site
comprise a diverse mix of species and have some intrinsic ecological
value.
The site offers foraging and navigational opportunities for bats in the
form of the hedgerows and woodland edges. Some trees within the
woodland offer potential to support roosting bats and nest building
opportunities for birds. Badger setts were historically recorded on site,
but none are currently active as recorded in recent survey work. No other
protected species have been recorded as utilising the site.
The proposals should seek to retain features of highest ecological value
and deliver a net benefit to wildlife through a range of enhancements
such as provision of wildflower grassland areas, increased habitat
connectivity including vegetated links between the two woodland, new
native tree planting and the provision of increased roosting / nesting
opportunities for bats and birds.

FLOOD RISK

Short grazed grassland - typical of the site at present

Possible enhancement of an ecological corridor on site informal grassland and tree planting

KEY

The Environment Agency Flood Map (see adjacent) indicates that the
north-western corner of the site may be affected by flooding from a
tributary of the Pickedmoor Lane Rhine; specifically the flooding is
associated with the stream which flows northwards between Morton
Way and Crossways Wood. The Environment Agency map also shows
an area of flooding around the watercourse which flows northwards
through Cleve Wood in the east of the site. It is recommended that
these areas should not be developed.

MANAGEMENT OF SURFACE WATER RUNOFF
Surface water runoff from the site will need to be managed within
grassed attenuation basins (shallow depressions in the landscape
designed to hold water). Runoff from the proposed development areas
will freely enter the basins but only be allowed to leave the basins at
the greenfield rate (the pre-developed rate) so as to mimic the natural
drainage regime for the land.
The basins will be sized to provide enough water storage for the 1 in 100
year storm plus an additional 30% as an allowance for climate change.
Due to the predicted flooding downstream, it is proposed to restrict the
rate at which water leaves these basins to mimic that of just the 1 in 1
year greenfield rate. Such an approach will help reduce any downstream
flooding currently experienced through lowering the rate at which water
leaves the developed site under the more significant storm events.
1 i n 100 rainfall

1 i n 100 greenfield runoff

1 i n 100 rainfall

1 i n 100 urban runoff
1 i n 1 greenfield runoff
Attenuation

UTILITIES & WASTEWATER
Liaison with the various service providers in the area has confirmed
that all local service infrastructure (electricity, gas, water and sewerage)
is capable of supporting the additional demand created by this
proposed scale of development.

Area of flooding
shown on Environment
Agency maps
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OPPORTUNITIES & CONSTRAINTS

ay
nW
rto
Mo
Existing hedgerows on site

1
5

6

Existing east-west public footpath on site

7

Gr
ov
ese

nd

8

Rd
5
4

2
9

Streamside Walk

A3
8

1

3

High voltage electricity pylons on site

OPPORTUNITIES
1
2
3
4
5

Retain and enhance existing woodland
Connect to the existing public transport
network
Provide informal/recreational open space on
higher ground
Retain existing public footpaths
Extend Streamside Walk into the development
along existing footpaths

CONSTRAINTS
6
7
8
9

High voltage pylons
Existing hedgerows
Potential access off Morton Way only
Topography
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View looking north along Morton Way
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SITE AREAS
DEVELOPABLE AREAS
Based on the site analysis and the technical
assessments conducted so far, it is envisaged
that development could take place in two parcels
connected with community uses. The community
uses could have prominence along Morton Way and
tie in with the existing east-west public footpath.

n Way

The two areas of ancient woodland – Cleve Wood
and Crossways Wood would – be retained and
better ecological connection between the two
could be achieved.

4.5 ha

A3

8

Morto

Existing public footpaths would be retained
and integrated into the development making it
permeable. Areas of the site on higher ground
would be provided as public open space for existing
and new residents.
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