
The Cribbs/Patchway new neighbourhood
Planning our new neighbourhoods : consultation

Introduction 
This exhibition provides an update on the proposals for a new neighbourhood 
around Cribbs Causeway and Patchway. We welcome comments on these draft 
proposals.

The new neighbourhood is expected to develop over the next 10 -15 years. 

This will be a very major development and we are keen to ensure work is coordinated and 
potential impacts on surrounding communities are identified and addressed. 

Background
Policy CS26 of the 
council’s Core Strategy 
proposes development 
on 480 hectares of land at 
Cribbs Causeway, Patchway 
and Filton. It states that -  

‘through the preparation 
and adoption of a 
Supplementary Planning 
Document, provision will 
be made for:

• approximately 5,700     
 dwellings in new mixed   
 use communities 

• around 50 ha of        
 employment land 

• greater diversity of      
 commercial uses       
 including additional 
 retail

• supporting            
 infrastructure 
 and facilities’.
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The draft Development 
Framework
A draft Development Framework was 
‘endorsed’ by the Council in January 2013 and 
is being used to guide future development. 

The document sets out requirements the 
development will be expected to meet and a 
diagram illustrating how it might develop.

The aim is for:

•  a lively, and well integrated community with   
   its own sense of identity

•  distinctive and high quality public spaces

•  innovative architecture to create a unique    
   space

•  healthy and happy living

•  a sustainable development.
 

Local centres 
Four were suggested as focal points and to 
meet community needs.  

Draft requirements identified include:

•  1 x Secondary school 

•  5 x Primary schools (to provide 10 form     
   entry) 

•  4 x Nursery schools

•  a childrens’ centre and a youth centre

•  capacity for 12 GPs , 1 dental practice

•  Libraries and dedicated community centres

•  indoor and outdoor sports facilities.  
 
Green space 

Draft green infrastructure requirements include:

•  informal open space – around 19 hectares

•  natural and semi natural open space  - 
   around 20 hectares   

•  outdoor sports - around 22 hectares

•  childrens play – around 3.5 hectares

•  allotments – around 2.7 hectares. 
 

]
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We are continuing to revise this framework and are 
planning to publish an update for consultation early in 
2014 with the aim to adopt it as policy, subject to any 
minor changes, in March 2014.
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Landowners’ 
Framework plan
Development land within the 
new neighbourhood is in 
several different ownerships. 
We welcome the collaborative 
and coordinated work 
undertaken recently by the 
landowners/developers. 

The landowners/developers 
have submitted a draft 
‘Framework Plan’ to illustrate 
how they see the area 
developing.  

The landowners/developers 
have asked the council to 
endorse their Framework Plan 
and include it within the SPD 
to guide future development.  
 

South Glos Council
Cribbs/Patchway Neighbourhood Framework Area
479.52ha / 1,184.88ac
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Cribbs
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FA1 - Filton Airfield
District Centre
• Employment uses
• Retail uses
• Community uses
• Education uses
• Health Care uses
• Residential uses
• Sport, Recreation and Leisure uses
• Rapid Transit bus stop potential

FA2 - Aero Heritage
neighbourhood centre
• Employment uses
• Education uses
• Community uses
• Residential uses
• Sport, Recreation and Leisure uses
• Rapid Transit bus stop potential
• Rail Halt proximity

FA3 - Western Gardens
neighbourhood centre
• Residential uses
• Sport, Recreation and Leisure uses

CU1a/b - Cribbs Urban
Village Local Centre
• Retail uses
• Community uses
• Education uses
• Health Care uses
• Residential uses
• Sport, Recreation and Leisure uses

FH1 - Fishpool Hill
Local Centre
• Retail uses
• Community uses
• Education uses
• Health Care uses
• Residential uses
• Sport, Recreation and Leisure uses
• Rapid Transport bus stop (potentially)

CPNN Land Parcel Framework CPNN Infrastructure Framework CPNN Pedestrian / Cycle Framework

E2 - The Mall
• Retail uses

• Leisure uses
• Rapid Transit Bus Stop

C2 - South of The Venue
• Retail uses

• Leisure uses
• Residential uses

N

CS26/ SPD
Infrastructure 
requirement in 

SPD

As shown 
on proposed 
Landowners’ 

Framework Plan

Commentary

5,700 dwellings, 
around 50ha 
employment land

n/a Land uses not 
specifically identified

 - Draft SPD diagram 
indicated residential, 
employment and 
commercial land uses

- Clarify intentions 
and implications 
for amount of 
employment land/ 
number of dwellings

Secondary School 1 x 7FE secondary 
school

1 x secondary school  - Draft SPD diagram 
showed preferred 
location of secondary 
school

Primary Schools 4 or 5 x 10FE primary 
schools

4 x primary schools 
within ‘focal locations 
for local facilities’

 - Draft SPD 
diagram did not 
show locations, text 
encouraged potential 
to co locate with other 
community uses

Potential Assessment

The council’s response
The council will consider its preliminary response on 
20 November 2013.

In considering these proposals we will look at whether it is 
clear and if it would provide as good, or a better framework 
than our proposals. We will also need to consider whether 
requirements set out in policy would be met.
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Updates on the landowners’ plans
In addition to the joint overarching proposal, the landowners/developers are working on 
detailed plans for their own areas.
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Deeley Freed 
Skanska 
Residential 
(DFSR) 
Control land west 
of the A4018.  
The Core Strategy 
(when adopted) 
will remove this 
land from the 
green belt and 
make it available 
for residential 
development. 
DFSR are 
developing 
plans for around 
1,000 dwellings 
and supporting 
facilities. 

Persimmon 
Homes 
& Ashfield Land 
Control land 
south of the 
former airfield and 
have submitted 
a planning 
application for 
up to 1,100 
dwellings, a local 
centre, primary 
school public 
open space 
and associated 
infrastructure. 
The application 
number is 
PT12/1930/0

The Mall 
In his draft main 
modifications the 
Core Strategy 
Planning 
Inspector 
removed 
reference to retail 
expansion at The 
Mall, suggesting 
that this should 
be subject to 
further analysis 
and should 
be included in 
future policy 
documents.

Redrow Homes 
Redrow Homes 
were granted 
permission in 
2012 to alter and 
widen an access 
road at Charlton 
Common. An 
application to 
the Planning 
Inspectorate 
for consent for 
works on the 
common land is 
being heard at a 
public inquiry in 
November.

JT Bayliss 
Control land 
south of the 
Venue. Originally 
proposed for 
the Concorde 
Museum. 
Options for this 
site are being 
reconsidered. 

BAE Systems/ 
Bridgehouse 
Capital 
BAE Systems 
own the former 
Filton airfield. 
Bridgehouse 
Capital has 
entered into a 
joint venture 
agreement with 
BAE Systems 
and is now 
the majority 
landholder 
in the new 
neighbourhood. 
They are likely 
to consult on 
proposals for their 
land early in 2014.  

Patchway 
Trading Estate 
The trading estate 
is managed 
by LaSalle 
Investment 
Management. 
The Core Strategy 
indicates scope 
to change this 
area to have 
more residential 
or mixed-use and 
to provide better 
links between 
Patchway and the 
Cribbs Causeway 
area. There are 
a number of 
existing tenants 
in this area 
which may affect 
the speed of 
development.   
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Other updates 
Separate exhibition boards summarise: 

• Transportation issues 

• Skanska proposals

 Skanska are also holding their own drop in    
 events on: 

 7 November 3.00-7.00 pm 
 at Clifton Rugby Club, Station Road, 
 Cribbs Causeway, Bristol BS10 7TT  

 12 November 3.00-7.00 pm 
 at Greenway Centre,    
 Southmead, Bristol BS10 5PY

• Public Art 

 This development provides an exciting      
 opportunity to commission and deliver  
 public art in new community facilities, 
 the public realm, and open space. South     
 Gloucestershire Council has commissioned   
 specialists in art and design in the public   
 realm to research and develop an Arts  
 Strategy for the proposed New           
 Neighbourhood. 

 Our consultants will work closely with       
 officers, developers and members of the 
 public  to provide an overall Art Strategy that   
 will feed into the revised version of the       
 Supplementary Planning Document.

Public consultation
We will formally consult on the revised draft 
Development Framework for six weeks in early 
2014.  

However before we respond to the landowners 
on their draft plan we are offering you the 
opportunity to comment. 

• To leave written comments please fill in a     
 reply slip and drop it in to the box provided. 

• If you wish to submit comments by email     
 please send to 
 MajorSites@southglos.gov.uk 
 by 14 November 2013.
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Introduction 
The Cribbs Patchway New Neighbourhood will generate significant demand for travel 
and this will have a major impact on the local transport network.  
This impact has been assessed through the use of strategic transport modelling that 
identifies the amount of travel demand generated, forecasts how people will travel to 
and from the site (by car, bus, train, on foot or by bike), and what routes they will take.
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CPNN Transport Package

Transport issues
Key features of the transport network in 
the vicinity of the CPNN site include:

• easy access to the M5 and M4 motorways    
 via Junctions 16 and 17 on the M5

• local access to the site will be from the A38   
 and the A4018

• the National Cycle Network Route 4 runs     
 through the western part of the site

• the proposed North Fringe to Hengrove      
 MetroBus scheme runs along the northern    
 edge of the site

• the southern boundary of the site is the     
 Henbury railway line currently used by freight  
 trains going to and from Avonmouth. 

CPNN impact 
Modelling indicates that the main impacts 
of the CPNN will be:

• increased traffic congestion on the A38,      
 A4018 and connecting roads

• increased demand for bus travel on local  
 services and on the proposed MetroBus     
 services

• increased demand for rail travel

• increased travel demand (by car, bus and    
 cycle) eastwards along the B4057 through    
 the Gipsy Patch Lane railway bridge

• opportunities to improve walking and cycling 
 links both for CPNN and for existing        
 communities through the removal of the      
 severance caused by the existing airfield.
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Planning our new neighbourhoods : consultation

CPNN Transport Package 
The identified transport package, 
illustrated on the plan, comprises:

• improvements at M5 Junctions 16 and 17

• junction improvements along the A38 and    
 the A4018 corridors

• new junctions on the A38, A4018 and Hayes   
 Way/Merlin Road to provide site access

• local traffic management measures within    
 existing local communities 

• improved walking and cycling routes across   
 the CPNN site, including a strategic east  –   
 west CycleTrunk Route linking CPNN to      
 Emersons Green

• comprehensive network of bus services      
 linking CPNN to Bristol, Avonmouth, and     
 communities across the North Fringe 

• Bus Priority routes including the MetroBus    
 (North Fringe to Hengrove) scheme and a    
 direct MetroBus connection to Bristol       
 Parkway station

• improvement of railway bridges at Gipsy     
 Patch Lane and at Parkway Station to       
 remove existing constraints to walk, cycle     
 and bus movements

• at least two new railway stations on the      
 Henbury Line to serve the CPNN and existing  
 communities and employment sites as part   
 of the MetroWest Phase Two scheme 
 re-opening this line to passenger traffic

• Residential, Employment and School Travel   
 Plans to promote sustainable travel as the    
 main way of getting to and from the site.
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Planning our new neighbourhoods : consultation

Art and design in the public realm
Public art can take many forms. It can 
include cultural events, temporary or 
permanent art works. These could be 
provided in the green spaces, public 
squares or community buildings.   

An art plan is being prepared to provide a 
vision for the whole new neighbourhood and 
framework for individual developments.  It 
will also set out how any works should be 
commissioned.  

The aim is to enhance the overall character 
and quality of the development. 

The council is hopeful that the art plan will 
be supported by the major landowners and 
new communities as part of building a strong 
identity for the area.     

The art plan should be prepared with input 
from local people. There will be preliminary 
consultation in the Autumn 2013 and 
publication of a draft plan for consultation early 
in 2014. 

Consultants Diana Hatton, Mark Luck and 
Penney Ellis have been appointed to prepare 
the art plan.  

There are many examples of successful art 
plans, events and art works for other cities. 

What do you think an art plan for this 
new neighbourhood should include?        

 Royal Terrace 
Gardens, Torquay
Ginkgo has led a multidisciplinary design team to 
restore  Royal Terrace Gardens, on the seafront at 
Torquay back to a vibrant, cultural public space.

The gardens fell into disrepair and required a 
sensitive approach to develop a contemporary 
response to restoring public access and providing a 
new cultural and tourist destination for Torquay that 
promoted the heritage, cultural associations and the 
wider Geopark status of Torbay.

We led a team of artists, horticulturists, designers 
and engineers to respond to the geology, landscape, 
microclimate and rich cultural associations to create 
a public garden that celebrates the physical, social 
and cultural richness that is found here.

Our approach has been to retain the original form 
and layout of the original gardens and to build on 
this to create new planting, walling, lighting, works of 
art and cliff face cantilevered pathway that restores 
access up to Rock Walk.

Artists: Juliet Haysom, Tom Price, Phil Smith, 
Wolfgang Buttress 
Client: Torbay Council

5.	 Standard Charges and Infrastructure Levies

Whist tariffs or standard charges have been adopted by a relatively small number of local 

authorities, e.g Swindon and Milton Keynes, recent Government proposals related to a 

Community Infrastructure Levy (CIL) have increased debate around these issues.

The proposed CIL seeks to allow local authorities to establish a standard charging 

system or levy from development schemes for the delivery of qualifying off-site 

infrastructure. The current proposal presumes that the existing system of Section 106 

contributions will remain as an available mechanism to raise money for the delivery of 

planning requirements within the development site.

Although the precise list of qualifying infrastructure has not yet been established it is 

presumed that this will include things such as highway infrastructure, schools and health 

centres, and may include aspects such as public realm improvements and public art.

The way in which a CIL will be determined will essentially require local authorities to 

determine the costs of required infrastructure including its delivery, over a specified period 

and divide this by the number of new dwellings projected over the same period. This 

would be based on the projections of established within the Regional Spatial Strategy, 

and determines a standard charge per dwelling. In theory there is no reason why this 

could not be applied to other forms of development such as commercial floorspace.
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Standard charging has potential to be used to fund public art aspirations  outside of 

priority development sites.

Bollard

by Ray Smith

Triangles area, Teignmouth

 
 
Merchants’ Academy, 
Bristol

The Merchants’ Academy Art Programme is an 
exciting and innovative series of artists’ commissions 
and student activities within the provision of the 
new Academy.

A number of student projects were outlined with 
Young Enterprise (YE) which offered students 
a range of learning activities that encourage 
responsibility for management, sales and marketing. 
Older students worked on projects that brought 
them into contact with professionals from the 
Creative Industries, and younger students were 
involved in projects focussing on the environment 
of their new school. These projects compliment the 
integrated, permanent artist commissions within the 
school.

Artist Tod Hanson painted directly onto the facade 
and interior walls of the Academy. Hanson worked 
with pupils, staff and the Academy architect, Penoyre 
and Prasad, to develop his vibrant and distinctive 
designs, which incorporate elements of traditional 
heraldry and the crests of Bristol coats of arms and 
the Merchant Venturers, the Academy sponsors.

The artist consulted and worked with groups of 
young people during the development of these 
projects, giving a voice to young people throughout 
the implementation of the art programme. The 
works succeed in building awareness of the role 
of creativity within the school environment and 
contribute to the identity of the Academy.

Artist: Tod Hanson
Client: The Merchants’ Academy Trust

 
 
Torbay Connected 
and Legible 
Cockington
Extended Cloister

In July 2010, as part of the Torbay Connected 
project curated by Ginkgo, artist/architect group 
OSA created a unique installation for Torre Abbey 
Meadows, Torquay build a direct connection 
between the seafront and Torre Abbey’s history. 
The history of the Abbey was brought alive 
through a sound installation and White-clad 
‘guides’ encouraged visitors to each contribute to 
the work by writing or drawing aspirations about 
the landscape.

The project forms part of Torbay Connected 
which is a cross cutting project, sponsored 
by Torbay Council, that aims to promote and 
develop a system of natural legibility and place 
enhancement through promoting the role of 
creativity and culture within the main routes and 
developments in the Bay.

Torbay Connected connects people with places 
and spaces in the Bay so as to provide a series of 
rich cultural experiences that will link destinations 
and encourage people to explore and move from 
one place to another. 

Artist/designers Freshwest were appointed to 
develop and build a new footbridge to cross the 
water meadows in the grounds of Cockington 
Court in Torquay next to the old gatehouse.
The commission is part of an overall project 
which aims promote more sustainable access to 
Cockington Court and enhance the site’s legibility.
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Image : Torch, Redruth

Artist : Reece IngramIn addition, a strategy highlights other ‘non-physical’ properties that public art has to 

offer, and how they can be used to support an area’s wider strategies for economic, 

social and cultural development. For example by providing new imagery that will 

contribute to the broader identity of the town, or by supporting and enhancing the 

promotion of inward investment through new development. 

 

Scope and potential

The recommendations and proposals within a strategy should recognise that the role of 

public art needs to relate to the specific context and use of an area.

Areas that attract visitors provide a focus for significant public funded commissions to 

enhance the experience and identity of the town. Public art integrated into these high 

profile areas needs to be at the heart of the public realm design process, and should be 

sophisticated in its breadth of visual references, responsive to tradition and yet 

contemporary in style and content. In addition there is a need for the work to be 

physically and conceptually robust, site specific and accessible.

Artists can also have a huge impact on the legibility of the public realm, and there are 

opportunities for public art to be used in harmony with other mechanisms at arrival points 

and along primary pedestrian routes. Integrated works of art can provide primary 

landmarks as aids to area identification where none currently exist, or help to focus 

attention on key physical qualities and other characteristics. Strategically located work 

can encourage exploration, bridge gaps in route connections and assist orientation, and 

can be used to highlight key buildings, places and resources both during the day and at 

night.  

Within primary business and retail areas there is a need to develop a creative and 

integrated approach to the design, refurbishment and management of commercial 

buildings. Regeneration initiatives should acknowledge the role of art and artists as 
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Iconic or landmark public art can be used to improve legibility, and signal the 

spirit of regeneration and renewal to a wider market

Silica by Wolfgang & Heron, Weston-super-Mare


