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01 Executive Summary

Section 1
Executive Summary
Our Approach
In this Design and Access Statement we 
outline the conceptual approach to the design 
proposals for the former Ensleigh MoD North 
site.  The application is being submitted 
jointly by developers Linden Homes and 
Bloor Homes working alongside each other 
to deliver the phased development of the 
site.  The same design team has been used 
by both developers to ensure a consistent 
approach is applied throughout.

The principles around which this scheme 
has been designed have drawn from our 
understanding of the site, its location, its likely 
population and lessons learnt from mature 
housing areas elsewhere in Bath. 

The site lies connected to the City of Bath 
by the long corridor road of Lansdown Hill.  
Predominantly made up of single storey 
buildings, the existing development impact 
of MoD Ensleigh on the city of Bath was 
limited.   The proposed redevelopment 
of the Ensleigh site for housing will be a 
substantial change.  The site will, for the first 
time, become publicly permeable providing 
opportunities to create new footpaths across 
the site. Increased development height of two 
and three storeys, new trees and new public 
spaces will bring a new presence to the area.  

The site is well served by buses to the centre 
of the city and has good connections to open 
space and footpaths around to the site.  Well 
established schools and sports facilities are 
nearby and to provide further amenity the 
development will provide a new local shop.  

The land to the north of the site, currently 
used as play-space for the Lansdown 
schools is not included within the Green Belt.  
‘White land’ is rare around Bath and so it is 
considered there to be a very high probability 
that this land will, in time, be developed. The 
RHS land immediately adjoining the Ensleigh 
site has recently been allocated for housing 
and a school in the latest round of the Core 
Strategy.   The masterplan of MoD Ensleigh 
therefore needs to anticipate the possibility 
of further neighbouring development, whilst 
at the same time work well as a community 
should this not happen.  

The Ensleigh site is being released for 
development by MoD over a timescale 
of 5 years.  The phasing means that the 
most prominent part of the site adjacent to 
Lansdown Road will remain operational by 
the MoD until at least December 2018.  This 
factor has been considered in the masterplan 
and future sales strategy of the developers.  

In designing the masterplan, we have 
studied some of Bath’s established housing 
areas to understand what has contributed 
to their character and popularity.  We have 
taken note of best practice urban design, 
to consider how  to deal with car parking, 
refuse, recycling, landscape and the 
incorporation of solar technologies.  We have 
also taken note of the strength of character 

that recent developments on Granville Road 
have shown and sought to understand 
the local character of Swainswick and 
Charlcombe.    The sense of isolation of the 
site justifies creating a distinctive character 
that draws its inspiration from the openness 
and views of the countryside around.   The 
exposure of the site, height restrictions, 
need to soften its edges with landscaping 
and desire to create a spacious layout has 
had an effect on density.  We believe that 36 
dwellings per hectare is appropriate for this 
site.  Car parking expectations will reflect the 
location of the site and the convenient access 
the motorway from this location.  

The site has little in the way of a visual 
context into which the new design is placed.  

Existing trees 
retained
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01 Exec Summary

The elements of surrounding the site that 
are visible, eg. Beckford’s Tower, the 
trees around Ensleigh House, landscape 
boundaries, views and nearby public rights 
of way have been used as the building 
blocks on which the design has been 
formed.  Within the site we have created a 
design that feels open and spacious, with a 
grid and hierarchy of streets so that trees, 
and front gardens offer long vistas and the 
car parking is discreetly hidden between 
homes.  This principle stems from the garden 
city movement where generous gardens, 
access to sunlight, a predominance of ‘on-
plot’ parking, and landscaped front gardens 
bring variety and character to a place and 
build community contact.  Placing houses in 
a regulated layout means that residents can 

enjoy a sense of openness where their rear 
gardens come together and garden trees can 
be seen beyond their immediate boundaries.  
Front gardens and their hedge or walling 
treatments blend and contribute the built 
environment as a whole. 

Detached houses and a high concentration 
of semi-detached houses give rhythm and 
order to the streets. Prominence is brought 
to ends of street with corner buildings and 
the occasional terraced street brings contrast 
in scale and enclosure. Public open space 
is placed where it can be of maximum 
benefit to residents, visually and as a focus 
for community life.   Open space has been 
concentrated so it can combine to make best 
use of the limited off-site elements such as 

Ensleigh House.  Around the open spaces 
the scale of the buildings is increased to 
bring status and order to the Public Realm. 
The proposed Extra Care building frames the 
open space on the western end.

The phasing of the MoD land itself partly 
determines the use of such a grid with the 
least prominent parts of the site having to be 
built out, marketed and sold before the MoD 
presence comes to an end. 

In the following pages of this document we 
will have conveyed how these considerations 
have influenced the choice of our design 
principles and how the quality and character 
of the Public Realm will be created.  

Existing oak 
tree
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Section 2
Context
Site Location in Bath

The site is located on the edge of the 
World Heritage city of Bath at the top of 
the Lansdown plateau.  The city centre is 
approximately 2.75Km away.  

The MoD site area of 10.35Ha has been split 
into two applications to the north and south of 
Granville Road.  The southern site received 
planning permission in 2013 in a separate 
application for 39 dwellings by Feilden Clegg 
Bradley Studios.  This Design and Access 
statement refers to the remaining 8.18Ha of 
the site to the west of Granville Road that 
adjoins to the Royal High School land and the 
Kingswood School playing fields.

Site Allocation 

The site has open fields or playing fields to 
the North and West with some residential 
properties to the south and east.   The area 
is located outside the Cotswold Area of 
Outstanding Natural Beauty. The green belt 
boundary to the north and west is beyond 
the Royal High School playing fields and 
Kingswood sport pitches adjacent to the MoD 
site.  

This means that an area of ‘white land’ which 
is unallocated and not in the green belt exists 
to the west of the MoD site. In addition the 
adjacent Royal High School (RHS) playing 
fields have been allocated for housing.  The 
potential to create a wider holistic masterplan 
with an enlarged area that includes the white 
land and the RHS land has been considered 
in the development of this masterplan.  
The relationship of this larger area to 
Beckford’s Tower and connections into the 
MoD Ensleigh North masterplan have also 
been considered to work independently or 
coherently together depending on if the land 
comes forward with potential connections 
designed appropriately. 
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Site Setting and Heritage Impact

The application site lies within the City of 
Bath World Heritage Site.  One of the three 
key criteria of the city’s inscription as a World 
Heritage Site is the recognition of Bath as 
an ‘architectural and landscape ensemble, 
representing significant stages in human 
history’. 

The Ensleigh North site occupies a 
prominent position on the Lansdown plateau 
and hillside, overlooking the city and the 
Charlcombe Valley. In recognition of this 
position, the design scheme has taken 
considerable efforts to ensure that the 
redevelopment respects and responds to 
the local topography.  The topography within 
the site is generally flat however the ground 
to the east and the north slopes steeply 
away.  The proposed buildings have been 
arranged in a way that allows the site to 
blend into the landscape, and to avoid any 
unacceptable impacts upon views up towards 
Lansdown. Reference to this is made in 
the accompanying Landscape and Visual 
Assessment which provides details of the 
assets, significance and protection of the 
World Heritage Site.

Key to photos

1.View over Beckford’s 
cemetery wall to Bath

2.Northern site boundary
3.Skanska site boundary
4.Ensleigh House
5.Retained Oak tree
6. Skanska site boundary
7.Beckford’s Tower seen 

from the site

The application site is outside but close to 
the Bath Conservation Area boundary. Part 
of the area is designated as a Site of Nature 
Conservation Interest SNCI.

Listed Buildings

The application site lies adjacent to Ensleigh 
House which is a grade II listed building.  The 
Grade I listed Beckford’s Tower is located 
on Lansdown Road to the South of the site.  
Important views in and out of the tower have 
been given due consideration during the de-
velopment of the proposals for the site. 

We consider that these proposals do not 
harm the Outstanding Universal Values of 
the Bath World Heritage Site, and are in 
conformity with policy BH.1 and BH.12. 
Refer to the Heritage Statement that 
accompanies this application.
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Connections to Open Space

A range of recreational open spaces are 
located in close proximity to the site.  A network 
of Public Rights of Way creates links to roads 
and pedestrian recreational routes around the 
site (shown as pale green dashed lines).

Our proposals aim to reinforce these with new 
footpaths and a permeable street network 
creating links to existing routes.  This includes 
a north/south route along the tree lined 
RHS boundary and an east west route from 
Lansdown Road to the retained oak tree and 
bus stop on Granville Road.

Local Facilities

The position of local facilities has been 
identified on the adjacent plan.  This shows 
the distance to schools, pubs, churches, 
sports facilities, medical facilities, footpaths, 
and shops.  The nearest convenience store 
is currently in Julian Road at the bottom of 
Lansdown Road.  The proposals provide 
provision for a small local shop within the 
development.  This is positioned close to the 
Lansdown Road site entrance to maximise 
the opportunities for passing trade as well as 
links to pedestrian routes across the site.

There are a number of good schools near 
to the site however it is acknowledged that 
school places are limited. Please refer to the 
Planning Statement for further information on 
Schools.
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Existing Site Features

Beckford’s Tower (1), Ensleigh House (6) and 
the large oak tree (23) have been identified 
as important neighbouring buildings and 
features. The position of the public open 
space and view lines across the site has 
been designed to reinforce the significance of 
these. 

Important tree lines (12) and hedge 
boundaries adjacent to the site have been 
identified.  We propose to extend and 
reinforce these with the proposed landscape 
strategy across the site. 

The boundary materials strategy will be 
developed to reinforce the landscape design, 
prioritise pedestrian routes and give strength 
and hierarchy to the public realm strategy.

The site is surrounded by a network of 
footpaths and recreational spaces that are 
accessible to the public (9, 10, 19). There is 
potential to create new links across the site 
to these and link these to the bus stops to the 
centre of the city.  Similarly these routes can 
tie in with landscape, place making and public 
realm strategy.

Built Form

At present the dominant built form on the 
site is single storey former MoD blocks with 
one two storey block along the north west 
boundary.  The site is largely flat with a 
lower areas cut within it for deliveries that 
will be filled using demolition material.  The 
remainder of the site is parking or ancillary 
accommodation. 

There is a consensus view that the MoD 
buildings at the Ensleigh site have negligible 
heritage value, and this application considers 
that demolition of these buildings is entirely 
acceptable, presenting an opportunity to 
enhance this prominent location. No listed 
buildings are present upon the Ensleigh North 
site, and though Ensleigh House, a grade II 
listed building, is situated in close proximity to 
the site, it is considered that these proposals 
would represent an enhancement to the wider 
setting of this building. 

The location of the site means that there is 
sensitivity about the heights and density of 
proposed buildings.  These are explored later 
in this document along with a justification 
over the proposed density of the development 
in relation to the Council’s 2012 Concept 
Statement.  

The height and density of housing adjacent 
to rural fringes of the site will be carefully 
considered.  Some three storey dwellings are 
proposed which are generally near the centre 
of the site away from the brow of the hill and 
in key locations to act as focal points.

Beckford’s Tower from the Cemetery

23

23           Retained tree
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Site Constraints and Opportunities

image to be replaced with 
summary constraints and 
opportunities diagram
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Phasing 
The purple line on the plan indicates an MoD 
phasing boundary on the site which will exist 
until 2018.  After 2018 the MoD will fully 
leave the site and no existing buildings will be 
retained.  A 3m easement is required outside 
this red line boundary for any structure due to 
security for the MoD retained facility.

Services Easements
The new residential streets will provide 
suitable routes for statutory undertakers and 
other services. Utility apparatus will be laid in 
corridors including footways, service strips, 
and shared surface carriageways to facilitate 
their installation and future maintenance.

Building Height
The Bath Building Height Strategy Sept 2010 
recommends the height parameters which 
are considered appropriate for this part of 
the city in the context of the Work Heritage 
Site Universal Values and identified the local 
considerations that could have a bearing on 
further increase in building height. An extract 
from the executive summary states the 
following for the ‘plateau area’ in which the 
Ensleigh site is located:
•  ’Building shoulder height of 2 storeys’;
•  ‘One additional setback storey generally 

acceptable’;
•  ‘One additional storey could be acceptable 

where it aids legibility, for example local 
centres, creates better enclosure or 
provides regeneration benefits and does 
not intrude into views onto the plateaux by 
exceeding the height of the tree cover.’

In addition, to the above detailed 
landscape and visual assessment studies, 
consideration of height of existing adjoining 
built development (including existing and 
permitted development) and sensitivities 
associated with the World Heritage Site and 
Cotswold Area of Outstanding Natural Beauty 
have informed the detailed distribution. 
Opportunities exist on the site to sensitively 
respond to these planning and design issues 
whilst also seeking to make efficient use of 
this brownfield site for future housing. The 
details of the height and massing strategy 
can be found in Section 5-Scale.

Easements and Connections
The existing track along the northern 
boundary of the site is to be retained to 
provide access to the Royal High School 
land.

View Lines
Key views, both into and out from the site, 
have informed the site design. These have 
been derived with reference to the Ensleigh 
Concept Statement and from the preparation 
of a landscape and visual impact assessment 
for the scheme. Considered views include the 
following: 

•  Distant and near views into the site from 
the Lansdown Road approach to the city 
to the west and south;

•  Distant and near views from public 
footpaths within the Cotswold Area of 
Outstanding Natural Beauty;

•  Distant and middle distance views from 
the city looking out to the Lansdown 
Skyline;

•  Distant views from surrounding 
recognised vantage points looking back 
towards the city;

•  Near views from Beckford’s Tower, the 
Lansdown Cemetery and Ensleigh House;

•  Near views from Granville Road and 
Colliers Lane.

Opportunities exist for the proposed 
scheme to sensitively respond to the visual 
context whilst also delivering significant 
enhancements to the current visual 
appearance of the site. 

Trees
The site is largely flat with limited landscape 
features within it to respond to.  Existing tree 
belts and key specimen trees have been 
identified and incorporated in the layout.  
Particular trees include a feature oak in 
phase 3 of the development and the frontage 
group along Lansdown Road.  Important 
planting groups outside the site boundary 
but influencing the proposals include the 
tree along the east and western edges of 
the Royal High School land. These will be 
reinforced with new tree planting in the 
proposed masterplan to provide shelter, 
containment, the green hill top plateau and a 
positive approach to the city.

Ecology
The site itself has limited ecological interest, 
however there are opportunities for improving 
habitat connectivity across the site linking 
areas of woodland and hedgerows in the 
countryside to the north and south. There 
is also an opportunity to extend areas of 
grassland habitat on the edges of the site and 
incorporate peripheral green spaces.

Drainage and Flood Risk
A sustainable drainage strategy, involving 
the implementation of SUDS, is proposed for 
managing the disposal of surface water runoff 
from the proposed development on the site.  
Infiltration tests have been carried out which 
demonstrate that the underlying strata has 
suitable permeability for the discharge of the 
surface water runoff to ground.  Soakaways 
or other infiltration systems will protect the 
proposed development against flooding, and 
ensure that the development will not increase 
flood risk elsewhere and will reduce flood risk 
overall.  

Wessex Water has advised that there is 
adequate capacity in the public foul sewerage 
system in Lansdown Road to cater for foul 
flows arising from the proposed development.  
The development will incorporate new gravity 
and pumped sewer systems that will connect 
to the public sewerage system.  

Archaeology and Heritage
While Ensleigh North has not previously 
been identified as a site with archaeological 
potential, the city and setting of Bath is 
broadly considered to have potential for 
archaeological finds. In recognition of 
this, a desktop archaeological survey 
has been undertaken in advanced of this 
application to evaluate the archaeological 
potential on this site, and to suggest any 
appropriate mitigation measures. The survey, 
submitted with this application, suggests 
that though there is little in the way of 
specific documentary evidence to suggest 
archaeological potential at the site, that there 
is potential for deposits dating between the 
Roman and early Medieval periods. The 
report suggests an appropriate mitigation 
of trial trenching of up to 5% of the site in 
advance of any construction works taking 
place. It is not considered that the proposed 
development will cause harm or loss of 
significant heritage assets.

Orientation
The site is orientated with Lansdown Road 
to the south.  The MoD phasing boundary 
follows an east/west axis which enables 
many of the streets to have the optimum 
orientation to accommodate future solar 
panels on dwelling roofs. The proposal can 
achieve Code 3 for all dwellings without 
the use of solar panels however this early 
consideration of orientation will future proof 
the development to enable solar panels to be 
installed on roofs later if required.
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1

2 3

4

1  View Point Farm along Colliers Lane, 
    Charlcombe.

1  View Point Cottage along Colliers Lane, 
    Charlcombe

1  Large hedge verge along Colliers Lane, 
    Charlcombe.

2  Holy Well at St Mary 
    Magdalene

2  Church of St Mary Magdalene, 
    Charlcombe

1  View from Colliers Lane towards properties 
    on Granville Road

3  Dwellings built into rubble stone walls along 
    Charlcombe Lane.

3  Gable frontage to dwellings along 
    Charlcombe Lane.

3  Gable frontage to dwellings along 
    Charlcombe Lane.

4  Stone wall extends from building to form 
    entrance to dwelling.

4  Dwellings follow contour along Charlcombe 
    Lane. 

4  Dwellings edge one side of lane and green 
    verge the other.

3  Dwellings follow line of rubble stone walls 
    along Charlcombe Lane.

Local Context

The site is located on the outskirts of Bath and 
borders the Cotswold Way.  We have looked 
at both building and landscape precedents in 
these character areas to consider how these 
may inform the design proposals at Lansdown.  
The aim is to create a place with a locally 
inspired and distinctive character.

Precedents on Colliers Lane, Charlcombe and 
Swainswick have built form and materials that 
are rural in character.  The use of gables, and 
buildings positioned close up or integrated 
into tall rubble boundary walls are seen as key 
features of the local vernacular. 

Rubble stone and render used on buildings 
adjacent to the site will be repeated on the 
proposed building facades.  Dry stone walls 
will be used on key external boundaries with 
hedge planting elsewhere responding to rural 
edge character of the site.  

Perspective of proposed homes on Granville Road with gabled roofs facing the street and  
drystone walls defining front boundaries
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Recent Neighbouring Context

There have been several major developments 
along Granville Road over the past few years 
and planning permission has been granted 
for a number of sites.  Described as a New 
‘Contemporary Quarter’ by the developer these 
new homes provide an alternative precedent 
for the proposals on Ensleigh North.  The 
materials used such as coarse rubble stone, 
dry stone walls and detailing of shallow pitched 
roofs with overhanging eaves are reminiscent 
of many traditional buildings in Bath.

These homes provide an alternative to the 
Georgian houses that are prevalent in the 
City. Granville Road, on the edge of the 
escarpment, offers exceptional views and 
the homes have been designed to maximise 
this. The proposals at Ensleigh North respond 
to elements of traditional forms seen in 
Charlecombe but also offer contemporary 
living with open plan layouts, and large areas 
of rear garden glazing.  High level windows 
maximise opportunities to see the exceptional 
landscape views from the site.

Lansdown Ridge Development, Granville Road
Rubble stone and render combined with shallow pitched metal roofs and overhanging eaves.  
Recon Ashlar stone to window surrounds.  Rubble stone used for boundary wall treatment.

Equus House, Granville Road

In 2012 the MoD sold its Ensleigh South site 
to Skanska Residential for a development of 
smaller contemporary homes. The planning 
application for this site can be viewed on the 
Bath & North East Somerset Council’s website 
under reference 13/00734/FUL.

Perspective of Skanska development on 
Ensleigh South site

Completed homes by Charlcombe Homes on Granville Road
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Section 3
Layout

The proposed masterplan is made up of a 
grid of streets and public open spaces.  The 
orientation of these streets respond to the 
orthogonal nature of the site and the MoD 
phasing boundary in order to maximise the 
site coverage and provide a secure and 
attractive layout.  

1. The focus of the site is a central open 
space located between phase 2 and 3 
of the development.  This is positioned 
to be accessible from Granville Road 
and emphasise the presence of Ensleigh 
House.  Enclosed by three storey 
dwellings on two sides and the Extra 
Care building on another, the open space 
creates a focal point in the development 
from which glimpsed views of the top of 
Beckford’s Tower can be seen.

2. A hierarchy of streets has been developed 
across the site using built form, landscape 
and boundary treatments and the public 
realm strategy. Terraced streets with on-
street parking are arranged along side 
semi-detached dwellings with parking 
recessed between the dwellings and 
detached homes with in-curtilage parking.  

3. Generous front gardens add character to 
the gridded streetscape and residential 
amenity. The parking is discreet and 
recessed behind the building line to avoid 
the dominance of cars on the street. 

4. Pedestrian routes have been created 
across the site that connect with the 
network of public rights of way beyond the 
site boundary.  These are overlooked by 
houses for security. At the northern RHS 
boundary a corner house create a focal 
point and vista stop to the footpath whilst 
also providing overlooking at the side. 
Pedestrian priority streets, emphasised 
through the public realm strategy provide 
links to the shop, the bus stop on Granville 
Road and feature elements such as the 
retained oak tree. 

Defining Streets and Spaces

Beckfords Tower

Existing oak tree

Existing trees 
retained

Site entrance
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5. A potential future link to the neighbouring 
RHS land has been provided from the 
Lansdown Road entrance.  An existing 
break within the adjoining tree line will 
provide a further potential link from 
Granville Road.
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View of Sopers 
Ancient Woodland

Early concept plan showing the location of main 
public open space  with routes and glimpses of it from 
Lansdown Road.  Links considered back to Beckford’s 
Tower. Key outward looking frontages identified.

Glimpsed views and pedestrian 
links from Lansdown Road to 
the central open spae and RHS 
land beyond
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Section 4
Use and Amount

Property description Private sales Affordable Housing Total

Rented Units Intermediate 
Housing

Apartments in Extra 
Care

1 Bed 0 45 indicative - 45

2 Bed 0 - 15 indicative 15

Apartments over shop

2 bed 3 0 - 3

Houses

2 Beds 3 11 4 18

3 Beds 65 6 2 73

4 Beds 62 1 - 63

5 Beds 23 0 - 23

Total 156 18 + 60 21 240

Schedule of accommodation

Mix of Uses 
Housing
The proposals will provide a total of 240 
homes.  This includes180 homes made up 
of 156 Private Homes, 24 Affordable Homes 
and 60 Apartments for Extra Care.

In accordance with current policy the scheme 
will deliver 35% on-site affordable housing 
(84 homes) with a tenure split in line with 
B&NES policy (75% rent units and 25% 
intermediate homes), 60 of the affordable 
homes are provided in the Extra Care 
building with the remaining 24 provided 
as family homes as scheduled in the table 
opposite.  The housing mix and tenure split 
of the 60 apartments within the Extra Care 
building is subject to agreement between 
an Extra Care Provider and B&NES and is 
indicative at this time.

The mix of dwelling types and tenure will 
provide a range of house sizes and choice 
for tenants and purchasers. In doing so the 
scheme will contribute towards the creation of 
a mixed, balanced and inclusive community.  
The affordable housing is “tenure blind” to 
ensure they are not distinguishable from 
the market homes in terms of materials and 
finish.    They are distributed across all 3 
phases of development and in clusters of 
no more than 8.  The affordable homes will 
meet Homes & Community Agency Minimum 
Design & Quality Standards 2007, Lifetime 
Home compliant and will achieve Code for 
Sustainable Homes Level 3.  10% of the 
affordable dwellings are Habinteg wheelchair 
compliant.

Retail
The masterplan includes the proposal for 
approx 3500 sqft shop.  This has been 
located close to the entrance of the site off 
Lansdown Road to attract passing trade and 
improve viability.  This position also links to 
the pedestrian route to bus stops on Granville 
Road that is overlooked by family homes.  10 
parking spaces are dedicated to the shop 
(including 2 disabled spaces).  

Three 2 bedroom flats are provided over 
the shop.  These have been provided with 
generous balconies off the living room and 
overlook public open space on the western 
side of the street.  The have a dedicated 
cycle and bin store at ground floor level plus 
7 parking spaces.

School Provision
Please refer to the Planning Statement that 
accompanies this application for information 
on school provision.

Density
This application provides 240 dwellings at an 
average of 36dw/Ha.  

The approved Skanska development for 39 
dwellings on 1.62Ha at Ensleigh South is 
24dw/Ha.
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04 Use

Indicative ground floor plan

Indicative perspective of Extra Care Building

Indicative second floor plan

Indicative third floor plan

Apartments

Communal space

Ancillary Space

Mix of Uses 

Employment
To acknowledge the pattern of home working 
many of the dwellings have been designed 
with separate studies within the dwelling. In 
addition accommodation that could be used 
as office spaces has been provided over 
8garages.

The proposed Extra Care facility will deliver 
circa 30 jobs on site. 

Extra Care Facility 
An Extra Care Development has been 
proposed for the site.  This is submitted 
within the red line application, however, 
its detail design will be subject to a later 
application once an Extra Care Provider 
has been selected.   The drawings shown 
opposite are purely indicative to demonstrate 
how the accommodation could be achieved 
within the constraints of the parameter plan.

The Extra Care accommodation will include 
a mixture of 60 one and two bedroom self-
contained apartments for Affordable Rent 
and Intermediate Housing.  The final mix of 
apartments and specification for the Extra 
Care Development will be agreed between 
the Extra Care Provider and B&NES Adult 
Care Team prior to the detailed Extra 
Care planning application being submitted 
Additional accommodation some of which 
may be available to the wider community 
may include: 
• Restaurant and IT cafe,
• Multi-purpose room
• Exercise suite
• Therapy suite
• Hair salon
• Communal lounge
Ancillary accommodation includes:  
• Plant 
• Laundry
• Stores 
• Kitchen
• Staff rooms
• Staff sleep-over space

5

1

3

6
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04 Use

Parameters Diagram

Key

1.  Landscape buffer to reduce visibility of built form within the site from the North West.
2. Private courtyard garden for Extra Care residents.
3. Planting between parking bays to increase landscape buffer to north.
4. Main entrance to the building centred with the public open space.
5. Feature gables of a similar scale to neighbouring dwellings and rooms in the roof for 

third floor apartments to reduce ridge height.
6. Planting to front of building within 4m garden to link with avenue and open space 

planting.
7. Neighbouring dwellings at 2.5 and 3 storey.
8. Staff vehicular entrance leading to parking.
9. Resident and visitor parking.
10. Two and a half storey high frontage with maximum ridge height of 10.7m above 

ground floor level. The floor slab may be stepped internally (subject to part M) to 
accommodate changes in level on the site and remain under the 10.7m ridge height.

11. Two storey high building with maximum ridge height of 10.7 7.5

Extra Care Design Parameters

The adjacent drawing sets the design 
parameters for a future facility.  

Height
The building will be two storey high with the 
exception of the frontage facing the open 
space.  This can increase to two and a half 
storeys with accommodation in the roof to 
align with the dwellings proposed around the 
open space.  The roof form and eaves line 
should be broken with dormers or gables to 
reduce the visual scale of the building in line 
with the neighbouring family homes.  Floor to 
floor heights of 3m have been anticipated in 
order to accommodate services.

Access and Parking
The building will have a pedestrian entrance 
opposite the open space that can be used by 
the wider community.
A secondary entrance could be provided from 
the car-park into the building.
The primary vehicular access to the Extra 
Care site will be along the Royal High School 
boundary.  This includes access for service 
vehicles and deliveries

Landscape
To strengthen the existing visual containment 
of the site, a substantial planting buffer will 
be provided along the rear boundary which 
includes a 7-15m wide mixed Evergreen and 
deciduous tree and shrub, shelterbelt. This is 
proposed to the east of the existing mature 
Beech hedge beyond the boundary fence 
and reserved hedge maintenance strip and 
is a characteristic landscape feature found 
elsewhere on the plateau.

Large scale trees are also proposed on the 
northern boundary in planting areas between 
parking bays and are combined with a hedge 
to provide further containment to the site at a 
lower level. 

On the southern boundary of the plot, trees 
are proposed in a grass verge to filter views 
between the Extra Care accommodation 
and proposed neighbouring dwellings to the 
south.

The landscape structure to the western 
elevation fronting onto the principle access 
from Lansdown Road comprises 
a 4m minimum front garden area which will 
be enclosed with railings and a hedge and 
include some narrow upright tree species 
trees and ground cover shrub planting.

A communal garden is provided to the rear of 
the building.  Where appropriate ground floor 
flats will have direct access to external space 
in the form of courtyard gardens.

Materials
The external finishes will be coursed 
rubblestone, through colour render, painted 
high performance windows, and slate roof.  
Head and cill details will be cast stone.  Large 
overhanging eaves will match the details of 
neighbouring dwellings.  

Permeable block paving is proposed for 
parking and driveway areas to the south of 
the building and for the driveway to the north.
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05 Scale

Local Building Scale

The diagram shows the storey heights of 
existing and proposed buildings in and 
around the Ensleigh North site. The existing 
dwellings surrounding the site vary from one 
to three storey.  Beckford’s Tower on the 
other side of Lansdown Road is 36.57m high.  

Recently completed dwellings on Granville 
Road by Charlcombe Homes are three 
storeys high.  These are set within the 
contours of the site to reduce their visual 
impact. 

Dwellings recently approved on the Ensleigh 
South site are two storeys along the rural 
edge of the site and three storeys along 
Granville Road with accommodation built 
into the roofscape and balconies at 3rd floor 
level.   These provide some screening to the 
Ensleigh North Site.

Proposed Dwellings 
The proposed buildings on Ensleigh North 
range from single storey garages to two and 
three two storey houses.   The majority of 
the dwellings are two storeys high with the 
following exceptions used to define open 
spaces, create focal points or add character:

1. Three storey semi-detached villas define 
and overlook the central open space; 

2. Three storey gabled fronted homes are 
located at the start of Granville Road 
opposite three storey Equus House;

3. Three storey gabled fronted homes are 
located at the end of Granville Road 
behind the retained hedge planting and 
opposite three storey dwellings in the 
Skanska development;

4. Three storey homes are set well back from 
Lansdown Road behind the existing tree 
line.  

5. Gable fronted town houses with rooms in 
the roof overlook the entrance of the site 
and open space opposite the proposed 
shop;

6. Bespoke corner buildings with three storey 
elements are located at gateways into the 
site from Granville Road;

7. Unit 1 is a deliberate vista stop at the end 
of the street with a rear gable designed 
accordingly.  The concept was to provide 
pedestrian links to the country side which 
are well overlooked within the site.  The 
path continues at the side of this building 
which is elevated in line with SBD 
comments.

The majority of the Extra Care building is two 
storey high, responding to the sensitive views 
from the north west.   Adjacent to the central 
open space this building can increase to 2.5 
storeys with rooms in the roof to correspond 
to the height of the three storey villas around 
the open space.

This application should be considered 
alongside the Landscape and Visual Impact 
assessment prepared by NPA.  It has 
been important to assess the effects taller 
buildings on this site could have visually on 
the World Heritage Site, Cotswold AONB and 
the settings of adjacent listed buildings and 
historic landscape.  A landscape strategy that 
supports the limited use of 3 storey buildings 
on this site has been developed.

The following locations on the above plan 
were highlighted as sensitive by early NPA 
assessments.  The following measures have 
been taken in response:

A. The provision of a 60 Bed Extra Care 
building on the site, identified on the 
plan, will require a building that is two 
and 2.5 storeys high.  At present there is 
only a hedgerow providing enclosure on 
this Western boundary to single storey 

buildings. A parameters plan for the Extra 
Care building has been provided which 
limits the rear of the building to two storey. 
A reinforced tree belt has been proposed to 
soften distant views of the built form along 
this boundary of the site.

B. Three two bedroom apartments are 
provided over the single storey shop at the 
Lansdown entrance to the site.  Avenue 
tree planting will help to reduce the impact 
of the building.

C. Two single storey existing bungalows 
are located on this part of Granville 
Road opposite the site. Here cover is not 
provided by the Skanska development 
and the potential that new buildings could 
be seen on the plateau edge from some 
historic sensitive viewpoints within the city 
has been examined by NPA.  The dwelling 

heights along this part of Granville Road 
have been reduced to two storey and 
buildings have been set well back with 
generous front gardens.  A foreground tree 
line has been created in the front gardens.  
These trees strengthen the view of large 
scale trees along the RHS boundary to 
create a green hilltop character on the sky 
line.

D. Dwellings along the northern site boundary 
have been reduced to two storeys with the 
exception of the corner buildings which 
have existing trees as a backdrop to 
soften their impact. The northern boundary 
planting has been strengthened to create 
a visual buffer to development.  This 
provides an enhanced ecological corridor 
for bats and a shelter belt on this exposed 
northern edge of the development.  

Responding to Local Surroundings

8. Granville Road looking south
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Section 6
Access

Lansdown Park & Ride

Hamilton House

Lansdown Road
/ Lansdown Grove

Alfred Street

Train Station

Bus Station

High Street

Ambury
Manvers Street

Milsom Street Broad Street

Hamilton Road

Ensleigh

A350

Route 2 (Ensleigh to Kingsway)

Nearest stop: Granville Road

Monday to Friday daytime Hourly

Monday to Friday evening no service
Saturday daytime Hourly

Saturday evening no service
Sunday daytime no service
Sunday evening no service

Route 620 (Old Sodbury to Bath)

Nearest stop: Lansdown Road, south of 
Granville Road

Monday to Friday daytime 6 services

Monday to Friday evening No services

Saturday daytime 4 services

Saturday evening No service

Sunday daytime No service

Sunday evening no service

Route 31 (Park & Ride)

Nearest stop: Lansdown Road, south of 
Granville Road

Monday to Friday daytime Every 15mins

Monday to Friday evening Every 15mins 
until 8.15pm

Saturday daytime Every 15mins

Saturday evening Every 15mins 
until 8.15pm

Sunday daytime Every 15mins

Sunday evening no service

Cycle Route

Bus Route

Bus Stop 

Bus Station

Train Station 

The site has convenient links to Bath city 
centre and the wider highway network 
including the M4 to Bristol and the South 
West.  

The site has good links to public transport 
and is located adjacent to well served bus 
routes and the Park and Ride. The frequency 
of public transport is good and detailed in the 
table above. 

The masterplan has been designed to 
accommodate anticipated levels of car 
ownership and the layout has been designed 
to minimise the impact of the car on the street 
scene.  This includes creating streets that 
have pedestrian priority and considering the 
integration of car parking into the layout.

Cycle storage will be provided for each 
dwelling for use in the local area.  
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Making Connections

Pedestrian Connections
Analysis of the surrounding context identified 
footpaths and key points (eg bus stops)  
around the site for pedestrian desire lines 
across the site to connect to.  A north/south 
pedestrian route has been created along 
the tree-lined edge of the RHS boundary to 
link neighbouring rural footpaths to the new 
central open space and then onto Lansdown 
Road.  An east west route links the existing 
bus stop on Granville Road to the shop near 
the entrance of the site and potential northern 
routes along Lansdown Road.

Vehicular Connections
The primary vehicular entrance to the site 
is off Lansdown Road and a secondary 
entrance is provided off Granville Road.  Both 
have been designed to accommodate future 
links to the RHS land. Shared driveways are 
provided to 4 dwellings adjacent to the central 
open space off Granville Road.

Street Hierarchy

The streets have been designed to 
encourage low vehicle speeds and allow 

them to function as social spaces. The 
diagram on page 30 by NPA illustrates the 
principles of the street hierarchy. Pedestrian 
desire lines across the site have influenced 
the road hierarchy and the materials.  Nodes 
of activity are defined with both building 
design and changes in surface and level.

Reduced vehicle speeds will be achieved 
in shared space areas by a combination of 
occasional narrowing at street entrances, 
raised tables at junctions, strategically placed 
tree planting and street parking to cause a 
deflection in the path of vehicles. Swept path 
analysis has been undertaken to ensure 
refuse access and suitable turning areas 
throughout the site.

Parking

A range of parking solutions has been 
provided including in curtilage and on street.  
In-curtilage parking is all set back behind the 
building line so that cars do not dominate the 
streets. This will enable the front gardens of 
the dwellings to have greater impact on the 
quality and integrity of the street. 

On street parking is integrated into the public 
realm strategy with tree planting between 
groups of parking spaces where possible. 
Rear courtyards have been avoided across 
the site and where parking is grouped 
together it is always overlooked by dwellings.  
The parking numbers fit with B&NES 
recommended standards. (Refer to the Traffic 
Impact Assessment produce by Mayer Brown 
that accompanies this application for further 
details.

Garages will be sufficiently sized to provide 
both parking and storage (3x6m) and 
facilitate rear garden access. All affordable 
homes are designed to have Life Time Home 
compliant sized parking spaces (3.3x4.8m).

In some locations double garages have been 
provided for the larger dwellings.  Eight of 
these have accommodation over the garage 
to be used as potential home office space.

Lighting measures 
Lighting has been carefully considered 
throughout the site to avoid sky glow and 
spillage. Early consultation with highways 
has taken place over an adoptable lighting 
specification and lux levels have been 
reduced in sensitive locations wherever 
possible. Lighting Plans form part of the 
planning submission.

On-plot parking with garages recessed to allow parked cars between 
homes to be hidden along the street

On-street parking with trees between perpendicular or parallel parking spaces on terraced streets
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