
Wansdyke Business Centre Redevelopment
Oldfield Lane, Bath, BA2 3LY

Welcome1.

Welcome to our online public consultation on the emerging plans for the 
redevelopment of the Wansdyke Business Centre site, Oldfield Lane, Bath, BA2 
3LY.

The proposals include the demolition of the current buildings which will be 
redeveloped into a high-quality 68 bedroom care home, providing much 
needed new homes and employment opportunities.

We will be submitting our planning application to Bath and North East 
Somerset Council (B&NES) in May 2020, but first we want to hear local 
people’s views on our proposals. You can help us by doing one or more of the 
following:

• Look at the online consultation materials and FAQs 

• Fill out the feedback form, sharing any additional comments and ideas 
you have

• Contact a member of the project team via                                               
info@wansdykeoldfieldpark.co.uk if you have any questions. 

Photographs of the site from immediate surroundings

Location Plan / Aerial Photograph
Site boundary in red dashed line. Nearby roads and footpath in white and grey.
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Wansdyke Business Centre Redevelopment
Oldfield Lane, Bath, BA2 3LY

Project Team2.

Barchester Healthcare

Barchester Healthcare specialise in delivering top quality short 
and long-term residential care, assisted living and nursing 
services for adults with severe disabilities or mental health 
needs. Barchester Healthcare currently operates in its Oakfield 
Care Home in Bath which is a purpose-built residential care 
home providing 24-hour nursing care, dementia care and 
respite care for frail older people.

Harris Irwin Associates – Architects

Harris Irwin Associates are a team of qualified Architects, 
Designers and Technicians with affiliated membership to both 
the ARB and RIBA. The practice, based at Aske near Richmond, 
North Yorkshire, was established in 2005 and has a broad 
range of experience through many different sectors.

The team has proven expertise in a range of projects, 
renovation of listed buildings and conversions in the 
countryside and commercial projects through to large scale 
care developments across the UK. However the practice 
specialises in care homes and dementia housing and brings a 
wealth of knowledge and research to this field.

AGM – Planning Consultant

AGM Ltd is a planning and design consultancy based in the 
World Heritage City of Bath. The company is led by CEO John 
White, who has over 30 years of experience working in the 
Bath property sector. The company has been involved in 
many developments thoughout Bath, ranging from office, 
residential, mixed-use and industrial. 

AGM Ltd were first introduced to the application site in 2018. 
Since then, they have gained strong familiarity with the site's 
potential and restraints through input of specialist consultants 
and neighbouring residents.  

The site has undergone a series of unsuccessful planning 
applications, therefore planning restraints are clear to see. 
AGM Ltd has found benefit in examining the site's planning 
history, ensuring that the forthcoming planning application is 
welcomed by the council and community. 

CEO John White “It is a long-established and well-known site 
within the Oldfield Park area, with excellent transport links and 
an abundance of surrounding amenities. The site is surrounded 
by a proud community, with whom we will engage with 
throughout every stage of the planning process.

The proposed use of the site will provide much needed care 
facilities to the elderly and employment to local residents. This  
facility would be of considerable benefit to the local community 
on both fronts." 

Furse Landscape Architects – Landscape designer

Furse Landscape Architects Ltd (FLA) expertise is rooted in 
the land and its relation to the built form. Established as a 
Landscape Institute Registered Practice in 2005 with offices 
in Hampshire and West Sussex, FLA provide a full range of 
landscape architecture services and consultancy.

FLA has extensive experience in both the public and private 
sectors designing environments that achieve an effective 
balance between the technical demands and natural 
constraints of each project. FLA provide environmentally 
sound solutions to design and development challenges.

Because functionality is critical in a world where space is 
at a premium, FLA integrate people, structures and spaces, 
drawing inspiration from the local culture and environment to 
find harmony between the manmade and the natural.
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Existing Site and Planning Policy3.

The Site

• The current warehouse site is located on Oldfield Lane, Bath, BA2 3LY. 
This site is in the Oldfield Park ward of Bath and North East Somerset. 

• The site occupies a corner plot on the junction of Monksdale Road, 
Beckhampton Road, Third Avenue and Oldfield Lane.

• The site is a long-established and well-known employment site in Oldfield 
Park.

• The site is currently vacant and in a poor state of repair. 

• The site is within the City of Bath UNESCO World Heritage Site but is 
outside of the Bath City Conservation Area.

• The site is listed in the Council’s records as being a ‘Site of Potential 
Concern’ in respect of contamination.

• St Alphege’s Roman Catholic Church is situated to the east; this is a Grade 
II* listed building.

• The site is in a highly sustainable location close to the city centre and is 
easily accessible via bus and cycle routes.

The proposed development is an appropriate and efficient use of a brownfield 
site which will provide much-needed residential accommodation, specifically 
Care and Nursing accommodation (H1 use), which will contribute to meeting 
B&NES’ housing targets. The proposed redevelopment is in accordance with 
the following planning policies: 

Planning Policy

The scheme complies with both housing and economic development policies, 
the most significant being:

Policy ED2B (NON-STRATEGIC INDUSTRIAL PREMISES)

The site is a non-designated industrial estate (Under Policy ED2B). Therefore 
planning applications for residential development or others uses will normally 
be approved unless there is a strong economic reason why this would be 
inappropriate.

Policy H1 (HOUSING FACILITIES FOR THE ELDERLY, PEOPLE WITH OTHER 
SUPPORTED HOUSING OR CARE NEEDS)

There is a recognised and identified need for residential care provision to 
support Bath’s ageing community, and the Bath Strategic Housing Market 
Assessment (SHMA) (June 2016) recognises that the population of people 
aged 75 or over is predicted to grow over the plan period. 

Other policy related factors

Ecology, residential amenity, landscape, transport and parking, heritage 
and drainage will be taken into account, through compliance of NPPF 
(National Planning Policy Framework) and the Bath and North East Somerset 
Development Plan policies. 

Oldfield Park 
Station

Brickfields Park St. James CemeteryApplication 
Site

Allotments Church of Our Lady & 
St. Alphege

St John’s Primary School

Wider Location Plan Map showing Conservation Area HE1 (blue hatched lines)

Application 
Site

Church of Our Lady & 
St. Alphage
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Proposals and Design4.

Proposals 

This redevelopment aims to work to support B&NES Council’s housing targets 
and meet the continuing demand for care and nursing home facilities.

The proposals include the demolition of the current buildings which will be 
redeveloped into residential use, specifically a three-storey, 68-bedroom care 
home providing much needed new homes and employment opportunities.

This new care home will be built to excellent sustainable standards, using 
materials referencing the location and wider city of Bath, ensuring that the 
quality of accommodation is comfortable and enjoyable for residents & carers. 

The proposals for the site include: 

• 68 en-suite bedrooms 
• Accessible bathrooms
• Day and dining rooms
• Café and restaurant
• 20 parking spaces, including 2 accessible spaces 

Design Principles

This proposal builds upon previous planning applications 
and the feedback received from those, the character of 
the site and its surroundings and the requirements of the 
residents and staff who will reside and work in the new 
building. 

The old factory wall and rear façade to Monksdale Road will 
be adjusted, refurbished and extended. The beautiful and 
largely hidden façade facing the footpath will be used as a 
blueprint for the creation of a new, traditional gable wall, 

Pedestrian 
Entrance

Vehicle

Entrance
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Site plan showing proposed care home within local context.
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Factory wall adjusted 
and refurbished, roofing 

replaced

Factory wall extended and new 
traditional gable created, mim-

icking gable to rear

Stone portico wrapping 
around the front of the 

building

Car and bicycle 
parking and 
landscaping

Brick boundary 
wall

Football fields

Saw-tooth roof design, 
referencing the sites 
industrial heritage

Courtyard garden 
facing tree-lined 

footpath

Glazed link providing 
views through build-
ing to trees beyond

Building and site diagram

facing the junction of Oldfield Lane and Beckhampton Road. 
The new-build section of the building is held back, away 
from Oldfield Lane to allow new views from Beckhampton 
Road towards the Church of Our Lady and St Alphege and to 
reduce any impact on immediate neighbours along Oldfield 
Lane. The character of this newer section of building takes 
inspiration from the industrial history of the site, while 
making the building inviting and homely. 

The building will form a U-shape, around a South facing, 
sunny courtyard providing a quiet and private garden for 
residents. 
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Visualisation of the proposal as viewed from Third Avenue
The two storey glazed link in the centre of the building provides views through to the garden and tree-lined footpath behind.
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Proposals and Design4.

Building Layout

The U-shaped building wraps around a private courtyard, with the open side 
facing the tree-lined bank of the public footpath to the South; the direction 
which will benefit best from sunlight. In front of the building car and cycle 
parking spaces are provided within a landscaped garden. A smaller landscaped 
section runs along the side of the building, adjacent to the football fields. 

On the ground floor, the entrance to the building, with café and reception 
areas, sits within the middle of the U-shape. Generous, en-suite bedrooms 
and lounge and dining spaces sit to the Eastern wing, while the Western wing 
conceals the various services (kitchen, laundry, etc). 

On the first and second floor there are further en-suite bedrooms and day 
spaces divided into three care groups: each with their own shared lounges and 
dining spaces. 

The rear courtyard provides a large landscaped garden which provides an 
enjoyable outlook for many bedrooms and a space to be enjoyed by residents 
and their guests. There are two terraces; one at first floor and one at second 
floor. These both face inwards to the courtyard. 

The proposed building is considerably smaller in height than in previous 
applications for the site from 2016 and 2017. 

Ground Floor layout First Floor layout Second Floor layout
      Not to scale

Front elevation of proposal
Existing buildings shown in red outline. 2016 refused application ( 16/02749/FUL ) shown in blue. 
Heights are approximate and based on drawings by others.                Not to scale

0.00 m
Ground level

10.60 m
Existing building

12.50 m
This proposal

18.00 m
2016 Application 
(16/02749/FUL)
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Architecture5.

The design for the building has been formed in response to a series of site 
constraints and opportunities, the necessities of the brief, and previous 
feedback on other schemes, specifically:

• The quality and character of parts of the existing building

• The form and history of the site 

• The tree-lined footpath to the South

• Nearby Grade II* Listed church

• The quality and style of the immediate neighbouring buildings

• A rich history of industrial and light industrial buildings within Bath

• A series of previous planning submissions in 2016 and 2017. 

A series of key decisions have shaped the proposal:

1. Deciding to retain the character of the old factory wall facing Monksdale 
Road. In choosing to do this, a section of the new building is recreated 
behind this facade. 

2. Seeking to pull any new building mass away from Oldfield Lane; 

improving the quality of this part of the public realm, creating new views 
to the church and helping to make this part of the townscape feel as 
open as possible. 

3. Pointing the courtyard towards the South (the sunlight and trees).

4. Ensuring that the height of the building is kept within three storeys and 
that glazed sections provide views through the building, reducing the 
impression of size. 

5. Retaining strong built references to the sites old form and history. The 
saw-tooth roof, a common design for factory buildings is recreated.  

6. Working upon key contextual cues in terms of materials. Kingswood School, BathTwerton Mill Accommodation, Bath Student Accommodation, James House, Bath

The old Bath Press building, BathApplication site The Church of Our Lady & St Alphege, BathApplication site

Early development sketch of front elevationMassing diagram for building showing ‘restored’ and ‘new-build’ 
elements

Housing, St. Chads, Thurrock

Architectural precedents from the city and beyond
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Landscaping and Sustainability6.

Proposals 

The proposed redevelopment of the site provides the opportunity to enhance 
the overall street scene around the junction of Beck Hampton Road, Oldfield 
Lane and Third Avenue. It will provide relief from the current condition, where 
there is little opportunity in the limited space between the existing buildings 
façade and the roadside kerb for enhancement.

Setting the new buildings façade approximately 23m back from the road kerb, 
visually opens up the street scene and provides the opportunity to introduce 
new tree and shrub planting. This keys into the roadside car park, adjacent to 
St John's Annex Primary School, to be visually extended along the road. The 
overall design of the new frontage to the site has been carefully considered 
to maintain this openness, by the use of a low bath stone wall extended with 
railings, thereby defining the site boundary without compromising views into 
the site. The provision of new trees and associated groundcover planting with 
hedging provides a mosaic of soft landscaping in and around a shared surfaces 
in combination with a new car parking provision.

Cycle storage is provided in two locations, with 8 No. hooped cycle parking 
units provided within the main entrance area and a further 24 No. covered 
cycle stores located at the end of the car park.

The central main courtyard has been designed to provide both a visually 
stimulating space and the opportunity for recreational exercise through the 
use of paved paths providing short circular routes for the residents. Seating 
is provided both built into raised planting beds and individually throughout 
the courtyard including along the covered cloister on the western side of the 
courtyard which provides opportunity for access and seating during inclement 
weather.

Focal points within the courtyard include both sculptural and vegetative 
elements providing visual interest to both those people within the courtyard 
and looking out from the individual unit windows that overlook the courtyard.

Sustainability

The scheme will aim to achieve a minimum 19% reduction in regulated CO2 
emissions from anticipated regulated energy use.

The following measures will be used to effectively reduce carbon emissions in 
line with the 19% carbon reduction required by the Local Policy:

• High levels of insulation

• Low energy LED lighting

• Low U-Value double glazing

• Low air permeability

• Maximised daylighting

• Low flow water fittings

• Supplying energy efficiently

• Using renewable energy (e.g. photovoltaics) to achieve a minimum 10% 
reduction in CO2 emissions

The scheme will also aim to maximise green spaces where possible. Benefits 
include:

• Mitigation of an urban heat island effect

• Improve local air quality

• Improve local biodiversity by increasing the quality, connectivity, density 

and coverage of natural spaces

Landscaping precedents Landscaping sketch layout

Vehicle

Entrance

M
O

N
K

S
D

A
L E

 R
O

A
D

O L D F I E L D  L A N E

Football 
pitch

Car parking

Courtyard 
Garden

Retaining w
all

Pe
de

st
ria

n 
En

tra
nc

e

Communal patio area which is 
directly accessible from the building

Individual patio and garden areas 
associated with the ground floor 
units

Covered cycle stores providing 24 
spaces
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Low bath stone wall extended with 
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The central main courtyard has 
been designed to provide both 
a visually stimulating space and 
the opportunity for recreational 
exercise through the use of paved 
paths providing short circular routes 
for the residents.

The site has an advantage that 
there are mature trees and 
vegetation along the linear park 
which runs along the top of the 
large embankment to the southern 
boundary of the site.
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Key Benefits7.

This redevelopment scheme: 

• Aims to support B&NES’ housing targets through the provision of much-
needed residential accommodation. 

• Meet the continuing demand for care and nursing home facilities.

• Maximises the use of a brownfield site over developing the green belt.

• Provides employment opportunities. Using the Homes and Communities 
Agency (2015) employment density methodology, the present site 
is capable of supporting approximately 45 Full Time Jobs (FTEs). The 
proposed development will exceed this number by providing 68 FTEs, 
across the spectrum, from home managers, nurses, care workers, 
cleaners, kitchen and maintenance staff, secretaries and receptionists

• Creates a building of high-quality architecture that is sensitive to the local 
setting and surrounding built-form while referencing the site's interesting 
history.

• Allows for the restoration of the old factory wall which contributes 
positively to the character of the area.

• Seeks to remove low-quality former factory buildings which were of poor 
quality and detracted from the attractiveness of the local area. 

• Improves cross-site views towards The Grade II* Listed Church of 

Our Lady and St. Alphege on the approach from Beckhampton Road, 
improving the setting of this important building.

• Provides new green spaces, which encourage biodiversity and improve 
the setting for nearby residents.

Visualisation of the proposal as viewed from Beckhampton Road
Note that the Church of Our Lady & St Alphege can now be seen across the front of the building - this was previously concealed. 

Visual Impact Assessment:

The proposals are being carefully designed to integrate with the local charac-
ter and minimise visual effects. This is through consideration of overall height, 

use of pitched roof forms and materials including brick. The setting back of the 
development from Oldfield Lane is positive and will open up a view toward St 

Alphage’s Church. It will also provide opportunities for tree planting, in keeping 
with the character of Oldfield Lane, which will soften the development street 

frontage.

Simon Kale, NPA Consult
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CONSTRUCTIONMOBILISATIONDETAILED DESIGN

Thank You and Next Steps8.

Thank you for taking the time to take part in this online public consultation. 
Please take the time to complete a feedback form under the ‘Feedback Form’ 
tab. The deadline for submitting feedback is 8 May 2020 however exhibition 
materials and FAQs will remain on the project site to view.  

We will review all comments and work up a final design ahead of the 
submission to B&NES Council. 

Approximate Project Programme
Subject to Planning

Visualisation of the proposal as viewed from the corner of Second Avenue and Oldfield Lane

PLANNING APPLICATION

May  - September 2020

COMPLETION

September  - December 2020 January  - February 2021 March 2021 - June 2022 July 2022


