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1. Introduction 
 
1.1 South Gloucestershire Council submitted its Draft Core Strategy to the Secretary 

of State on 31st March 2011 for Examination by an independent Inspector.  
Following the preliminary assessment of the Core Strategy and its supporting 
documentation and representations, the Inspector has identified a number of 
concerns that merit further discussion before he decides whether to proceed with 
the examination into the Plan. The inspector gave notice on 1st June that an 
Exploratory Meeting (EM) would be held and a draft agenda was issued. This 
information was published on the Council’s website, an advertisement placed in 
local newspapers and all stakeholders informed (PA2). On 16th June the Council 
received further questions from the Inspector (PA3/1). These have also been 
published on the Council’s website and stakeholders informed by letter/ email 
dated 16th June (PA3).  This paper sets out the Council’s written response to the 
matters raised by the Inspector in the draft agenda dated 1st June (PA2/1) and the 
further questions received on 16th June. The purpose of this statement is to 
provide clarification on the points raised and will inform the way forward for the 
examination. 

 
 
Council response to questions raised by Inspector 
 
2.0 Procedural and Legal Compliance (Agenda Item 3) 
 
Q1 Have the necessary stages of plan production been followed and has the 

process of plan production been fully consistent with development plan 
regulations?  

 
Officer Response: Yes - South Gloucestershire Council considers it has fulfilled these 
requirements. The matter of compliance with consultation requirements is set out in 
more detail in response to question 2. 
 
 
2.1 The South Gloucestershire Local Development Scheme (LDS) (ED1 and ED2) is 

a statutory requirement under the 2004 Planning and Compulsory Purchase Act. 
This identifies the timetable for each of the successive stages involved for 
preparing the Core Strategy as a series of key milestones. Following 
amendments by SI 2008/137 (in force from 27th June 2008) (CD3), Part 6 of the 
Town and Country Planning (Local Development) (England) Regulations 2004 
(CD2) the production of the Core Strategy has essentially proceeded on the basis 
of a 3 stage process.  

 
 
 
 
 



Stage 1 Issues and Options – (Regulation 25), May 2008 to February 2010 
 
2.2 Preparation of the Core Strategy took place during 2007 to 2009. This included 

the Issues and Options Consultation in May 2008 (SD16) and the testing and 
development of the preferred strategy during 2009. The audit trail for this is set 
out in the Regulation 30(1)(d) Statement (SD11) and the Regulation 30(1)(e) 
Statement (SD12), including appendices which are available on our website at  
http://www.southglos.gov.uk/NR/exeres/f5fe72b6-6edd-4d48-8772-
aa16472a5d69 

 
 
Stage 2 Pre submission Stage – (Regulation 27), June to August 2010 
 
2.3 South Gloucestershire Council published its pre-submission publication draft 

dated March 2010 Core Strategy (SD1) and carried out consultation between 
June and August 2010. A public consultation strategy was produced. This was 
circulated at the Cabinet meeting of 8th March 2010 and made publicly available 
as a public document at that meeting. A copy is available on our website at 
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0063 
A detailed explanation of the consultation undertaken is set out under question 2 
below.  

 
2.4 The full title of the March 2010 Core Strategy document is the ‘Pre-Submission 

Publication Draft’.  This title was used during the six week consultation period 
ending on 6th August 2010.  The status of the March 2010 Core Strategy is made 
clear in the document which states: 

 
Para 1.31 “This document is the Publication Version of the Core Strategy. 
It is the version that the Council proposes to submit to the Secretary of 
State for independent examination (SGC emphasis) under the terms of 
the Planning and Compulsory Purchase Act 2004.”  

 
Para 1.32  “The role of the Publication Version document is to provide the 
opportunity for comments – which are known as representations, to be 
made before it is submitted to the Secretary of State.” (SGC 
emphasis) 

 
2.5 It is therefore clear that it was, and was intended to be, the proposed submission 

document. Moreover, it is clear from resolutions of the South Gloucestershire 
Cabinet and Full Council that authority was given to officers to proceed to stages 
2 and 3. In his letter to Mr Crysell (Appendix 1) Cllr John Calway, Leader of the 
Council has further confirmed he was absolutely clear that he and his Cabinet 
were being asked to approve the Submission Core Strategy and understood that 
this was in accordance with Regulation 27.  

 
2.6 It is accepted that the 8th March 2010 Cabinet Report did not specifically record 

that the consultation at the Pre-submission stage was being carried out under, or 
for the purposes of Regulation 27.  However, at no stage were any references 
made to the 2004 Regulations. Instead the references were made to ‘publishing 
the Core Strategy’ and to ‘advancing the Core Strategy in accordance with the 

http://www.southglos.gov.uk/NR/exeres/f5fe72b6-6edd-4d48-8772-aa16472a5d69
http://www.southglos.gov.uk/NR/exeres/f5fe72b6-6edd-4d48-8772-aa16472a5d69
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0063


published Local Development Scheme – see paragraphs 10, 34, 35 and 
resolutions.  The Report, minutes and resolutions made are attached at Appendix 
2. 

 
2.7 The Council has a commitment to use plain English and to make our formal 

reports as simple and as straightforward as possible. The LDS (ED1 and ED2) 
clearly identified each stage of the process as already explained.  By not referring 
directly to statutory instruments and regulations we have actually made the Core 
Strategy easier to engage with and understand.  

 
2.8 For all the reasons set out above, this was what we consider the Regulations 

required us to do and the necessary authority to act and clarity was contained in 
the March 2010 Cabinet report. We therefore stand by paragraph 1.23a of the 
Submission Core Strategy that the March 2010 document was the Submission 
Core Strategy.  

 
 
Stage 3 Submission Stage – (Regulation 30), 31st March 2011 
  
2.9 South Gloucestershire Council formally submitted the Core Strategy to the 

Secretary of State on the 31st March 2011. The submission, in accordance with 
the requirements of Regulations 30(1)(a – g) and 30(2), included the following: 

 
- The Core Strategy (SD1);  
- The Core Strategy Sustainability Appraisal SD6/1, SD7/1 
- The changes required to the Proposals Map (SD5) 
- A statement setting out – (SD11 and SD11/1 – SD11/5) 

o Which bodies and persons were invited to make representation during the 
preparation of the Core Strategy; 

o How those bodies and persons were invited to make such 
representations; 

o A summary of the main issues raised by those representation; and 
o How the issues have been addressed in the Core Strategy. 

- A statement setting out – (SD12 and SD12/1) 
o The number of representations received to the Pre-Submission 

Publication Draft Core Strategy; and 
o A summary of the main issues raised in those representations. 

- Copies of all representations; and 
- All the supporting documents that the authority considered relevant to the 

preparation of the Core Strategy. 
 
2.10 In accordance with Regulation 30(3) the Council, as soon as was practicable after 

submission to the Secretary of State: 
 



• made copies of the Core Strategy and submission documents available online 
and available from the places at which the proposed submission documents 
were available under regulation 27(a).  The following link to our website explains 
this.  (http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-
cc9c6231255d );  

• published a statement on the website setting out that the Core Strategy and 
submission documents had been submitted to the Secretary of Statement. This 
statement also set out where and when they could be inspected 
(http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-
cc9c6231255d ).  

• wrote to or emailed every specific and general consultation body invited to make 
representations during the preparation of the Core Strategy, on the 14th April 
2011. The Council also contacted all persons on its consultation database whom 
had registered an interest in receiving information of topics addressed by the 
Core Strategy. In order to notify them all that the Core Strategy and submission 
documents had been submitted and where and when they could be inspected. A 
web link (www.southglos.gov.uk/corestrategy) was given to provide access to 
copies of the submission documents and the Core Strategy. 
(http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-
cc9c6231255d ). 

• advertised the fact that the South Gloucestershire Core Strategy and submission 
documents had been submitted to the Secretary of State in the Gazette Series 
and Evening Post Newspapers on the 14th April 2011. The advertisement 
provided details of the subject matter of the Core Strategy, the area it covered, 
and provided information on where and when the Core Strategy and submission 
documents could be inspected. 
(http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-
cc9c6231255d ). 

 
 
Compliance with other Regulations 
 
2.11 Regulation 9 – requires the Local Development Scheme to specify that the 

Proposals Map will be revised following adoption or approval of any DPD. The 
South Gloucestershire LDS (EB2) sets this out at paragraph 54. 

 
2.12 Regulation 14 – in respect of the Core Strategy this regulation applies at the time 

of adoption. This stage has not yet been reached, however once the Core 
Strategy is adopted the Proposals Map will be revised to geographically illustrate 
the application of the Core Strategy policies 

 
 
Habitats Regulations Assessment 
 
2.13 A Habitats Regulations Assessment’ (HRA) has been prepared as part of the 

Core Strategy submission documents. Natural England has confirmed that the 
HRA meets their expectations. This is set out in their letter dated 7th April 2011 
(SD9). This matter was communicated to Nabarro who have indicated by letter 7th 

http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/corestrategy
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d
http://www.southglos.gov.uk/NR/exeres/17f81db0-8972-44b8-9447-cc9c6231255d


April 2011 SD1/8 that their objections to the plan on the basis of non compliance 
with the HRA requirements has now been withdrawn.   

 
 
Policy CS25 
 
2.14 With regard to the specific challenge relating to policy CS25, the Core Strategy 

has correctly complied with guidance in Section 4 of PPS12 (NP8). The Council 
maintains the view that Policy CS25 is a strategic spatial policy that relates to the 
needs of the communities of the north fringe of Bristol and is not a ‘site-allocation 
policy’ in respect of the Abbey Wood Retail Park.  Indeed, looking at the Plan as a 
whole, the policies do not allocate anything specific to Abbey Wood, but rather 
state in broad terms that the area will be enhanced to promote vitality, to be more 
‘people friendly’ and to include a wider range of retail uses. As such, the 
objectives are spatial and design-based to provide an indicative framework for 
delivery of those objectives.  

 
2.15 It is not the purpose of the policy to provide any specific allocation in respect of 

the Retail Park site. To read the policy in any other way than this, would make it 
necessary to make a whole host of site allocations with regard to other elements 
of Policy CS25. This is plainly not the case with a spatial policy of this nature and 
it would be wholly wrong to do so.  The Council therefore considers that the 
representations made by Britel Fund Trustees Limited regarding the Retail Park in 
the Core Strategy as a town or district centre should remain matters for the 
Inspector to consider. Notwithstanding this, South Gloucestershire Council 
remains open to find a constructive way forward with Mr Kentish and Britel. We 
remain of the view there is scope to achieve this through the EiP process. Initial 
pre-application discussions have been held with Mr Kentish and the Council’s has 
given initial positive feedback on a without prejudice basis. 

 
 
Q2       Has there been adequate consultation carried out at the appropriate stages 

for all aspects of the Plan including the Proposals Map? 
 
Officer response: Yes 
 
2.16    Consultation has been carried out in accordance with both the Council’s 

Statement of Community Involvement and the regulations, as required by the 
Planning and Compulsory Purchase Act 2004 (CD1). 

 
2.17    The Council adopted a Statement of Community Involvement (SCI) (EB3) in May 

2008 which sets out how the Council will involve the wider community in the 
preparation of the Core Strategy and in the delivery of the vision and objectives of 
the Core Strategy. These processes meet the regulations set out in the 2004 Act 
(CD1) and the guidance in PPS12.  

 
2.18 In accordance with SCI, the Council has been actively involved in consultation 

and engagement with the community and stakeholders since the commencement 
of work on the Core Strategy in early 2007 as follows:  
 



Pre-Issues and Options 
2.19 Details of the early consultation and engagement activities are set out in the 

March 2010 Pre-issues and Options Engagement Statement (SD11/1). Activities 
included a residents’ questionnaire, a letter to everyone on the Council’s LDF 
database, meetings and workshops. The purpose of this consultation and 
engagement was to seek views on the issues which the Core Strategy should 
address, to raise awareness of the Core Strategy, and to promote and develop an 
understanding of the role of the Core Strategy. 
 
Issues and Options 

2.20 Consultation on Issues and Options marks the first formal stage of consultation, 
and was carried out in accordance with regulation 25 of the 2004 regulations. The 
Council invited comments on the Issues and Options document between 2nd May 
and 13th June 2008 (subsequently extended to 11th July). Full details of the 
consultation exercise are set out in the March 2010 Core Strategy Issues and 
Options Document Engagement Statement (SD11/2). In addition to the availability 
and publicity of the issues and Options document, consultation activities included 
public exhibitions, workshops, meetings with groups and press articles. 
Approximately 1,900 responses were received to the Issues and Options 
consultation. 

 
 Post issues and Options 
2.21 The Council continued to engage with the wider community following the end of 

the formal Issues and Options consultation, conducting further consultation 
activities in accordance with PPS12 and Regulation 25 of the 2008 amendment 
regulations. The main focus of these activities was visioning and place making to 
inform the Pre-Submission Core Strategy and preferred development strategy, 
through exhibitions and community led workshops. Full details of the activities 
undertaken are set out in the Post Issues and Options Engagement Statement 
(SD11/4). 

 
 Pre-Submission  
2.22    The main Regulation 27 consultation took place between 26th May and 6th August 

2010.  In addition to the requirements of this regulation the Council advertised 
more widely and held a series of public exhibitions. Details of the consultation 
undertaken is set out in Engagement and Consultation Statement 8th March 2010 
to 23rd March 2011 (SD12/1) 

 
 
 Further Informal Consultation – From December 2010 onwards 
2.23 Further consultation was undertaken in Jan/Feb 2011 and March/May 2011 to 

ensure all stakeholders were kept informed of progress on the Core Strategy and 
given the opportunity to comment on the Proposed Changes and Further 
Proposed Changes. Although this was not a requirement of the regulations, it did 
however provide the opportunity for consultation on the Proposals Map changes 
which had been omitted in error from the earlier Regulation 27 consultation. Full 
details of all the Pre-Submission consultation activities are set out in Core 
Strategy Consultation and engagement Statement (SD12/1). 

 



2.24 Changes made in December 2010 and March 2011 were not substantive. We 
consider these amendments are focused changes and/or minor editorial 
revisions.  They do not go to the heart of the plan and do not alter the Plan’s 
vision, spatial objectives, development strategy, overall quantum or location of 
development.  In this respect, the changes made were in response to the 
changing national planning policy context following the General Election in May 
2010 and to issues raised by our communities following public consultation, that 
provide further clarification and explanation, without altering the substance of the 
Plan.. The decision to undertake further consultation was motivated by the 
Council’s commitment to ensure full engagement and community involvement in 
accordance with the objectives of our SCI.  Consequently, following approval by 
Council and Cabinet in December 2010, Proposed Changes were publicised for 6 
weeks up to 18th February 2011 and the following undertaken: 
o an addendum (SD3) to the published plan was prepared setting out the 

proposed changes,  
o the Sustainability Appraisal (SD7) was reviewed and updated accordingly; and 
o people and organisations were consulted on the addendum (as set out in 

Appendix 2 of the Regulation 30(1)(e) Statement (SD12/1) to allow them a full 
opportunity to consider the proposed changes and put forward comments 
before the Core Strategy was formally submitted.  

  
2.25 Comments received during the January/ February 2011 consultation were 

forwarded to the Secretary of State as part of the Submission Core Strategy. 
Comments received to the March/May 2011 consultation have also been 
forwarded to the Inspector. 

 
 
2.26   The Council does not dispute that changes to the Proposals Map were not 

consulted on at the time the Publication Core Strategy was published in March 
2010.  However, this was corrected in December 2010 when all the changes to 
the Proposals Map arising both from the Publication Core Strategy over the 
previous summer and from consultation responses to this document were 
identified and consultation was undertaken in January and February 2011 – see 
Changes to the Proposals Map December 2010 (SD5).  

 
2.27 Moreover, the proposed alterations to the proposals map are of a minor nature 

and are not considered material as set out below:  
 

• Consequential changes to show where Local Plan policies will be replaced 
by Core Strategy policies following adoption of the Core Strategy. This is set 
out in Table 1 of document SD5 at pages 3-5. In essence this is simply a re-
classification of referencing from the SGLP to the Core Strategy. No 
changes in boundaries or designations arise as a result.  

 
• Changes to the Proposals Map arising from 4 policies contained in Part 2 of 

the Core Strategy – policies CS26, CS27, CS28 and CS31.  This is set out 
in Table 2 of document SD5 at page 6. In essence this transposes to the 
Proposal Map information contained in the March 2010 Core Strategy at 



figures 6, 7, 8, and 12. There can be no doubt as to the location and extend 
of the strategic sites proposed given the illustrative material in the written 
document.  

 
• Alterations required in relation to the safeguarded employment sites. This is 

set out in Table 3 of document SD5 at pages 7-10 and Appendix 1. The vast 
majority of these sites are already identified on the SGLP Proposals Map 
and the amendments proposed are minor cartographical changes to reflect 
factual updating and for clarification purposes.  

 
• Alterations required in relation to the safeguarded Gypsy and Traveller sites. 

This is set out in Table 4 of document SD5 at pages 11-12 and Appendix 2. 
These sites are already identified in the SGLP but due to an historical 
anomaly were omitted from the Proposals Map. This was inadvertently 
overlooked, hence the correction made.  

 
 
2.28    Officers consider that appropriate and adequate consultation has been carried 

out throughout the preparation of the Core Strategy. In our opinion given the 
steps that have been taken to rectify the matter of the non-publication of the 
Proposal Maps for consultation in June – August 2010, no useful purpose can 
now be served to prevent the Core Strategy proceeding to examination bearing in 
mind that consultation has now been done. Further, the proposed changes and 
further proposed changes are not material changes to the information contained 
in the Pre-Submission Publication Core Strategy. 

 
 
 
Q3 Does the Plan introduce matters of detail which should be deferred to a 

subsequent Development Plan Document (DPD)? 
 
Officer Response. No 
 
2.29 The Core Strategy has fully taken account of and applied government guidance 

set out in PPS12 (NP8) regarding the purpose of local spatial planning, how it 
benefits communities and the key matters that Core Strategies should address.  

 
2.30 PPS12 at paragraph 4.5 advises that the Core Strategy should make clear spatial 

choices about where development should go in broad terms, both to reduce the 
need for other DPDs and to inform decisions on planning applications.   

 
2.31 PSS 12 also makes clear at paragraph 4.6 that Core Strategies may allocate 

strategic sites for development.  The test of what constitutes a strategic site is 
defined as those sites considered central to the achievement of the plan’s 
strategy.  The identification of strategic sites for the purposes of our Core 
Strategy therefore goes beyond any single developer land holding interests. 
Instead, it relies more on establishing an overall development vision for the 
delivery of the growth agenda, place making objectives, community engagement 
and involvement and working with stakeholders to identify the physical, social and 



green infrastructure needed to deliver sustainable mixed and balanced 
communities.   

 
2.32 This approach is reflected in Chapters 11 to 17 of the Core Strategy which 

contain 11 ‘place making’ polices that will effectively guide future investment and 
other plans, policies and programmes to achieve strong and prosperous 
sustainable communities in each of the six spatial areas of the district.  This 
therefore complies with the PPS12 requirement for Core Strategies to be spatial 
in nature and to set out a strategy to deliver their overall vision and key 
objectives. The Council’s specific approach to planning for Filton Airfield is 
addressed in response to Agenda item 6. 

 
2.33 Officers therefore consider that the identification of strategic sites and the level of 

detail contained in Policies CS25 to CS33 is proportionate and commensurate 
with the requirements of PPS12 for the following reasons. First, it provides a 
justified approach for where strategic growth will take place, bringing certainty 
and clarity to the plan process. Second, it demonstrates how this will achieve the 
Council’s and communities’ requirements for sustainable communities in 
accordance with the Core Strategy’s vision, spatial objectives and development 
strategy. Third, it provides an effective policy framework which can be more 
precisely defined through master planning work and eventual delivery.  Finally, by 
providing this high level policy guidance in the Core Strategy, rather than a 
subsequent DPD, the Council is ensuring effective delivery in accordance with the 
Plan led approach, while avoiding any unnecessary delay in bringing 
development forward.  

 
2.34 The Council has been working very successfully with its developer partners to 

take forward this strategic approach through the Core Strategy, complemented by 
more detailed guidance being developed through the site specific SPD, which will 
guide master planning work . They very much welcome this approach, particularly 
since it avoids unnecessary delay to delivery, while providing an effective 
framework for full and effective community involvement and engagement. We are 
therefore confident that the right amount of detail is included in the Core Strategy 
to enable effective and timely delivery through the SPD/ master planning process 
as set out in the Local Development Scheme (EB1). 

 
2.35 This approach was endorsed by feedback the Council received to its two advisory 

visits held in May 2008 and December 2009. Both inspectors who undertook 
these assessments supported the approach the Council was taking to identify 
strategic sites in its Core Strategy and how the Plan’s overall vision, spatial 
objectives and development strategy was being taken forward and expressed 
through the Plan’s policy framework. Moreover, the Adopted Statement of 
Community Involvement (EB3) (at paragraph 4.26 and Appendix 7) advocates 
that strategic sites should be delivered through the Local Development 
Framework/ Core Strategy and sets out the process for how the Council will take 
this forward. 

 
 
 
 



Q4  Is the Sustainability Appraisal (SA) comprehensive and does it comply with 
the requirements of the EU Directive on Strategic Environmental 
Assessment (SEA Directive 2001/42/EC) and associated Environmental 
Assessment of Plans and Programmes Regulations 2004 (SI No. 1633) in 
identifying and explaining what reasonable alternatives to the proposed 
policies have been considered and why they have been rejected?   (For 
further information see: Save Historic Newmarket Ltd v. Forest Heath District 
Council [2011] EWHC 606.) 

 
 
Officer Response: Yes 
 
2.36 The production of the Core Strategy’s suite of Sustainability Appraisal (SA) 

documents has fully complied with the requirements of the Strategic 
Environmental Assessment Directive and Regulations.  The following documents 
comprise the SA of the Core Strategy: 

 
• Local Development Framework Scoping Report 2008 (SD15); 
• Initial SA Report 2008 – to accompany the Core Strategy Issues & Options 

document (SD17 and SD18); 
• Draft SA Report of the Pre-Submission Publication Draft Core Strategy March 

2010 (SD6/1 and SD7/1); and 
• SA Report to support the Submission Core Strategy, March 2010 with 

December 2010 updates (SD5 and (SD6). 
 
2.37 As the purpose of the 2008 Scoping Report is to establish baseline data and the 

SA Objectives this document is not considered further.   
 
2.38 The Core Strategy Issues & Options document 2008 (SD16) set out a number of 

options for urban extensions which were appraised in the accompanying Initial SA 
Report (SD17 and SD18).  While the Initial SA Report appraised those options, it 
made no recommendations about which, if any, should be rejected.  No policies 
were presented in the Core Strategy Issues & Options document and therefore no 
policies were appraised in the Initial SA Report. 

 
2.39 The appraisals of urban extension alternatives in the Initial SA Report were used 

to inform the production of the March 2010 Sustainability Appraisal of the Pre-
Submission Publication Draft Core Strategy (SD6/1 and SD7/1).  This document 
explained in detail in Section 3 and Appendices 7, 8 and 9 the reasons for 
rejecting a number of options for urban extensions that had been present in the 
Issues & Options document, including the rejection of the East Fringe of Bristol 
urban extension for example.  This section and appendices also demonstrated 
why the options chosen for inclusion in the Pre-Submission Publication Draft were 
the most sustainable when tested against the SA objectives.   

 
2.40 Section 5 of the March 2010 SA Report appraised all policies in the Draft Core 

Strategy, apart from those that directly related to urban extensions and 
development in Thornbury (these were appraised elsewhere as detailed above).  
Each policy was tested against the reasonable alternative of a ‘no policy’ scenario 

http://pinsnet.pins.local/information/policy_and_casework/development_plans_and_local_development_frameworks/LDFNotes/2011/Link in 1 2011 note  Newmarket Ltd v Forest Heath DC.pdf
http://pinsnet.pins.local/information/policy_and_casework/development_plans_and_local_development_frameworks/LDFNotes/2011/Link in 1 2011 note  Newmarket Ltd v Forest Heath DC.pdf


and clearly explained in each case the reasons for rejecting the ‘no policy’ 
alternative. 

 
2.41 A further SA Report was produced to accompany the December 2010 Proposed 

Changes Core Strategy (SD6 and SD7).  This SA Report was an updated version 
of the March 2010 SA Report, that responded to representations made during the 
summer 2010 public consultation and also made other factual updates.  The 
December SA report considered whether there would be any significant effects on 
sustainability arising from the proposed changes and concluded there would not 
be.   

 
2.42 For these reasons, officers consider that the Sustainability Appraisal Reports 

produced by the Council have fully complied with all relevant European SEA 
requirements.  When taken together to form the ‘Environmental Report’ as 
required under the SEA Directive, the documents demonstrate a clear audit trail 
for how options have been tested and why reasonable alternatives have been 
rejected.  

 
2.43 In relation to Save Historic Newmarket Ltd v. Forest Heath District Council [2011] 

EWHC 606 this is a case which turned on its own specific facts, where the Core 
Strategy initially provided for an urban extension of 500 houses which 
subsequently grew to 1200 houses and in respect of which no strategic 
environmental assessment (SEA) of that growth or alternatives to it were 
considered. That situation does not pertain to this Core Strategy.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



3.0 Housing (Agenda Item 4) 
 
Q1  There are obvious tensions between the Council’s housing strategy and the 

figures proposed in the draft RS and in the Secretary of State’s Proposed 
Changes, 2008.  Having regard to the status of the draft RS and the 
Proposed Changes, what are the implications of the most recent Court of 
Appeal judgement1 for the Council’s strategy? 

 
Officer Response: There are no additional new implications following this most recent 
Court of Appeal judgement for the Council’s strategy. 
 
3.1 In accordance with section 24(1) of the Planning and Compulsory Purchase Act 

2004 the Core Strategy is required to be in general conformity with the Regional 
Spatial Strategy (RSS). For the purpose of this requirement the statutory regional 
strategy is Regional Planning Guidance for the South West (RGP10). 

 
3.2 The Council considers that the Core Strategy is in general conformity with the 

regional strategy, RPG10, in respect of the housing and spatial strategy for the 
following reasons: 

 
o Policy VIS1 of RPG10: Expressing the Vision of RPG, is conformed with in 

that the Core Strategy promotes a sustainable pattern of development, 
minimises the need to travel, seeks better integration between urban and 
rural areas, concentrates growth at the Principal Urban Area (PUA) and 
sets visions and objections for towns and rural areas across the district. 

 
o The overall development strategy set out in the Core Strategy accords with 

Policy SS1: Regional Spatial Strategy, Policy SS2: Regional Development 
Strategy and Policy TRAN 1: Reducing the Need to Travel of RPG10, 
through promoting economic prosperity and focusing future development in 
sustainable locations such as the Principal Urban Area (PUA) and Market 
Towns of Yate/Chipping Sodbury and Thornbury.  

 
o Policy HO1: Level of Housing Demand 1996 - 2016, of RPG10 requires the 

former county of Avon to deliver 3,700 dwellings per annum. The South 
Gloucestershire Local Plan, adopted 2006, transposes this RPG10 figure 
to a requirement for South Gloucestershire which amounted to 1,184 
dwellings per annum. In effect uplifting the housing provision set for South 
Gloucestershire at Policy 33 of Joint Replacement Structure Plan (SD12/5) 
while maintaining the 30% apportionment of housing in line with JRSP 
requirement for South Gloucestershire in comparison with the other 3 
unitary authorities. The Core Strategy’s annual housing delivery 
requirement is 1,075 (21,500/20years), this is within 10% of the RPG10 
annualised requirement and therefore considered to be in general 
conformity. 

 

                                                 
1 Cala Homes (South) Limited and Secretary of State for Communities and Local Government and Another  (May 2011) 

 



3.3 It is our understanding that the recent Court of Appeal judgement states that is it 
unlawful to have regard to the intention to abolish the regional strategy in 
preparing a DPD and as such there is a requirement that the DPD be in general 
conformity with the regional strategy. In the case of South Gloucestershire this 
means that the Core Strategy should be in general conformity with RPG10 – as 
the adopted regional strategy, not the draft RS which has never and is very 
unlikely to ever become part of the adopted development plan.  

 
3.4 All work on the RSS was effectively halted in 2008 after the publication of 

Proposed Changes (LR8/2) following the legal challenge to the South East RS. It 
is therefore very unlikely it ever will have the status of the adopted development 
plan. Consequently the South Gloucestershire Core Strategy is not required to be 
in general conformity with the draft RS or the proposed changes 2008 document. 
Therefore the most recent Court of Appeal judgement has no additional 
implications for progressing the Core Strategy to examination. These matters 
were fully considered and recognised in the appeal decision re Land at Williams 
Green, Longwell Green APP/P0119/A/10/2138335 March 16 2011. 

 
3.5 Therefore it is both lawful and appropriate for the Council to take account of the 

Government’s intention to abolish the RS in considering the weight to be attached 
to the RS Proposed Changes 2008, which is not a document that the Core 
Strategy has to be in general conformity with.  

 
 
Q2  Is there sufficient, robust evidence to support the Council’s alternative 

housing target?  How closely does this accord with the approach advocated 
in paragraph 33 of PPS3? 

 
 
Officer Response: Yes 
 
3.6  This approach is set out in the Council’s technical paper Justification for the 

Strategy for Housing to 2026 (EB21) which forms part of the plan’s evidence 
base. This paper sets out the rationale behind the approach to the overall level of 
housing provision and the spatial distribution of growth in the submission South 
Gloucestershire Core Strategy. While it is not the purpose of the EM to discuss 
the merits of this evidence, the Council considers it has robustly evidenced the 
housing requirement as set out in the technical paper and can substantiate the 
Core Strategy housing requirement with particular reference to:  

 
o The economic forces driving many of the assumptions that underpinned the 

RS have now significantly altered. Changing economic circumstances now 
indicate significantly less job growth than assumed by the draft RS. Based on 
revised economic job forecasts which the Council consider are robust and 
appropriate, as set out in Appendix 2 of the Housing Paper, 21,500 dwellings 
proposed in the strategy for development would result in a ratio of new 
dwellings to jobs of between 1.6 and 0.98. This is considered to provide 
sufficient scope for accommodating future economic growth in South 
Gloucestershire. 

 



o Given the constrained public investment over the coming decade and possible 
consequential review of sub-regional growth priorities, it is not realistic to 
expect the delivery of the necessary transport infrastructure to support the 
stalled draft RS ambitions for an additional 8000 new homes in a major urban 
extension on the Bristol East Fringe. A further technical statement is attached 
at Appendix 3. 

 
3.7 Our approach to justifying the housing requirement closely accords with the 

approach advocated in PPS3 (NP3). With the exception of advice from the 
National Housing and Planning Advice Unit which was abolished in June 2010, 
the Council’s technical housing paper has followed paragraph 33 of PPS3 with 
regard to taking account of evidence of current and future levels of needs and 
demand for housing and affordability in determining the local housing provision 
based upon:  

• SHMA (SD11/3) 
• The Government’s latest published household and population projections 
• Economic growth forecasts 

 
3.8 Officers consider this provides sufficient clarification for the inspector to progress 

to the Examination and test through the hearing sessions.  
 
 
Q3 What is the Council’s position regarding the latest ONS household 

projections? 
 
Officer Response: Household and population projections are a recognised element of 
establishing the housing requirement. The Council considers that the Government’s 
latest official projections for South Gloucestershire are likely to over inflate the level of 
future household growth in the district. The Council has had regard to this and has 
addressed the matter in the Housing Justification paper: 
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066   
 
 
3.9 For clarification, household projections are produced by DCLG – ONS provide the 

underlying population projections.  
 
3.10 The Government’s official household projections are published by the Department 

for Communities and Local Government (DCLG).  The latest set of household 
projections; the 2008-based projections (published 26 November 2010) suggest 
that the number of households in South Gloucestershire will increase by 32,000 
over the Core Strategy Plan period (2006 to 2026).   

 
3.11 The DCLG household projections are highly dependent on the level and structure 

of population generated by the underlying ONS trend based population 
projections, the latest of which; the 2008 based projections (published on 27 May 
2010), suggest that that the population of South Gloucestershire will increase by 
56,100 over the period 2006-2026.   

 
3.12 The 2008 based population projections suggest that the population of the district 

will increase at a higher and more consistent rate than has been experienced in 

http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066


the past, as set out in the Housing Justification paper at: 
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066  
The Council has raised concerns that the annual population change derived from 
the 2008 based projections is higher than historic ‘actual’ annual population 
changes observed in official ONS mid year population estimates published over 
the last three decades.  This is despite the fact that the District experienced 
significant levels of household growth during this period. 

 
3.13 Furthermore, it should also be noted that the most recent ONS mid year 

population estimate for 2009 (262,200) is approximately 1,000 lower than the 
comparable figure for 2009 derived from the 2008 based projections (263,200).  
Although comparison between ONS estimates and projections is only possible for 
the 2008/09 year, the variance between the ONS estimates and projections 
further suggests that the 2008 based projections overestimate the likely level of 
future population growth locally.   

 
3.14 In accordance with paragraph 33 of PPS3, the Council has taken into 

consideration evidence of past housing completion rates. The growth rates for the 
district set out in the DCLG 2008 based household projections (32,000 for the 
period 2006-2026) represents an annualised completion rate of 1,600 dpa.  
Analysis of local historic housing completions over the last 30 years demonstrates 
that this rate has only been achieved in 4 of the last 30 years.  These high levels 
of completions were achieved during the four years of peak delivery of Bradley 
Stoke when 40 sites were being delivered by house building firms – collectively 
building homes at a rate of 848 homes per year.  However, the full capacity of 
8,000 homes on green field land at Bradley Stoke took 20 years to complete. 
Further analysis is provided at paragraphs 23 and 24 of the Housing Justification 
paper: http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-
11-0066 

 
3.15 Mindful of the historic problems of undersupply, the Council is very aware of the 

need to provide an adequate supply of housing land and is working closely with 
developer partners to renegotiate planning obligations and bring forward 
permitted sites where development has stalled due to the current economic 
circumstances. Notwithstanding this, based on developers’ own assessment of 
future delivery, it is highly unlikely that build rates and the scale of construction 
activity that was seen at Bradley Stoke twenty years ago, can be replicated for 
each year up to 2026.   

 
3.16 Officers are therefore of the view that the Government’s figures are over inflated 

and do not provide a true indication of future population and household demand.  
 
 
 
 
 
 
 
 
 

http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0200/PTE-11-0066


Q4 How do you reconcile the housing targets in the CS with the Government’s 
agenda on ‘Planning for Growth’ and the ambitions of the West of England Local 
Enterprise Partnership (LEP) for the region?   
 
Officer Response: The Council recognises the ambition and objectives of both the 
Government and the LEP within the context of the Council’s commitment to sustainable 
patterns of development ensuring that growth is supported with the required levels of 
infrastructure provision 
 
3.17 The Core Strategy was at an advanced stage of preparation when the LEP was 

formed and the Government published its Ministerial Statement. Notwithstanding 
this, the Core Strategy recognises the ambition and objectives of both the 
Government and the LEP within the context of the Council’s commitment to 
sustainable patterns of development ensuring that growth is supported with the 
required levels of infrastructure provision. 

 
3.18 South Gloucestershire has responded to the inspector’s request for comments to 

be made to the Ministerial Statement Planning for Growth (SG3/1). This was 
provided to the Inspector on 7th June and is published on the Council’s website at 
http://www.southglos.gov.uk/NR/rdonlyres/6C22B9E4-6A2F-410C-A785-
A7AAA6DCEFE8/0/PTE110128.pdf .  

 
3.19 South Gloucestershire has experienced major development over the last 30 

years. The Core Strategy recognises that the council not only has to deal with the 
imbalance inherited from the past, but also not to exacerbate or add to these 
problems when it plans for the future. A key policy driver of the SGLP (LR1), West 
of England Vision (EB45) and Core Strategy has been seeking to reconcile that 
balance between homes and jobs in South Glos.  

3.20 We understand the ambitions of the LEP.  South Gloucestershire Council fully 
understands the importance of economic growth and job creation to the wealth 
and social health of the nation. However, we also consider that growth that is not 
supported by the necessary investment in supporting infrastructure and which 
significantly impacts on the environmental assets and characteristics of the 
District is unlikely to deliver the intended economic benefits and may actually 
undermine not just these objectives being achieved, but the wider economic 
priorities as a result.  

 
3.21 We very much consider that the Council’s actions through its working practices, 

high level vision and the development of the Core Strategy’s development 
strategy and policy framework will help to deliver to the Ministerial Statement by: 

• promoting sustainable economic growth and jobs;  
• enabling economic growth to proceed as easily as possible while not 

compromising key sustainable development principles and protecting the 
Green Belt; 

• providing an up to date, robust, flexible and fair planning policy framework 
that is pro-active and positive; 

• fully recognising environmental issues as an integral part of sustainable 
development;  

• being evidence based and responsive to communities aspirations; and  

http://www.southglos.gov.uk/NR/rdonlyres/6C22B9E4-6A2F-410C-A785-A7AAA6DCEFE8/0/PTE110128.pdf
http://www.southglos.gov.uk/NR/rdonlyres/6C22B9E4-6A2F-410C-A785-A7AAA6DCEFE8/0/PTE110128.pdf


• prepared jointly with our communities and partners to focus on what we 
can do.  

 
3.22 The Council has a proven record of working with communities, statutory 

organisations, neighbouring authorities and development partners to bring 
forward sustainable development. It is supportive of economic growth and is 
delivery focused.  

 
3.23  The timely adoption of the Core Strategy will provide the necessary clarity and 

assurance to the development industry to ensure that it can bring forward the 
planned economic growth. 

 
 
Q5  Is there not a serious risk that constraints on housing supply would 
undermine economic prospects for the area and how, if at all, have you factored in 
the housing pressures in the wider sub-region? 
 
Officer Response:  No  
 
3.24 Officers consider that the housing requirement established by the Core Strategy 

effectively balances the requirements of PPS3 (NP3) at paragraph 10 with the 
Council’s commitment to sustainable patterns of development by ensuring that 
growth is supported with the required levels of infrastructure provision. To imply 
that the Core Strategy has failed to deliver PPS3 housing objectives relating to 
quantity of housing required, would be to risk setting aside the other housing 
policy objectives within PPS3 relating to sustainability and quality of place which 
are equally valid. 

 
3.25 The Council recognises that projections of future changes to the population and 

economy are subject to significant uncertainties. For example, a higher rate of 
economic growth could result in a greater need for housing and/or employment 
land.  Conversely, a lower rate of economic growth could have the opposite 
effect. There is, therefore, a case for suggesting a flexible and balanced 
approach. 

 
3.26 As set out in responses to Questions 2 and 4, levels of economic growth and 

infrastructure investment are now considerably lower than previous forecasts 
used to support the RS. The impact of this is that the housing requirement should 
now reflect the context of revised economic growth forecasts and a realistic 
assessment of the expected levels of infrastructure investment. This applies to 
the housing requirement for South Gloucestershire and equally applies to the 
wider sub-region. The RS is no longer being taken forward therefore each unitary 
authority in the sub-region is responsible for setting its own housing requirement.  
In accordance with the principles of localism it is important the sovereign the 
responsibilities of each LPA is respected. South Gloucestershire considers its 
approach takes into account of the economic prospects for the area within the 
wider objectives of the West of England and is in general conformity with RPG10.   

 
3.27 Finally, South Gloucestershire has worked closely with the other unitarity 

authorities in the West of England with regard to addressing housing pressures in 



the wider sub-region. A key area of focus has been to resolve infrastructure 
deficits and stalled development sites and planning applications. The West of 
England Delivery and Infrastructure Investment Plan (RD22) identifies a 
comprehensive strategy to guide future development and ensures that the 
objectives, issues and key sites are not considered in isolation, particularly where 
these have cross boundary implications.  Through this work, as part of the West 
of England, South Gloucestershire has been able to address housing pressures. 
The is illustrated most clearly in the way HCA resources were directed to enable 
the early delivery of the New Filton Road linking Cribbs Causeway and the A38 
which is a element of infrastructure to support the Northfield (Charlton Hayes) 
development.  

 
 
Q6 More generally, is there flexibility in the CS to cope with unexpected 
change? 
 
Officer Response:  Yes 
 
3.28 The Core Strategy includes an overall vision, and spatial area visions and 

objectives that make the Core Strategy flexible and able to cope with unexpected 
change. In respect of housing delivery this flexibility is expressed in a number of 
ways. 
 
1) Policy CS5 expresses in policy terms the plan’s strategy for the location of 

development. Flexibility in housing supply is identified at criteria 1 bullet point 3 
where additional contingency land with the potential for up to 1500 dwellings 
west of the A4018 at Cribbs/ Patchway is identified.  

 
2) the Plan also makes provision for up to 3000 houses at north Yate.  A phasing 

trajectory at Policy CS15 indicates 2,400 up to 2026, however this could be 
adjusted through the application of plan, monitor and manage if required.  

 
3) Policy CS25 supports the redevelopment of Frenchay Hospital for mixed use 

development including residential development. This is capable of delivering up 
to 500 dwellings.  

 
4) following the recent announcement by BAe Systems that Filton Airfield is to 

close in December 2012, the Council considers that subject to further detailed 
technical work and community involvement, this location could provide 
additional opportunities for up to 3000 dwellings. Further information on Filton 
Airfield is set out in response to the inspector’s questions to agenda item 6. 
Therefore as currently drafted, the Core Strategy has sufficient flexibility to 
respond to strengthening housing market and economic conditions.  

 
3.29 The Core Strategy also demonstrates flexibility to support economic regeneration. 

Policy CS12 identifies the areas safeguarded for economic development. As part 
of Policy CS12 at Table 2, the Council has identified some existing employment 
areas which will be subject to review. The policy objective is to safeguard these 
sites until their long term future is clearer. The Council is promoting this approach 
as it recognises the changing and challenging market conditions and the need for 



the Core Strategy to be adaptable and able to respond to help deliver economic 
development and encourage job creation.  

 
 
Q7  Are there outstanding issues with site delivery?  I am concerned that there 
may be gaps in the detail on some aspects of the strategic allocations in the CS in 
terms of infrastructure provision, flood risk etc which could jeopardise plan 
delivery?  In short, is there sufficient evidence to demonstrate that the proposals 
are achievable? 
 
Officer response:  The Infrastructure Delivery Plan and the Delivery statement set out 
what infrastructure is required to enable delivery of the objectives of the Core Strategy 
and the means by which this will be delivered, in line with advice in PPS12. This 
includes site specific infrastructure requirements, where these are of a strategic or 
spatial nature or involve a different agency for delivery.    
 
3.30 PPS12 at paragraphs 4.8 to 4.12 states that infrastructure planning is essential to 

the preparation of core strategies and advises that the infrastructure planning 
process should inform core strategies and should be part of a robust evidence 
base. The test in PPS12 is whether there is a reasonable prospect for delivery of 
the infrastructure necessary to support the development of strategic sites.  

 
3.31 PPS12 at paragraph 4.45 further advises that infrastructure planning needed to 

support the Core Strategy is: 
   

• Based on sound infrastructure delivery planning 
• There are no regulatory or national planning policy barriers  
• Partners who are essential to the delivery of the strategy are signed up 
• Be coherent with core strategies prepared by neighbouring authorities, 

where cross boundary issues are relevant. 
 
3.32 The Council’s approach and rationale for strategic sites is set out in Q1(3) above. 

To support the identification of strategic sites in the Core Strategy officers have 
undertaken infrastructure planning in accordance with the requirements of 
PPS12. This can be summarised as follows:  

 
• The Council’s Infrastructure Delivery Plan (IDP) has been prepared in line 

with the guidance set out in PPS12 and forms part of the evidence base for 
South Gloucestershire’s Core Strategy document. It gives a broad 
indication of the required physical, social and green infrastructure, the 
planned provision, cost and delivery mechanism for infrastructure across 
the area until 2026 to support planned new development. This includes new 
infrastructure necessary to deliver and service the development of the 
strategic housing sites. It is therefore sound and complies with PPS12. 

 
• Each of the new neighbourhoods and the housing opportunity area has 

been the subject of a Sustainability Appraisal (SA). The SA’s carried out by 
the Council during the preparation of the Core Strategy examined the broad 
potential housing areas and the specific sites proposed by developers and 
measured these against the agreed criteria set out in Table Two of the SA 



Scoping Report. We are therefore confident that our SA work demonstrates 
there are no regulatory or national planning policy barriers to the delivery of 
the strategic housing sites.  

 
• Through the Core Strategy preparation, officers have established that all of 

the proposed new neighbourhoods and strategic housing sites are available 
for development, are capable of being delivered and can be delivered within 
the core strategy period. The Council’s early work with development 
partners, (particularly for those housing sites that will be delivered early in 
the plan period), has identified the strategic issues to be overcome. 
Technical work by the Planning Authority and by development partners has 
demonstrated that the chosen sites have the capacity to deliver the required 
housing numbers and that there are no barriers to delivery.  

 
3.33 This is presented in more detail in the New Neighbourhoods Delivery Statement 

Report (NNDS) (EB39).  Pages 6 to 29 of this report sets out when the actions 
will take place, by whom, what resources are needed and it identifies where the 
relevant agencies and partners have been involved in its preparation.  The report 
also sets out the completed and ongoing work required to deliver the individual 
strategic housing sites. The Delivery Statement working in combination with the 
SA and IDP demonstrates that the new neighbourhoods and housing opportunity 
areas identified in the Core Strategy can be delivered in accordance with the 
Council’s planning policy framework and PPS12.   

 
3.34 It is important to distinguish the infrastructure planning required to support the 

Core Strategy and that needed for a planning application. The Inspector will be 
aware that several of our developer partners are preparing to take outline 
planning applications forward, and have prepared more detailed technical 
information which gives a further degree of confidence in our ability to plan and 
deliver the early strategic sites. The Council is supportive of this approach in 
principle as it supports the case that sites can be delivered. However, we equally 
want to make it clear that this work and the level of infrastructure planning 
required for a planning application, is beyond that needed for the Core Strategy 
and compliance with the reasonable prospect test of PPS12. 

3.35 With regard to strategic flood risk assessment, the Council, EA and our developer 
partners have been working collaboratively to reduce the remaining areas of 
difference to one issue. Officers have set out a response to the EA on this matter 
and a copy has been provided to the Inspector and placed in the Examination 
Library. At the time of preparing this statement the response from the EA is 
awaited. However, officers are confident that a clear and precise process is in 
train that will resolve any outstanding flooding issues.  

3.36 With regard to strategic transport provision, the Highways Agency (HA) has 
indicated that it has no in principle concerns about the Core Strategy. The 
provisions for improvements to the strategic network are realistic and deliverable 
in the context of the expected housing trajectory. The HA has indicate that site 
specific highways provisions will be dealt with through the more detailed master 
planning stage.       



3.37 Therefore whilst there are some infrastructure issues to be detailed before site 
delivery, this is only to be expected given the stage in the process reached so far.  
Where uncertainty and contingencies are identified, the NNDS has identified how 
these will be addressed. The Council considers it has provided sufficient 
information in the Core Strategy, SA, IDP and supporting evidence base to 
demonstrate there is a reasonable prospect of achieving delivery of strategic sites 
over the Plan period.  

 
 
 
4. Green Belt  (Agenda Item 5)  
 
Q1  Should the CS delegate Green Belt (GB) boundary changes to subsequent 
DPDs as would happen with one of its proposed neighbourhoods and the 
possible identification of a contingency site? 
 
Officer response: The Council’s position is that it is not the intention of the Core Strategy 
to delegate Green Belt changes to subsequent DPDs in respect of the East of Harry 
Stoke New Neighbourhood. However, it is appropriate for the Core Strategy to require 
this in respect of contingency land within the Green Belt. 
 
East of Harry Stoke New Neighbourhood 
 
4.1 The intention of the Core Strategy was in order to avoid a situation where if, for 

any reason the Stoke Gifford Transport Link (SGTL) did not come forward, then 
land currently designated as Green Belt was not prematurely removed from it, 
leaving it as white land. To a degree this reflected the uncertainty in late 2010/ 
early 2011 around funding of this transport link, while respecting the value that 
South Gloucestershire’s communities place on protecting the Green Belt. There is 
now greater certainty that the link will be delivered.  

 
4.2 To address this matter, officers consider that the Core Strategy should make it 

clear that the Green Belt boundary will be amended to remove the land identified 
for the East of Harry Stoke New Neighbourhood from the Green Belt. This would 
involve minor amendments to Policies CS5 and CS27, as well as consequential 
changes to the Strategy for Development in Chapters 1 and 4.   This would 
overcome any unintentional policy inconsistencies while also enabling delivery of 
the strategic site and SGTL. 

 
 
Land west of the A4018 
 
4.3 It is considered reasonable and consistent, as per the Bristol City Core Strategy, 

to delegate alterations to the Green Belt to subsequent DPDs where it relates to 
land which would not be released for development unless a proven need for 
additional housing land is established at a later date. Officers consider that the 
wording set out in paragraph 4.14 of the Core Strategy is sufficiently clear in this 
regard and that the plan, monitor, manage approach set out in the Core Strategy 
and reported through the Annual Monitoring Report (AMR) (EB5) is robust to 
ensure this contingency site can be introduced in a timely way, if necessary.  



Q2 Doesn’t this approach undermine the effectiveness of the CS by calling into 
question whether proposals can be delivered, especially if supporting 
infrastructure is not forthcoming? 

 
Response: No 
 
4.4 Officers now have greater certainty that the Stoke Gifford Transport Link will be 

delivered either through DfT funding or through an alternative funding 
mechanism. If the Inspector was minded to amend the Green Belt Boundary now, 
in respect of land to accommodate the East of Harry Stoke New Neighbourhood, 
then this would not impact on the development strategy set out in the Core 
Strategy and would not fundamentally alter the plan. Officers do not consider that 
this amendment would prejudice anyone in respect of the consultation process, 
as the proposed East of Harry Stoke New Neighbourhood and the Stoke Gifford 
Transport Route have been included within the appropriate consultation stage of 
the Core Strategy.  

 
 
Q3 Has an appraisal of GB land been carried out to identify and justify the 

changes to the GB, including the need for safeguarded land (PPG2, para. 
2.12)? 

 
Officer response: No 
 
4.5 The Council has not conducted an appraisal of Green Belt land in order to identify 

and justify changes to the Green Belt. However, the Council published a Strategic 
Green Belt Assessment in September 2006 (EB36). This was conducted as part 
of our forward planning work and in order to respond to the draft RSS. The 
Strategic Green Belt Assessment stated that constraints to development and the 
results of the Sustainability Appraisal (SA) process would also need to be taken 
into account in order to determine the most sustainable and appropriate location 
and scale for new development. The Council followed this approach through the 
production of the Core Strategy, in order to deliver an effective spatial plan and 
appropriately protect the Green Belt.  

 
4.6 It was not considered necessary to safeguard land between the urban area and 

the Green Belt, as envisaged by paragraph 2.12 of PPG2, due to the fact that the 
development strategy does not require it. The plan, monitor, manage approach 
set out in paragraphs 4.7 and 4.8 above, detail the mechanism for bringing 
forward the Green Belt contingency site on land west of the A4018, therefore 
safeguarding this site is not necessary.  

 
 
 
 
 
 
 
 
 



5. Filton Airfield  (Agenda Item 6) 
 
Q1 Filton Airfield is a significant part of the North Fringe Area.  Is it appropriate 

or sufficient to deal with the closure of Airfield as a separate component of 
the CS and devolve further consideration to a future DPD? 

 
5.1 On 14 April 2011, BAe Systems announced its intention to close Filton Airfield in 

December 2012.  This announcement came at a time when the Core Strategy 
was at an advanced stage and shortly to be subject to independent Examination.  
Notwithstanding this, the future of the Airfield site is a matter which the Council 
recognises the Core Strategy will need to take into account, and will be an issue 
for discussion at the Examination.  PPS12 advises that, for a Core Strategy to be 
effective, it must be able to deal with changing circumstances and issues that 
arise over the time frame of the plan.  It is not appropriate to leave such matters 
to a review.   

 
5.2 The Council published the Filton Airfield Position Statement (SG4/2) and 

supporting Sustainability Appraisal (SG4/1) on 16th June for a six week public 
consultation period which will be completed by the end of July.  The Position 
Statement confirms that the Council recognises the potential impact of the 
impending closure of the airfield.  It also confirms that the Core Strategy is 
sufficiently flexible to respond to this changing situation and it sets out the 
proposed approach to take forward through the Core Strategy and how the plan 
could be amended.  This will form the basis for the Council’s position at the 
forthcoming Examination. 

 
5.3 The Position Statement makes it clear that the Core Strategy’s vision, spatial 

objectives and development strategy for the District and the communities of the 
Bristol North Fringe is sufficiently resilient and flexible to assimilate this change in 
circumstances.  We therefore consider that with some additional, but not 
fundamental, adaptations to the Plan, the Airfield site can be recognised as a 
strategic opportunity, as well as providing greater overall flexibility in the Core 
Strategy’s approach to planning for growth.  

5.4 However, it is also important to recognise that technical and community 
involvement work is at a very initial stage. It would therefore not be appropriate to 
view the delivery of the airfield as a strategic site in the same way as the new 
neighbourhoods and Thornbury as set out at policies CS26, CS27, CS31 and 
CS33. Neither would the Council want to unnecessarily delay progressing the 
Core Strategy and delivering development currently planned south of Filton 
airfield and at the Mall/ Patchway.  

5.5 The suggested approach is therefore to strengthen the existing spatial strategy 
set out at Policy CS25 and to introduce a programme management style policy.   
These adaptations would recognise the Airfield in the Core Strategy as a 
development site to be integrated with the Cribbs/Patchway New 
Neighbourhoods.  Development will not proceed until sufficient community 
consultation and technical assessment has confirmed the appropriate 
development option for the site.  This is given expression in policy terms through 
the new Policy CS26A as set out in the Filton Airfield Position Statement 
Appendix 1 which sets out the following guiding principles:  



• secure investment in  and the long term future of the aerospace sector at 
Filton; 

• provide local employment; 
• achieve mixed and balanced communities; 
• strengthen linkages with existing and new communities; 
• reinforce and enhance community identities over the wider area; 
• enhance role of Cribbs/ Patchway as a centre; 
• secure home for Concorde; 
• strengthen transportation and movement linkages; 
• incorporate a well integrated Green Infrastructure network 
• recognise different lead in times for delivery of development within the wider 

area;  
• ensure community input to place making; 
• cement working relationship with BAe Systems; and  
• bring forward a detailed development framework in the Sites, Policies and 

Places DPD.   
 
5.6 Officers have held initial discussions with BAe Systems, the owners of the 

Airfield, who are supportive of the proposed way forward.  These discussions will 
continue through a series of ongoing discussions with BAe Systems and other 
interested parties, including developers and partners involved in planning the 
adjoining new neighbourhoods over the coming months.  We also understand that 
a similar approach to dealing with a windfall airfield site was taken by Stockport 
Council in its Core Strategy which includes the Woodford Aerodrome site. This 
has a number of similarities to Filton Airfield. This Core Strategy was subject to 
an EIP in October 2010 and was adopted in March 2011.  

 
5.7 In summary, therefore the Council considers that it has a robust and pragmatic 

approach to responding to the circumstances presented by the BAe Systems 
announcement.  This identifies the future role and function of the airfield as a 
development opportunity for a mixed use development integrated with the 
Cribbs/Patchway New Neighbourhood; while recognising that the detail of future 
development of Filton Airfield needs to be carefully considered and subject to 
community consultation. The approach therefore gives certainty that the Core 
Strategy can respond to the circumstances that have unexpectedly arisen and 
sets out a strategic spatial approach for the future use and management of this 
site and gives a LDF plan led mechanism solution for taking this forward.  This is 
within the context of the place making objectives of the Bristol North Fringe, while 
recognising that it would be inappropriate to delay existing strategic growth 
identified in the Core Strategy. This approach allows all parties to go forward with 
the EiP in September while meeting the requirements of PPS12 and PPS3.   

 
 
 
 
 
 



6. Options open to the inspector (agenda item 7) 
 
6.1 We understand that in essence there are two options open to the Inspector. First 

continue with the Core Strategy examination in either a single or dual way or 
recommend withdrawal of the Plan.  

 
6.2 There are a number of challenging issues and potential risks that highlight the 

importance of making timely progress with the Core Strategy EiP. These can be 
summarised as:  

 
o Ministerial Statement Planning for Growth and the significant weight that the 

Secretary of State will attach to this;  
o The prospect of speculative planning applications coming forward where plans 

are absent, out of date, silent or indeterminate; 
o Importance of bringing land forward for development, including demonstrating 

and maintaining a 5 year housing land supply which accords with the 
Council’s and our community’s objectives and ambitions for sustainable 
development and protecting the Green Belt; and  

o Impending changes to the statutory planning system and national planning 
guidance during the enactment of the Localism Bill and introduction of the 
National Planning Framework, which could potentially delay the Core Strategy 
process while a new legislative framework is enacted 

 
6.3 We consider that re-submitting the Core Strategy would delay the plan by up to a 

year while a further Submission Plan is revised, Regulation 27 consultation 
undertaken and the Plan prepared for and re-submitted to the Secretary of State.  

 
6.4 If this route was followed, our view is that the ability to use the Core Strategy 

would be greatly diminished, with reliance instead on an increasingly dated SGLP 
policy framework. It is also highly likely that both our developer partners who are 
already working collaboratively and constructively with the Council to support the 
delivery of the new neighbourhoods, as well as other speculative developers, 
would seek to progress planning applications in accordance with the Ministerial 
Statement and PPS3.   

 
6.5 The consequences of this would be to the detriment of the Council’s 

determination to lead on a plan led approach to development, as well as to the 
disadvantage of our communities.  There would be a very real risk that the 
housing requirement and spatial development strategy for South Gloucestershire 
would be established through planning by appeal rather than the plan led system. 
In short delaying now would not be in the interests of good planning. 

 
 
 
 
 
 
 
South Gloucestershire Council, Spatial Planning Team 
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South Gloucestershire Council 
 
THE CABINET 
 

PORTFOLIO: Executive Member for Planning, Transportation and Strategic 
Environment 
 

DATE OF MEETING: 8th March 2010 
 

SUBJECT OF REPORT:  SOUTH GLOUCESTERSHIRE CORE STRATEGY: 
PRE-SUBMISSION DRAFT FOR CONSULTATION (ALL WARDS) 
 

Purpose of Report 
 
1 To approve the South Gloucestershire Core Strategy Pre-Submission 
publication draft document for public consultation. The Core Strategy Pre-
Submission draft document is attached as Appendix 1 to this report. 

 
Policy 
 
2 The context for the Core Strategy is influenced by three main drivers; the 
Sustainable Community Strategy; the concerns, issues and priorities identified 
through the Council’s commitment to public engagement and consultation and 
thirdly the Council’s commitment to managing growth and ensuring that the level 
of future development is sustainable and appropriate to the needs of existing and 
future residents of South Gloucestershire.  

3 The Planning and Compulsory Purchase Act 2004 (the Act) introduced a new 
requirement for Local Authorities to produce Local Development Frameworks, 
which in time will replace existing Local Plans.  The South Gloucestershire Core 
Strategy will be the key document in a portfolio of new statutory plans that will 
form part of the Council’s Local Development Framework.  Collectively these will 
deliver the spatial planning strategy for South Gloucestershire. 

4 The Core Strategy is the spatial planning document which sets out the vision 
for South Gloucestershire based on evidence, community objectives and a 
detailed spatial strategy for delivering future development in South 
Gloucestershire to 2026. This will be translated into policies and programmes 
that will identify the general location of new development, its type and scale, and 
the resources to deliver it, as well as protecting what is valued about the area.   

Planning Context  
 
5 The preparation of the Core Strategy has been undertaken in the context of the 
ongoing delay with finalising the South West Regional Spatial Strategy (RSS), 
the Council’s strong objections to the high levels and distribution of housing 
development proposed by Government for the District and the need to ensure the 



Council has a robust and up to date planning framework to manage and guide 
development in accordance with the Council’s commitment to sustainable 
development.  Each of these issues, both individually and combined, has had a 
major impact on preparing the Core Strategy.  
 
6 With regard to the RSS timetable, the Secretary of State intended to publish 
the final RSS in June 2009. However, this has been delayed following the judicial 
review of the East of England RSS, related to the failure to meet certain 
requirements of the Strategic Environmental Assessment Directive.  DCLG/ 
GOSW have considered the implications of this review for the SWRSS and 
announced most recently by letter of 21st December, that a further appraisal of its 
proposals for the SWRSS would be undertaken, including testing reasonable 
alternatives to those Areas of Search for strategic housing, business or other 
development which were added or amended following consideration of the EiP 
Panel Report. This work has now been commissioned and consultants are 
expected to report by March 2010. No firm date has been given for the final 
publication of the new SWRSS and the Council does not now expect the final 
RSS to be published before the next general election.  
 
7 Secondly, the Council, like many key stakeholders, remains fundamentally 
opposed to the high levels and distribution of housing growth proposed by the 
emerging RSS.  The Council has therefore had to consider how to take forward 
its Core Strategy when there remains significant community objections to the 
RSS and the Government’s high and unsustainable housing requirements. 
Moreover, as there remains the very strong prospect that the RSS housing 
requirement and distribution may be altered, the Council has also had to weigh 
up the costs and resources involved in preparing the next stage of the Core 
Strategy.   
 
8 Finally, the acute uncertainties relating the RSS as identified above have 
meant that the Council is faced with speculative planning applications from 
developers seeking to bring forward housing sites ahead of the RSS being 
confirmed.  An up to date policy framework is required to deal with these 
planning applications, as well as help support sustainable housing sites the 
Council considers should be delivered.  Moreover, a comprehensive approach to 
the phasing of development and infrastructure is required to help ensure that 
South Gloucestershire infrastructure delivery objectives are clear and the area 
plays its role in helping to deliver the longer term vision for the West of England.   
 
9 In addressing the issues identified above, the Council has recognised it faces a 
clear dilemma.  On the one hand, it is difficult to maintain progress on the Core 
Strategy, with the SWRSS not yet finalised and possibly subject to further 
changes. However, there is also significant pressure for development in the 
District and a need to update the planning policy framework, currently based on 
“saved” policies in the South Gloucestershire Local Plan and Joint Replacement 
Structure Plan.   
 
10 In balancing these issues, the Council has considered that the best approach 
in these changing and challenging circumstances is to make progress by 



developing a pre-submission Core Strategy which sets out with some certainty, 
our approach to managing growth in the short to medium term and a suite of 
planning policies which can be used for the management of development and in 
determining planning applications ahead of the RSS being finalised.  The 
advantage of this approach is that the Pre-Submission draft Core Strategy could 
then be used as a material consideration and given weight in the consideration of 
planning applications as it progress through its remaining stages to adoption. The 
situation has been discussed with GOSW, which has agreed the principle of 
publishing the Core Strategy in February 2010, before the SWRSS has been 
finalised.  This approach was confirmed by an Urgent PTSE Executive Decision 
in October 2009.  As a result of this decision the Council has accelerated its Core 
Strategy production timetable to bring forward the Pre-Submission draft, the next 
formal statutory stage of the Core Strategy, from July 2010 to March.  
 
 
The Issues 
 
What is a Pre-Submission Draft Core Strategy document? 
 
11 As a spatial plan, the Core Strategy will not just consider land use, but a 
comprehensive range of environmental, transport, economic and social issues as 
well.  It will ‘join-up’ with plans and strategies of other organisations and 
agencies, as with those of South Gloucestershire Council, so that we are all 
working in the same direction. In particular, the Core Strategy will be closely 
integrated with the Sustainable Community Strategy and South Gloucestershire 
Council Plan.  Under the new planning system, there are essentially three stages 
in a Development Plan Document’s preparation: Issues and Options, Pre-
Submission Publication Draft and Submission.  After submission, documents are 
subject to an Independent Examination into the ‘Soundness’ of the document.  
The Core Strategy has now reached the second production stage; Pre-
Submission Publication Draft.   
 
12 The Pre-Submission Draft has been prepared taking on board the 
feedback and responses received to the Issues and Options document. 
Published in April 2008, this was the first stage in the production of the Core 
Strategy.  The role of this document was to set out ideas about the issues and 
challenges facing South Gloucestershire and propose ways that the Core 
Strategy could address them. This included work to develop visions for different 
areas of South Gloucestershire.  It also provided the opportunity for others to 
bring forward development locations not included in this document so that they 
could be considered at an early stage in the preparation of the Core Strategy.  
The comments and suggestions received were all used to assist in the 
preparation of Pre-submission draft and form an important part of the evidence 
base to support the emerging Core Strategy. 
 
13 To support the Core Strategy the Council also intends in the short term, to 
retain policies in the SGLP.  This will ensure sufficient policies remain in place for 
development control purposes while officers complete the remaining parts of the 
Local Development Framework. A list of the retained SGLP policies is contained 



as an appendix within the draft Core Strategy.  However, it is recognised that the 
retained SGLP policies will need to be updated.  To achieve this and complete 
the portfolio of documents to form the Council’s LDF, it is proposed to bring 
forward a Sites and Policies DPD. This Plan will provide additional development 
management policies to replace the SGLP and confirm the remaining non 
strategic site allocations required to support the Core Strategy’s vision, spatial 
objectives and development strategy.  In addition a programme of SPD is 
planned.  This will provide further guidance to develop the master planning, 
approach to design, affordable housing, green infrastructure and other policy 
areas where further more detailed clarification and technical explanation is 
needed to support policy implementation and delivery. This work programme will 
be set out when the Council amends its Local Development Scheme. This is the 
3 year rolling project plan setting out the LDF documents South Gloucestershire 
intends to complete.    
 
 

Emerging Core Strategy – structure and content 

 
14 The document is divided into three parts: 
 
15 The first part sets out the role and purpose of the Core Strategy this 
includes the spatial portrait of the District as at 2010, key issues and the 
development vision, along with spatial objectives and the Plan’s overall strategy 
for development. 
 
16 The second part of the document builds on information above and sets out 
about 24 over arching policies to provide strategic alignment with the Sustainable 
Community Strategy, join up with other plans and programmes, and fulfill SGC’s 
high level objectives for tackling climate change and delivering sustainable 
communities.  It also sets out, on a topic basis, policies for providing housing 
(including affordable housing) and community infrastructure, maintaining 
economic prosperity, tackling congestion and improving accessibility, and 
managing environmental resources and built heritage.   
 
17 The final part of the document deals with issues facing each part of the 
District and sets out spatial policies to achieve priorities such as mixed and 
balanced communities, economic development, job creation and transport 
investment.  Core Strategies are required to be spatial in nature and to set out a 
strategy to deliver the Plan’s overall vision and key objectives.  This area based 
approach contains the ‘place making’ polices that will effectively guide future 
investment and other plans, policies and programmes to achieve strong and 
prosperous sustainable communities in each of the 6 spatial areas of the District. 
The 6 spatial areas are: 

1) The Bristol North Fringe 
2) The Bristol East Fringe 
3) Yate/Chipping Sodbury  
4) Thornbury 



5) Severnside 
6) Rural Areas 
 

 

Strategy for development – the Spatial Strategy 

18 The Core Strategy sets out the new development that can be provided 
over the next 15 years and sets out potential development areas that could come 
forward to support mixed and balanced communities.  The rationale supporting 
this strategy focuses on planning with some certainty for development in the first 
five years of the Plan period, with the necessary infrastructure in place or 
programmed.  Where there are major infrastructure constraints, such as at the 
Yate and West of the M32 areas, development opportunities are phased to 
coincide with the detailed planning and provision of the essential infrastructure 
needed to support this growth.  If the infrastructure is not delivered as planned 
then the Council would need to review their continued inclusion in the Core 
Strategy. Where major issues remain unresolved pending the outcome of the 
RSS or alternative regional/ sub-regional arrangements, the Strategy confirms 
that the adopted Local Plan policy position will remain unchanged until at least 
2026. This is a pragmatic and positive approach that can be put in place 
relatively quickly to provide an updated policy context to deal with the challenge 
of climate change, the expected market recovery, manage development in 
accordance with the requirements of PPS3, and ensure new growth is phased 
with the delivery of the necessary infrastructure required to support sustainable 
communities.  

19 The Plan’s development strategy concentrates new development within the 
Bristol North Fringe/ East Fringe Urban Areas, in places where essential 
infrastructure is in place or planned.  This will reduce the need to travel and 
commute, accompanied by a package of public transport measures and 
supported by other community infrastructure.  Development in the North Fringe of 
Bristol is focused at two key areas. At Patchway/Cribbs Causeway land is 
allocated for 2,200 dwellings/14ha of employment land at Charlton Hayes 
(Northfield). Further strategic provision is also made for a new neighborhood of 
up to 1,750 homes, local services and facilities at Cribbs Causeway and south of 
Filton Airfield.  The second key area is West of the M32/ Harry Stoke where in 
the first 5 years of the Plan a major element of the 2,600 dwellings planned to be 
delivered at three key sites Wallscourt Farm, Harry Stoke and land East of 
Coldharbour Lane will be completed. Subject to the delivery of a new transport 
link serving Stoke Gifford a new neighbourhood of up to 2,000 homes is also 
planned in this area to come forward after 2016.  In the East Fringe of Bristol, by 
2020, a major mixed-use development on 177ha of land at Emersons Green East 
comprising 2,750 dwellings, a Science park and 19ha of employment, is 
identified.   

20 Outside the Bristol urban area, development land will be provided in Yate/ 
Chipping Sodbury and Thornbury, to promote greater self-containment of these 
settlements.  Within villages, the focus will be on supporting existing services and 
limiting new housing.  At Yate and Chipping Sodbury, up to 2016, their separate 
but inter-related role will be developed, achieving greater self-containment and 
strengthening the vitality of the towns as service centres, including major 
investment in Yate town centre, and a new foodstore in Chipping Sodbury. 
Subject to a new sewer connection being provided to deal with existing and 
potential future flooding problems, a new neighbourhood of 3,000 new homes at 
North Yate is envisaged.  Limited development is also planned at Thornbury, and 



employment development at Severnside will be supported, subject to ecological/ 
biodiversity issues. 

21 In promoting this development strategy the Council has sought to limit the 
impact of new housing development on the Green Belt.  The Council remains in 
principle opposed to the RSS significantly reducing the Green Belt to 
accommodate land for housing growth.  However, the Council does recognise 
that new primary transport infrastructure is needed to support the Council’s wider 
objectives and initiatives. For this reason land to the West of the M32 which is 
currently Green Belt, is identified for the provision of a major Rapid Transit link 
comprising a new public transport and road connection between Bradley Stoke 
and the Ring Road.  In the event that this transport link goes ahead the role and 
function of the Green Belt would be significantly compromised in this area. This it 
is considered supports the case to justify the exceptional circumstances to 
release the land from the Green Belt to deliver a new neighbourhood to form an 
extension to the planned Harry Stoke development.  

22 To support the development strategy a key diagram helps to convey the 
major messages simply.  This shows the major areas of new development and 
investment planned, as well the key constraints and principle environmental 
assets of the District.  The Key Diagram is contained within the Core Strategy at 
Appendix 1 of this report.  

 

Scale and distribution of housing  

23 The delivery of the development strategy described thus far will make 
provision for 21,500 new homes in the period 2006-2026.  But of this total some 
2,600 dwellings have been completed between 2006/7-2008/9.  The Plan 
therefore makes provision for an additional 18,900 new homes at an average 
rate of 1,111 dwellings each year, between 2009/10 and 2025/26 based on the 
locational strategy set out above.  As at December 2009, over half of this 
housing, 12,220 dwellings is accounted for through allocations in the South 
Gloucestershire Local Plan (7,500 dwellings) and other sites in the North and 
East Fringes of the Bristol urban area and the rest of South Gloucestershire 
which have planning permissions, specific, unallocated brownfield sites that have 
the potential to make a significant contribution to housing delivery during the first 
5 year period of the Core Strategy, and assumptions for unidentified windfall sites 
expected to come forward post 2022.  
 
24 To supplement these allocations and commitments, the Core Strategy 
identifies, subject to the necessary infrastructure being confirmed and 
commenced, 3 new neighbourhoods at Cribbs/Patchway, (1,750), East of Harry 
Stoke (2,000) and North Yate (3,000).  In total these strategic locations will 
deliver 6,150 dwellings by 2026. To meet the development and housing needs of 
their own communities smaller development opportunities at Thornbury (500 
dwellings) and Chipping Sodbury (175 dwellings) will provide a further 675 
dwellings. 
 
25 The current economic downturn in the economy and the continuing delays 
and uncertainty over the RSS will continue to have an impact on housing delivery 
for the next year or so. To support the economic recovery the Council is 
confident that the level of existing commitments and the ongoing partnership 



working on planning for the new neighborhoods, will mean that there is a rolling 
and deliverable supply of housing available in the short to medium term to deliver 
mixed and sustainable communities in accordance with the requirements of 
PPS3.  
 
 
Consultation 
 
26 Issues surrounding the preparation of the Core Strategy Document have 
been considered extensively at Development Plan Document Policy Advisory 
Group (DPD PAG) meetings.  This is a group of senior officers and members 
which meet on a regular basis to consider regional, sub-regional and local 
planning matters.  Final comments, which have been incorporated into the draft 
Core Strategy, were received from DPD PAG on 23rd February 2010  In addition 
the findings of the 2009 PTSE Select Review of developing the planning process 
to promote sustainable communities and support healthy lifestyles have been 
fully taken into consideration in drafting the Core Strategy. A Report setting out 
the way the PTSE Select Review findings have been taken forward into the Core 
Strategy was considered at the recent PTSE Select Committee meeting on 20th 
January.  
 
27  As part of the pre-production work on this document, at the request of the 
communities involved, officers undertook a series of community engagement and 
visioning events in Yate/ Sodbury, Bristol North Fringe and Thornbury.  These 
events were carried out to test and develop the Plan’s emerging Development 
Strategy in locations where the Council considered it important and necessary to 
understand community views and ideas about the potential impact of additional 
growth.  To progress this work the Council has worked closely with community 
representatives who have provided a framework to consider and discuss the 
options and choices for managing the pressure for future growth and housing 
development.  These events, organised by community representatives, facilitated 
by officers and involving major land landowners and developers, have provided 
very valuable information to inform the preparation of the Core Strategy.  This 
approach fully complies with practices and procedures set out in the Council’s 
Statement of Community Involvement (SCI) which recognises and promotes 
early engagement to foster a shared understanding and vision for how 
communities can respond to the pressure and challenges of future development.  

28  In addition officers have discussed and tested emerging Core Strategy 
policies with a range of key stakeholders both within the Council and supporting 
partners and agencies.  The purpose of this has been to seek views about the 
purpose and wording of individual policies.  This approach is consistent with plan 
making regulations set out in PPS12 which advises local authorities to engage 
key stakeholders in timely and effective discussions.  The Core Strategy has also 
been subject to an LDF Advisory Visit conducted by a planning inspector 
appointed by PINS.  The feedback received following this PINS Advisory Visit 
has been taken on board in finalising the Core Strategy.  

29  Public consultation is planned to start as soon as practically possible 



following the approval of the Core Strategy by Cabinet.   

Consideration by Select Committee 
 
30 The PTSE Select Committee and the Joint Development Control East and 
West Committee considered this document on 3rd March 2010.  Due to the timing 
of the meeting, the comments of joint PTSE Select and DC East and West 
meeting will be reported as a supplementary written update to this report.  
 

Finance Implications 
 
31 The Council Plan 2008-2011 identifies the pressures of housing growth as 
a key challenge.  Managing future development is identified as one of the 
Council’s 7 corporate aims and one of three priority areas where a special focus 
will be placed on achieving excellence in the medium term.  The Council has 
made the necessary financial provision to cover work so far, and the future Core 
Strategy examination.   
 
Human Resource Implication 

32  As the Council Plan makes clear, achieving excellence and striving for 
continuous improvement will require the commitment and endeavour of all staff.  
The Council has recognised that to respond successfully to the identified priority 
of managing future development will mean investing in the staff resources and 
training and development needed to prepare and deliver the Core Strategy and 
other related plans and programmes.  The Planning and Environment Service, 
which is leading on preparing the Core Strategy has prioritised establishing the 
staff resources needed to deliver the Core Strategy.  Provided these resources 
are maintained, the Council will be able to meet its LDF milestone targets.   

Legal Implications 

33 The Planning and Compulsory Purchase Act 2004 introduced a mandatory 
requirement on authorities to produce a Local Development Framework.  The 
Core Strategy is seen an essential part of the LDF portfolio of documents as it 
provides the overall vision, spatial planning objectives and strategic policy 
framework to guide and manage growth and change over the next 20 years.  As 
set out in the Risks section below, the failure to produce a Core Strategy could 
greatly reduce the ability to manage and regulate the impact of the expected high 
levels of growth coming through the RSS process. The Council’s failure to 
demonstrate a 5 year land supply of deliverable sites and overall up to 15 years 
of developable sites as set in PPS3, based on the levels of growth in the 
emerging RSS, would be used by developers to justify speculative planning 
applications.   
 
34 By publishing the Core Strategy, the Council is putting forward what it 
considers to be the development vision, spatial strategy and housing provision 
for the District up to 2026.  Given the timetable for the production of the RSS 
remains very unclear, the Pre-submission publication draft represents a material 



consideration in exercising the Council’s development management functions. 
Therefore although the weight and status of the Core Strategy will be less than a 
fully adopted plan, progressing the Core Strategy will send a clear signal to 
developers looking to challenge the Council on key sites that South 
Gloucestershire Council is responding to the RSS growth agenda through its 
Core Strategy.  Failure to do this could lead to the prospect of significant 
numbers of planning appeals, with developers exploiting a policy vacuum in the 
context of the new emerging RSS. Progressing this key stage of the Core 
Strategy demonstrates a strong commitment to working towards adopting the 
Core Strategy.  
 
35  Advancing the progression of the Core Strategy in accordance with the 
published Local Development Scheme timetable will also ensure that the Council 
meets LDF performance commitments agreed with Government and avoids the 
prospect of any punitive actions following the Direction from the Secretary of 
State in August 2006.  Not progressing the Core Strategy would reduce the 
ability to bring forward other supporting Development Plan Documents, such as a 
Sites Allocation DPD, as the higher level policy framework established by the 
Core Strategy would be missing.   

 
Sustainability Implications 
 
36 The Council has produced and consulted on a generic Sustainability 
Appraisal Scoping Report for the Local Development Framework, which outlines 
the sustainability framework that is used to assess Local Development 
Documents.  The Scoping Report was approved on 25 March 2008 and an initial 
Sustainability Report was published to support the Issues and Options Document 
in May 2008.  Sustainability appraisal is required to be undertaken at each key 
stage in the formulation of the Core Strategy. To comply with the procedures of 
the LDF system a Sustainability Appraisal Report is being produced to 
accompany the Core Strategy Pre-submission draft.  This report will appraise the 
Plan including assessment of alternative and selected options.  A copy of the SA 
is contained at Appendix 2.  
 
 
 
Equalities and Racial Impact Assessment 
 
37 The South Gloucestershire Sustainability Appraisal Scoping Report 
confirms the Council’s commitment to equalities, and outlines how an Equalities 
Impact Assessment for all emerging documents in the Local Development 
Framework will be undertaken.  The Sustainability Appraisal supporting the Pre-
submission report consequently contains this assessment.  The assessment 
does not identify any proposals which are likely to have an impact (either positive 
or negative) on any specific sections of the community - i.e. any impacts (positive 
or negative) are likely to impact on everyone within the community to a similar 
degree. Moreover, in undertaking public consultation and engagement, the 
principles of the Statement of Community Involvement will be followed. In this 



way, it is intended that all sections of the community will be provided with the 
opportunity to become involved in the preparation of the Core Strategy.  
 
Risks, Mitigations and Opportunities  
 
38 The main risk to be addressed is whether the Council’s key objective to 
protect the District from inappropriate and unsustainable development can best 
be taken forward by progressing the Core Strategy while the RSS is not yet 
finalised. In assessing the risks involved the Council has considered on balance 
that its objective to manage the impact of future growth can best be achieved by 
making progress with the Core Strategy.  By progressing the Core Strategy the 
Council is able to use the document as a key material consideration to challenge 
developers who claim the RSS is of considerable material weight and status, 
while ensuring compliance with PPS3. Not publishing the Core Strategy at this 
time and relying solely on the SGLP as the Council’s defence against speculative 
planning applications is considered a weaker option less likely to succeed.  
 
39 In addition, other risks in taking forward the Core Strategy relate to the 
need to ensure that the Council produces the Core Strategy in line with 
regulations and correct procedures.  Including superfluous information within the 
Plan and/or not covering all the necessary policies and proposals required for a 
Core Strategy could put it at risk of being found unsound at Examination.  
Moreover, failure to adhere to the work programme of milestone dates set out in 
the Local Development Scheme could result in additional large scale speculative 
planning applications being submitted by developers in advance of the Core 
Strategy being fully prepared.  Officers consider that the preparation and 
production of the Core Strategy adequately complies with guidance in PPS12.  
However, should issues be raised subsequently, particularly regarding the 
technical evidence base and level of public consultation undertaken, the Council 
would have a further opportunity to review and amend the Plan, before 
progressing to the formal Submission stage.  
 
 
RECOMMENDATIONS 
 
That Cabinet resolves: 

1) The South Gloucestershire Core Strategy Pre-Submission Publication Draft, 
attached at Appendix 1 and the supporting Sustainability Apprasial at Appendix 
2, is approved for public consultation. 

2) That the Core Strategy Pre-Submission Publication Draft is a key material 
consideration for the purposes of exercising the Council’s development 
management functions.   

3) To inform all town and parish councils, local MPs and stakeholders of the 
Plan’s availability and arrangements for public consultation as soon as practically 
possible following the Cabinet decision. 
 
4 That delegated authority be given to the Director of Planning, Transportation 



and Strategic Environment, in consultation with the Executive Member, to 
produce a public consultation strategy that ensures all interested parties, 
individuals and organisations the opportunity to be fully involved in the Core 
Strategy preparation and production process. 

 
5 That delegated authority be given to the Director of Planning, Transportation 
and Strategic Environment in consultation with the Executive Member for 
Planning, Transportation and Strategic Environment to: 
 

a). Make any necessary minor drafting amendments to the South 
Gloucestershire Core Strategy Pre-Submission Publication Draft.  

b). Make any necessary changes of a minor factual and editing nature 
to complete the Sustainability Appraisal Report to support the Core 
Strategy Pre-Submission Publication Draft.  

c). Approve and publish the necessary supporting evidence base / 
technical studies, including the Infrastructure Delivery Plan, to support 
the Core Strategy Pre-Submission Publication Draft. 

d). Prepare, approve and publish a non-technical Core Strategy Pre-
Submission Publication Draft leaflet for use during the consultation 
period. 

6 That the saved SGLP policies contained at Appendix 2 of the Core Strategy are 
retained and used alongside the remaining saved SGLP policies proposed to be 
retained, for the purposes of development control decision making until replaced 
by appropriate LDF documents.  
 
7. That a letter is sent to the Secretary of State and GOSW explaining that South 
Gloucestershire Council considers the Core Strategy Pre-Submission Publication 
Draft establishes the development vision, spatial strategy and housing provision 
for the District up to 2026.  
 
Author 
Peter Jackson, Director of Planning, Transportation and Strategic Environment 
 
Departmental Contact(s) 
Barbara Maksymiw, Head of Planning and Environment (PTSE) 
Telephone 01454 3444 
Email: Barbara.maksymiw@southglos.gov.uk 
Patrick Conroy, Spatial Planning Team Leader (PTSE) 
Telephone: 01454 863574 
Email: Patrick.conroy@southglos.gov.uk 
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South Gloucestershire Council 
 

THE CABINET 
 

PORTFOLIO: Executive Member for Planning, Transportation and Strategic 
Environment 
 

DATE OF MEETING: 13
th
 December 2010 

 

SUBJECT OF REPORT:  SOUTH GLOUCESTERSHIRE CORE STRATEGY: 

SUBMISSION TO THE SECRETARY OF STATE  (ALL WARDS) 
 

Purpose of Report 
 
1 To recommend to Council the formal submission of the South 
Gloucestershire Core Strategy to the Secretary of State for independent 
examination. 

 

Policy 

 
2. The Core Strategy is a high level spatial planning document which sets out 
the development vision for South Gloucestershire and a detailed spatial strategy 
for delivering future development in the District to 2026 based on community 
objectives. The strategy is expressed in a series of policies and programmes 
which identify the general location of new development, its type and scale, and 
the resources to deliver it, as well as protecting what is valued about the area.  
The Core Strategy is closely integrated with the Sustainable Community Strategy 
and the Council Plan to ensure that the statutory planning system contributes to 
delivering the aims and priorities of the Council and our partners at both the local 
community and strategic planning levels. 
 
3. Following the General Election on 27

th
 May the Secretary of State wrote to 

Local Planning Authorities and to the Planning Inspectorate informing them of 
the Government’s intention to abolish Regional Strategies in the Localism Bill 
and that he expected them to have regard to this as a material consideration in 
planning decisions. Although a recent High Court judgment has delayed this 
formally taking place until the Localism Bill is enacted as primary legislation 
during 2011.  The Government has clearly stated its intention to dismantle the 
regional planning system.  Further reforms of the planning system are expected 
over the coming year. However, the Government has indicated that local 
authorities should continue to prepare local spatial plans for their areas 
comprising core strategies and other development plan documents. 
 



4 In time the Core Strategy will replace the South Gloucestershire Local 
Plan. However, in the short term, the saved SGLP policies will be retained to 
ensure sufficient policies remain in place for development control purposes.  A 
list of the retained SGLP policies is contained as an appendix within the draft 
Core Strategy. 
 

 

Background – Progress with completing the Core Strategy 

 
5. There are essentially three stages in a Development Plan Document’s 
preparation: Issues and Options, Pre-Submission and Submission.  After 
submission, documents are subject to an Independent Examination into the 
‘Soundness’ of the document.  The Core Strategy has now reached the third 
production stage – Submission.    
 
6. Work on the Core Strategy commenced in 2007 with stakeholders and 
organisations asked to identify the key issues facing South Gloucestershire. 
Based on the feedback and views received, the Council published its Issues and 
Options document. This document set out ideas about the issues and challenges 
facing South Gloucestershire and proposed ways that the Core Strategy could 
address them. This also included work to develop ‘visions’ for different areas of 
South Gloucestershire. Public consultation ran from May to July 2008. At this 
time the preparation of the Core Strategy was considerably influenced by the 
emerging Regional Spatial Strategy. Through the Issues and Options 
Consultation South Gloucestershire maintained its strong objection to the level 
and distribution of housing growth proposed by the RSS and it was made very 
clear in the Core Strategy that this high level of growth would have major impacts 
on the quality of life of our existing and future communities.  
 
7. The feedback and responses received to the Issues and Options 
document, as well as the Council’s ongoing concerns and objections to the RSS, 
were used to inform the Pre-Submission document. The Council also worked 
closely with local community representatives to consider and discuss the options 
and choices for managing the pressure for future growth and housing 
development.  To support and inform this work a series of events were held in 
areas where community representatives thought the impact of future 
development should be considered and reviewed. These community events were 
planned and organised with local community representatives and facilitated by 
officers.  This provided very valuable information to inform the preparation of the 
Core Strategy.  In addition the emerging Core Strategy policies were discussed 
with a range of key stakeholders both within the Council and supporting partners 
and agencies.  
 
8.  South Gloucestershire Cabinet formally considered the Pre-Submission 
Core Strategy at its meeting on 8

th
 March 2010.  Consultation on the Pre-

Submission Core Strategy ran from March to August this year. In preparing the 
Plan the Council maintained its strong objection to the levels of growth proposed 
by the RSS which by this time had been significantly delayed by the prospect of 
legal challenge. In light of these circumstances and the importance attached to 



maintaining progress with the Core Strategy, the Council considered the best 
approach in these changing and challenging circumstances was to make 
progress by developing a pre-submission Core Strategy which set out with some 
certainty, our approach to managing growth in the short to medium term and a 
suite of planning policies to be used for the management of development and in 
determining planning applications.  
 
 
Representations to the Pre-Submission Core Strategy and responding to 

the comments made. 
 

9. Around 2,200 responses have been received to the Pre-Submission 
document from around 900 respondents between March and August this year. 
However, unlike the procedure for preparing local plans, there is no longer a 
requirement for the local authority to summarise and respond to each individual 
representation. This is because the Inspector is examining the soundness of the 
Core Strategy. This is done by considering the issues that have been raised by 
representations made to the Pre-Submission document, rather than the detail of 
individual representations themselves.  
 
10. As result, officers in reviewing comments have sought to identify the key 
issues raised to each section of the Core Strategy. This information is presented 

in Appendix 1 attached to this report which sets out the main issues raised and 
the proposed response.  Based on this analysis, officers have considered 
whether further changes should be made to the Core Strategy.  Where changes 

to the Core Strategy are considered appropriate these are set out in Appendix 

2. All proposed amendments are highlighted at Appendix 3 which provides an 
updated version of the Core Strategy. Appendix 4 sets out the Sustainability 
Apprasial Report which accompanies the Core Strategy.  
 
11. Officers are also preparing various pieces of technical work which will be 
required to support the case at the public examination.  

 

Consultation 

 
12. Public consultation on the Core Strategy ran from 8

th
 March to 6

th
 August.  

All respondents who made comments were acknowledged and a further letter 
setting out next steps and providing an opportunity to view all the representations 
made on-line was sent on 3

rd
 November. The main issues raised have been 

considered by PAG and the PAG sub-group. Appendix 1 and 2 identify the key 
issues raised by representations, the officer response, as well as proposed 
changes considered necessary to update and clarify various aspects of the Pre-
Submission document. These schedules, together with a marked up version of 
the Pre-Submission document with the changes inserted, are set out in 
Appendices to this report.  
 

Consideration by Select Committee 

 
13. The PTSE Select Committee and the Development Control East and 



West Committee considered this document at a joint meeting on 8
th
 December.   

Due to the timing of the meeting, the comments of joint PTSE Select and DC 
East and West meeting will be reported as a supplementary written update to 
this report.  
 

Next Steps 

 
14. The Submission stage is where the draft Core Strategy is submitted to the 
Secretary of State. The Sustainability Appraisal, the evidence base documents, 
and the various statements which set out details of all the consultation and 
engagement that has taken place since work on the Core Strategy started in 
early 2007, are also submitted. However, prior to this taking place, changes put 
forward to the Core Strategy will be publicised in order for any party to see the 
changes made ahead of the Examination commencing.   A six week period of 
publicity is planned, to commence as soon as practically possible. This is not a 
formal consultation stage and given the advanced stage the Core Strategy has 
reached, it simply provides an opportunity for the Council to make all parties 
aware that proposed changes have been made to the Core Strategy. Comments 
should therefore be limited to only those matters that the Council is proposing to 
change.  Should the Council receive any comments, these will not be formally 
responded to. Instead they will be submitted along with other information  and 
will be matters for the appointed inspector to take into consideration. 
 
15. Following submission of the Core Strategy, the Plan will be subject to an 
Examination in Public (EiP). This is expected to take place in second half of 
2011. Following the Examination the Inspector appointed to undertake an 
examination will produce a report which sets out his/ her findings on the 
soundness of the Core Strategy, together with any changes required to the 
document. Providing that the Core Strategy has been found sound, the Council, 
based on current procedures, must make the required changes to the Core 
Strategy before it can be adopted. This is expected to be completed and the 
Plan adopted by late 2011 or early 2012. 
 

Finance Implications 

 
16. The Council Plan 2008-2011 identifies the pressures of housing growth as 
a key challenge.  Managing future development is identified as one of the 
Council’s 7 corporate aims and one of three priority areas where a special focus 
will be placed on achieving excellence in the medium term.  The Council has 
made the necessary financial provision to cover work so far, and the future Core 
Strategy examination.  However, it is important to recognise that any new 
developments which increase population will bring potential liabilities for new 
services and infrastructure. These all need to be considered when individual new 
developments are brought forward.  
 

Human Resource Implications 

 
17.  As the Council Plan makes clear, achieving excellence and striving for 
continuous improvement will require the commitment and endeavour of all staff.  



The Council has recognised that to respond successfully to the identified priority 
of managing future development will mean investing in the staff resources and 
training and development needed to prepare and deliver the Core Strategy and 
other related plans and programmes.  The Planning and Environment Service, 
which is leading on preparing the Core Strategy has prioritised establishing the 
staff resources needed to deliver the Core Strategy.  
 

Legal Implications 
 
18. The Core Strategy is seen an essential part of the Council’s policy and 
strategy framework for delivering sustainable communities and managing the 
pressure for future development.  As set out in the Risks section below, the 
failure to produce a Core Strategy could greatly reduce the ability to manage the 
pressure for future development as the Council would not have an up to date 
planning policy framework. This could also reduce the Council’s ability to 
demonstrate a 5 year land supply of deliverable sites and overall up to 15 years 
of developable sites as currently set in PPS3, and would therefore make many 
parts of the District potentially more vulnerable to speculative planning 
applications and increase the likelihood of adverse appeal decisions.    
 
19. By preparing the Submission Core Strategy, the Council is putting forward 
what it considers to be the development vision, spatial strategy and housing 
provision for the District up to 2026.  It is also ensuring it has an up to date policy 
framework to assess planning applications and support the Council’s objective 
for sustainable development.  Failure to do this could lead to increased pressure 
of speculative development with the prospect of significant increase in the 
number of planning appeals, with developers exploiting a policy vacuum in the 
context of an increasingly out of date Local Plan. Not progressing the Core 
Strategy would also reduce the ability to bring forward other supporting 
Development Plan Documents, such as a Sites and Policies DPD and SPD, as 
the higher level policy framework established by the Core Strategy would be 
missing.   
 

Sustainability Implications 

 
20. The Council has produced and consulted on a generic Sustainability 
Appraisal Scoping Report for the Local Development Framework, which outlines 
the sustainability framework that is used to assess Local Development 
Documents.  The Scoping Report was approved on 25 March 2008 and an initial 
Sustainability Report was published to support the Issues and Options Document 
in May 2008.  Sustainability appraisal is required to be undertaken at each key 
stage in the formulation of the Core Strategy. To comply with the procedures of 
the LDF system the Sustainability Appraisal Report to support the Core Strategy 
Pre-Submission draft has been updated particularly in relation in Thornbury. This 
report appraises the Plan including assessment of alternative and selected 
options.  A copy of the Sustainability Report is contained at Appendix 4.  

 



Equalities and Racial Impact Assessment 
 
23. The South Gloucestershire Sustainability Appraisal Scoping Report 
confirms the Council’s commitment to equalities, and outlines how an Equalities 
Impact Assessment for all emerging documents in the Local Development 
Framework will be undertaken.  The Sustainability Appraisal supporting the 
Submission report consequently contains this assessment.  The findings of the 
assessment conclude that overall the Core Strategy policy framework will 
support the Council’s commitment to equalities and good race relations. 
Moreover, in undertaking public consultation and engagement, the principles of 
the Statement of Community Involvement will be followed. In this way, it is 
intended that all sections of the community have and will continue to be provided 
with the opportunity to be involved in the progressing   the Core Strategy.  
 

Risks, Mitigations and Opportunities  
 
24. Not progressing this stage of the Core Strategy risks the very likely 
prospect of speculative planning applications being submitted in many parts of 
the District as developers would seek to exploit the lack of an up to date policy 
framework work.  
 
25. Making significant changes to the pre submission Core Strategy that 
affect the substance of the document will also lead to the same effect as it would 
introduce significant delay to its preparation and reduce the weight and status of 
the Plan as a material consideration. 
 
26. In assessing the risks involved, the Council has considered on balance 
that its objective to manage the impact of future growth and ensure it has the 
most up to date planning policy framework to respond to the pressure for 
development and comply with the requirement to ensure sufficient land is 
available to meet its five year land supply requirements, as well as the longer 
term need to ensure sufficient developable sites are available can best be 
achieved by making progress with the Core Strategy in its present form and 
content.  This approach also sits well within the context of the Government’s new 
locally driven growth strategy and planned reforms to the planning system.  
 

27. In addition, other risks in taking forward the Core Strategy relate to the 
need to ensure that the Council produces the Core Strategy in line with 
regulations and correct procedures.  Including superfluous information within the 
Plan and/or not covering all the necessary policies and proposals required for a 
Core Strategy could put it at risk of being found unsound at Examination. 
Officers consider that the preparation and production of the Core Strategy 
complies with guidance in PPS12.  However, should issues be raised 
subsequently, particularly regarding the technical evidence base and level of 
public consultation undertaken, the Council would have a further opportunity to 
review and amend the Plan, before progressing to the formal Examination stage.  

 



 
RECOMMENDATIONS 
 
It is recommended that: 
 
1. That Cabinet expresses its views on the Core Strategy Submission 
Document  and associated Appendices and these comments be reported as a  
schedule of comments to be considered by Council.  
 
2. Subject to 1 above, that Cabinet resolves: to recommend to Council to 
approve the main issues raised and the proposed response (Appendix 1), the 
schedules of proposed changes (Appendix 2), South Gloucestershire Core 
Strategy Submission document  (Appendix 3), and the supporting Sustainability 
Appraisal (Appendix 4) for the purposes of: 

•  Publicising for a 6 week period proposed changes to the Core 
Strategy Submission document as set out in Appendix 2.  

• submission to the Secretary of State.  

3. That delegated authority be given to the Director of Planning, 
Transportation and Strategic Environment in consultation with the Executive 
Member for Planning, Transportation and Strategic Environment to: 
 

a). Make any necessary minor drafting amendments to the South 
Gloucestershire Core Strategy prior to submission  

b). Make any necessary changes of a minor factual and editing nature 
to complete the Sustainability Appraisal Report to support the Core 
Strategy Submission document.  

c). Approve and publish the necessary supporting evidence base/ 
technical studies, including the Infrastructure Delivery Plan, New 
Neighbourhoods Delivery Statement and updated SHLAA to support 
the Core Strategy Submission document and relevant Proposals Map 
extracts.  

d). To prepare the necessary documentation required to submit the 
Core Strategy to the Secretary of State. 

e). To consider comments received on the proposed changes to the 
Core Strategy that arise during the 6 week publicity period and any 
potential implications for the Core Strategy that arise from government 
guidance up to and including the Public Examination.   

f). To make arrangements for the organisation and commencement of 
the Core Strategy Examination in Public. 

 

4. That the Core Strategy Submission document is confirmed as a key material 
consideration for the purposes of exercising the Council’s development 
management functions.   



5. To inform all town and parish councils, local MPs and stakeholders of the 
Plan’s availability and arrangements for publicising the suggested changes  as 
soon as practically possible following the Council decision. 
 

Author 
Peter Jackson, Director of Planning, Transportation and Strategic Environment 
 

Departmental Contact(s) 
Barbara Maksymiw, Head of Planning and Environment (PTSE) 
Telephone 01454 3444 
Email: Barbara.maksymiw@southglos.gov.uk 
Patrick Conroy, Spatial Planning Team Leader (PTSE) 
Telephone: 01454 863574 
Email: Patrick.conroy@southglos.gov.uk 
 
Appendices 

 
Appendix 1 Key Issues and officer response to the Core Strategy 

Appendix 2 Schedule of suggested changes to the Core Strategy 

Appendix 3 Core Strategy Submission document with suggested changes 
incorporated 

Appendix 4 Sustainability Appraisal 
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Draft South West Regional Spatial Strategy, Secretary of State Proposed 
Changes, published July 2008 

GOSW letter to all South West Council Chief Executive Officers, December 2009 

South Gloucestershire Council Urgent Decision by PTSE Executive Councillor 
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2009) 
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Planning Policy Statement 12: Creating strong and prosperous communities 
through Local Spatial Planning, Local Development Frameworks, 2008  

Planning Policy Statement 3: Housing, 2006 
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South Gloucestershire Council 
 

COUNCIL 
 

15 DECEMBER 2010 
 

SOUTH GLOUCESTERSHIRE CORE STRATEGY: SUBMISSION TO THE SECRETARY 

OF STATE  (ALL WARDS) 
 

 

Purpose of Report 
 
1 This report is a covering report.  The report to Cabinet on the 13 December 2010 
on the Core Strategy is attached to this paper.  It provides the full information available at 
the time of agenda despatch. 
 
 
2 A joint meeting of the PT&SE Select Committee and the two Development Control 
Committees will take place on the 8 December 2010.  The Cabinet meeting will take place 
on the 13 December 2010.  Council will receive an update report from these two meetings 
when it meets on the 15 December 2010. 
 
 
 

Author and Departmental Contact 
 
Stuart Hook, Head of Democratic and Statutory Services, 01454863053 
 

































































Appendix 3  
Transport Analysis Bristol East Fringe 
 

1. The housing requirement and locations set out in the South Gloucestershire Core 
Strategy are predominantly based on the RS areas of search with the exception of the 
8000 dwellings proposed along the Bristol east fringe. South Gloucestershire Council has 
primarily based its growth strategy on the principle that there must be a reasonable 
prospect of providing the necessary infrastructure to support growth.   

 
2. In this respect, the RS based its assumptions to a large part on the Greater Bristol 

Strategic Transport Study (GBSTS). This comprehensive transport study  assessed the 
current and future strategic transport needs of the West of England region up to 2031 
and was completed in 2006. Key to this programme was the development and 
implementation of a comprehensive rapid transit network – a major element of the 
delivery of a step change in the quality of public transport in the sub-region designed to 
support the major growth being proposed at the time. 
 

3. A series of further studies followed the GBSTS. These included the Public Transport 
Corridor Options Study (Jan 2007), which concluded that the Ashton Vale to Emersons 
Green Rapid Transit route, which would support growth along the East Fringe should be 
pursued in advance of other options.  

 
4. However, the route was reliant on the use of the Bristol-Bath Railway Path which was 

noted as, ‘designated in the Bristol Local Plan as a Greenway, Open Space and a Site of 
Nature Conservation Interest and as such the status of the route as a wildlife corridor will 
require sensitive mitigation’ (Corridor Options Short List Report (May 2007 para 3.17). 
Following public consultation on the route alignment, the JLTP 2008 Progress Review 
(para 10.10) reported that, ‘the corridor from Ashton Vale to Emersons Green included 
consideration of a segregated route alongside the Bristol to Bath railway path, but 
challenges in successfully addressing implications for the amenity of the existing cycling 
and pedestrian corridor have resulted in the need to consider a wider range of route 
options for this corridor. This route will therefore be delivered in two stages, a major 
scheme bid for the first stage from Ashton Vale to Temple Meads, for submission to the 
DfT in early 2009 following public consultation in autumn 2008”.  

 
5. The total cost of the Temple Meads – Emersons Green route was put at £82m, including 

a 10-12% local contribution. This is set out in the Regional Funding Allocation (RFA) 2 
Expressions of Interest (submitted to Government in Oct 2008). However, since that time 
Central Government funding for transport infrastructure has been curtailed and the RFA 
bid process has been replaced. Given the physical difficulties of delivering the Temple 
Meads to Emersons Green Rapid Transit route it was decided to prioritise the North 
Fringe – Hengrove Package. Bristol City has thus subsequently deleted the the Bristol-
Bath Railway path RT alignment option from its Core Strategy. The scheme is thus now 
outside of any formal bid process to Central Government.  

 
6. Given the cost it would continue to form a ‘major scheme bid’ to Central Government. 

Given the character and form of the urban area in the East Fringe it would also require 
significant re-planning of the route, specifically along the A420, (should the Railway Path 
continue to be considered unfeasible). The next opportunity to deliver a major scheme to 
serve the east fringe would therefore not now be before the next Comprehensive 
Spending Review (2014/15), with delivery not possible before 2021. 

 
7. In addition to the Temple Meads – Emersons Green Rapid Transit route, significant 

investment in the local highway network, bus infrastructure (possible extension to the RT 



through the site) and cycle and walking routes would also be required to deliver the RS 
east fringe proposals. 

 
8. The primary highway access route in the East Bristol Fringe is the A4174 Ring Road and 

radial routes the A432, B4465, A420, A4175 and A431.  These main routes all suffer 
from significant traffic congestion in the peak periods, especially at junctions with the 
Ring Road.  There are also traffic-induced Air Quality Action Areas in Staple Hill and 
Kingswood High Street.  

 
9. The main ongoing development areas in the East Fringe comprise sites already allocated 

in the South Gloucestershire Local Plan at Emersons Green (i.e. Emerald Park, the 
Science Park and Emersons Green East).  This development will add traffic onto already 
congested routes and, hence, is funding junction improvements along the Emersons 
Green section of the Ring Road and a Park and Ride at Emersons Green East. Any 
further development at windfall sites would need to contribute towards their site-specific 
transport infrastructure requirements and to strategic transport infrastructure projects 
including the NFHP (which includes a spur to Emersons Green) and the Ring Road 
Package. 

 
10. Details on the Ring Road Package are set out in Appendix A of the Transport Section of 

the IDP Appendices. The Ring Road Package has not specifically been devised to 
deliver the RS growth proposals, but rather address existing congestion and provide 
some additional capacity to allow for ‘windfall growth’ over the Core Strategy period. The 
cost has been estimated to range from a minimum of £14m to some £34m depending 
upon whether elements are delivered as part of the NFHP and whether the M4 
overbridge north of the Wick Wick Roundabout is rebuilt to accommodate a further lane 
from Yate. The Ring Road Package may be implemented as growth and funding 
opportunities arise. However, the costs are such that in order to enable the delivery of 
the extent of housing envisaged by the RSS it is considered that it would need delivery in 
it entirety. The Ring Road Package would therefore, similarly need some Central 
Government funding, thereby to be part of a ‘major scheme bid’. 

 
11 Hence, given the constrained public investment scenario over the coming decade and 

sub-regional growth priorities it is not considered realistic to expect the delivery of the 
necessary transport infrastructure to support some additional 8000 dwellings on the 
Bristol East Fringe. This is substantiated by the fact that the development industry is no 
longer promoting such large scale development.  
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