SRC1
South Gloucestershire Council – Core Strategy

Version 1: 21/06/12

Schedule of Rolling Suggested Changes

Purpose of this schedule:
The Council is putting forward a number of suggested changes. These suggested changes are listed in this schedule and include both the suggested
changes which are set out in the Council’s position statements (its response to EiP Hearing Matters), as well as other non Matter Statement
amendments. This schedule of rolling suggested changes is being published by the Council to aid all parties before and during the Hearing sessions.
The changes proposed are those suggested by South Gloucestershire Council and are being presented to the Examination for consideration by the
Inspector. It is a living document that will be regularly updated during the Examination and Hearing sessions.

Suggested changes are shown as italic text, with deletions shown as struck through (italics) and new text as underlined (italics).
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1

11

1.39

In promoting this Strategy…….The Council remains
in principle opposed to significantly reducing the
Green Belt to accommodate land for housing growth
per se, where development proposals would be
contrary to the Council’s adopted development plan.”

To improve clarity
and consistency
with the NPPF.

Non matter
statement
amendment

A

2

20

3.23

Replace diagram in chapter 3

Update to reflect
the adoption of
the new
Sustainable
Community
Strategy (SCS).

Non matter
statement
amendment

A

1
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3

25 & 74

Objectives

¾ Conserving and enhancing the character and
distinctiveness of the district’s heritage assets
and maximising their contribution to quality of
place and the wider benefit of the district.

Reflect the NPPF

15 (PSM15)

A

4

25 & 54

Chp 4 & 6
Objectives

Add additional CS Objective:
The Council will continually and positively work
with communities, developers and infrastructure
providers to ensure implementation of the plan is
viable and not put at risk throughout the
economic cycle as part of pursuing sustainable
development.

To take account
of viability. Issues
required by the
NPPF

16 (PSM16)

A

5

37

CS1(8)

ensure the design, orientation and location of
buildings, roof pitches, windows, habitable
rooms, lighting and soft landscaping help to
achieve energy conservation, the protection of
environmental resources and assist the
appropriate siting of renewable and/or low
carbon energy installations and infrastructure.
Schemes that can demonstrate that they will
outperform statutory minima, such as the
building regulations, in terms of sustainable
construction, at the time of construction
commencement, will be considered a primary
indicator of good design. All new developments
will be required to meet the building regulations
current at the time of full planning or reserved
matters approval. Until the ‘Zero Carbon’
building regulations are implemented Mmajor

To clarify para
5.17 and ensure
consistency with
the Government’s
Zero Carbon
building policy.

19 (PSM19)

A

2
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Clarification

19 (PSM19)

A

To improve clarity
and consistency
with the NPPF.

Non matter
statement
amendment

M

residential (10 or more dwellings) and mixed-use
schemes will be required to achieve Code for
Sustainable Homes level 3 (level 4 from 2013) or
above, and/or Building Research Establishment
Environmental Assessment Method (BREEAM)
‘very good’ or other equivalent standard; and
6

38

CS1

7

43

CS2

At the detailed planning application stage,
Rresidential development of more than 10
dwellings, will be expected to demonstrate how
Building for Life ‘very good’ standard (or any
nationally recognised methodology that may
supercede Building for Life) will be achieved.
The integrity, multi-functionality, quality and
connectivity of the Strategic Green Infrastructure
Network (figure 1) displays those current and
potential GI assets which are important at a
strategic scale. Some of these assets are
protected by existing development plan policies,
whilst other areas provide opportunities to
extend (through the creation of new assets) and
enhance the network. will be protected and
enhanced. Opportunities to enhance, connect
with and extend the strategic network will be
taken.

3
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8

50

CS4

Major development proposals (more than 100
dwellings that are wholly or in part greater than
50dph, or non-residential of more than
10,000sqm) must:

To provide
greater clarity.

18 (PSM18)

A

4. include renewable or low carbon heating or
CHP generation and distribution infrastructure
on-site and demonstrate how opportunities to
accommodate an energy and or district heating
solution have been maximised, taking into
account density, mix of uses, layout and
phasing; and either or

5. include renewable or low carbon heating or
CHP generation and distribution infrastructure
on-site; or
65. connect to an existing renewable or low
carbon heat distribution network…
9

50

CS4

Developments of less than 100 dwellings or
10,000sqm of non-residential floorspace must
connect to any existing available district heat
network(s) in the vicinity, where reasonably
practical and in accordance with the NPPF.

To provide
greater clarity.

18 (PSM18)

A

10

51

5.47

…or practical e.g. if there are more energy efficient
means of satisfying heat demands is an alternative
source of heat that delivers required CO2 reduction
targets.

To provide
greater clarity.

18 (PSM18)

A

4
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11

53

6.4

To reflect addition
of a new policy to
Chapter 6

Non matter
statement
amendment New Model
Policy

A

12

25 & 54

Chp 4 & 6
Objectives

To take account
of viability. Issues
required by the
NPPF

16 (PSM16)

A

13

54

New
‘Model’
policy

The first policy in this chapter relates to the
presumption in favour of sustainable
development, as set out in the NPPF, the second
policy provides the broad spatial framework for
developing in sustainable locations, with the second
third policy addressing the delivery of infrastructure.
Add additional CS Objective:
The Council will continually and positively work
with communities, developers and infrastructure
providers to ensure implementation of the plan is
viable and not put at risk throughout the
economic cycle as part of pursuing sustainable
development.
Add the following after Core Strategy Objectives:

Requirement to
include this model
policy in all local
plans

Non matter
statement
amendment New Model
Policy

M

Sustainable Development
POLICY CS4A - PRESUMPTION IN FAVOUR OF
SUSTAINABLE DEVELOPMENT
There is a presumption in favour of sustainable
development. When considering proposals for
sustainable development the Council will take a
positive approach. It will work pro-actively with
applicants to find solutions so that sustainable
development can be approved wherever
possible.
Planning applications that accord with the
policies in this Core Strategy will be approved
without delay unless material considerations
indicate otherwise.

5

Ref
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14

Core
Strategy
Post
Submission
Page

54

Paragraph /
Policy

New paras
6.4a – 6.4d

Change

Where there are no policies relevant to the
application, or relevant policies are out of date
at the time of making the decision, then the
Council will grant permission unless material
considerations indicate otherwise. Account will
be taken of whether:
•
Any adverse impacts of granting permission
would significantly and demonstrably
outweigh the benefits when assessed
against the policies in the National Planning
Policy Framework and other policies in the
Council’s Local Plan, neighbourhood
development plans, supporting
supplementary planning documents and any
emerging policy as it may be relevant;
•
Specific policies in the National Planning
Policy Framework, other policies in the
Council’s Local Plan, neighbourhood
development plans, supporting
supplementary planning documents and any
emerging policy as it may be relevant,
indicate that development should be
restricted.
6.4a The purpose of the planning system is to
contribute to the achievement of sustainable
development, of which there are three dimensions economic, social and environmental. The role of the
planning system in respect of these 3 dimensions is:
●

economic role – contributing to building a

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Requirement to
include model
policy on the
presumption in
favour of
sustainable
development in

Non matter
statement
amendment New Model
Policy

M

6
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●
●

strong, responsive and competitive economy;
social role – supporting strong, vibrant and
healthy communities; and
environmental role – contributing to protecting
and enhancing the natural, built and historic
environment.

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

all local plans

6.4b These roles are mutually dependent and, to
achieve sustainable development, economic, social
and environmental gains should be sought jointly
and simultaneously through the planning system.
The planning system should, therefore, play an
active role in guiding development to sustainable
solutions. This involves seeking positive
improvements in the quality of the built, natural and
historic environment, as well as in people’s quality of
life.
6.4c Under the NPPF, proposed development that
accords with an up-to-date Local Plan should be
approved, and proposed development that conflicts
should be refused, unless other material
considerations indicate otherwise. In this way
development which is sustainable can be approved
without delay.
Delivery
6.4d This policy will be delivered through the
development management process.

7
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15

55

CS5

5.

Comment

To ensure that
Neighbourhood
(a) Small scale development will take place Planning and
within the defined settlement boundaries
rural exception
of villages defined on the Proposals Map,
site policy forms
but will be limited in scale to no more than part of the
infilling within those villages with defined strategy and
settlement boundaries washed over by the policy for the rural
Green Belt. Small scale development
areas
within and well related to settlement
boundaries may also come forward
through Neighbourhood Planning
initiatives and rural housing exception
site policy;
...

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Matter 25
(PSM25)

M

...
(b) In villages and other settlements
without defined settlement boundaries
development will be strictly controlled,
but small scale development within or well
related to villages or settlements may
come forward through Neighbourhood
Planning initiatives and rural housing
exception site policy; and
(c ) in the open countryside, new development
will be strictly limited.

8
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16

56

Policy CS5

Amend second to last paragraph of policy to:
“Following the development …..other areas to
compensate for the loss of Green Belt. In the
meantime, exceptional circumstances will need
to be demonstrated to justify any further
amendments to the Green Belt. Any non
strategic amendments to the Green Belt, where
exceptional circumstances can be justified will
be addressed through the Policies Sites and
Places DPD and/or through Neighbourhood
Planning. Any development in the Green Belt
will…..relating to the Green Belt.”

To ensure there
is clarity over the
future
amendment of
the Green Belt

6 (PSM6)

M

17

57

6.6

Amend para to:
“…which justifies the release of this land from the
Green Belt. Any non strategic amendments to the
Green Belt, where exceptional circumstances can be
justified, will be addressed in the Policies, Sites and
Places DPD and/or through Neighbourhood Plans.”

To ensure there
is clarity over the
future
amendment of
the Green Belt.

6 (PSM6)

M

18

57

6.6

Amend para to:
“….Places DPD and/or through Neighbourhood
Plans. The Council’s Supplementary Planning
Document (SPD) “Development in the Green Belt,
June 2007” will remain and provide guidance, where
it accords with the Green Belt policy in the NPPF,
until such time as it is replaced and updated either
through a new policy in the Policies Sites and Places
DPD or by a refreshed SPD through the Local
Development Scheme.”

To ensure the
retention of the
guidance in the
Council’s Green
Belt SPD, where
it accords with the
NPPF, until the
document can be
replaced and
updated.

6 (PSM6)

M

3

9
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19

58

New
paragraph
6.10i (to be
introduced
in between
paragraphs
6.10 and
6.10a)

The areas surrounding the existing nuclear licensed
sites at Oldbury and Berkley are covered by
‘safeguarding zones’ designated by the Office of
Nuclear Regulation, as shown on the diagram at
Appendix 8. HSE will be consulted on proposed
development in these zones in accordance with their
published procedures and practices. The
implications of any proposed development will also
be considered from an emergency planning
perspective, and responses received would be a
material consideration in determining planning
applications. The promoters of the proposed new
build site at Oldbury may also have an interest in
seeking to ensure that any proposed development in
the surrounding area does not compromise their
ability to deliver on the National Policy Statement
nomination of the site near Oldbury as being
potentially suitable for a new nuclear power station.

Clarification

24 (PSM24)

A

20

58

6.10a

…The Council may have a dual role in respect of
these developments, either as consultee to
Development Consent Order Applications that are
assessed by the Major Infrastructure Planning Unit
(MIPU) within the Planning Inspectorate and
determined by the Secretary of State, …

Clarification

Non matter
statement
amendment

A

10

Ref
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Core
Strategy
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Submission
Page
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Policy

21

59

CS6

Change

The Council will work with partners to deliver
infrastructure, services and community facilities
to improve the sustainability of its communities.
The Council will also continually and positively
work with communities, developers and
infrastructure providers to ensure
implementation of the plan is viable and not put
at risk throughout the economic cycle as part of
pursuing sustainable development.
22

59

Para 6.12

23

60

6.13

24

60

6.14

…Without new investment and safeguards, both
existing communities…
•

Broadband networks Telecommunications
infrastructure (capable of delivering
superfast internet connections)

This list is not exhaustive and this policy should be
read in conjunction with Policies CS18 (Affordable
Housing) and CS23 (Community Buildings & Cultural
Activity), as other contributions may be sought
depending upon the individual characteristics and
impacts of a particular development. Contributions
will only be sought where they are necessary,
directly related and fairly and reasonably related in
scale and kind to the development, in accordance
with the Community Infrastructure Levy Regulations
(2010) Part 11 (paragraphs 122 & 123).

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

To take account
of viability as
required by
NPPF.

16 (PSM16)

M

To bring into
accordance with
para 176 of the
NPPF
Clarification

16 (PSM16)

A

Non matter
statement
amendment
16 (PSM16)

A

To clarify the
basis for seeking
planning
obligations.

A

11

Ref
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Strategy
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Submission
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25

60

6.16

26

60

6.17

Change

The Infrastructure Delivery Plan supports the
Strategy for Development. Delivery will require close
working with other public and private partners. Other
sources of funding will also remain critical to delivery
of required infrastructure. The Infrastructure Delivery
Plan is a ‘living’ document and will therefore be
subject to regular updating kept under review and
ongoing viability appraisal. The plan can be viewed
at www.southglos.gov.uk/corestrategy
Delivery
Developer contributions will primarily be sought
through the use of Section 106 planning obligations,
and a Community Infrastructure Levy as set out in
the CIL Regulations 2010.Section 106 of the 1990
Town & Country Planning Act. The policy will be
implemented through the development management
process. The Council will continue to work positively
with communities, developers and infrastructure
providers to ensure the New Neighbourhoods and
other principal development locations referred to in
the Core Strategy are viable and deliverable
throughout the economic cycle(s). Where
appropriate, contributions may be sought on a tariff
basis and pooled with those secured from across the
district, and in some instances from other local
authorities, in order to fund major sub-regional
infrastructure. A South Gloucestershire Developer
Contributions Guide SPD & CIL Charging Schedule
will be prepared. CIL charges will be reviewed on a
regular basis. Economic appraisal work necessary to

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

To reflect NPPF
wording.

16 (PSM16)

A

To clarify SGC
intention to adopt
a CIL and reflect
NPPF
requirements to
review Local Plan
viability where
there is ‘available
evidence’.

16 (PSM16)

A

12
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Comment
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or Non matter
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amendment

Main (M) or
Additional (A)
Modification

Non matter
statement
amendment
Non matter
statement
amendment
Non matter
statement
amendment

A

14 (PSM14)

A

14 (PSM14)

A

14 (PSM14)

A

justify CIL rates will provide further opportunities to
review development viability in key locations and
generally across the district over the plan period.

27

Figures 2,
3, 5 and 6

Correctly display the operation rail lines (passenger
and freight)

Correction.

28

65, 66,
140, and
154
66

Figure 3

Remove the ‘C’ from the map

Correction

29

69

7.8

• Contributions towards the A4174 Ring Road

Correction

Scheme, and the Greater Bristol Metro and the
Extension of the A38 Showcase Bus Corridor to
Thornbury.
30

71

CS8

31

72

CS8

32

72

CS8

3. …All new development proposals of a
sufficient scale will be required to provide proactive facilities and measures to reduce
greenhouse gas emissions & travel demand, …
• Access to high speed telecommunications
infrastructure (capable of delivering
superfast internet
connections)broadband…
Insert into criteria 3:
•

Provision of facilities for charging plug-in
or other ultra low emission vehicles

To bring into
accordance with
the NPPF (para
30).
Clarification

To bring into
accordance with
the NPPF (para
35)

A

A

13
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Strategy
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Submission
Page
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Policy

33

72

CS8

Change

4.
Parking and vehicular access for new
development. Where inadequate or poorly
designed residential parking can add to
congestion, hinder bus and emergency services
and have a negative impact on quality of life, the
Council may adopt a more flexible approach that
takes into account the specific requirements of
new housing; and established residential areas.
Maximum parking standards will remain for nonresidential parking uses.

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Modification for
completeness
and in light of
progress made
with reviewing the
Council’s
residential
parking
standards.

14 (PSM14)

A

Modification in
light of progress
made with
reviewing the
Council’s
residential

14 (PSM14)

A

With regard to major residential schemes, only
50% of the garages proposed will be allowed to
contribute to the total number of parking spaces.
Car parking and vehicular site access should
also be well integrated and situated so it
supports the street scene and does not
compromise walking, cycling, public transport
infrastructure and highway safety.

34

73

7.21

All new development proposals will also be
required to provide safe & secure cycle parking
facilities in accordance with the Council’s
standards.
Proposals for development will be required to have
regard to the Council’s approved maximum vehicle
parking standards. Parking remains an important
part of demand management and an issue that will
be kept under review. However, I Inadequate or
poorly designed residential parking can add to

14

Ref
number

35

Core
Strategy
Post
Submission
Page

75

Paragraph /
Policy

CS9

Change

Comment

congestion, hinder bus and emergency services and
have a negative impact on quality of life. The Council
will therefore require higher off street parking
provision to cater for the additional demand for
parking created by development proposals, unless
developers can demonstrate to the satisfaction of the
Council that on-street parking problems will not be
caused. Maximum parking standards will remain for
destination parking uses. Lower parking standards
may be more appropriate as elements of the
strategic transport infrastructure are implemented.
With respect to garages, residents often utilise them
for storage, rather than parking vehicles. Therefore,
only 50% of the garages on a residential scheme will
be allowed to contribute towards the parking
requirement. The Council intends to undertake an
early review of Parking Standards and bring forward
new residential car parking standards at the earliest
opportunity. Consequently, tThe Council is preparing
a has recently commenced an early review of
Residential Parking Standards SPD in accordance
with the timetable set out in the LDS adopted in
2012. and will shortly be consulting on its proposals.

parking
standards.

1.

Reflect the NPPF

ensure that sites, heritage assets and
landscapes of archaeological, historical,
ecological, arboricultural and geological
importance, are preserved, respected and
where appropriate, enhanced in a manner
appropriate to their significance;

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

15 (PSM15)

A

15

Ref
number

Core
Strategy
Post
Submission
Page

Paragraph /
Policy

Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

36

76

8.7

South Gloucestershire has an important legacy of
heritage and cultural assets, including over 2000
listed buildings, approximately 1500 locally listed
buildings, 301 conservation areas, 8 registered
historic parks and gardens, 357 scheduled
monuments and a wide range of undesignated
historic buildings, archaeological sites and remains,
and historic parks and gardens. These assets make
a significant contribution to the identity of the locality
in which they are set, helping to create a sense of
place. New development should seek opportunities
to draw on the historic environment in order to
maintain and enhance local character and
distinctiveness.

Update figures

15 (PSM15)

A

The Council will periodically appraise heritage assets
including Conservation Areas, and its list of locally
listed buildings in order to ensure that these
designated heritage assets are properly recognised
and protected. The Council will periodically assess
its buildings at risk register in order to identify
heritage assets at risk though neglect or decay.
Where heritage assets are deemed by the Council to
be at risk (but not as a result of deliberate neglect),
and a conservation deficit is identified, the Council
will support the submission of enabling development
proposals accompanied by detailed financial
appraisals in accordance with English Heritage
guidance, ‘Enabling Development and the
Conservation of Significant Places’ (English Heritage
2008), which aims to balance any potential harm to

Reflect the NPPF

15 (PSM15)

A

37

76

8.7a

Reflect the NPPF

16

Ref
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Strategy
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Submission
Page
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Policy

38

81

8.23

39

96

CS14

40

97

9.25

41

98

9.26

Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Correction

Non matter
statement
amendment

A

Clarification and
to better express
the Council’s
intentions over
further floorspace
provision at
Cribbs Causeway

Matter 13
(PSM13)

M

Amend final sentence

Clarification

A

At Abbey Wood Retail Park, in recognition of its location
adjacent to a main line rail station, major employment and
housing areas and aAs part of the development and remodelling of the area between Filton and the M32, the a
broader range of uses, including an element of retail, will
be promoted at Abbey Wood Retail Park will be expanded
and its classification as a retail park removed and away
from the sale of bulky goods. The park will continue to be
treated as out of centre for the purposes of national
planning policy (see Policy CS25)
At Cribbs Causeway, development comprises represents
a significant area of out-of-centre development, which
includes The Mall, retail parks, free-standing stores, and

Non matter
statement
amendment

Clarification and
to better express
the Council’s

Matter 13
(PSM13)

M

the heritage values of the place and its setting and is
the minimum necessary to secure the future of the
place with the public benefits of development.
The general extent of the surface mining coal
resource areas and the historic mining areas (legacy
areas) are shown in the diagrams in Appendixces 6
and 7 respectively
See Appendix D (the policy is presented as a
clean version, with no strike through or deleted
text. This will replace the previously published
version of the policy in its entirety)

17

Ref
number

Core
Strategy
Post
Submission
Page

Paragraph /
Policy

Change

Comment

leisure development. The Mall is a Regional Shopping
Centre which serves the retail needs of both South
Gloucestershire residents and of the wider sub-region.
Together with the retail parks, tThe Cribbs Causeway area
as a whole provides a substantial proportion of South
Gloucestershire’s comparison floorspace In recognition of
the role which the area performs serves, and in order to
maintain this role, it is the Council’s intention to work
towards the transforming the area by creating more of a
town centre character, including new retail floorspace
provision in Area 5 (as shown in Figure 6), as an integral
part of the Cribbs/Patchway New Neighbourhood
established under Policy CS26. This transformation will
designation of the area as a sub-regional centre New
communities are to be developed in the area and will
require a new town centre. This town centre will to be
developed through Policy CS26 as part of the
development strategy and delivered through the
masterplan Cribbs/Patchway New Neighbourhood SPD
for the re-modelling of the Cribbs Causeway area. , with
formal designation beyond the plan period. One The aim
of this designation re-modelling will be to better integrate
the area with surrounding communities, by introducing a
mix of uses and reducing the dominance and severance
caused by the current reliance on the car as the primary
means for accessing and moving around the area.
Consideration will be given to developing a part of this
centre Cribbs/Patchway New Neighbourhood to serve the
more local needs of existing and future communities in the
Cribbs Causeway area. Post 2026, and provided that a
town centre character is developing in the central part of
the Cribbs Causeway area, the Council’s intention is to
recognise this through designation as a town centre Until
this development strategy has been prepared, some

intentions over
further floorspace
provision at
Cribbs Causeway

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

18

Ref
number

42

Core
Strategy
Post
Submission
Page

100

Paragraph /
Policy

9.28

Change

modest changes to the retail offer at The Mall will be
considered acceptable to meet the changing needs of
retailers and to maintain the viability of the Mall. Any other
floorspace proposals in the Cribbs Causeway area will be
treated as out-of-centre development.
Beyond existing commitments, the Town Centre and
Retail Study did does not identify any requirement for
convenience floorspace, although it did does recognise
that further floorspace was is justified where this
addresseds a shortfall in provision in a local area (see
Policy CS30 which identifies a new food store in Chipping
Sodbury). By contrast, after taking account of
commitments, a shortfall in comparison floorspace was is
identified for the period 2016 – 2021 of 31,000 2011 –
2026 of 34,000 sq.m. net. However, the Study recognises
that the existing centres may have neither the physical nor
market capacity to
accommodate this level of growth, and that the Cribbs
Causeway area is a principal retail destination for
residents of South Gloucestershire. Consequently, the
Study’s indicative distribution of future comparison
floorspace assigns a significant proportion to the
Cribbs/Patchway New Neighbourhood, with the
recognition that the majority should come forward at The
Mall and the remainder serve the new community, as
shown in Table 3A below. 18,000 sq.m. net is identified to
come forward within the Area 5 as shown on Figure 6.
The Sites and Policies, Sites and Places Development
Plan Document will distribute this the other floorspace in
Table 3A between town, and and district and emergent
centres, identify sites, define town centre and primary
retail area boundaries and define primary and secondary
frontages.

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Clarification and
to better express
the Council’s
intentions over
further floorspace
provision at
Cribbs Causeway

Matter 13
(PSM13)

M

19
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Core
Strategy
Post
Submission
Page
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Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

43

100

Table 3A

Amend source for Table 3A

Correction

Non matter
statement
amendment

A

To better express
the Council’s
intentions over
further floorspace
provision at
Cribbs Causeway

Matter 13
(PSM13)

M

(Based upon Table 45.1 of RTP Retail Study Update
2011)
44

100

9.28a

In recognition of the dual role of The Mall as both a local
and sub-regional comparison shopping destination,
provision will be made for a further 17,000 sq.m. net of
new comparison floorspace to serve its wider catchment
area within Area 5 previously referred to. The total
additional floorspace provision within at The Mall/Cribbs
Causeway area between 2011 and 2026 will therefore be
35,000 sq.m. net. This is the maximum floorspace
appropriate without significantly affecting the vitality and
viability of Bristol City Centre or prejudicing further
investment in this City Centre. However, the delivery of
this floorspace, other than 5,000 sq.m. net, will be linked
in with plan-led, guided through the masterplanning for a
re-modelled Cribbs Causeway area as set out in the
place-making objectives of Policy CS26 and the
Cribbs/Patchway New Neighbourhood SPD and will not
be approved until the adoption of the masterplan and the
imposition of appropriate conditions and obligations to
secure the objectives of the masterplan set out in Policy
CS26. Further, in order to keep the impact of floorspace
growth in Area 5 under review, full retail impact
assessments will be required for any planning application
which, either alone, or cumulatively with previously
approved applications, would exceed 20,000 sq.m. net of
new comparison floorspace provision.
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Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

45

101

9.30

This policy will be delivered through the development
management process. The delivery of floorspace at The
Mall/Cribbs Causeway will be linked with the
masterplan/SPD for the Cribbs/Patchway New
Neighbourhood as set out in Policy CS26.

Clarification

13 (PSM13)

M

46

103

CS15

See Appendix E

To improve clarity
and strengthen
policy

Non Matter
Statement
Amendment

M

47

115

10.28

The definition of affordable housing is as set out in
national policy PPS3: Housing (Appendix B), and
includes both social rented housing, affordable
rented and intermediate affordable housing. In line
with the 2009 West of England Strategic Housing
Market Assessment the priority provision for
affordable housing need was shown to be for social
rent and intermediate housing in a 80:20 ratio, or as
updated by future housing market assessments. This
will normally be the starting point for negotiations in
respect of Section 106 provision of affordable
housing. Where it is proposed that affordable rent is
provided, and where funding arrangements permit, it
should generally be as part of a wider mix of
affordable provision to include social rent and
intermediate housing, and should be used to
maximise the provision of affordable housing on a
development site. This variety will help ensure that
provision contributes to mixed and balanced

Clarification

11 (PSM11)

A
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Submission
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Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

To enable Policy
CS19 to apply to
all rural
settlements, for
clarity and to
correct an error.

11 (PSM11)

M

communities and provides a fuller range of size and
types of affordable housing, available to a cross
section of households within their means. In addition,
where affordable rent housing is provided, flexibility
will be sought to provide such affordable rent
housing at rent levels that are best suited to
prevailing local levels of income, minimising reliance
on benefits, whilst seeking to achieving achieve a
policy compliant percentage of affordable housing.
48

119

Policy
CS19

Small scale pProposals for permanent affordable
housing to meet an identified local need
(including a small element of market housing
where this will facilitate the successful delivery
of the affordable housing) will be permitted as an
exception within or adjoining the settlement
boundaries of villages defined on the Proposals
Map, or on sites that are well related to villages
that have defined settlement boundaries. on
sites where market housing would not normally
be acceptable.
Proposals should be:
•
supported by an approved housing needs
survey;
•
well related to a rural settlement
•
modest in scale and in keeping with the
form and character of the settlement and
local landscape setting; and
•
supported or initiated by the appropriate
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Ref
number

Core
Strategy
Post
Submission
Page

Paragraph /
Policy

49

120

10.42

50

120

10.43

51

120

10.44

52

120

10.44

Change

Parish or Town cCouncil.
Permission will be subject to conditions, or a
legal obligation will be negotiated, to ensure that
such the affordable housing is reserved in
perpetuity for those in local affordable housing
need. Such provision will normally be delivered
without public subsidy.
This policy allows……This policy will deliver both
100% affordable housing sites and sites where it can
be satisfactorily proved that a small element of
market housing will facilitate the delivery of
affordable housing to meet identified local housing
need where sufficient public subsidy is unavailable
an identified local affordable housing need, subject
to the proposals fulfilling the other policy
requirements. Proposals containing….needs survey.
Proposals which are not within or adjoining a defined
settlement boundary to a village must be well
related, in terms of their physical proximity and
design, to an existing rural settlement. village with a
defined settlement boundary.
The identification of…..an appraisal of the whole
rural settlement(s) village(s) concerned and ….
communities/parishes concerned.
Where proposals include an element of market
housing, the design of the site and individual units
should ensure integrated integration with the
affordable housing.

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

For clarity

11 (PSM11)

A

Consequential
change arising
from changes to
Policy CS19

11 (PSM11)

A

Consequential
change arising
from changes to
Policy CS19
Grammar
correction

11 (PSM11)

A

Non matter
statement
amendment

A
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or Non matter
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Modification

53

120

10.45

Consequential
change arising
from changes to
Policy CS19

11 (PSM11)

A

54

129

10.74

Development proposals should
be………………..guidance covering the rural
settlement village or parish (or group of rural
settlements villages or parishes) from people who
are or have been closely connected with the rural
settlement village/parish (or group of rural
settlements villages or parishes) due to……..survey.
Community and Cultural Infrastructure covers a wide
variety of services and facilities.

Correction

A

55

135

Part 2

Insert title page for part 2 – spatial strategy

Correction

Non matter
statement
amendment
Non matter
statement
amendment

56

140

Figure 5

Remove Green Belt from the East of Harry Stoke
New Neighbourhood and change the “Significant
Green Infrastructure in the Green Belt” to the north
of the Avon Ring Road and west of the M32 to
“Significant Green Infrastructure”.

22 (PSM22)

A

57

141

CS25

4a. Support the diversification of Cribbs Causeway
area to create a sustainable mixed-use area to
serve residents of South Gloucestershire and the
wider area, in accordance with Policy CS14 and
Strategic Site Policy CS26 and the subsequent
designation of a sub-regional centre;

Corrections to
ensure
compatibility with
the proposed
removal of the
Green Belt
designation of
land in the East of
Harry Stoke New
Neighbourhood
Clarification

13 (PSM13)

M

A
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Submission
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Change

58

141

CS25

5

59

142

CS25

6b.

Enhance the vitality of the Abbey Wood Retail
Park by providing a broader range of uses,
including an element of retail, that capitalise on
its location adjacent to a main line rail station,
and creation of a new people orientated public
space;

To support the pProvision for the
development of a major sports stadium(s)
with associated facilities which would be
available for community/commercial use;

60

143

12.5

61

144

12.6

Amend 2nd sentence
New residential neighbourhoods , the remodelling of the
Abbey Wood Retail Park away from bulky goods retailing
and the redevelopment of parts of a number of sites, such
as the Abbey Wood Retail Park and the University of the
West of England Campus provide an opportunity to
improve the range of local amenities services and facilities
on offer, create new distinctive public spaces and
associated places to meet and socialise and improve both
the extent and attractiveness of walking, cycling, and
public transport connections.
•
A wider range of uses are provided at the Cribbs
Causeway retail retail area to recognise and
maintain its existing role as a sub-regional centre and
to develop its role as contribute towards its aspiration
to become a town centre focus for the New
Neighbourhood and existing communities nearby;

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Clarification

13 (PSM13)

A

To recognise the
change in
circumstances
arising

22 (PSM22)

A

Clarification

13 (PSM13)

A

Clarification

13 (PSM13)

M
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Matter Statement
or Non matter
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amendment

Main (M) or
Additional (A)
Modification

62

144

12.6

•

To recognise the
change in
circumstances
arising

22 (PSM22)

A

63

146 - 152

CS26 and
supporting
paragraphs
and Figure
6.

See Appendix C (the policy and supporting text

22 (PSM22/1)

M

is presented as a clean version, with no strike
through or deleted text. This will replace the
previously published version of the policy and
supporting text in its entirety)

The opportunity to delivery of a sports stadium(s),
supporting infrastructure and amenities will be
supported where the criteria of South
Gloucestershire Local Plan Policy LC6 are met;

64

155

CS27

See Appendix F

To improve clarity
and strengthen
policy

Non Matter
Statement
Amendment

M

65

159

Figure 7

Revise to show the remaining extent of the Green
Belt within the scope of the diagram (ie north of M4,
east of M32). To include the land to the south of the
A4174 and the removal of the distinction between
that land (light green) and adjoining land (dark
green, no notation).

Clarification

22 (PSM22)

A

66

171

14.1

Clarification

Non matter
statement
amendment

A

•

The strong sense of identifty and cohesion
within the existing communities;
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67

176

14.7

Change

•
•

68

179

69

179

Policy
CS31
CS31

70

183

Figure 12

High quality opportunities for learning and
training for all ages will be strongly
supported.
[Insert new bullet point] The health, skills and
training issues identified within the west and
south Yate priority neighbourhood action plan
are addressed.

Development will be planned and delivered on a
comprehensive basis…
See Appendix G

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Clarification

Non matter
statement
amendment

A

Clarification

21 (PSM21)

M

To improve clarity
and strengthen
policy
Clarification

Non Matter
Statement
Amendment
Non matter
statement
amendment

M

To respond to
Oldbury Parish
Council’s
(2797889)
representation.

Non matter
statement
amendment

A

To improve clarity
and strengthen
policy

Non Matter
Statement
Amendment

M

Correction to the green infrastructure within the New
Neighbourhood - connect the two north/south lines of
GI along the line of the pylon
71

188

CS32
9. Maximise opportunities for sustainable travel
by improving the legibility and publicity of
bus routes through the town and enhancing
opportunities for walking and cycling to, from
and within the town and town centre; and

72

189

CS33

See Appendix H

A

27

Ref
number

Core
Strategy
Post
Submission
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Policy

Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

73

190

CS33

…

Consequential
change arising
from the revision
of the Local
Development
Scheme to
remove
production of a
development brief
Supplementary
Planning
Document.
Consequential
change arising
from the revision
of the Local
Development
Scheme to
remove
production of a
development brief
Supplementary
Planning
Document.

27 (PSM27)

M

27 (PSM27)

M

To ensure that
Neighbourhood
Plans are
recognised as
part of the
development plan

Matter 25
(PSM25)

M

The production of a Development Brief that will
be adopted as a Supplementary Planning
Document will inform the development and
delivery of the site.

74

191

15.14

The development described in Policy CS33 will be
delivered by the private sector through the development
management process. Development will be guided by the
production of an illustrative masterplan and detailed SPD
as necessary, in accordance with the Council’s SCI. The
Supplementary Planning Document and subsequent
planning application(s) that will make provision for and
take account of the objectives and principles set out in
Policies CS32 and CS33. Planning applications for all
major development proposals will be required to carry out
pre-application consultation in accordance with the
Council’s Statement of Community Involvement.

75

193

CS34

Local Development Documents and development
proposals will take account of the vision for the
rural areas and partnership priorities, including
Neighbourhood Planning accord with
Neighbourhood Plan initiatives and will:
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Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

76

199

CS35

Land at Severnside will be safeguarded and
developed for distribution and other extensive
employment uses, including energy generation,
broadly in line with the extant planning
permissions dating from 1957 and 1958.

1) Update
2) To reflect
NPPF

Matter 23
(PSM23)

M

Notwithstanding the differing planning status of
individual land parcels, the Council will invite

individual landowners to commit to working cooperatively through a planning performance or
co-operation agreement. This should set out
both a strategic framework plan for the area
which takes into account the most recent
government guidance and a mechanism to
deliver, reconcile and mitigate development with
the continue to work with landowners, Bristol
City Council, the Local Enterprise Partnership
and statutory agencies to provide a strategic
development framework which will help to
deliver development while mitigating site
constraints, including flood risk, coastal
protection, biodiversity, archaeology and
transportation. The Council will also work with
individual landowners to help deliver those sites
which contribute to delivery of a comprehensive
and unified development.

Once an overall strategic framework is agreed
the Council will expect to see Concept
Statements prepared for individual sites. These
should be prepared in line with the Council’s
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Core
Strategy
Post
Submission
Page
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Policy

Change

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Clarification

Matter 24
(PSM24)

M

Statement of Community Involvement and
should as a minimum address site constraints,
access, layout, landscape, design and service
issues, and should take into account the most
recent government guidance.
In the interim the Council will continue to work
with Bristol City Council and statutory agencies
to inform and develop mitigation strategies.
The Council’s strong preference is to work with
landowners and statutory agencies to secure a
co-ordinated approach which addresses,
resolves, and where necessary, mitigates site
constraints. Where agreement and co-operation
is not achieved, the Council will be unlikely to
support further large scale development and will
regard it as unwelcome and potentially
unsuitable.
Opportunities to enhance the sustainability of
the area through, for example development of an
energy grid, will also be explored and delivered
where feasible.
77

207 – 220

Chapter 18
(including
polices
CS36 &
CS37)

See Appendix A (This chapter will replace the
previously published versions of the chapter in
its entirety)

As amended by
PSM24/1
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Change

Comment
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or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

78

N/A

CS36
opening
paragraph

… seek to ensure that development makes a

Correction to
ensure
consistency of
wording

Errata to
PSM24, as set
out in PSM24/1

M

Errata to
PSM24, as set
out in PSM24/1

M

Non-matter
statement
alteration

A

Errata to
PSM24, as
set out in
PSM24/1

79

N/A

18.20

Errata to
PSM24, as
set out in
PSM24/1

80

241

Glossary

positive contribution to the implementation of its
vision, spatial strategic objectives and strategy
for development as set out in Chapter 4

If granted development consent by the Secretary of
State, a new power station could comprise nuclear
reactors, cooling towers infrastructure, interim waste
storage facilities and other buildings and facilities
necessary for a nuclear power station…

Local Plan: The plan for the future development of
the local area, drawn up by the local planning
authority in consultation with the community. In law
this is described as the development plan
documents adopted under the Planning and
Compulsory Purchase Act 2004. Current core
strategies or other planning policies, which under the
regulations would be considered to be development
plan documents, form part of the Local Plan. The
term includes old policies which have been saved

This change has
been
incorporated into
Appendix A.
Clarification: The
word
‘infrastructure’ is
less specific
about the nature
of the cooling
technology.
This change has
been
incorporated into
Appendix A.
Clarification and
to reflect NPPF
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Ref
number

Core
Strategy
Post
Submission
Page

Paragraph /
Policy

81

246

Glossary –
Town
Centre/To
wn Centre
Uses

82

249

83

N/A

Appendix 2
Table A1
South
Gloucester
shire Local
Plan
New
Appendix,
8

Errata to
PSM24, as
set out in
PSM24/1

Change

under the 2004 Act and neighbourhood development
plans.
A defined area including the primary shopping centre
area and areas of predominately leisure, business
and other occupied by main town centre uses
within or adjacent to the primary shopping area.
Main town centre uses include are retail
development (including warehouse clubs and factory
outlet centres); leisure, entertainment facilities, and
the more intensive sport and recreation use
(including cinemas, restaurants, drive-through
restaurants, bars and pubs, night-clubs, casinos,
health and fitness centres, indoor bowling centres,
and bingo halls); offices; and arts, culture and
tourism development (including theatres, museums,
galleries and concert halls, hotels and conference
facilities)
Add:
GB1
Green Belt

New Appendix 8, see Appendix B
(In error an incorrect map was included at page 12 of
PSM24, this has been corrected by PSM24/1. The
correct version of the map appears in Appendix B,
below)

Comment

Matter Statement
or Non matter
statement
amendment

Main (M) or
Additional (A)
Modification

Consistency with
NPPF definition

Non matter
statement
amendment

A

Policy GB1 out of
date when
compared with
NPPF.

6 (PSM6)

A

Clarification

24 (PSM24) , as
corrected by
PSM24/1

A
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Appendix A:
18. Major Infrastructure Projects

Introduction
18.1

Major Infrastructure Projects are large-scale projects of national importance such as
new trunk roads, airports, ports, power stations (including nuclear), electricity
transmission lines, waste water treatment works and chemical works.

18.1a For the purpose of the Core Strategy, Major Infrastructure Projects (MIPs) include
those defined as Nationally Significant Infrastructure Projects (NSIP) in the Planning
Act 2008. Where associated or ancillary development is related to the construction or
operation of a NSIP, these proposals will also fall under the policies set out in this
chapter, as well as other relevant policies in the plan.
18.1b This chapter of the Core Strategy deals with both Major Infrastructure Projects (MIPs)
where South Gloucestershire Council is the determining planning authority, and
NSIPs (such as the proposed Oldbury Nuclear New Build power station (NNB)),
where the Secretary of State makes the decision) as well as other applications to
other agencies (such as to the Marine Management Organisation for a wharf) where
the Council is a statutory consultee.
18.1c Whether in its role as decision maker, or as consultee for applications to other bodies
the Council will seek to secure delivery on its key priorities as set out in the
Sustainable Community Strategy (see Chapter 3 of the Core Strategy), and including
‘delivering well designed and sustainable development that integrates with and
benefits existing communities’.
18.1d Policy C36 is an overarching policy relating to all Major Infrastructure Projects
whether determined by the Secretary of State, this Council or any other agency.
Policy C37 applies to nuclear related development, including that associated with the
proposed new power station, decommissioning of the existing or other proposals
relating to nuclear waste.

POLICY CS36 - PROPOSALS FOR MAJOR INFRASTRUCTURE
PROJECTS

In its role either as determining authority for associated development,
or as consultee for applications to other bodies, and within the
provisions of national policy, the Council will, taking into consideration
the nature, scale, extent and potential impact of any development
proposals coming forward, seek to ensure that development makes a
positive contribution to the implementation of its vision, strategic
objectives and strategy for development as set out in Chapter 4 and
where appropriate other existing and emerging local plans and
supporting documents.
The Council will therefore seek compliance, as appropriate or relevant,
with the following:
1.
The development and its associated / ancillary infrastructure,
including any proposals for accommodation, education and
training, employment, supply chain, transport, community,
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environmental and green infrastructure contribute to an overall
balance of positive outcomes for local communities and the
environment; and
2.

Provision of an assessment of how the consideration of
alternatives has informed the proposals; and

3.

Provision of a comprehensive assessment of environmental,
social, transport and economic impacts (positive, negative and
cumulative) of the proposal during the construction, operation
and where necessary, the decommissioning and restoration
stages, and the delivery of measures where appropriate to
avoid, minimise, mitigate and/ or compensate for harm caused;
and

4.

Provision of contributions to the Local Authority or other
appropriate and agreed organisation to offset any adverse
impacts and harm caused by the project through effective
engagement with local communities and the Council at the preapplication stage. The objective will be to identify measures,
projects and services to enhance the long term well-being and
sustainability of the communities affected; and

5.

In recognition of any burden and disturbance borne by the
community in hosting a major national or regional infrastructure
project, the Council may require appropriate packages of
community benefits to be provided by the developer to offset
and compensate the community for the burden imposed by
hosting the project; and

6.

Local economic and community benefits are where feasible
maximised, through agreement of strategies for procurement,
employment, education, training and recruitment with the
Council at an early stage of project development; and

7.

Meeting the requirements of the legislative provisions of the
Habitats Regulations 2010; and

8.

The provision of flood protection measures to manage flood risk
and, where feasible, deliver improvements in the locality. The
provision of an assessment of anticipated impacts of the
proposal on the surrounding marine and terrestrial environment
and delivery of measures to manage and minimise any harm
caused.

In order to have sufficient information to be able to assess the effects
of the proposals, the Council may request the preparation of
management or delivery plans identifying the measures to be taken to
maximise benefits and to mitigate and/or compensate for impacts
where this is justified by national or local policy. These plans should
identify the timetables for delivery and the systems and resources that
will be used to implement the proposed measures.
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Planning for Major Infrastructure Projects
18.2 Applications for Development Consent Orders (DCO) for NSIPs are examined by the
Planning Inspectorate (PINs) with the final decision to grant or refuse permission
being made by Secretary of State. .
18.2a Local authorities or other statutory bodies would be the decision maker for any
elements of associated or related development not included within the main DCO
application, and national policy will be a material consideration as appropriate.
18.3

Not used

18.4

PINs will examine applications for new nationally significant infrastructure
development, using the criteria on national need, benefits and impacts as set out in
relevant policy. For energy infrastructure this will include the relevant National Policy
Statements for Energy Infrastructure (EN-1- 6), 4 and, in accordance with the NPS,
PINs may also consider other matters that are important and relevant to its decisions,
including the Local Development Framework and Local Transport Plan. The local
authority role is largely discretionary under the Act, however they will be invited to
assess the adequacy of consultation and local impacts and report on these to PINs in
a Local Impact Report. Similarly applications may be made to other organisations
such as for a jetty the Marine Management Organisation, where the Local Authority is
also a statutory consultee.

18.5

not used

18.5a There are currently three proposed Nationally Significant Infrastructure Projects at the
pre-application stage which are either located within South Gloucestershire or are
likely to affect South Gloucestershire within the Core Strategy period:
•

A new nuclear power station near to Oldbury-on-Severn proposed by Horizon
Nuclear Power, as identified in the National Policy Statement for Nuclear Power
Generation (EN-6);

•

National Grid Transmission Lines connecting Hinkley in Somerset with the
Seabank Power Station at Avonmouth proposed by National Grid;

•

Avon Power Station: Proposed Gas Turbine (CCGT) Power Station at
Severnside, proposed by Scottish Power.

Other NSIPs/MIPs may come forward during the lifetime of the Core Strategy,
including improvements to National Grid transmission lines connecting with the
proposed new nuclear power station at Oldbury-on-Severn.,
18.6

not used

18.7

not used

18.8

The cumulative impacts of hosting one or more national facilities in the area are of
substantial importance and the impact on existing and future generations is likely to
be significant.
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18.9

If the Council is to effectively respond and successfully engage with developers on
behalf of our communities in respect of MIP proposals, this is likely to require
significant resources beyond the capacity of the Council.

18.10 In order to address this, South Gloucestershire Council will encourage developers to
enter into Planning Performance Agreements and Service Level Agreements,
appropriate to each project. These will define the working relationships, roles and
responsibilities of each of the parties to the agreement, and agree how this will be
resourced. Should pre-application advice be required in advance of agreement of a
PPA, the Council’s approved pre-application charges may apply.
18.11 It is important that the Local Development Framework sets out a policy framework to
enable the Council to assess and respond to MIP proposals coming forward,
including for example:
•

providing advice to inform project promoters during the development of their
proposals for consultation and project development;

•

responding to formal consultations during project development and on
applications to other determining bodies such as PINs and the Marine
Management Organisation (MMO);

•

suggesting appropriate requirements for inclusion in the DCO and obligations
(such as S106 and CIL);

•

determining applications for associated, ancillary or related development outside
the Development Consent Order; and

•

assessing the adequacy of consultation, and

•

assessing the impacts of the project both positive and negative in the Local
Impact Report that PINs will invite this Council to submit after the application for
any DCO is submitted, and

•

making representations as part of the formal examination of the DCO by PINs,
and

•

in determining any approvals subsequent to consent (including planning
‘conditions’), and in discharging functions as the enforcing authority.

18.11a In addition to the Core Strategy, other development plan documents (DPDs) and
neighbourhood plans (NDPs), may also provide relevant policy framework
considerations. In addition, documents such as the Local Transport Plan, the
Sustainable Community Strategy, the Economic Development Strategy and other
relevant documents, may also be material considerations.

Consultation on Major Infrastructure Projects
18.12 The 2008 Planning Act introduced a new duty on promoters to ensure that proposals
for Major Infrastructure Projects are properly prepared and consulted on before they
submit an application for development consent.
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18.13 As part of this pre-application process, the potential applicant must consult the
relevant local authority about their proposals and have regard to any views they
express.
18.14 In addition to this, in order to ensure that the development proposals take full account
of local community views and the impact of any development in the area, the potential
applicant must prepare and publicise a ‘Statement of Community Consultation’. In
preparing this, they must consult with and have regard to the views of any relevant
local authority on the content of the statement.
18.15 Under the process, early engagement with communities is encouraged and
opportunities are available for individuals and groups to have their views considered,
including:
1. During project development to give members of the public the opportunity to
influence project development and provide feedback on options
2. When applications are being prepared for submission to PINs – at this stage
developers are required to consult with local communities about their proposals
and have regard to views expressed;
3. During PINs’ examination of applications – when individuals and groups who
have registered their interest can submit evidence in writing;
4. Taking part in the open floor hearings chaired by PINs during their examinations
of proposals.
This process is intended to provide better and clearer opportunities for the public and
local communities to get involved from an early stage in decisions that affect them
and their area.
18.15a Applications submitted to the local planning authority for any elements of associated
or related development not included within the main Development Consent Order
(DCO) application, would be subject to the normal planning application consultation
procedures.
18.16 The view of the Council is that appropriate community benefits should be provided for
such Major Infrastructure Projects, as set out in this chapter. Any community benefits
should also be subject to public consultation.

Mitigation and Compensation
18.16i Developments such as NSIPs and their associated infrastructure are of a scale that
will be likely to have considerable impacts and opportunities. In addition, the Council
would want to understand better the inter-relationships and cumulative impacts of
projects such as a new Nuclear Power Station at Oldbury with other major projects in
the area such as the proposed new nuclear station at Hinkley, a potential extension to
Seabank adjacent to the South Gloucestershire boundary, a potential new gas fired
power station at Severnside, the new container terminal at Avonmouth and an
expanding Bristol Port.
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18.16ii The scale and impact of MIPs may require an appropriate and comprehensive
package of developer contributions to mitigate and compensate for any new and
increased levels of impact and harm. These contributions will be negotiated as part of
the planning process, including through section 106 agreements and the Community
Infrastructure Levy when implemented.
18.16iii In addition the Council may require packages of community benefits to be provided
by the developer to offset and compensate the community for the burden imposed by
hosting the project. Any such fund will be used to off-set the burden on the locality,
and would identify potential legacy uses, including transport, social, economic and
community infrastructure which would benefit the community in the long term.
18.16iv Policies C36 and C37 set out how the Council intends to work with applicants, local
communities and statutory consultees to agree a strategy for minimising negative
impacts of the proposals and maximising the benefits, in line with the Council’s vision
and priorities, as set out in its Community Strategy, Council Plan, Local Transport
Plans and policies and this Core Strategy and other DPD and NDPs.

Delivery
18.16a Where appropriate, SPDs may be brought forward to set out a more detailed policy
framework for Major Infrastructure Projects. Where applications for NSIP’s are
submitted to PINs* the Council will seek to ensure delivery of Policies CS36 and
CS37 through negotiations with the developer, the preparation of a Local Impact
Report and submissions to any Examination in public. A recommendation will then be
made by PINs to the Secretary of State who will consider and determine the
application for development consent. Where applications for associated and/or
ancillary development are submitted to this Council, this will be delivered through the
development management process. Where applications are made to any other body
this Council will seek delivery of Policies C36 and C37 in its role as consultee.
18.16b Monitoring of the delivery of the project will be required to assess its effects as it is
implemented, and to assess the extent to which they avoid, minimise, mitigate and/or
compensate for negative impacts and align with the objectives, plans and strategies
of the Council. This will include the monitoring of obligations to demonstrate that
funding has been spent on the mitigation and compensation measures agreed with
the MIP promoter.
18.16c The Council may request delivery plans where appropriate to ensure action results in
tangible and timely impact mitigation, investment and improvement for local places
and communities as part of any related conditions, requirements and/or obligations.
*Under the Localism Act 2011 PINs has replaced the Infrastructure Planning Commission and decisions
on applications for development consent will be determined by the Secretary of State.

Nuclear related development in the Oldbury on Severn area
Planning Context
18.16d Over the plan period, development proposals are expected to come forward in
respect of the decommissioning of the existing nuclear power station at Oldbury and
the proposed new nuclear power station on land adjacent to the existing station.
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18.16e It is also possible that proposals may come forward in relation to nuclear waste
arising either from the existing station or from elsewhere. (see paragraphs 18.23c–f)
18.17 In its National Policy Statement for Nuclear Power Generation (NPS) (EN-6), the
government has included a site near to Oldbury-on-Severn as potentially suitable for
a new nuclear power station by 2025. However it acknowledges that nomination
does not prevent the SoS determining that the adverse impacts are greater than the
benefits and that consent on a site could be refused
18.17a Whilst acknowledging that the proposed new build nuclear project has the potential to
bring benefits to the community, the Council considers that there are currently a
number of fundamental issues relating specifically to Oldbury that are unresolved,
and these are set out in policies C36 and C37.
18.17b If a proposal for Oldbury is brought forward, it will be the subject of a DCO application
considered by PINs. Any associated or related development not included within this
DCO application or within any application for consent to another statutory body will be
considered by South Gloucestershire Council through the normal planning application
procedure.
18.18 The Council in its role as a statutory consultee and /or determining authority will
evaluate the adequacy of consultation undertaken by the developer as well as the
impacts of any emerging proposals from the developer and make the case for
appropriate planning mitigation, compensation and legitimate community benefit.
18.18a The planning, construction and implementation of this project will be likely to have a
major impact and legacy on the district and its communities for many decades.
Paragraphs 18.16i to 18.16iv sets out the Council’s approach.
POLICY CS37 - NUCLEAR RELATED DEVELOPMENT

In its role either as determining authority for associated development,
or as consultee for applications to other bodies, and within the
provisions of national policy, the Council will when assessing and
responding to emerging proposals for nuclear related development
including that associated with or ancillary to the existing or proposed
Oldbury Power Stations, will seek to ensure compliance, where
appropriate or relevant, with the following:
1.

Any relevant existing and future development plan documents
and Council or locally produced village/town/community
strategies and plans should shape the approach to the
development of proposals for nuclear related development and
any associated development or infrastructure; and

2.

In order to minimise impact and maximise re-use of existing
facilities and materials, opportunities have been taken where
feasible to integrate the requirements of a new build power
station at Oldbury with the proposed decommissioning of the
existing power stations; and
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3.

Highways and transport proposals for Oldbury NNB form part of
a robust transport and logistics plan that has regard to Policies
CS36 and CS37 and minimises adverse transport impacts to an
acceptable level, including those arising during the
construction, operation and decommissioning and restoration
stages. Proposals should where feasible make a positive
contribution to transportation policy objectives in the locality,
and should include multi-modal solutions and investment that
encourages travel by public transport, walking and cycling; and

4.

The requirements of the temporary workers should be met in a
way that minimises impact on the local housing market to an
acceptable level, including the ability of those on low incomes
to access the private rented sector, affordable housing and
other housing services, or result in unacceptable adverse
economic, social or environmental impacts; and

6.

The siting and design of associated development should be
informed by a consideration of legacy uses, so that investment
in elements such as infrastructure, buildings, ecological and
landscape works brings long term benefits. Delivery plans
should be agreed for legacy uses during the pre-application
process that will inform the approach to the design and layout
of the associated development sites, as well as the framing of a
S106 and/or other agreements and CIL payments; and

7.

The scheme layout and design and the scale of green
infrastructure proposed should avoid, minimise mitigate or
compensate for visual, landscape and ecological impacts on the
local and wider area, as well as on cultural and historic aspects
of the landscape, both in the short and longer term. Proposals
will be expected to be commensurate with the scale of the
development, and the extent of its impact; and

8.

The provision of procurement, employment, education, training
and recruitment strategies and delivery plans should be agreed
by the Council at an early stage of project development, with an
objective to maximise employment, business and training
opportunities for the local communities both in the short and
longer term; and

9.

Where community infrastructure is provided for construction
workers, for example park and ride facilities, shops, healthcare
and sports and leisure facilities, where feasible this should be
sited and designed so that it can be made available for
community use during the construction phase and ultimately,
where appropriate, serve a community legacy use. Where there
would be additional impacts or demands on existing facilities
the Council will seek appropriate contributions for off-site
facilities; and
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10.

Proposals should include appropriate measures for promoting
social cohesion and community safety; and

11.

not used

12.

not used

13.

The burden and disturbance borne by the community in hosting
a major national or regional nuclear related infrastructure
project should be recognised; and appropriate packages of
community benefits provided by the developer to offset and
compensate the community for the burden and disturbance
imposed by hosting the project.

14.

Any proposal (outside a DCO) to treat, store or dispose of Very
Low level, Low Level or Intermediate Level Waste or to treat or
to store spent fuel arising from the existing nuclear power
station or any future nuclear development or from elsewhere
within or outside the Council area, in an existing or proposed
facility on or off the nuclear site would need to:
- Be strongly justified;
- Demonstrate that the planning impacts are acceptable; and
- Demonstrate that the environmental, social and economic
benefits outweigh any negative impacts.

It is possible that as the project develops, due to unforeseen
consequences resulting from the construction and operation of
Oldbury, the Council may require additional information from, or works
to be carried out by the developer and may, as a result, seek to renegotiate any mitigation or compensation package in order to off-set
any additional impacts or burdens borne by the community affected.
The developer should build in review mechanisms to monitor the full
range of impacts, and to review the adequacy of mitigation or
compensation measures and to make adjustments as necessary.

Proposed Nuclear New Build at Oldbury
18.19 The nominated site area is located on the eastern bank of the Severn Estuary, with
tidal mudflats and the power station lagoon to the west, and the historic, flat and open
pastoral landscape of the Severn Levels to the east. It adjoins the north eastern
boundary of the existing nuclear power station at Oldbury and covers an area of 150
hectares. The project promoter Horizon Nuclear Power plans to deliver a total of
around 6,000 MW of capacity across its two sites at Wylfa on Anglesey and near
Oldbury-on-Severn in South Gloucestershire. Whilst Wylfa has been selected as the
lead site, work to support future Development Consent and Site Licence applications
is being progressed with the aim of achieving first generation of low carbon electricity
at Oldbury by 2025.
18.20 If granted development consent by the Secretary of State, a new power station could
comprise nuclear reactors, cooling infrastructure, interim waste storage facilities and
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other buildings and facilities necessary for a nuclear power station. Associated
development is likely to include both permanent and temporary works including
modifications to the electricity transmission infrastructure, access roads and/or
highway improvements, implementation of a flood defence strategy for the site and
the surrounding area, a marine offloading facility and other facilities for the delivery of
construction materials and abnormal loads, as well as park and ride and
accommodation and other facilities for construction workers.
18.20a Initial estimates from the scheme promoter, Horizon Nuclear Power, indicate that the
proposals could represent an investment of around £8bn, creating around 800 direct
permanent jobs. When completed, the power station would generate up to 3,300MW
of low carbon energy.
18.21 Approximately 5,000 workers are expected on site at the peak of construction. It is
proposed to construct either two or three reactors at the site, depending on the final
choice of technology through a staggered construction programme expected to last 6
years, the length of which is dependent on which reactor design is chosen for the site.
18.21a not used
18.21b not used
not used

18.22

18.22a A Shadow Planning Performance Agreement has been agreed between the Council
and Horizon Nuclear Power at Oldbury. While the PPA does not bind either party to
any future decisions or recommendations it does set out the arrangements to which
the parties are working, ensures a project managed and efficient approach to the
work required and fosters mutual trust, while at the same time ensuring the
independence and impartiality of both parties as well as transparency of process. The
agreed PPA Vision sets out what the project should achieve, including:



A contribution to the national need for secure low carbon electricity and
replacement of decommissioning nuclear capacity in accordance with applicable
and current Government policy;
Completion of the Development Proposal and the supply of electricity by 2025,
so far as reasonably possible;



a proper assessment and scrutiny of the environmental, social and economic
impacts (both positive and negative);



a contribution of socio-economic benefits to the local community, both during
construction and in operation;



a positive contribution to sustainability and design quality, as well as an
acceptable minimisation of environmental impact;



compliance with operational, safety and security requirements;



delivery of appropriate mitigation, compensation and community benefits; and
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alignment where appropriate with the local communities aspirations for the
social, economic, transport and environmental future of their area as set out in
spatial planning and other relevant policies applicable to the Development Site.

18.23 Whilst acknowledging that the proposed nuclear new build project has the potential to
bring benefits to the community, the consequences are not yet fully understood.
However it is considered likely that this project will also have wide-ranging social,
environmental and economic impacts affecting for example the image of the area, the
agricultural sector, communities, the property market, the tourism industry and on
inward investment and economic growth.
18.23a The ability to negotiate community benefit packages, as distinct from normal S106
and other requirements, is therefore an absolute prerequisite for South
Gloucestershire Council if the local area is to host a national infrastructure facility with
all its associated impacts for a period of up to 160 years. As a result of the burden
and disturbance borne by the community in hosting such a project it is essential that
the Council on behalf of its residents achieves an appropriate level of community
gain.
The Existing Power Station at Oldbury
18.23b Generation of electricity at the existing nuclear power station at Oldbury ceased on 29
February 2012, The Council considers in order to minimize impact on the locality, it
will be important where possible and practical to reuse of the existing power station
facilities and/or land, to ensure the integration of the nuclear new build (NNB) with the
existing station as far as is possible. This may require a reconsideration of the
proposed intermediate and/ end states for the existing power station site.
Proposals and programmes or works associated with the decommissioning of the
existing station will be assessed against the policies in this plan.
Nuclear Waste
18.23c The interim storage of radioactive waste and spent fuel on the site forms an integral
part of any nuclear power station and associated facilities to provide long term
temporary storage for such materials on a new build site would be expected to form
part of any DCO application.
18.23d While currently it is planned that each power station site will have its own store for
Intermediate Level Waste and this is clear in the NPS, it is possible that in the future
shared storage may be considered.
18.23e In addition it is possible that proposals for the treatment, storage or disposal of Low
Level or Very Low Level waste either arising from Oldbury or other nuclear sites could
be proposed at other waste disposal sites in South Gloucestershire.
18.23f The Council considers that such proposals would need to be very carefully assessed
and would need to clearly demonstrate that the benefits of any such proposal
outweigh the impacts.

Mitigation and Compensation
18.24

not used
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18.25 The scale and impact of the proposed Oldbury NNB project will require an
appropriate and comprehensive package of developer contributions to mitigate and
compensate for any new and increased levels of impact and harm associated with
this major project. These contributions will be negotiated as part of the planning
process, including through section 106 agreements and the Community Infrastructure
Levy when implemented.
18.26 In addition the Council will require appropriate packages of community benefits to be
provided by the developer to offset and compensate the community for the burden
imposed by hosting the project. This fund will be used to off-set the burden on the
locality, and will identify potential legacy uses, including transportation infrastructure –
such as park and ride facilities, as well as other environmental improvements and
social, economic and community infrastructure which would benefit the community in
the long term.
18.27

not used

Delivery
18.27a See paragraphs 18.16a – 18.16c.

Severn Tidal Power
18.28 The Severn Estuary is one of the UK’s largest estuaries with potential tidal energy
resource of between 4.4%-5% of all UK energy.
18.29 The government has recently concluded that it does not at present see a strategic
case to bring forward a tidal energy scheme in the Severn Estuary. The Severn Tidal
Power feasibility study showed that a tidal power scheme in the Estuary could cost in
excess of £30bn, making it high cost and high risk in comparison to other ways of
generating electricity. The government considers therefore that it would be very
costly to deliver and very challenging to attract the necessary investment from the
private sector alone.
18.30 The report did however recommend that a Severn tidal project should not be ruled out
as a longer term option if market conditions change, recognising the significant UK
resource that the Severn Estuary presents, and its potential for making an important
contribution to the UK’s renewable energy targets and wider climate change and
energy goals in the future.
18.31 South Gloucestershire Council supports the government’s conclusions and considers
that the significant environmental impacts on the conservation objectives and integrity
of the Severn Estuary European (Natura 2000 and Ramsar) site, its marine
environment and natural habitats, as well as the landscape and visual impacts,
outweighs at this point any advantages in terms of renewable energy generation
based on tidal power technology currently available. It is recognised that future
schemes will need to be considered with regard to their energy generation potential in
relation to their environmental impact.
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Appendix B:
Appendix 8 – Nuclear Safeguarding (Consultation) Zones

Further information and guidance is available from: http://www.hse.gov.uk/landuseplanning/nuclear.htm
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Appendix C:
Cribbs / Patchway New Neighbourhood
12.12 Policy CS5 (Location of Development) identifies land in the Cribbs Causeway,
Patchway and Filton area as having the potential to accommodate approximately
5,700 new dwellings and associated facilities. This policy and supporting diagram set
out the key principles of development for new neighbourhoods in this area.

POLICY CS26 – CRIBBS / PATCHWAY NEW NEIGHBOURHOOD

A major mixed use development is planned on 480ha of land at Cribbs
Causeway, Patchway and Filton, as defined in Figure 6. Within the
new neighbourhood through the preparation and adoption of a
Supplementary Planning Document, provision will be made for
approximately 5,700 dwellings in new mixed use communities, around
50 ha of employment land, and greater diversity of commercial uses
including additional retail, together with supporting infrastructure and
facilities.
Development will be comprehensively planned and phased to ensure
full integration between the different uses and provision of ancillary
facilities and supporting infrastructure, both within and beyond the
area. This area will be a major focus for redevelopment and
regeneration, and will deliver:
•

social and physical regeneration through the substantial
improvement of community infrastructure, public open space,
pedestrian and cycle connections, and the provision of a high
quality built environment and public realm that is
comprehensive and integrated (areas 1-5 on Figure 6);

•

the continued investment and focus of the area as a centre of
excellence for the aerospace sector (character area 3 on Figure
6), including upgrading the quality of the local environment and
range of services and facilities;

•

the transformation of Cribbs Causeway (character area 4 on
Figure 6) into a sustainable mixed use centre, including retail
growth as set out in Policy CS14 (area 5 on Figure 6), highly
accessible by sustainable modes of travel;

•

a co-ordinated approach to carbon reduction, and new
renewable and low-carbon energy generation and distribution
networks;

•

the continued operation of the Great Western Air Ambulance
Charity and Police Air Operations;

•

protection, enhancement and provision of cultural and heritage
facilities related to the long term legacy of engineering and
aviation at Filton, including the Bristol Aero Collection and the
Concorde Museum;

•

sporting and commercial facilities including scope for hotels,
conferencing and spectator sports;

•

proportionate provision of and/ or contributions to supporting
infrastructure and facilities.
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It is essential that an area-wide adopted SPD is the policy delivery
mechanism to ensure development is comprehensively planned and
delivered in accordance with the vision, Policy CS25 and partnership
priorities for the North Fringe communities, and high quality urban
design principles as set out in Policy CS1.
Development proposals will be required to demonstrate that they are in
accordance with the SPD. They should positively facilitate and not
prejudice the development of surrounding areas of the New
Neighbourhood, and meet the overall vision for the transformation of
the area.
The new residential neighbourhood(s) and commercial areas will
provide for:
•

A range of housing types and tenures in accordance with
Policies CS17 and CS18;

•

A secondary school, primary schools and full day nursery
facilities sufficient to meet the needs of the new communities;

•

Library, doctors surgery, community meeting space(s), indoor
sport, children’s and youth facilities;

•

Local retail, food and drink outlets (within character areas 1-3
on key diagram);

•

Well planned and integrated Green Infrastructure, sport and
recreation provision, particularly alongside the Henbury Trym,
in accordance with Policies CS2 and CS24;

•

The Cribbs/Patchway New Neighbourhood Transport Package
(see Policy CS7), including safeguarded land for a new rail
passenger station(s);

•

A waste transfer and recycling facility;

•

Provision of pitches for Gypsies and Travellers;

•

Extra Care Housing dwellings in no more than 3 separate
schemes; and

•

High quality employment opportunities

This list is not exhaustive and development should also meet other
policies of the Local Development Framework and the provision of
necessary utilities as appropriate. Further details are also set out in the
Infrastructure Delivery Plan.
12.13

The New Neighbourhood comprises land bounded by the railway line, the M5
motorway, the existing residential community of Patchway and emerging community
of Charlton Hayes, and the A38.

12.14

The area will be a major focus for redevelopment, and physical, social and economic
regeneration. Comprehensively planned development will bring with it the opportunity
to create new homes and jobs, focussed around an enhanced centre at Cribbs
Causeway, secure further investment in and support the long-term future of the
aerospace sector, upgrading of the quality of the local environment, a range of
services and facilities and improved strategic infrastructure.
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12.15 The area currently suffers from congestion and a car-dominated environment. The
transformation of the area will be contingent upon the creation of a high quality public
realm that prioritises pedestrians, cyclist and public transport over private cars.
Development will provide the opportunity to re-introduce passenger services on the
Hallen Line/ Henbury Loop and re-open or provide new stations. The North Fringe to
Hengrove Rapid Transit will form a new public transport link through the area serving
nearby concentrations of employment and commercial uses, and the greater Bristol
area to the south. The opportunity for innovative transport solutions within and around
the area will be encouraged.
12.16 Development will also bring the opportunity to provide a significant amount of multifunctional green infrastructure across the area to ensuring landscape features are
protected and sustainable travel options are promoted. This includes, but is not
limited to: the protection and enhancement of Haw Wood and ridgeline adjacent to
the M5 motorway, the creation of a recreational route alongside the Henbury Trym,
the enhancement of Charlton Common, and the potential extension of Highwood
Road linear park. These and other elements will provide a range of open spaces and
corridors, providing legible permeable routes to key destinations.
12.17 A range of flexible, multi-functional social and community facilities to serve the
existing and new population will be provided, including but not limited to a new
secondary school, primary schools/nurseries, a new library, and the delivery of the
Concorde museum incorporating community learning facilities. Opportunities for the
flexible use of facilities will be investigated to assist their delivery.
12.18 The proposed mix of uses across the area will generate significant potential for
renewable and low-carbon energy generation and networks, which developments will
be expected to provide, facilitate or future proof for incorporation into the network
should it become feasible at a later date.
12.19 Development at Cribbs Causeway will address the poor physical and spatial legacy of
out-of-town retailing and large-scale warehousing in the area, in particular the trafficdominated movement patterns, isolated land parcels, lack of diversity of use, and the
lack of legibility and cohesion to spaces and built form. The objectives within the area
are to provide a focus of development on new sites and through the redevelopment of
existing sites that reinforces cohesion and provides activity to streets and spaces, to
promote pedestrian and cycle movement around and through the area, and achieves
within the area a balanced mix of uses, spaces and built form commensurate with a
town centre.

Delivery
12.20 The development will be delivered by the private sector through the development
management process. Given the size of the area and varied nature of the proposals,
it is important that development comes forward in a comprehensively planned and coordinated way that clearly sets out how new infrastructure and community facilities
will be delivered in step with development. It is critical therefore to ensure a
comprehensive and cohesive plan-led approach is taken to development at CPNN
where a sequential approach to delivery – led by the Core Strategy, expanded upon
through a single SPD and then implemented through the development management
process is followed. This will ensure the strategic elements required for CPNN e.g.
the transport package, green infrastructure and community facilities are provided in a
way that accords with Policy CS26 and ensures costs are appropriately shared
across all development areas of CPNN. This must be led by the Core Strategy
establishing the policy framework principles supported by SPD, that will co-ordinate
subsequent planning principles for the delivery of the areas in accordance with the

48

Council’s SCI and provide the further details needed to express the Council’s place
making objectives. Developers will need to demonstrate how their proposals both fully
accord with the masterplan and how they will positively facilitate the development of
surrounding areas of the New Neighbourhood. Community Involvement and preapplication discussions will be in accordance with the South Gloucestershire Council
Statement of Community Involvement.
12.21 The North Fringe to Hengrove Rapid Transit will be delivered by the West of England
Partnership in conjunction with South Gloucestershire Council. Funding is subject to a
major scheme bid to DfT and local contribution.
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Figure 6 - Cribbs/Patchway New Neighbourhood Framework Diagram
(for illustrative purposes only)
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POLICY CS14 - TOWN CENTRES AND RETAIL

The Council will work with partner organisations and the local
community to protect and enhance the vitality and viability of existing
centres in South Gloucestershire in recognition of their retail, service
and social functions:
Centres

Role & Function

Town Centres
Bradley Stoke

Town centre

Emersons Green

Town centre. Opportunity for expansion to serve
new housing

Kingswood

Larger High Street shopping and service centre

Thornbury

Market town

Yate (including
Station Road)

Market town

Chipping Sodbury

Market town

Downend

High Street shopping and service centre

Filton

Convenience shopping and services centre

Hanham

High Street shopping and service centre

Staple Hill
District Centres

High Street shopping and service centre

Patchway (new)

New centre to be developed by extending the
existing local centre on Rodway Road to support
Charlton Hayes development

Sainsbury’s/B&Q,
Stoke Gifford (new)

New centre to be investigated to serve the Stoke
Gifford, Harry Stoke, UWE and Cheswick village
area

Local Centres & Parades
49 Centres/Parades
(listed in Table. 3)

Provide local level services

New investment in main town centre uses will be directed into the town
and district centres, consistent with the scale and function of the
centre, and to Area 5 at Cribbs Causeway in accordance with Policy
CS26 (see Figure 6).
This investment will include making provision for 34,000 sq.m. net of
new comparison floorspace by 2026 to meet the needs of the
communities in South Gloucestershire, 18,000 sq.m. of which will be
provided within Area 5 at Cribbs Causeway. The remaining floorspace
will be identified in the Policies, Sites and Places Development Plan
Document.
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In recognition of the wider catchment that The Mall serves, provision
will be made for an additional 17,000 sq.m. net of new comparison
floorspace, giving a total of 35,000 sq. m. net additional floorspace
provision within Area 5 at Cribbs Causeway by 2026.
Proposals for new retail floorspace within Area 5 will be required to
demonstrate that they are in accordance with the Cribbs/Patchway
New Neighbourhood SPD and the place-making objectives set out in
Policy CS26.
Full retail impact assessments will be required for any planning
application within Area 5 which, either alone, or cumulatively with
previously approved applications, would exceed 20,000 sq.m. net of
new comparison floorspace provision.
Development in local centres/parades will be to meet local needs only,
of a scale appropriate to the role and function of the centre/parade,
and where it would not harm the vitality and viability of other centres.
This will be achieved by:
•
Identifying in the Policies, Sites and Places Development Plan
Document centre boundaries, primary shopping areas,
shopping frontages, and development opportunities in
accessible locations within and on the edge of centres;
•
Encouraging retail, commercial, leisure and cultural
development within a centre of an appropriate type and scale
commensurate with its current or future function;
•
Safeguarding the retail character and function of centres by
resisting developments that detract from their vitality and
viability and protecting against the loss of retail units;
•
Applying the sequential approach when considering proposals
for new town centre uses;
•
Requiring impact assessments for edge-of-centre and out-ofcentre proposals with a floorspace over 1,000 sq.m. gross;
•
Encouraging convenient and accessible local shopping
facilities to meet the day to day needs of residents and
contribute to social inclusion.
Shops and services, both in urban and rural areas, are also
safeguarded from loss under Policy CS13.
Development proposals outside Area 5 at Cribbs Causeway and at
Abbey Wood and Longwell Green Retail Parks will be treated as out-ofcentre and will need to satisfy the sequential test. The future role of
Abbey Wood Retail Park is addressed under Policy CS25.
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Appendix E:
(Please note the format of the suggested changes, shown in this appendix is different to that
which appeared in SS13. Suggested changes are shown as italic text, with deletions shown
as struck through (italics) and new text as underlined (italics).)

Distribution of Housing
NEW TABLE
2011/12- 2016/17- 2021/222015/16 2020/21 2026/27
(5yrs)
(5yrs)
(6yrs)
Completions 2006 – 2011
North &
East
Fringes
of
Bristol
urban
area

Rest of
South
Glos

Existing Local Plan
Sites
Potential housing
sites, including infill
development3
New
Neighbourhoods:
• East of Harry
Stoke
• Cribbs/Patchway1
Potential housing
sites including infill
development3
New Neighbourhood
at Yate1, 2

Housing Opportunity
at Thornbury
TOTAL excluding completions
2011 - 2027
TOTAL including completions
2006 - 2027

Total
20062027
4,060

3,060

3,930

395

7,385

1,130

500

1,100

2,730

50

1,090

860

2,000

100
1,030

1,030
245

4,570
85

5,700
1,360

-

810

1,890

2,700

180

320

-

500

5,550

7,925

8,900

22,375
26,435
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POLICY CS15 - DISTRIBUTION OF HOUSING

Between 2006 and 2027, covering a period of 15 years from adoption of
the Plan, Pprovision will be made for 21,500 up to 26,400 new homes in
accordance with the plan, monitor and manage approach and the
location of development set out in Policy CS5. The distribution will be:
[New table figures and dates]
2012/13- 2017/182016/17 2021/22
(5yrs)
(5yrs)

2022/23
2026/27
(5yrs)

Completions 2006 – 20112

Total
20062027

4,990
3,750

3,520

25

7,295

1,070

325

735

2,130

155

1,250

595

2,000

235

1,520

3,945

5,700

Potential housing
sites including infill
development3
New Neighbourhood
at Yate1, 2

905

185

450

1,540

260

940

1,500

2,700

Housing Opportunity
at Thornbury
TOTAL excluding completions
20112 - 2027
TOTAL including completions
2006 - 2027

260

240

-

500

6,635

7,980

7,250

21,865

North &
East
Fringes
of
Bristol
urban
area

Rest of
South
Glos

Existing Local Plan
Allocations
Potential housing
sites, including infill
development3
New
Neighbourhoods:
• East of Harry
Stoke1
• Cribbs/Patchway

26,855

1

Development of the new neighbourhoods East of Harry Stoke and at north Yate and Cribbs/Patchway
is contingent on the delivery of major new strategic infrastructure to support sustainable communities
subject to confirmation from delivery partners.
2

Remainder of the 3000 dwellings capacity at Yate new neighbourhood to be delivered post 20267

3

Potential housing sites including infill development on sites that have planning permission (outline or
full planning permission that has not been implemented), 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 small sites expected to come forward beyond 20212

10.5a The overall level of housing provision put forward in this Plan reflects the underlying
spatial objectives, the sustainable development principles set out in Policy CS1 and
the locational strategy set out in Policy CS5. In establishing the strategic housing
provision, consideration has been given to the following factors that have shaped
capacity:
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10.6

•

the relationship between projected local employment growth and housing to
plan for prosperous local economies over the duration of the plan period;

•

putting into a local context the demographic drivers to housing demand;

•

protecting environmental assets and making the most effective use of
developed land and buildings;

•

the physical, green and community infrastructure needed to support additional
housing and the importance of its delivery through comprehensive and coordinated plan making;

•

providing a framework which takes a long term view to support the delivery of
housing, for which there is likely to be genuine demand, but which is resilient
and flexible to respond to rapidly changing circumstances; and

•

consistency with the underlying commitment to sustainable patterns of
development across the area and the principles of localism.

Between 2006 and 20267 provision will be made for a minimum of 21,500 up to
26,400 new dwellings, 3,350 4,060 4,990 of which have already been completed, this
means providing at least 18,150 up to 22,340 21,410 dwellings, at an average rate of
1,134 dwellings each year, between 201012 and 20267.

10.6a This new housing will be delivered in accordance with the phasing set out in Policy
CS15. The purpose of this is to provide practical steps to guide development and to
identify broad timescales for the release of development to co-ordinate with
infrastructure delivery in accordance with the locational strategy. The ‘flexibility’ in the
provision also enables the Core Strategy to provide a 15 years supply of land at
adoption. The following housing trajectory demonstrates that there is a deliverable
and adequate supply of housing available until 2027.
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Actual and Projected Completions 2006 - 2027
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10.6b For the purposes of calculating the 5 year land supply up to 20212, the level of
housing required will be determined by the provisions set in the first two phasing
periods of Policy CS15. It is important housing land supply is monitored. To achieve
this an annual report and supporting technical methodology will be prepared which
will confirm the level of housing provision to be provided for the basis of the 5 year
land supply. Through this detailed monitoring, if necessary, the timing of land
releases may be altered if land supply falls short, or exceeds, expectations. For the
period beyond 20212, for the basis of calculating the 5 year land supply, the housing
requirement identified in Policy CS15 will be reviewed to establish the suitability and
adequacy of phasing assumptions for the last 6 5 years of the plan period.
10.6c Over half 40% of this housing is accounted for through allocations in the South
Gloucestershire Local Plan and planning permissions. In April 2010 At October 2011
April 2012 there were outstanding planning permissions for around 5,970 5,780 5,680
dwellings and a further 5,360 4,270 4,180 dwellings on committed sites.
10.7

To supplement the existing permissions and commitments, the Core Strategy
identifies 3 new neighbourhoods which will deliver 6,150 10,400 dwellings. By 2026,
and In addition, a smaller development opportunityies at Thornbury and Chipping
Sodbury will provide a further 670 500 dwellings to support local housing needs over
the next 15 years.

10.7a Over half of the dwellings to be provided in the new neighbourhoods will come
forward in the Cribbs/Patchway New Neighbourhood, a significant proportion of which
are expected with the anticipated closure, and subsequent release for development,
of Filton Airfield. BAE Systems has announced its intentions in this respect. This level
of development is justified in order to deliver a comprehensive and sustainable
development in this area of the Bristol North Fringe, well integrated with the existing
communities surrounding the area, and to secure the level of infrastructure
investment required, particularly transport and education. However, should BAE
Systems decide against releasing the Airfield for development, the Council will not
seek to compensate with alternative housing provision elsewhere. Rather, the Council
may consider the need to undertake an early review of the Core Strategy to respond
to this change in circumstance should it arise.
10.7b In addition, the Council is of the view that there is the potential for further new
dwellings to come forward from unidentified small sites (i.e. sites of less than 10
dwellings, including changes of use and conversions). Small sites have made a
considerable contribution to housing delivery in the past. The Council has cautiously
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estimated that there are reasonable prospects of around 1,650 2,250 homes (at 150
per annum) over and above existing commitments, being delivered added to from this
source from 20152. However, in accordance with Following changes to national
guidance regarding windfalls set out in the NPPF this additional allowance will be
used to support the Council’s 5 year land supply. Pprovision is only made in Policy
CS15 for that proportion of small sites expected to be delivered post 20212.
10.8

This policy fulfils the requirement in Planning Policy Statement 3 (PPS3) national
policy to enable a continuous delivery of housing for at least 15 years from the date of
adoption, with sufficient specific deliverable sites to deliver housing for the first 5
years, the identification of a further supply of specific, developable sites for years 6-10
and where possible for years11-15. Further, as required byPPS3 national guidance,
no allowance has been made for windfalls during the first 10 years of the Core
Strategy, and they are not expected to make a contribution before 2022.

10.9

Housebuilding in recent years has been affected by the downturn in the economy and
viability issues. This will continue to have an impact on housing delivery for the next
year or so, but then it is expected that there will be an upturn in house building.
Given the level of existing commitments and the ongoing partnership work on the new
neighbourhoods, there is a rolling and deliverable supply of housing available in the
short to medium term, as demonstrated in the following housing trajectory.

10.10 In recent years the percentage at least 60% of housing development in South
Gloucestershire which has taken place on previously developed land rose to 78% in
2008/9. Many of the committed sites are also on previously developed land.
However, because of the level of housing growth which South Gloucestershire has to
accommodate up to 20267, increasingly new housing development will have to be on
greenfield sites, as there is a declining amount of brownfield land available in
sustainable locations. These greenfield sites support the Core Strategy’s Strategy for
Development and will help in delivering the longer term vision for the West of
England.

Delivery
10.11 This policy will be delivered through the development management process by
private developers and affordable housing providers approved by the Council.
Policies CS26, CS27 and CS31 provide detailed guidance on the new
neighbourhoods at Cribbs Causeway, East of Harry Stoke and north Yate. South
Gloucestershire Local Plan Policyies M1 and M2 sets out detailed requirements for
the major developments at Charlton Hayes and Emersons Green.
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Appendix F:
(Please note the format of the suggested changes, shown in this appendix is different to that
which appeared in SS13. Suggested changes are shown as italic text, with deletions shown
as struck through (italics) and new text as underlined (italics).)

POLICY CS27 – EAST OF HARRY STOKE NEW NEIGHBOURHOOD

Provision will be made for a major mixed use development of 2,000
dwellings with associated infrastructure, including the safeguarding of
the route for the Stoke Gifford Transport Link, on land east of Harry
Stoke, extending south from Winterbourne Road to the A4174 Avon
Ring Road which is part of the Major Scheme programme of the West
of England. The safeguarding of this strategically important route for
the Stoke Gifford Transport Link, as shown on the Proposals Map and
its construction are the exceptional circumstances in which land will
be removed from the Green Belt at this location. Development of the
new neighbourhood will not come forward until the programmed
delivery or construction of this route has been secured.
Development will be planned on a comprehensive basis that integrates
with SGLP site 13 (Harry Stoke) and the Stoke Gifford Transport Link
as set out in Policy CS7, and be in accordance with the vision, Policy
CS25 & partnership priorities of the Bristol North Fringe communities,
and high quality urban design principles as set out in Policy CS1.

Residential development will provide for a range of types and tenures
in accordance with Policies CS17 and CS18.
It will also provide the following infrastructure:
A major mixed use development is planned on land to the East of Harry
Stoke extending south from Winterbourne Road to the A4174 Avon
Ring Road, as defined on the Proposals Map. Within the New
Neighbourhood provision will be made for approximately 2,000
dwellings in a new mixed use community. This will be supported by
the preparation and adoption of a Supplementary Planning Document.
Development will be comprehensively planned and phased to ensure
full integration between different uses, provision of ancillary facilities
and supporting infrastructure including the Stoke Gifford Transport
Link, both within and beyond the area.
It is essential that an area-wide adopted SPD is the policy delivery
mechanism to ensure development is comprehensively planned and
delivered in order to integrate with SGLP site 13 (Harry Stoke) and the
Stoke Gifford Transport Link as set out in Policy CS7. Development

will be undertaken in accordance with the vision, Policy CS25 and
partnership priorities of the Bristol North Fringe communities, and high
quality urban design principles as set out in Policy CS1.
Development proposals will be required to demonstrate that they are in
accordance with the SPD. They should positively facilitate and not
prejudice the development of the New Neighbourhood, and meet the
overall vision for the area. This area will be a major focus for
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development and will deliver:
•

A range of residential types and tenures in accordance with
Policies CS17 and CS18;

•

Primary School(s) for approximately 3 forms of entry and full
day nursery;

•

A multi-use building comprising doctors surgery, library,
community meeting space, children’s and youth facilities;

•

Local retail, food and drink outlets;

•

Well planned and integrated Green Infrastructure including a
strategic green corridor for amenity, recreation, woodland and
wildlife use along the eastern edge of the site, sustainable urban
drainage and allotments in accordance with Policies CS2 and
CS24;

•

Sports pitches and changing facilities;

•

Provision of pitches for Gypsies and Travellers;

•

A waste transfer and recycling facility;

•

The East of Harry Stoke New Neighbourhood Transport Package
(see Policy CS7);

•

Junctions, public transport stops, pedestrian crossing points
and street trees/landscaping in order to integrate the transport
link with the new neighbourhood;

•

An Extra Care housing scheme; and

•

Contributions will also be required for the provision of
secondary school places in the locality.

Special attention will be required to layout, building form, scale and
roofscape, architectural treatment, and landscaping along ridgelines
and slopes visible from the wider area.
This list is not exhaustive and development should also meet other
policies of the Local Development Framework and the provision of
necessary utilities as appropriate. Further details are also set out in the
Infrastructure Delivery Plan.
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Appendix G:
(Please note the format of the suggested changes, shown in this appendix is different to that
which appeared in SS13. Suggested changes are shown as italic text, with deletions shown
as struck through (italics) and new text as underlined (italics).)

POLICY CS31 – NORTH YATE NEW NEIGHBOURHOOD

At land in north Yate provision will be made for a major mixed use
development, of 2,400 dwellings in the plan period (and up to 3,000
dwellings in total) (at an average density of 45 dwellings per hectare),
employment opportunities and associated infrastructure.
Development will be planned on a comprehensive basis in accordance
with the vision, Policy CS30 and partnership priorities for Yate &
Chipping Sodbury, and high quality design principles as set out in
Policy CS1.
A major mixed use development is planned at land in north Yate, as
defined on the Proposals Map. Within the new neighbourhood
provision will be made for 2,400 dwellings in the plan period (and up to
3,000 dwellings in total) (at an average density of 45 dwellings per
hectare) in a new mixed use development, employment opportunities
and associated infrastructure. This will be supported by the
preparation and adoption of a Supplementary Planning Document.
Development will be comprehensively planned and phased to ensure
full integration between the different uses and provision of ancillary
facilities and supporting infrastructure, both within and beyond the
area.
It is essential that an area-wide adopted SPD is the policy delivery
mechanism to ensure development is comprehensively planned and
delivered in accordance with the vision, Policy CS30 and partnership
priorities for Yate communities, and high quality urban design
principles as set out in Policy CS1.
Development proposals will be required to demonstrate that they are in
accordance with the SPD. They should positively facilitate and not
prejudice the development of surrounding areas of the New
Neighbourhood, and meet the overall vision for the area.
The development will be contingent upon the provision of appropriate
strategic sewerage infrastructure. No more than 500 dwellings will be
allowed prior to the completion of the strategic sewerage
infrastructure.
Residential development will provide for a range of types and tenures
in accordance with Policies CS17 and CS18.
The new neighbourhood will incorporate up to 9ha of employment land.
Opportunities for modern working practices within residential
dwellings to enable people to work from their homes must also be
delivered.
A through road linking Randolph Avenue to the B4060 (Peg Hill) will be
delivered as part of this new neighbourhood.
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Development will not impact on the special separate identity of Yate
Rocks and a strategic green corridor on the eastern edge of the new
development will be retained.
Development will also provide the following infrastructure:
•

2 Primary Schools for approximately 2 forms of entry each and
a full day nursery;

•

A multi-use local centre comprising community meeting space,
provision of a home working hub facility, doctors surgery, and
facilities for children and young people;

•

Local retail, food and drink outlets;

•

Off-site contribution to extend Yate Library;

•

Provision of pitches for Gypsies and Travellers;

•

An Extra Care Scheme;

•

Green Infrastructure, sport and recreation provision (including
the provision of allotments), in accordance with Policies CS2
and CS24;

•

Enhancement of sport and recreation facilities, particularly onsite and at Yate Outdoor Sports Complex;

•

Contribution to waste disposal and recycling;

•

Contribution to the Yate and Chipping Sodbury Transport
Package (see Policy CS7);

•

Measures to slow traffic and retain the ‘green’ character of
Tanhouse Lane;

•

Neighbourhood-wide wireless internet network;

•

Contribution to the provision of public arts, performance and
cultural space to be located in the town centre;

•

Contributions will be sought for the provision of secondary
school places in the locality.

This list is not exhaustive and development should also meet other
policies of the Local Development Framework and the provision of
necessary utilities as appropriate. Further details are also set out in
the Infrastructure Delivery Plan.
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Appendix H:
(Please note the format of the suggested changes, shown in this appendix is different to that
which appeared in SS13. Suggested changes are shown as italic text, with deletions shown
as struck through (italics) and new text as underlined (italics).)

POLICY CS33 – HOUSING OPPORTUNITY

The preferred location for a housing opportunity area is to the north of
Thornbury near to the Castle School (as indicated in Figure 13), where
potential exists for approximately up to 500 dwellings to be delivered
within the plan period.
Development will be planned comprehensively in accordance with the
vision, Policy CS32, and high quality urban design principles as set out
in Policy CS1. In addition proposals will need to demonstrate that the
development would not adversely impact upon the historic
environment of Thornbury and its setting. Where adverse impacts
cannot be avoided these impacts should be minimised by the use of
sensitive high quality design and mitigation including appropriate
enhancements to the historic environment of Thornbury and its
setting.
The housing capacity of the area north of Thornbury and near the
Castle School will be confirmed through the satisfactory completion of:
•

An Historical Environment Character Assessment which will
also inform the layout and scale of development to help mitigate
any possible impact on heritage values and assets; and

•

Technical work to demonstrate that development would not
increase the likelihood or severity of flooding either at
Thornbury or further downstream at Oldbury.

Development will be planned comprehensively in accordance with the
vision, Policy CS32, and high quality urban design principles as set out
in Policy CS1. In addition proposals will need to demonstrate that the
development would not adversely impact upon the historic
environment of Thornbury and its setting. Where adverse impacts
cannot be avoided these impacts should be minimised by the use of
sensitive high quality design and mitigation including appropriate
enhancements to the historic environment of Thornbury and its
setting.
The design of the development, informed by extended habitat and
protected species surveys, will incorporate appropriate buffer zones
around features of ecological importance. The design will address the
need for connectivity between the Medieval fishponds and Park Mill
Covert to the west along the stream corridor.
Development will need to address the following:
•

Contributions to education provision where local education
provision is inadequate to meet the needs arising from the
future occupiers. Appropriate provision in scale and kind will
be sought.
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•

Uses which may be required to meet wider community and
Green Infrastructure needs, including a high level of
footpath/bridleway permeability through the development and
into the surrounding countryside.

•

Improved transport links via Park Road from new development
to the town centre to ensure its integration into the existing
community. Any new vehicular access onto Butt Lane/Oldbury
Lane will need to address any other related highway
improvements arising from the development, including
improved pedestrian and cycle routes to and from the town
centre.

•

A range of house types and tenures in accordance with Policies
CS17 and CS18.

This list is not exhaustive and development should also meet other
policies of the Local Development Framework and the provision of
necessary utilities as appropriate. Further details are also set out in
the Infrastructure Delivery Plan.

The production of a Development Brief that will be adopted as a
Supplementary Planning Document will inform the development and
delivery of the site.
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