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Introduction 

1.1 The following Statements have been prepared by Turley Associates on behalf of 
Persimmon Homes and Maximus Developments, who control land to the east of Chipping 
Sodbury. 

1.2 Representations to the Draft Core Strategy (and subsequent proposed changes) were 
previously submitted on behalf of Persimmon Homes and Maximus Developments.  
Turley Associates are now instructed to progress these representations at the 
forthcoming Examination. 

1.3 The following Statements provide our initial comments based on each of the matters 
identified by the Inspector for Examination at the respective sessions:   

• Matter 1: Legal Compliance/Procedural Matters 

• Matter 2: Justification – the Evidence Base 

• Matter 3: Spatial Portrait, Issues, Vision & Objectives 

• Matter 4: Sustainability Appraisal 

• Matter 5: Regional Strategy 

• Matter 6: Green Belt 

• Matter 7: Spatial Strategy, Location of Development 

• Matter 8: Provision and Distribution of Housing (see separate joint response 
submitted by Barton Willmore) 

• Matter 12: Gypsy and Traveller Provision (see separate response submitted by 
Turley Associates) 

• Matter 16: Infrastructure and Developer Contributions 

• Matter 17: Green and community Infrastructure and Cultural Activities, Sport 
and Recreation 

• Matter 18: Renewables 

• Matter 19: Design 

• Matter 20: Density/Diversity 

• Matter 21: Yate and Chipping Sodbury 

1.4 These representations will be elaborated further at the relevant Examination sessions.   
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Matter 21: Yate and Chipping Sodbury 

Question 1:  How likely is it that the range of measures in Policy CS30 
will address the deficiencies in the Yate/Chipping Sodbury area 
identified by the Council? 

1.5 The measures set out in Policy CS30 would go some way to addressing the 
deficiencies set out in Paragraph 14.2 of the Core Strategy (Incorporating Post-
Submission Changes).  To fully address the deficiencies, the policy should be 
amended to provide for a further, smaller scale, strategic allocation to the east of 
Chipping Sodbury.  Development in this location would help to deliver the 
measures already identified, but also bring wider benefits.  

1.6 A mixed use development to the east of Chipping Sodbury would make many of 
the measures identified in Policy CS30 more deliverable, to the benefit of both 
Yate and Chipping Sodbury.  It would add to the range of market and affordable 
family housing available in the town, thereby meeting the needs of existing 
households and helping to attract new families to the town.  This would help to 
deliver a more balanced population profile.  Development to the east of Chipping 
Sodbury would also help support existing and proposed employment opportunities, 
deliver strategic transport infrastructure improvements and address deficiencies in 
public open space and allotments.    

1.7 Importantly, it would also address specific deficiencies relating to Chipping 
Sodbury – many of which could not be effectively addressed by a single mixed use 
neighbourhood to the north of Yate (given its location).  Given its close proximity to 
the centre of Chipping Sodbury, a strategic mixed use allocation to the east of the 
settlement would be well placed to support, and enhance, the range of services 
currently available in the town.  The proposed allocation to the east of Chipping 
Sodbury would also be well related to other proposals identified in Policy CS30, 
such as the Barnhill Quarry development.  The development would also help to 
deliver improvements to public transport and pedestrian and cycle networks in 
Chipping Sodbury, which would otherwise not be realised.    

1.8 Overall, provision for an additional strategic allocation to the east of Chipping 
Sodbury would provide a more balanced strategy for Yate and Chipping Sodbury.  
This strategy would reflect the distinctive character and separate role of Chipping 
Sodbury from Yate, thereby ensuring that it is better placed to address the 
deficiencies affecting both towns.  This is identified in Paragraph 14.3 of the Core 
Strategy as a role future growth “must address”, but as currently worded Policy 
CS30 fails to do so.     
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Question 2:  Is the Council’s strategy for development to the north of 
Yate the most appropriate one? 

1.9 We do not object to the overall principle of development to the north of Yate.  It is, 
however, not the most appropriate strategy to focus development in Yate and 
Chipping Sodbury on a single strategic new neighbourhood – both in terms of the 
future growth of the two settlements, but also the district as a whole.  This is 
particularly pertinent when considered in the context of the Council’s wider 
strategy, which fails to provide sufficient housing growth over the plan period, or 
adequately assess the contribution of strategic non-Green Belt sites.    

1.10 A more appropriate strategy for Yate and Chipping Sodbury, and equally the wider 
Core Strategy, would be to bring forward development to the north of Yate, 
together with a smaller scale strategic mixed use allocation to the east of Chipping 
Sodbury (including up to 700 new dwellings).  This would ensure that the Council 
plans positively for the required levels of growth over the plan period, and delivers 
the step change in housing provision.  This strategy would also ensure that 
adequate choice of new housing, and supporting services, facilities and 
infrastructure are provided.  As established above, a strategic allocation to the east 
of Chipping Sodbury would provide new and improved services, facilities and 
infrastructure in Chipping Sodbury, rather than just Yate.  This would assist in 
enhancing the distinctive character and separate role of Chipping Sodbury from 
Yate.   

1.11 The character of the proposed new neighbourhood to the north of Yate is also 
different to that being promoted by our clients to the east of Chipping Sodbury.  
Development to the north of Yate is proposed to be delivered at an average density 
of 45 dwellings per hectare, whereas a new neighbourhood to the east of Chipping 
Sodbury would deliver 37 dwellings per hectare.  A strategy providing for 
development at both locations would therefore help to support the delivery of mixed 
communities as per the requirements of Policy CS17.   

1.12 A strategy including development to the north of Yate, and a smaller strategic 
allocation to the east of Chipping Sodbury, would also be more flexible and 
responsive.  This is addressed in more detail in response to Question 5 of this 
matter.   
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Question 3:  Is the scale of development envisaged likely to meet local 
needs or will it encourage more commuting to other centres? 

1.13 Delivering a more balanced strategy, which provides for development to the north 
of Yate and to the east of Chipping Sodbury, is more likely to address local needs 
and reduce commuting to other centres.  Development at this scale would provide 
a greater critical mass, capable of delivering a wider range of new employment 
opportunities, facilities, services and infrastructure improvements.  This critical 
mass would also ensure that existing services and facilities are better supported.  
This would result in increased self-containment for both Yate and Chipping 
Sodbury. 

1.14 Development at the scale currently proposed, a single strategic new 
neighbourhood to the north of Yate, would not meet certain local needs in Chipping 
Sodbury.  These would be better addressed by providing for growth at both Yate 
and Chipping Sodbury.  Development to the east of Chipping Sodbury is capable of 
bringing forward specific benefits that would for existing, as well as new residents, 
in Chipping Sodbury (such as a new primary school, community hub, public open 
space, allotments and localised foot and cycleway improvements).        

1.15 The character of the proposed development to the north of Yate is different to that 
being promoted by our clients to the east of Chipping Sodbury.  Development to 
the north of Yate is proposed to deliver an average of 45 dwellings per hectare, 
whilst development to the east of Chipping Sodbury would deliver 37 dwellings per 
hectare.  By providing development at both locations it would bring forward a more 
balanced range and mix of housing types and tenures.  This would address local 
housing needs and demand, recognising that both Yate and Chipping Sodbury 
have a separate identify and operate within different housing markets.   

1.16 As currently drafted, the Core Strategy continues to under provide for the district’s 
housing need over the plan period, and subsequently local housing needs.  As a 
result, the Council’s strategy will lead to greater out commuting problems.  It is 
essential that the Core Strategy provides for development that actually meets 
housing needs where they arise, including Chipping Sodbury.     

1.17 As stated above, providing for development to the north of Yate and to the east of 
Chipping Sodbury would provide a greater critical mass and a more flexible and 
responsive housing market.  This will result in a wider range of developer 
contributions towards strategic transport infrastructure improvements.  Delivering 
public transport improvements, and associated improvements to the foot and 
cycleway network in both Yate and Chipping Sodbury will increase the opportunity 
for any commuting that does occur to by modes of transport other than the car.   
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Question 4:  Do alternative sites in the Yate/Chipping Sodbury area 
have discernable advantages over the Council’s preferred location 
and, if so, what are these? 

1.18 As stated above, our clients believe that an additional, rather than alternative site, 
is required at Yate and Chipping Sodbury.  There are clear advantages to bringing 
forward development both to the north of Yate and also to the east of Chipping 
Sodbury.  This would represent a more appropriate and sustainable strategy for 
Yate and Chipping Sodbury, and the district as a whole.  This applies whether 
planning for the level of growth currently set out in the Core Strategy (ahead of 
proposed strategic Green Belt releases), or if Policy CS15 is amended to make 
provision for the level of housing actually required over the plan period.    

1.19 The RSS Panel Report identified Yate and Chipping Sodbury (including our clients 
site) as being capable of accommodating an urban extension of circa 5,000 new 
dwellings.  This was considered by the Council at the Issues and Options stage 
(April, 2008), with two options for development put forward, namely: 

• 5,000 new dwellings to the edge of Yate and Chipping Sodbury (to meet 
the RSS Panel Report requirement); and 

• 2,500 new dwellings to the north of Yate.    

1.20 The Council rejected the scale of development recommended by the RSS Panel 
Report at Yate and Chipping Sodbury (and across the wider district).  As a result of 
the Council’s wider strategy, subsequent stages of the Core Strategy process have 
only considered development to the east of Chipping Sodbury (and other locations 
around Chipping Sodbury and Yate) as an alternative to, rather than in addition to, 
that proposed to the north of Yate.  The Core Strategy has also failed to consider 
the potential for delivering growth at Yate and Chipping Sodbury through smaller 
scale strategic developments, which could be accommodated in separate, distinct 
developments in each town.  This is evident in the limited appraisals undertaken as 
part of the Council’s supporting documents (e.g. the Sustainability Appraisal Report 
and Strategic Green Belt Assessment).   

1.21 Development to the east of Chipping Sodbury should have been brought forward 
again when the Council increased the level of housing provision at the Core 
Strategy (Incorporating Post-Submission Changes) stage.  The Council, however, 
chose to release a further strategic Green Belt site, rather than progress a 
sustainable non-Green Belt allocation to the east of Chipping Sodbury.  This 
decision was based on a flawed Strategic Green Belt Review, which justified the 
release of Green Belt land on the basis that it would help to meet future housing 

5 



ID No: 4012993   

24 May 2012 

need.  The Council should, however, have first sought to meet this need at 
sustainable strategic non-Green Belt sites (such as land to the east of Chipping 
Sodbury) to limit the impact on the Green Belt.     

1.22 As per the recommendations of the RSS Panel Report, and the supporting 
information submitted by our clients through the Core Strategy process, land to the 
east of Chipping Sodbury represents a sustainable and suitable location for a 
residential led mixed use development.  The site is capable of delivering up to 700 
dwellings on a phased basis, together with a primary school, public open space, 
allotments, local centre (comprising a range of community uses) and infrastructure 
improvements.  This would represent a deliverable scheme that would have 
discernable benefits for the future growth of Yate and Chipping Sodbury.   

1.23 The promotional document submitted by our clients at the Pre-Submission Draft 
stage (and the technical work that informed it) demonstrates that the site is both 
suitable and sustainable.  It also demonstrates that those concerns raised in the 
Sustainability Appraisal Report are capable of being addressed through a well 
planned scheme and appropriate mitigation.  This is effectively recognised in the 
Sustainability Appraisal Report’s own assessment of the site.     

1.24 Our clients also strongly disagree with the specific “sustainability reasons” given on 
Page 30 of the Report for dismissing development to the east of Chipping Sodbury.  
These include concluding that development in this location 

cannot be visually contained without significantly changing the nature 
and character of the landscape of the area and of the tranquillity and 
setting of the AONB.   

1.25 The Landscape Assessment undertaken on behalf of our clients concludes that the 
proposed urban extension can be developed without any significant adverse 
impact on the Cotswold AONB, having regard to topography, physical features and 
the proposed structural landscaping at the site.  It was also concluded that 
development to the east of Chipping Sodbury would help to provide a strategic 
landscape edge, without prejudice to the ancient commons and AONB.  
Development would be visually contained by the strategic landscape area.  

1.26 An updated community facilities and services audit was also undertaken in April 
2012 (See Appendix 1), reinforcing the points made in the earlier promotional 
document.  This considered the sites proximity to education, health, retail, service, 
food and drink, sport and recreation and community facilities.  It also considered 
the capacity of local schools.   
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1.27 The research demonstrates that the site is well located to the existing town centre 
and a range of facilities.  It is also clear that the proposed development would 
actually improve the current situation by introducing new facilities and services that 
would address existing deficiencies in Chipping Sodbury.  In terms of education, 
the site is located within close proximity to a primary school (St John’s Mead), 
which has a surplus capacity of 49 places estimated in 2014.  This position will be 
improved further by the provision of an additional primary school as part of the 
development to the east of Chipping Sodbury.  The site is also located within 2km 
of a secondary school (Chipping Sodbury), which is estimated to have a significant 
surplus capacity in 2014 (410 places).   

1.28 The site would bring clear benefits to Chipping Sodbury that would not be delivered 
if the Core Strategy only brought forward development to the north of Yate (due to 
location and scale of development).  Land to the east of Chipping Sodbury is also 
of a different scale and nature to the strategic new neighbourhood proposed to the 
north of Yate.  This provides clear benefits to the housing market in Yate and 
Chipping Sodbury.  By following a strategy that brought forward development to the 
north of Yate and to the east of Chipping Sodbury it would also increase the 
chance of delivery of the plan period, by dispersing growth between two separate 
sites.  Land to the east of Chipping Sodbury is of a scale that would not be subject 
to onerous infrastructure requirements that would need a significant lead in period.  
The site is also capable of being developed on a phased basis and could therefore 
contribute to the housing requirement early in the plan period.    

1.29 The Council’s has recently published the Review of Strategic Transport Case (May, 
2012) (RD41) as part of their evidence base.  This document includes an 
assessment of the transport case for development to the north of Yate.  The 
document also assesses alternative sites put forward for development in 
Yate/Chipping Sodbury (based on the Council’s Sustainability Appraisal).  Each 
site was assessed against the following criteria: 

• Whether it is possible to enable people to access jobs and services 
easily, safely and affordably;  

• Whether it is feasible to improve connectivity and accessibility to the site 
by sustainable modes;  

• Whether it is feasible to provide high quality links and wayfinding for 
walking and cycling;  

• Whether it is feasible to provide high quality direct public transport links to 
key destinations; and  
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• Whether it is possible to mitigate the wider impacts of additional traffic on 
key traffic routes.  

1.30 Each criteria was assessed on the basis of a positive (the location performs well 
against the criterion), negative (the location performs badly against the criterion), or 
neutral (where the location is judged to perform neither positively or negatively 
against the criterion) impact.  The Review concluded that development to the east 
of Chipping Sodbury would have no negative impacts against the criteria set out.  
The proposed development was also judged to have a positive impact in terms of 
whether it is possible to mitigate the wider impacts of additional traffic on key traffic 
routes.  All other impacts were judged to be neutral.  Aside from development to 
the north of Yate, our clients site was judged to be by far the best performing of the 
‘alternative’ sites considered.  Paragraph 4.7 of the Review also concludes that 
land to the east of Chipping Sodbury could facilitate easy walking and cycling to 
Chipping Sodbury town centre and existing bus services could be extended into 
the site. 

1.31 We therefore believe that Policy CS15 and CS30 should be amended to provide 
for development to the north of Yate and to the east of Chipping Sodbury. This 
development combined would bring forward circa 3,700 dwellings over the plan 
period.  This scale of development would be deliverable and appropriate to the 
roles of Yate and Chipping Sodbury.   

Question 5:  Is there sufficient flexibility in the proposals to cope with 
changing circumstances? 

1.32 The current proposals do not provide sufficient flexibility to cope with changing 
circumstances.  The Core Strategy provides for a single strategic new 
neighbourhood to the north of Yate, the bulk of which is due to come forward post 
2021/22 (2,190 dwellings).  The Core Strategy recognises that development to the 
north of Yate is “contingent on the delivery of major new strategic infrastructure”.  It 
is therefore preferable to also plan for a smaller strategic development to the east 
of Chipping Sodbury (up to 700 new dwellings), which is not reliant on onerous 
infrastructure and long phasing requirements.   

1.33 This would also allow for greater flexibility in the housing market, both in terms of 
delivery and choice. This would reduce the risk of non-delivery, aside from 
delivering growth that meets the needs of both the Yate and Chipping Sodbury 
housing markets.   
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Question 6:  Is the Council’s approach to employment provision in 
Yate/Chipping Sodbury sound? 

1.34 The Council’s approach would be strengthened by bringing forward a mixed use, 
residential led development in Chipping Sodbury as well as to the north of Yate.  
This strategy would support a more balanced approach to employment provision 
across the two settlements.  The development of the site itself will provide direct 
and indirect construction jobs, together with employment opportunities within the 
employment area, primary school and the mixed use community hub.    
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APPENDIX 1 



Chipping Sodbury 

Education 

LEA operated primary and secondary schools located within 3km of the assessment site 

 

School Capacity 
Number 
on Roll 
2009 

Projections 2014 
Surplus 2010 2011 2012 2013 2014 

Primary 

Raysfield Infants 160 169 175 183 195 203 206 -46 

Rayfield Juniors 240 225 225 228 227 238 252 -12 

St John’s Mead 315 290 279 270 269 268 266 49 

St Pauls Roman 
Catholic Primary 210 191 196 206 213 220 227 -15 

Broadway County 
Infants 180 168 166 172 180 179 185 -5 

Ridge Junior School 240 231 231 224 224 227 231 9 

St Mary’s CE VA 
Primary School 300 311 308 310 317 317 321 -21 

Secondary 

Chipping Sodbury 1120 936 891 843 798 742 710 410 

Ridings Yate 
International 
Academy 

1086 593 592 577 563 546 536 550 

 

Health 

 

Facility/Service Number within 3km radius Nearest facility Distance (km) 

Hospital 1 Minor Injuries  Unit Yate 2.7 

Doctors Surgery 3 Kennedy Way Surgery 2.7 

Dentist 4 Phoenix Dental 1.2 

Pharmacies 6 Lloyds Pharmacy 1.2 

 

 



Retail and Leisure 

 

Facility/Service Number within 3km radius Nearest facility Distance (km) 

Corner Shop 2 Spar 1.3 

Supermarket 3 Tesco Extra 2.6 

Petrol Station 1 Total  2.4 

Newsagents 2 Martins 1.2 

Public House 5 The Boot 0.8 

Restaurant 7 Siam Thai/ 
Giardino/Sultan 

1.1 

Cafe 5 The Coffee Bean 1.2 

 

Community Facilities 

 

Facility/Service Number within 3km radius Nearest facility Distance (km) 

Police Station 1 Chipping Sodbury Police 
Station 

1.2 

Post Office 1 Chipping Sodbury           
Post Office 

1 

Library 2 Chipping Sodbury 
Library 

1.4 

Place of Worship 6 St Lawrence RC Church 1.2 

Community 
Centre (including 
youth clubs) 

3 Chipping Sodbury Youth 
Centre  

1.3 

 

 

 

 

 



Open Space, Sport and Recreation 

 

Facility/Service Number within 3km radius Nearest facility Distance (km) 

Leisure Centre 2 Chipping Sodbury 
School 

1.5 

Gym 2 Peak Physique 2.1 

Sports Club 5 Chipping Sodbury 
Cricket Club 

1.3 

Public Open 
Space 

3 Lilliput Park 1.8 

Public 
Playground 

1 Lilliput Park 1.8 

Playing Pitches 6 Chipping Sodbury 
Football Club 

1.3 
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