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Matter 27 – Thornbury  
Q1  Concerns have been raised regarding both the consultation process and 

the sustainability appraisal. What evidence is there to show the Council 
has failed to comply with the either legislative or regulatory requirements 
in connection with these processes? 

Council response – There is no evidence to show that the Council has failed to comply with 
legislative and regulatory requirements in connection with the consultation or sustainability 
appraisal processes. 

Sustainability Appraisal (see also the Council’s response to Matter 4, Questions 1 
and 2) 

1.1 SA/SEA is an iterative process used to assess options and to inform the production of 
plans and policies. The Core Strategy Sustainability Appraisal Reports were written as 
an integral part of the Core Strategy document and updated in light of representations 
received at each stage of the regulatory consultation process.  The SA has therefore 
been produced and consulted upon in compliance with the Environmental Assessment 
of Plans and Programmes Regulations 2004 (the SEA Regulations).   

1.2 Paragraphs 4.32a to 4.44e and Appendices 10 and 11 of the December 2011 SA 
Report (Examination Library ref: PS3) describe the Council’s process for appraising  
Thornbury as a suitable location for housing and evaluating a number of potential sites 
for housing within the town, resulting in the choice of Park Farm as the Council’s 
preferred site.  This meets the requirement under Regulation 12(2) of the SEA 
Regulations to assess reasonable alternatives.   

1.3 Regulation 12(3) of the SEA Regulations states (inter alia) that the level of detail in the 
SA report should be commensurate with the content and level of detail of the plan that 
it assesses.  The SA report objectively assesses the strategic social, environmental 
and economic effects of different development options for meeting the needs of 
Thornbury.  It is based on up to date robust information and identifies any likely 
significant effects of proposed development to be avoided or mitigated. The evidence 
and conclusions of the SA report are fair and balanced and in proportion to the Core 
Strategy level of plan making.   

1.4 The SA Report broadly supports the choice of Park Farm made by the Council as its 
preferred location for development in Thornbury.  The Council respectfully suggests 
that objections made to the SA Report do not demonstrate any failure to comply with 
legislative or regulatory requirements.  

Meeting of Statutory Consultation Requirements (see also the Council’s response 
to Matter 1, Question1) 

1.5 The Regulation 30(1) (d) and (e) Statements (Examination Library refs: SD11 and 
SD12) demonstrate that the Council has exceeded statutory requirements for 
community engagement in producing the Core Strategy.  Appendix A to this paper 
summarises the consultation and engagement undertaken by the Council in relation to 
Thornbury during the production of the Core Strategy. 

1.6 The Council has complied with its Statement of Community Involvement (SCI) 
(Examination Library ref: EB3).  The SCI does not set specific requirements for 
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consultation and engagement beyond those that are statutory.  It provides a portfolio of 
methods and approaches that can be drawn upon and allows for information to be 
disseminated by community networks.  This approach is made explicit in paragraphs 
2.11, 3.7, 3.32, 3.33, 5.5, 5.7, 5.13 and 5.14 of the SCI.   

 

Q2  A number of respondents say the Council’s aim to retain and improve 
services, facilities and employment in Thornbury is not supported by the 
evidence. What information has the Council relied upon in reaching its 
conclusions on the need for and the scale of development appropriate for 
the town? 

Council response – The Council has drawn on a range of information in planning for 
Thornbury, including Census data, school place projections, town centre and retailing 
studies, the results of community engagement, dialogue with community representatives and 
national planning policy. 

Need for residential development 

2.1 The Ministerial Forward of the National Planning Policy Framework (NPPF) confirms 
the Government’s growth agenda, stating that the country’s aging population must be 
housed and that the economy must be supported in a sustainable way.  This is 
supported by paragraph 182 of the NPPF which requires local plans to be evidence led 
and produced positively.  The evidence used to inform the production of Core Strategy 
clearly confirms that Thornbury is a sustainable location for the provision of some 
sensitively planned and appropriately located development in order to sustain the 
needs of the local community and to support the local economy and key services and 
facilities within the town.   

2.2 The last major greenfield housing development in the town was completed in 1997.  
The South Gloucestershire Local Plan (SGLP) (adopted 2006) made no housing 
allocations for Thornbury outside its settlement boundary.  While the limiting of further 
housing development formed the basis of the SGLP, changes in social, economic and 
environmental circumstances have required a new approach.   

2.3 Paragraphs 4.32c to 4.32m of the December 2011 SA Report summarise changes in 
relation to population and household structure, primary school places and town centre 
shop vacancy rates.  The information used to support those summaries is taken from 
Census data, Council primary school projections and Council Town Centre and 
Retailing Studies (Examination Library ref; EB35) respectively. 

2.4 Some of the issues summarised are based on national trends, however these effects 
are being felt acutely in Thornbury.  For example there is a significantly higher number 
of 45-64 year olds in Thornbury than the South Gloucestershire and national averages 
(2001 Census data) (see table following 4.32f in the SA Report and the South 
Gloucestershire Census Profile - Examination Library ref: RD49).  

2.5 Since 1997, Thornbury’s town centre has experienced increased competition from out 
of centre shops and services such as The Mall.  In recognition of this, the Thornbury 
Town Centre Strategy (Examination Library ref: RD38) launched in 2009 seeks to 
increase the town centre’s vibrancy by encouraging food and drink establishments, 
niche and local retailing. 
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2.6 Paragraphs 4.32q to 4.32w of the SA Report set out how the proposed new residential 
development will counterbalance the issues Thornbury is facing.  The Vision and 
Spatial Strategy for Thornbury plans for a modest increase in local housing stock and 
population to help support the aspirations of the Town Centre Strategy, to help 
overcome local demographic challenges of an ageing population and a rise in surplus 
primary school places and to provide a mix of housing to support the needs of first time 
buyers, families and older people.   

2.7 The argument in favour of additional homes is further supported by the West of 
England 2009 Strategic Housing Market Assessment (SHMA) (Examination Library 
refs: EB14 and EB15).  The SHMA shows that all urban/market town areas of South 
Gloucestershire are in need of additional affordable housing. 

Appropriate scale of development 

2.8 Thornbury is an attractive historic market town with a strong sense of community and a 
distinct sense of identity that is relatively small in scale.  In recent years, the 
maintenance of the settlement boundary in favour of brownfield development and infill 
has helped to conserve and strengthen this character.  However, there is now a 
sensitive balance to be achieved, to provide enough housing to support local needs 
over the plan period, that is related in scale and kind to the town, in a location that is 
sustainable and well integrated with the existing community and built form.  

2.9 The scale of development proposed at Park Farm is proportionate to the size of the 
town, forming an approximate 10% addition to the existing housing stock.  Paragraph 
4.32s of the December 2011 SA Report (Examination Library ref: PS3) outlines that a 
development of 500 dwellings will generate in the order of 180 primary school age 
pupils. This level of development, together with natural churn in the housing market 
and small scale infill development, will significantly help to fill primary school surpluses 
which are otherwise predicted to remain high.   

2.10 The proposed quantum of development will help support the town centre by 
encouraging further retail expenditure and the patronage of community facilities.  It will 
help to stimulate turnover in the local housing market by the provision of new family 
housing and a greater range and choice of housing for people wanting to move to and 
within the town.  The scale proposed is not so great that it will fundamentally alter the 
overall scale or character of the town. 

 

Q3  In relation to proposals for development at Park Farm a number of 
potential constraints have been identified. These include heritage and 
archaeological assets, wildlife and agricultural land quality as well as 
concerns with flooding, the loss of open space and access issues. How 
far have these factors been taken into account in identifying this location 
as the Council’s preferred choice? 

Council response – The Council has taken all known issues and constraints fully into account 
in arriving at Park Farm as its preferred location for development. 

3.1 The December 2011 Sustainability Appraisal Report (Examination Library ref: PS3) 
provides a clear audit trail of what constraints and assets have been considered in 
support of the Core Strategy policies for Thornbury.  It also demonstrates what 



information was used in judging the ‘planning balance’ in deciding on Park Farm as the 
preferred site for housing development in Thornbury.   

3.2 The Sustainability Appraisal framework set out in Appendix 2 of the SA Report 
contains comprehensive objectives relating to social, economic and environmental 
matters.  This demonstrates that the Council has taken a thorough and consistent 
approach to identifying assets, constraints and potential mitigation when assessing all 
options for development.  

3.3 Information displayed and discussed at the October 2009 Thornbury Stakeholder 
Workshop and Public Exhibition identified potential constraints, assets and mitigation 
for 6 broad areas for development, including Park Farm.  The Consultation Report is 
available in Appendix 4 of the Regulation 30(1)(d) Statement (Examination Library 
reference SD11/4).  The outcomes of this engagement were used to inform the 
Sustainability Appraisal process.   

3.4 The Council undertook a two stage appraisal process as part of the consideration of 
options for development. This was informed by the 2008 Issues and Options 
consultation, the outcomes of the 2009 stakeholder workshop and public consultation.   

3.5 In order to comprehensively assess the potential for development beyond the town’s 
current settlement boundary, its ‘clockface’ was divided into 6 broad areas separated 
by distinguishing features such as roads or the Conservation Area boundary.  The 
areas (A to F) appraised in Stage 1 are shown in Figure 1 below. Broad areas C, E 
and Fb were not taken forward to the second stage of appraisal as they were found to 
be unsustainable.  The reasons for this are set out at paragraph 4.39 of the December 
2011 SA Report. 

 

Figure 1: Broad areas of search (Stage 1) 
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3.6 At the second stage of the appraisal, the development potential of Areas A, B and Fa 
were further appraised by the identification of six potential options for development 
(Options 1 to 6 shown in Figure 2 below) which were refined from within Areas A, B 
and Fa. Options 1 to 6 were indicative areas of land which were considered to be 
potentially available for development. 

 

 

Figure 2: Development Options (Stage 2) 

 

3.7 All relevant constraints, assets and potential mitigation for each broad area A-F and 
each Option 1-6 were identified and the findings given at Paragraphs 4.32x to 4.44e 
and in Appendix 10 and 11 of the SA Report. The details of the assessment work 
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undertaken for each area demonstrate that all relevant matters were fully taken into 
consideration in the appraisal.   

3.8 The information below summarises the findings of paragraphs 4.41a to 4.44e and 
Appendices 10 and 11 of the December 2011 SA Report and explains how these 
matters have been taken into account in the choice of Park Farm and in the dismissal 
of alternatives.   

Historic Environment 

3.9 The SA Report identifies the presence of heritage assets around Thornbury. This 
information was taken from the Historic Environment Record (HER), which includes 
nationally designated and locally important assets.  Appendices 10 and 11 of the SA 
report shows that all alternative locations around Thornbury have a relationship with 
the historic environment given their proximity to the Conservation Area, potential 
archaeology, and/or listed buildings.  The SA Report notes the proximity of Park Farm 
to heritage assets and states in Appendix 11 that any development at that location 
would need to be undertaken sensitively. 

3.10 The heritage assets adjacent to (but not within) the Park Farm site include the 
mediaeval fishponds, Conservation Area and Grade 1 & 2 Listed Buildings. It should 
be noted the mediaeval fishponds were identified as important at the time of identifying 
Park Farm as the Council’s preferred location, although their designation as a 
Scheduled Ancient Monument came in August 2011. The existing Park Farm 
residential development (at Parkland Way) and the proposed housing area both lie 
within a deer park. It should be noted that English Heritage has assessed and 
dismissed the potential for the deer park to be registered as a Park or Garden of 
national interest.  

3.11 An officer document entitled ‘Assessment of the cultural heritage issues relating to 
potential growth areas around Thornbury’ (Examination Library reference SG13) 
assisted the assessment. However the Council’s view is that, despite the claims made 
by others, this document does not add significantly to the heritage information 
contained in the HER and taken into account by the Council in the SA process. 

3.12 The participants of the October 2009 stakeholder workshop considered the potential 
impact of development at Park Farm on the Conservation Area and other heritage 
assets and indicated the need for evidence that development would not harm these 
assets (see paragraph 4.44b of the SA Report). Having reviewed the available 
evidence the Council was satisfied that heritage assets would not be significantly 
harmed by development at Park Farm and that any impacts could be overcome 
through mitigation and sensitive design.  Notwithstanding this a clause was included in 
Policy CS33 which requires the final capacity of the site to be determined through 
further technical work on heritage significance and the use of this information to 
secure careful and sensitive design.  Given the historic assets found throughout 
Thornbury this same approach would have been used for any other site. 

3.13 Since the Core Strategy was submitted in March 2011, further technical work 
undertaken by the developer in support of the outline application has provided further 
understanding of the potential impact of development on all the heritage assets and 
appropriate mitigation.  The Council has aimed to ensure that the presence of heritage 
assets provides an opportunity for the development to make a positive contribution to 
local character and distinctiveness.  
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3.14 In summary, other than Morton Way South, all options have a relationship with the 
historic environment.  The SA work demonstrates that full account has been taken of 
the potential impact of development in all areas on the historic environment. There is 
also robust evidence to support the Council’s position that the impact of development 
on the adjacent heritage assets at Park Farm is not harmful and that any impacts can 
be mitigated. 

Ecology 

3.15 Information contained in the SA Report at paragraph 4.38 onwards in relation to 
ecology shows that there are ecological features of importance around Thornbury, 
including two Sites of Nature Conservation Interest to the east of Morton Way.  
However there are no significant ecological designations within or adjacent to Park 
Farm.  

3.16 There is local ecological interest at Park Farm found in the hedgerows which cross and 
border the site and stream corridor in a linear formation, which link the mediaeval 
fishponds to open countryside to the west. There is also a badger sett to the north of 
the proposed site. These ecological assets are capable of being incorporated into the 
landscape framework and ecological network of the proposed development, in a way 
that conserves and enhances their biodiversity value.  This is not the case for other 
alternative locations, particularly to the East of Morton Way. 

3.17 The SA Report demonstrates that areas of ecological value present around Thornbury 
make other options less favourable for development.  There are two Sites of Nature 
Conservation Interest (ancient woodland; Crossways Wood and Cleve Wood as shown 
in Figure 13 of the Core Strategy) and a strong network of hedgerows east of Morton 
Way which are of significant biodiversity habitat value.  The SNCIs border Morton Way 
South (Option 3) on its northern and eastern edges. 

3.18 Development at Morton Way South would sever and significantly disrupt wildlife 
network links between the two SNCIs, as well as harming the SNCIs themselves.  The 
NPPF (paragraph 118) specifies that development resulting in the deterioration of 
ancient woodland should not be permitted.  The segregation of the two SNCIs would 
cause deterioration in the quality of habitat and cross movements between these 
protected areas.   

3.19 Development to the east of Morton Way (Options 1, 2 and 3) would impact on the 
hedgerow network that is present there.  Hedgerow networks are of greater value than 
linear hedgerow formations, given the greater dispersal options they afford for 
biodiversity movement.  Hedgerow formations in the proposed Park Farm site are 
linear. 

3.20 In summary, the ecological value of land east of Morton Way, and especially Morton 
Way South, weighs against that area being suitable for development.  The impacts of 
development on its ecological value, (particularly that associated with the areas of 
ancient woodland and the hedgerow network), are less likely to be capable of 
satisfactory mitigation.  The more limited ecological characteristics of Park Farm weigh 
in favour of it when compared to other options, as set out above. 



 8

Flooding 

3.21 The SFRA Level 1 Report (Examination Library ref: EB29) showed no flood zones 2 or 
3 for Thornbury.  This, alongside locally reported flooding and drainage incidents and 
officer knowledge of flooding scenarios in the town, were initially used to inform the 
SA.  Local and expert knowledge identified potential flooding and drainage issues all 
around the town, with Area C to the south particularly affected.  This was confirmed in 
the Environment Agency’s (EA) (respondent ID 805601) response to the December 
2010 Core Strategy.   

3.22 The Environment Agency, in their representations to the December 2010 Core 
Strategy, state that any development around Thornbury would impact on local 
hydrology. Representations submitted to the Core Strategy from residents living near 
to Morton Way describe previous flooding events and drainage problems in that area. 
It is highly likely that any development around Thornbury would require significant 
mitigation work.  Development at Morton Way would require mitigation work to remedy 
increases in run-off to existing neighbouring residential areas, given that it sits on 
rising land. 

3.23 The lack of identified flood risk zones in the SFRA1 and the locally reported incidents 
of flooding gave rise to the clause in Policy CS33 which requires the final capacity of 
the Park Farm site to be determined through further technical work on flood risk 
assessment. The same approach would have been taken on any potential areas for 
development around Thornbury, given the local hydrology issues. 

3.24 The developer of Park Farm undertook a site specific Flood Risk Assessment (FRA) in 
accordance with emerging Policy CS33 and submitted this technical evidence as part 
of their outline planning application to both the Council and the EA for evaluation in 
May 2011. This detailed information identified flood risk zones 3a and 3b within part of 
the Housing Opportunity Area adjacent to the stream corridor, with the majority of the 
site being in flood zone 1.   

3.25 In order to assess the impact of this information on the deliverability of the site, a 
capacity study was done by the Council, in which vulnerable development was 
directed to the Flood Zone 1 areas. The outcome demonstrated there is capacity to 
accommodate the proposed housing numbers in Flood Zone 1 areas. In addition, the 
Council undertook an exception test and wrote to the EA to confirm that vulnerable 
development was located in areas of low probability of flood risk. Finally the site 
specific FRA demonstrates no harmful impact downstream resulting from the 
development.  

3.26 The information in the site specific FRA was used to support the Council’s SFRA Level 
2 report. The EA has assessed the SFRA 2 Report and the site FRA for Park Farm 
and withdrawn its objection to both the Core Strategy and to the submitted Outline 
Planning Application.  The Flooding Topic Paper (Examination Library ref: SG6) 
explains the Council’s approach to sequential testing in respect of the Core Strategy. 

3.27 The December 2011 SA Report used the strategic and site specific flood risk 
assessments to consider the implications of the presence of Flood Zones within the 
site at Park Farm and its potential impact on the proposed Housing Opportunity Area. 
The risk of finding similar issues at other sites where less detailed studies are available 
was also considered. The re-assesment concluded that, whilst flood risk existed at 
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Park Farm, the proposed development can be accommodated in Flood Zone 1 and 
this was not a bar to the delivery of housing.   

3.28 Notwithstanding that development at Park Farm will take place in Zone 1, the presence 
of the flood zone is positive as it affords the opportunity to masterplan for a significant 
area of open space at the heart of the development.  This will maintain the visual and 
ecological linkages between the Mediaeval Fishponds and the open countryside to the 
north west of Thornbury. This open space will improve access in the north west of 
Thornbury to informal recreation, sports and allotments for both new and existing 
residents.  

3.29 The SFRA Level 2 Report shows areas of flood risk all around the town, including near 
to Morton Way, however there is no detailed assessment of site specific flood risk for 
any other alternative location to compare with that prepared for Park Farm.  There is 
potential for downstream impacts resulting from development at Morton Way and 
without a site specific FRA there is uncertainty regarding flooding and drainage 
impacts there or at any other location around Thornbury which is of concern.  

3.30 In summary, the flood risk identified at Park Farm in the Council’s SFRA Level 2 
Report has been tested through technical work conducted by the developer.  The 
findings conclude that development of the Housing Opportunity Area can be 
accommodated in Zone 1 with no increase of flood risk to existing residents.  This has 
culminated in the Environment Agency’s withdrawal of its objection to the Core 
Strategy and the outline planning application.  The development of Park Farm is 
therefore capable of being delivered without risk of flooding. Given that the 
Environment Agency has confirmed that any development around Thornbury would 
impact on local hydrology and the lack of more detailed assessment on other sites to 
specifically compare to Park Farm, the Housing Opportunity Area therefore performs 
comparably with alternative locations in respect of flooding. 

Landscape & Town Character 

3.31 Park Farm sits in a contained, low lying landscape, with limited longer views of the site. 
Impacts on more local views are capable of mitigation through the landscape 
framework proposed for the site.  Park Farm is separated from the Conservation Area 
by mature vegetation which limits the visual impacts of development on it.  The 
impacts on the historic landscape (including the Deer Park) have been assessed in the 
heritage reports submitted by the developer and these are minimal.  There are two 
groups of trees protected by Tree Preservation Orders, which can be incorporated into 
the landscape framework for the site. There are no major areas of woodland or tree 
belts within the site. 

3.32 This is in sharp contrast to development to the south of the town which would impact 
on the prominent ridgeline which strongly defines Thornbury’s setting.  Development to 
the south west and west would impact on longer distance views of the town, the 
character of routes into the historic core and on views of the Conservation Area, the 
Grade 1 listed buildings and their settings.   

3.33 Any development to the south or east of the town would breach a current strongly 
defined and defensible edge to development (Morton Way and Midland Way).  This 
would impact on a more intricate and interesting landscape with a strong rural 
character.  



 10

3.34 In landscape terms, development to the east of Morton Way would have the greatest 
impacts on the overall scale and character of the town.  The impact on the rising 
ground to the A38 ridge would detract from the town’s rural setting in longer views 
across the Severn Vale.  In particular, Morton Way South is located next to one of the 
main and busiest routes in and out of the town (Grovesend Road).  Thus its high 
degree of visibility and prominence would impact on the overall character, scale and 
appearance of the town to a greater degree than development at Park Farm. 

3.35 In summary, the town is currently very well contained in its ‘bowl’ landscape setting at 
its eastern and southern edges by Morton Way and Midland Way.  The landscape 
character all round Thornbury is agricultural and rural. However, Park Farm is 
relatively flat, lower lying, more contained and less visually interesting than the 
alternative locations.  Park Farm is not visually prominent and therefore its overall 
landscape impacts are more limited.   

Transport, Access & Integration 

3.36 Park Farm lies in a location which would afford attractive walking/cycling routes into the 
town centre, via existing pedestrian networks through the Conservation Area or the 
Streamside Walk.  Bus routes are also currently within walking distance, and there are 
plans contained within the outline application to bring town and longer distance bus 
services through the development.  

 
3.37 Park Farm is located next to Castle School and very near to Manorbrook Primary 

School, thus giving excellent pedestrian and cycle access on safe and attractive routes 
to these major trip generators.  Park Farm is capable of physical integration to the 
current built form of the town and has no significant physical barriers to movement.  
Unlike sites east of Morton Way, Park Farm lies in a location that would not necessitate 
the crossing of busy roads for children travelling to or from school.   

 
3.38 While Options 4 and 5 to the west and south west of the town have proximity 

advantages to local facilities, these are outweighed by potential harm to the Green Belt 
and the Conservation Area. Appropriate access to Option 5 from the town centre 
would also be difficult to achieve without considerable remodelling work in the 
Conservation Area.  

3.39 As stated at paragraph 3.33, Morton Way and Midland Way physically contain the 
town, creating a distinct divide between urban and rural areas. Breaching these roads 
at any point would lead to development more likely to be insular in character, more 
isolated from the significant services in the town and less capable of real integration 
with the built form and the local community.  Development at any point to the east of 
Morton Way or South of Midland Way (Options 1, 2 and 3) would be most likely to 
display the physical, social and economic characteristics of a ‘dormitory development’.  
These roads represent significant physical barriers to movement, integration, and to 
access of the town’s services or facilities, such as schools, shopping and community 
activities.  

3.40 Morton Way and Midland Way also form defensible boundaries that define the extent 
of the town and discourage urban sprawl into the surrounding countryside.  This 
condition does not exist at Park Farm, where physical integration and permeability into 
the existing urban form is direct. 
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3.41 The main walking/cycling routes between sites to the east of Morton Way and the town 
centre would be Grovesend Road (leading to Gloucester Road), Midland Way or 
Knapp Road.  These routes provide access points into Thornbury and are more 
heavily trafficked and less attractive as walking/cycling routes than those from Park 
Farm.  Sites proposed along Morton Way are largely beyond a convenient walking 
distance to the town centre and other key destinations. In addition, their distance from 
and the quality of walking routes to key destinations such as schools is poorer than 
Park Farm.   

3.42 The main vehicular access to Park Farm is via Butt Lane to the north west. There is no 
through route to Park Road for cars. However, Policy CS33 requires the development 
to deliver a public transport link via Park Road also serving cycles and pedestrians, in 
order to provide bus services through the site linking with the town centre and other 
destinations beyond the town.   

3.43 There are two possible options to deliver this link; both options cross Castle School 
grounds and exit onto Park Road (one route via Alexandra Way). The Council’s 
preferred route for the bus link is to cross Council owned land at Castle school and the 
Alexandra Way care home.  This new option has recently emerged as part of the 
Outline Planning process and therefore was not incorporated into the December 2011 
Core Strategy.  The route has been assessed for planning impacts and in the short 
term can be accommodated without harm to the care home residents’ amenity.  In the 
longer term, the home is scheduled for closure and the site will be redeveloped.  This 
option performs well, as it is situated away from the setting of the Conservation Area, 
requires less school land to achieve and is shorter therefore less costly. 

3.44 Both options are available and deliverable. The Council would prefer to retain both 
options and would be willing to allow either option to come forward as part of the 
development through the Development Management process. 

3.45 The School has supported the strategy for the development and construction of a route 
through their grounds.  First Group have indicated a willingness to run a half-hourly 
bus service through the site. In their representations to the December 2011 Core 
Strategy the developer has indicated their willingness to work with the Council to 
achieve the link.  Given that the Council owns the land for the link and all parties have 
indicated in principle support for the link, there is a reasonable prospect of its delivery. 

3.46 In summary, disassociation from the current form of the town, breaching the defensible 
town boundary of Morton Way and less attractive connections to a number of key 
services, weighs against the choice of any site east of Morton Way or south of Midland 
Way for development.  Park Farm’s proximity to key education services and its 
attractive links to the town centre, the provision of bus services and its potential to 
effectively physically integrate with the current form of the town (given that it is not 
separated by significant barriers), weighs in its favour. 

Agricultural Land 

3.47 Land at Park Farm is currently in agricultural use.  Most land around Thornbury is a 
mix of Grade 2 and 3 land and both are present at Park Farm and to the east of Morton 
Way.  The Council considers that, as a significant amount of land around Thornbury is 
in agricultural use and of a similar mixture of quality, this issue is broadly similar for all 
option locations.  
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Deliverability of Park Farm 

3.48 As described above the further technical work undertaken by the developer 
demonstrates that the Park Farm site is deliverable and that any impacts can be 
satisfactorily mitigated. 

3.49 Provision had been made in Policy CS33 of the March 2010, December 2010 and 
December 2011 iterations of the Core Strategy for delivery to be led by the production 
of a Development Brief Supplementary Planning Document (SPD).  As part of the 
development of the Outline Planning Application, the developer has undertaken 
community engagement to inform the emerging masterplan, in conjunction with the 
Council and key stakeholders.  It now looks most likely that the masterplan for this 
development will be delivered through the Development Management process. This is 
consistent with the Council’s Statement of Community Involvement where for sites not 
categorised as ‘very major’ (i.e. 1,000 or more dwellings), the SPD route is not 
considered essential. 

3.50 As a consequence, the requirement for the SPD has been removed from the Council’s 
Local Development Scheme update 2012 to 2014 (Examination Library ref: EB1/1).  
This has resulted in the need to amend Policy CS33 and supporting paragraph 15.14 
to remove reference to the SPD’s delivery.  This suggested modification is set out in 
Appendix B to this statement. 

Balancing planning considerations - Conclusion 

3.51 The information presented above fully demonstrates that the Council has taken all 
relevant considerations into account when appraising options for development around 
Thornbury.  In coming to its decision to identify Park Farm as its preferred location, 
the Council has clearly shown that in terms of the factors reviewed above, Park Farm 
out-performs any other site in terms of ecology, landscape, town character, 
accessibility and potential for integration with the town’s existing fabric.  Moreover, in 
terms of flooding and agricultural land quality, Park Farm performs equally to any 
other location. 

3.52 The Council acknowledges that Park Farm is adjacent to a number of heritage assets 
and therefore concedes that Morton Way South would have less impact on the 
Conservation Area and the setting of listed buildings.  However Park Farm is not 
within the Conservation Area and further technical work undertaken in partnership 
with the developer demonstrates that impact on the historic environment is capable of 
satisfactory mitigation.  Indeed the Council maintains that this is a positive attribute 
that will actively raise the quality of the overall development for the long term benefit 
of the whole town. 

3.53 Therefore when taken together, the advantages of Park Farm clearly outweigh its 
disadvantages and the advantages of any alternative locations.  The Council is 
confident that all relevant constraints have been identified and fully taken into account 
when balancing planning considerations in identifying Park Farm as its preferred 
choice. 
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Q4  Do alternative sites in the Thornbury area particularly to the east and 
south have advantages over the Park Farm location and, if so, what are 
these? 

Council response 

4.1 The Council’s response to question 3 above, and paragraph 4.38 to 4.42 (pages 58 to 
66) of the December 2011 SA Report (Examination Library ref: PS4), together 
describe the Council’s approach to assessing the sites’ potential for development. For 
the reasons set out above in the Council’s response to question 3 and summarised at 
paragraph 3.48 to 3.50, the Council does not consider that any advantages of 
alternative sites, particularly those to the east and south, outweigh the overall benefits 
of the preferred location at Park Farm.   

 

Q5  Is Morton Way South a more sustainable location for housing purposes 
and/or are the constraints at this location a significant factor against the 
development? 

Council response – No, Morton Way South is not a more sustainable location.  It has a 
number of in principle constraints that are not capable of being overcome in accordance with 
the Core Strategy’s vision and spatial objectives for Thornbury; 

5.1 As demonstrated in the Council’s response to question 3 and in the SA Report, 
Morton Way South is not a more sustainable location for housing purposes and its 
constraints are a significant factor against development.  The Council’s response to 
question 3 outlines the reasons for the selection of the Park Farm site as the 
Council’s preferred option and the reasons for the dismissal of alternatives.   

5.2 The Council considers that the cumulative disadvantages of Morton Way south, 
especially in respect of ecology, landscape, accessibility, potential for integration and 
unresolved matters relating to flood and water management are significant factors 
against its potential for development that do not outweigh any advantages that it may 
offer in respect of its location further away from heritage assets.  These are not 
capable of being addressed in a way that would accord with the Plan’s vision and 
spatial objectives for Thornbury.  Development at Morton Way South would not 
effectively address the town’s economic and social issues and would be highly likely to 
reinforce the town’s dormitory characteristics with little benefit to the social, economic 
and physical fabric of the whole town. 

 

Q6  Some respondents are concerned that no account has been taken of the 
impact of a new nuclear power station at Oldbury. How significant is this 
to the proposals for Thornbury? 

Council response – The Core Strategy acknowledges that nuclear development at Oldbury 
will have significant impacts on Thornbury, as well as the wider area.  However it is unlikely 
that its development will come forward until much later in the plan period. 

6.1 Chapter 18 of the Core Strategy contains the Council’s approach to Major 
Infrastructure Projects.  If proposals for a new nuclear power station come forward, 
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South Gloucestershire Council will be a statutory consultee and Policy CS37 sets out 
how the Council would evaluate proposals.  The Council has also provided responses 
to the Inspector’s questions on Matter 24 regarding Major Infrastructure Projects and 
these give further information on the Council’s approach to the Oldbury nuclear project. 

6.2 As stated in paragraph 15.4 of the Core Strategy, the construction of a new nuclear 
power station at Oldbury will have a significant impact on Thornbury and the wider 
area.  On 29 March 2012 RWE Npower and E.On, who formed Horizon Nuclear 
Power, announced their decision to withdraw from the Oldbury project.  This has left 
considerable uncertainty over the project’s future timescales.  It now looks increasingly 
likely that New Nuclear Build at Oldbury will be delayed, with energy generation 
possibly not beginning until beyond the plan period. 

6.3 Developers and operators of a new nuclear installation will be required by the 
Secretary of State to identify and take account of all impacts on existing and planned 
residential developments and will be required to mitigate any harmful effects 
accordingly.  Therefore any impacts, including traffic, relating to nuclear development 
proposals will be dealt with at the appropriate time in line with statutory procedures. 

 

 

7. 0 Conclusion 

7.1 The case for further planned growth in Thornbury to support the town’s local needs 
post 2011 is well founded and supported by objective evidence.  The Council has 
undertaken appropriate and necessary consultation and engagement consistent with 
the SCI and statutory processes.  In coming to the decision to allocate a Housing 
Opportunity Area at Park Farm, the Council has reviewed all relevant constraints.  Park 
Farm performs better than any other location in respect of ecology, landscape, town 
character, accessibility and potential for positively integrating with the existing fabric of 
the town.  In terms of agricultural land quality and flooding, the position is neutral, and 
in only one area – heritage – does Morton Way South have less of an impact. 

7.2 Having carefully reviewed the evidence and in balancing all relevant planning 
considerations, taking into account available mitigation, Park Farm is identified as the 
Council’s preferred choice.  The Inspector is respectfully asked to take these matters 
into consideration.   
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APPENDIX A – Consultation and Engagement undertaken 

The preparation of the Core Strategy has been underpinned by a high level of consultation 
and engagement conducted in accordance with the Council’s Statement of Community 
Involvement (EiP Library reference EB3).  All engagement exercises informing the 
development of the Core Strategy’s proposals for Thornbury have been well promoted in the 
local press, on the Council’s website and through local interest groups including the Town 
Council.  All consultation has been progressed with the support and co-operation of 
community representatives. 

Initial workshops were held for Parish and Town Councillors and key stakeholders including 
major employers, developers and advisory bodies in 2007.  Appendix 1 of the Regulation 
30(1)(d) Statement (Examination Library ref: SD11/1) summarises the results of these 
workshops, which includes general agreement that Thornbury would benefit from some 
further planned development. 

The Core Strategy Issues & Options document drew on this engagement and was subject to 
consultation in summer 2008.  Responses received are summarised in Appendix 3 of the 
Regulation 30(1)(d) Statement (Examination Library ref: SD11/4).  There was general 
support for all proposed elements of a vision for Thornbury, including increased choice of 
housing.  Responses, including that from Thornbury Town Council, indicated general support 
for some sensitively planned and appropriately located housing development in order to 
maintain the vibrancy of the town and its services.   

A clear theme that emerged from these 2007 and 2008 exercises was that local residents 
and community representatives recognised that Thornbury is facing challenges and that new 
housing development could help to bring much needed family housing to the town as well as 
increasing the population to contribute towards maintaining the vitality of the town centre and 
securing primary school patronage. 
 
A steering group of local community representatives and Council officers was formed in 2009 
to explore and test possible visions and objectives for Thornbury as well as possible 
locations for housing development.  The Thornbury Steering Group organised a stakeholder 
workshop followed by a public exhibition in October 2009.  

Invitations to the 2009 workshop were sent to a wide range of individuals and organisations 
with expertise in different subject areas relevant to the town.  To publicise the exhibition, 
posters were displayed around the town and an advert was placed in the Thornbury Gazette.  
The potential locations under consideration for housing development were also the subject of 
a front page article in the Gazette following the exhibition.  The posters, Gazette advert and 
subsequent Gazette article contained a web address and contact details where readers could 
find out more. 

The information discussed at the workshop and displayed at the public exhibition was based 
on technical work under preparation, with input from the Thornbury Steering Group, to inform 
the production of the SA Report and the Pre-Submission Publication Draft Core Strategy.  
This information set out six broad options for development that were then appraised in the 
SA Report.   

A period of public consultation on the future of Thornbury and options for the location of new 
housing followed the workshop and exhibition.  The comments received, together with a 
report on the outcomes of the workshop, are shown in Appendix 4 of the Regulation 30(1)(d) 
Statement (Examination Library ref: SD11/4).  



 16

The results of all of these engagement exercises, which were all part of the Issues & Options 
stage of the Core Strategy’s production, were used to inform the drafting of the Pre-
Submission Publication Draft Core Strategy, consulted upon during summer 2010.  A large 
number of representations commenting on the proposals for housing at Park Farm were then 
received by the Council.  In response to these representations, Policy CS33 and its 
supporting text were strengthened by adding further environmental, ecological and heritage 
safeguards to further ensure an appropriate level and quality of development comes forward.  
The Sustainability Appraisal Report was revisited to better explain the ways in which the 
evidence supports the reasons why Thornbury needs development, to clarify how Park Farm 
was chosen as the most appropriate site for development and to reinforce what mitigation 
may be needed.  The alterations to the Core Strategy were agreed by Council in December 
2010 and advertised in January 2011 for six weeks. 

A further public exhibition was held on 18th January 2011 at the request of the Town Council, 
specifically to help residents and interested groups in Thornbury to understand the 
background to the proposed development at Park Farm.  A stakeholder workshop was held 
on 1st February 2011, which began the process of masterplanning the Park Farm site.  Since 
that time, masterplanning work has been progressed by the developer and meetings have 
taken place with the Town Council. 
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Appendix B  

Suggested Modifications to Matter 27 

 

Policy / 
Para 

Proposed Modification Justification Main (M) or 
Additional (A) 
Modification  

CS33 
(p190) 

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

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

M 

15.14 
(p191) 

…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… 

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

 

M 
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