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1.0 Introduction
1.1

Background

1.1.1

This EIP Hearing Statement is submitted by WYG Planning & Environment on behalf of our client,
Bloor Homes Limited.

1.1.2

Bloor Homes Limited is promoting a site for housing development on land at Morton Way, North
East Thornbury.

2.0 Thornbury - The Inspector’s Questions
2.1

Question 1: 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 either the legislative or regulatory
requirements in connection with these processes?

2.1.1

Whilst the Council appears to have followed the necessary legislative or regulatory requirements
when progressing its Core Strategy, there is a clear perception from the community that they have
not be adequately involved in the process and, if they had been, the Core Strategy proposals for
Thornbury would have been progressed differently.

2.2

Question 2: 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?

2.2.1

Paragraph 15.2 of the Council’s Core Strategy states that Thornbury is experiencing some underlying
problems, including:

•

A doubling of town centre shop vacancy rates between 1999 and 2009.
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2.2.2

•

A decline in the health and vitality of the town centre.

•

An increasing average population age.

•

A decrease in household size and population.

•

Surplus spaces in Thornbury primary schools.

•

The Castle School requires some investment in its physical fabric.

Evidence on these issues has been provided by the Council in Section 4 of its Sustainability Appraisal
(December 2011). We agree with the Council’s assessment of the underlying problems associated
with Thornbury and that an appropriate amount of housing development will help to tackle these
issues.

2.2.3

At present, up to 500 of the overall 26,435 new homes across the district are proposed to be located
in Thornbury. Thornbury, being the second largest town in the District with a population of
approximately 12,500, is well placed to accommodate additional growth beyond the 500 homes
presently envisaged. The Council provides no assessment as to why a figure of 500 new homes is
deemed to be the appropriate level of growth and the Council’s evidence actually shows that, with
only 500 homes, the town’s issues cannot be fully addressed.

2.2.4

In the light of the above, there is an opportunity to consider the allocation of more than one growth
area in Thornbury. In our view, the three main realistic development options that are being
promoted in Thornbury consist of our client’s site (off Morton Way, North East Thornbury), the
Council’s current preferred development option at Park Farm (being promoted by Barratt Strategic),
and the site located off Morton Way to the south of Thornbury (being promoted by Welbeck Land).

2.2.5

Both Barratt Strategic and Welbeck Land indicate that their sites can accommodate up to 500
homes, although these numbers can only be achieved at high densities which we do not consider to
be appropriate on the edge of Thornbury. Our client’s have indicated that its site can accommodate
approximately 350 homes at a more realistic density of 37 dwellings per hectare. On this basis, if all
three sites were to come forward for development (at appropriate density levels), it is not
unreasonable to expect the overall increase in housing numbers to be approximately 1,000- 1,200
new homes. Whilst Thornbury is well placed to accommodate this level of growth, given the
significant constraints of Park Farm, it would be more appropriate in our view to identify the two
sites on Morton Way for development (for reasons which we will explain later). Such development is
likely to result in approximately 700-800 new homes which will result in a significant contribute to
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providing new family homes, bringing school aged children into Thornbury and providing additional
population critical to the vitality and viability of the town centre and other community facilities.

2.3

Question 3: In relation to proposals for the 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?

2.3.1

The Council has not given sufficient weight to the constraints of the Park Farm site when including it
as an allocated in its draft Core Strategy.

2.3.2

Page 7 of the Council’s Sustainability Appraisal (December 2011) outlines that its preferred
development option at Park Farm has been selected because, in the Council’s opinion:
•

It provides good opportunities for walking and cycling improvements between the site and the
town centre.

•

Development can help to provide needed family housing in the town.

•

It is not in the Conservation Area or Green Belt.

•

It will support the future aspirations and re-building of the Castle School.

•

It will attract more young families to the town can help to surplus fill primary school places.

•

It has the best potential for integrating the development within the existing fabric of the town.

•

Unlike alternative sites along Morton Way this site does not breach strong physical boundaries to
current development. Development at Morton Way may set a precedent for continued expansion
of the town.

2.3.3

There is no reference to the significant constraints of the Park Farm site and the Council’s
conclusions on the merits of that site when compared to alternatives in Thornbury are flawed.

2.3.4

Whilst flooding, ecology and archaeology are undoubtedly constraints on the site (with flooding
mitigation in particularly leading to a poor and disconnected form of development) the key
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constraints of the site, which should have led to the Council finding the site inappropriate for
development in our view, are detailed below.

Park Farm: Impact upon Landscape Character and Heritage Assets

2.3.5

The impact upon the landscape character of the area and its heritage assets are of fundamental
importance. Indeed, the Local Plan Inspector (in respect of the now adopted Local Plan) in his 2004
report stated that these impacts were significant factors in reaching his conclusion that the site
should not be allocated for development. On pages 333 and 334 of his report he outlines his views
on potential development at Park Farm and extracts of that report are contained at Appendix A.

2.3.6

It is clear from the Inspector’s conclusions that the impacts from a development at Park Farm, upon
the character and appearance of this part of Thornbury and the considerable heritage assets within
it, would be substantial and that this should be given significant weight when determining the most
appropriate location for development.

2.3.7

Since the Inspector’s report, the heritage value of the site and its surroundings has further increased
following the scheduling of the fishponds adjoining the site as a Scheduled Monument in August
2011. The report by English Heritage which recommended the scheduling states the following:

“Finally the fishponds have strong group value with Thornbury Castle (listed building Grade
I; a Grade I Registered Park and Garden of Special Historic Interest) as well as the
undesignated deer park and rabbit warren; evident in place names in the area. Collectively,
the great house and its exceptionally well-preserved associated landscape are a particularly
good instance of a magnate’s seat at the end of the Middle Ages.” (our underline)

2.3.8

The Park Farm site forms part of the “undesignated deer park” referred to by English Heritage. It is
clear, therefore, that a development of Park Farm would result in an adverse impact upon the
setting of a Scheduled Monument.

2.3.9

The Council’s own evidence document, entitled ‘Assessment of the cultural heritage issues relating
to potential growth areas around Thornbury’ (January 2010) (contained as part of EiP Core
Document Ref. SG13) also identifies the significant heritage and landscape impacts of any
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development at Park Farm. Paragraphs 9.5- 9.9 outline the significant harmful effects of a potential
development at Park Farm and the conclusion at paragraph 9.10 states that:

“It is considered that development on this site would have an extremely harmful impact on
the setting of several listed buildings, including the grade listed Castle, to the character and
appearance of the Thornbury conservation area, and to the wider landscape and historic
context of the town.”

2.3.10 As the Inspector will be aware, a planning application has been submitted by Barratt Strategic for
the Park Farm site (application reference PT11/1442/O). We note that English Heritage has also
objected separately to that planning application (and prior to the scheduling of the Fishponds). In
addition, heritage objections have been received from the Council for British Archaeology, the
Garden History Society, Avon Gardens Trust and Thornbury and District Heritage Trust. This weight
of heritage objection provides a clear indication that the development of this site would result in
significant adverse effects to the important heritage in this area.
2.3.11 The Council has sought to argue within its Sustainability Appraisal (paragraph 4.42) that the
Inspector appointed to hold the South Gloucestershire Local Plan Inquiry did not have the evidence
of the new challenges facing Thornbury and that, if he did, a different conclusion may have been
reached. However, it is clear that the Inspector had very strong concerns about a potential
development at Park Farm site and that, if he had the current evidence, he still would have
concluded that better development sites exist at Morton Way.

Park Farm: Proximity and Access to the Town Centre

2.3.12 One of the fundamental reasons for selecting Park Farm as the Council’s preferred residential
development option within the Council’s emerging Core Strategy was its proximity to the town
centre.

2.3.13 Paragraph 4.44 of the Sustainability Appraisal states that:

“One of the main sustainability strengths of the site is its relative close proximity to the town
centre compared with possible sites to the east of the town along Morton Way. In order to
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gain the maximum benefit from this proximity it will be vital that any development is well
linked to the town centre by walking, cycling and public transport.”

2.3.14 It is clear from Barratt’s recent planning application that because of the significant flooding
constraints of the site, the majority of housing can only be developed in the northern section of the
site which is remote from the town centre.
2.3.15 A requirement for a public transport link through the Castle School playing fields is included in Core
Strategy Policy CS33 but that link does not form part of Barratt’s current proposals. Whilst the
suitability of a bus link through the school playing field is extremely questionable, its absence further
reduces the accessibility of the site and the Council has provided no clear evidence that the link can
be achieved. Even if it were achieved, the majority of development would still be located to the very
north of the site and would not be closer to the town centre than alternative development sites in
Thornbury. One of the Council’s fundamental reasons for selecting the site is, therefore, flawed.

Park Farm: Agricultural Land Quality

2.3.16 Paragraph 112 of the NPPF advises that local planning authorities should take account of the
economic and other benefits of the best and more versatile agricultural land. Where significant
development of agricultural land is demonstrated to be necessary, local planning authorities should
seek to use areas of poorer quality land in preference to that of higher quality.
2.3.17 Barratt’s planning application for Park Farm includes an ‘Agricultural Land Classification and Farming
Circumstances Report’. The conclusion of that report is as follows:
“The development of the site will result in the permanent loss of 20.7ha of higher quality

land in Grade 2 (12.0ha) and subgrade 3a (8.7ha); and a further 4.8ha in subgrade 3b to
construction. The importance of these receptors ranges from medium (Grade 2 and
Subgrade 3a) to low (Subgrade 3b) and the magnitude of change (the loss of 20.7ha of
higher quality land is Medium). Therefore, there is likely to be a direct, permanent effect on
agricultural land of Moderate to Major Adverse importance.”

2.3.18 In terms of agricultural land quality around the edge of Yate, a study was undertaken by MAFF
around the northern and eastern edges of the town in 1997. The results of that study are shown on
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the plan contained at Appendix B. That plan clearly shows that the Park Farm area has higher
quality agricultural land and that land to the North East of Thornbury where our client’s are
promoting development is of the lowest quality. The NPPF advises that local planning authorities
should seek to use these areas of poorer quality land in preference to that of higher quality.

2.4

Question 4 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?

2.4.1

Yes, alternative sites located on Morton Way have advantages over the Park Farm location.
Importantly, they would not result in the significant adverse impacts to the character and heritage
assets in this part of Thornbury.

2.4.2

As previously highlighted in section 2.3.2 of this statement, the Council’s Sustainability Appraisal
outlines that Park Farm has been selected for a number of reasons. We have already tackled the
Council’s first benefit of Park Farm’s proximity to the town centre and concluded that it is no more
accessible than the two Morton Way options.

2.4.3

Any development option in Thornbury will help to provide much needed family housing in the town
and, similarly, all developments will attract more young families to the town and can help to fill
surplus primary school places.

2.4.4

Neither of the Morton Way sites are located in a conservation area or Green Belt. The Park Farm site
adjoins the conservation area and forms one of the many heritage constraints in that part of
Thornbury.

2.4.5

In terms of support for the future aspirations and re-building of the Castle School, whilst the Park
Farm site is in close proximity to the Castle School, all growth options in Thornbury will lead to an
increase in educational needs and no one option will be able to contribute to education requirements
to any greater degree.

2.4.6

In term of the integration of new development with the town, the recent planning application for
Park Farm highlights that the significant constraints of the site limit the ability to create a cohesive
and well-connected new neighbourhood and leads to development being pushed to the north of the
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site, away from the existing settlement and into the attractive countryside. Indeed, as a result of the
constraints to the proposed development, inherent flaws in the master plan will result in an
unsustainable development that is out of character with its context.

2.4.7

Development along Morton Way can successfully integrate into the town. Although it is recognised
that such development would extend beyond Morton Way, which the Council states is a strong
physical boundary to current development, that should not be reason for not progressing the most
appropriate development option for the town in all other respects. Indeed, a road is not necessarily
the best way to mark the transition between a town and the open countryside. Whilst any
development along Morton Way would need to ensure that successful linkages between the site and
the existing built form are achieved, this will also provide opportunities for linkages from Thornbury
across Morton Way into the new development and the new recreational opportunities within it and
the open countryside beyond that. Such pedestrian linkages for future access to the Morton Way
North site were all ready put in place in the form of an underpass when housing to the west of
Morton Way was developed in the 1980s.

2.4.8

The Council’s argument with regards to setting a precedent for continued expansion of the town is
again unfounded and could equally apply to the Park Farm site in our view. There is further land
beyond the current Park Farm allocation and the allocation has no clear physical boundaries that
would prevent further development being promoted in that location in the future. Even if a
precedent were set by a development beyond Morton Way, there will undoubtedly be a need in the
future to consider whether additional development at Thornbury would be appropriate and a
development beyond Morton Way could provide an appropriate location for additional development
in the future.

2.4.9

Overall, it is clear that sites located on Morton Way would deliver all of benefits identified by the
Council as a result of further housing development without the adverse heritage and landscape
which would result from a development at Park Farm.
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2.5

Question 5: 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?

2.5.1

Yes, the site at Morton Way South is a more sustainable location for housing purposes than Park
Farm, but it is not the only site on Morton Way that offers a more sustainable location for housing
when compared to Park Farm. Our client’s site at Morton Way North also offers a more sustainable
location for housing purposes than Park Farm.

2.5.2

Whilst all three sites have their advantages and disadvantages, we strongly believe that a
consideration of the overall balance of the merits of all sites in Thornbury points to the site at
Morton Way North as being the most sustainable site for development.

2.5.3

Whilst the Morton Way South site is a better location for development than Park Farm, the site
borders Crossways Wood to the north and Cleve Wood to the southwest, both of which are Sites of
Nature Conservation Interest and where it is expected that ecological links between the two sites
will exist. In addition, the site has high voltage power lines to the east of the site that will limit the
development potential of the site and the overall attractiveness of a development in that location. As
such, these elements do place constraints on a development in this location and limits the
opportunities of the site to provide wider benefits to existing Thornbury residents.

2.5.4

The Morton Way North site is just as accessible as both Park Farm and Morton Way South. It has no
significant heritage constraints and the site has no environmental or habitat designations. The site
was also identified as having the lowest agricultural land quality by MAFF. Furthermore, the
existence of an underpass under Morton Way, which stops at the edge of the site, shows the clear
intention at that time for land beyond Morton Way to be developed when the need arose. Whilst we
appreciate that plans can change and different views can be formed, that underpass provides a clear
indication that Morton Way was not intended to be a buffer to development.

2.5.5

An initial masterplan has been produced for Morton Way North and that plan was presented to the
public at an exhibition held in April 2011. The masterplan which was presented at that exhibition is
included at Appendix C. That plan clearly shows that the site will not only deliver housing, but can
provide wider benefits to existing Thornbury residents through the creation of a major area of new
public open space that will provide a continuation of the existing streamside walk across Morton

www.wyg.com

creative minds safe hands

Matter 27 – Thornbury, 13 July 2012
Personal ID No. 4012737
Representation No. 4012737/ 1101 & 4012737/1100
Jeff Richards

Way (via the existing underpass), through the development and into the open countryside. Links to
the existing community along Crossways can also be achieved.
2.5.6

Overall, both sites located on Morton Way present more sustainable location for housing
development than Park Farm but it is actually the site at Morton Way North that is the most
sustainable option as it has the least constraints and provides the greatest opportunities for wider
benefits to the existing community.

2.6

Question 6: Some respondents are concerned that no account has been
taken of the impact of the new nuclear power station at Oldbury. How
significant is this to the proposals for Thornbury?

2.6.1

Whilst the future of Oldbury is uncertain, the potential development of a new nuclear power station
should not prohibit the development of new housing in Thornbury.
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3.0 Conclusions
3.1.1

On the Matter of Thornbury and particularly Core Strategy policy CS33, which identifies Park Farm
for development, that policy is ‘unsound’ because the justification for the allocation of Park Farm has
not been founded on both a robust and credible evidence base and is not the most appropriate
strategy for new housing in Thornbury when considered against reasonable alternatives.

3.1.2

It is clear that alternative development sites located on land off Morton Way represent more
sustainable options for development and that, when considering the overall balance of issues, land
at Morton Way, North East Thornbury represents the most appropriate site for development.

3.1.3

There is also little justification for why 500 houses is the appropriate level of housing to tackle the
issues identified for Thornbury and indeed, the Council’s evidence points to higher levels of growth
being required. As such, there is an opportunity to identify more than one housing site in Thornbury.

3.1.4

Park Farm should not be identified for development in policy CS33 and instead, land at both Morton
Way North and Morton Way South should be identified for development.
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Appendix A – Extract from the Inspector’s report into
the current local plan
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Appendix B – MAFF Agricultural Land Quality
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Appendix C – Morton Way, North East Thornbury
Initial Masterplan
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