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MATTER 9 – FILTON AIRFIELD
Q1

Is there any evidence to show a case can be made for retaining an
operational airfield at Filton?

1.1

The continued operational use of the airfield is not a viable option. This has
been tested by BAE Systems prior to the decision to close the airfield.
Alternative aviation options have also been consistently tested and rejected,
including options for commercial aviation rejected in 1957, again in 1996 when
a planning appeal by British Aerospace was dismissed, and as recently as 2007
and 2011 when BAE Systems commissioned further viability reviews testing all
aviation options including commercial (both passenger and freight), business
and recreational opportunities prior to taking the decision to close the airfield.

1.2

The evidence is presented in the Filton Airfield Aviation Options Report
(September 2011) prepared by BAE Systems, Mott MacDonald and Terence
O’Rourke. This report was independently reviewed for the council by York
Aviation who confirmed the conclusions reached by BAE Systems.

1.3

The airfield is a private land asset owned by BAE Systems and identified for
closure in December 2012. With the exception of the listed hangars, the airfield
is not protected in any way. There are no legal covenants in place that prevent
the airfield from closing or restrict its future development.

1.4

Airbus, GKN, MBDA and Rolls Royce have not objected to the closure of the
airfield and the release of the site for mixed-use development would not
prejudice the future of the existing area’s renowned high-quality engineering
and aerospace cluster. Evidence is presented in Appendix 4 in the form of
statements and correspondence from industry representatives supporting BAE
Systems decision to close the airfield at the end of December 2012.

1.5

1995 appeal
The Secretaries of State judged that the key material considerations, in
determining the 1995 appeal by British Aerospace Plc (acting through British
Aerospace Airbus Ltd) for a proposed (limited) commercial airport at Filton
including 20 freight flights per night (APP/G0120/A/94/238017), were:
•
•
•
•

The need for the development
The likely benefits arising from allowing the proposed development
The locational and physical suitability of the site
The likely impact of the proposed development on the environment of the
surrounding area having regard to the following factors:
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1.6

Residential amenity
Noise
Local traffic conditions
Pollution and health
Ecology
Safety aspects

The appeal was dismissed by the Secretaries of State on 22 March 1996 for the
following reasons:
“The Secretaries of State concluded that the proposed development would cause
significant harm, arising from the inappropriateness of its location in the
context of the surrounding settlement pattern and the consequent disturbance
and loss of residential amenity and the potential effects of traffic congestion. By
virtue of its harm, the proposed development fails to accord with the objectives
of national guidance in PPG 13 (Transport) as well as the objectives of the
development plan and the emerging district-wide local plan. In their view, these
factors amount to demonstrable harm to interests of acknowledged importance
set out in PPG1, which they do not consider to be adequately mitigated by the
use of conditions or planning obligations.”
“On the grounds of need the wider benefits for the economy in terms of
enhanced competitiveness and employment … these factors are outweighed by
the significant disadvantages identified.”

1.7

As the Filton Airfield Aviation Options Report (September 2011) concludes at
paragraph 6.13 these decisions set a clear precedent for any future applications.
Filton is not a suitable location for a commercial airport (including freight) and
no circumstances have changed to suggest that a new application now would
received a different result. This is further supported by the Future of Air
Transport White Paper (2003).

1.8

Although there have been suggestions about alternative aviation options for the
airfield, there is no consensus about this and no potential operator has come
forward since BAE Systems sought permission nearly twenty years ago. At that
time, the proposal was relatively low key with a mix of business aviation and
some freight. The latter was to improve viability but was not judged acceptable.
Today, with arguably greater community concern about the environmental
impact of development we consider that the suggestion that Filton could
accommodate freight movements is unrealistic. The most 'benign' form of
modern aviation activity is high quality business, but unlike at a site like
Farnborough, Filton does not have easy access to London (which is the source
of most demand in the UK) nor the catchment population. This assessment is set
out in more detail in the Filton Airfield Aviation Options Report (September
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2011 and the conclusions were confirmed by the York Aviation in their report
to the council.
Q2

Is the balance of uses proposed for this area appropriate to the needs of the
North Fringe and Bristol area?

1.9

Yes. Alder King on behalf of BAE Systems has undertaken a review of
employment land supply and demand in South Gloucestershire with a specific
focus on the Bristol North Fringe. The study which is presented at Appendix 1
demonstrates that the allocation of employment land within the proposed master
plan for Filton Airfield, extending to approximately 50 hectares (including land
for employment generating uses as part of the wider Enterprise Area) is robust
and justified.

1.10 Peter Brett Associates on behalf of BAE Systems has prepared an economic
impact appraisal of the decision to redevelop Filton Airfield to inform the
evidence base and the emerging master plan for the site. The study, which is
attached at Appendix 2 follows a standard economic impact method. It explores
the current direct and indirect economic impacts of the operational airfield,
which is then compared to the anticipated future economic impacts under a
variety of development scenarios. The report was prepared with inputs from
economic development staff at South Gloucestershire Council, Bristol City
Council as well as consultation with aerospace industry representatives.
1.11 The PBA report confirms that the redevelopment of Filton Airfield would
deliver significant economic benefits as well as social impacts relating to new
amenities and the delivery of new linkages, and the opportunity to create a
sustainable new neighbourhood with a clear sense of identity.
1.12 In summary the level and mix of housing, employment and other non-residential
uses proposed on the airfield site, together with the associated delivery of
community facilities and improved transport package enables the delivery of a
more sustainable and improved strategy for the North Fringe.
1.13 The redevelopment of the airfield site offers a major opportunity to introduce a
more diverse range of economic activities to complement the existing aerospace
sector and ensure the Filton centre of excellence is retained and enhanced.
Filton has a long established history in advanced engineering, aerospace and
defence driven by knowledge, innovation, enterprise and excellence which
today confirms the areas position as a location for world leading companies
specialising in aerospace and aviation innovation. In addition, the area is
establishing itself as a centre of excellence in high tech industries such as microelectronics, semi-conductor technology and robotics. Redevelopment of the site
will allow the full potential of a major aviation innovation and environmental
technologies employment cluster to be realised at Filton. The Enterprise Area
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status will act as a magnet for inward investment in the aerospace and high-tech
industries, supporting the existing cluster and stimulating new growth, through
the provide additional employment land for new industry and to meet local
employment needs.
1.14 BAE Systems will work with the LEP, Filton, Patchway and Bristol
communities and stakeholders to identify the best mix and form of employment
for the area to help meet local needs and aspirations.
1.15 A framework master plan document, attached at Appendix 3 has been produced
for the site that provides the evidence to support the deliverability of the Filton
Airfield site as a strategic mixed-use allocation in the South Gloucestershire
Core Strategy. The document sets out a clear vision, place making development
principles, illustrative master plan and indicative delivery strategies for a
sustainable and integrated development on the former airfield site. It is informed
by a thorough analysis of the site, the wider context and detailed technical
studies, which form a robust and credible evidence base and demonstrates that
the site and scale of development proposed is deliverable. It demonstrates that
the balance of uses proposed is robust and founded in evidence, appropriate to
local needs and deliverable.
1.16 Please refer to further comments made in statements under Matter 7 and 8.
Q3

To what extent has the Council had regard to the impact of development at
the Airfield on the surrounding communities including those in the City
Council’s area?

1.17 Our understanding is this question is raised in relation to transport issues crossboundary. We would suggest that the lack of engagement by the council is not
in itself evidence of the CS being unsound. The principles of improved
connectivity are sound as are the principles of the access and movement strategy
for the site. The detail can be worked through at detailed site master planning
level and through transport assessments and detailed infrastructure planning
work.
1.18 Peter Brett Associates has undertaken their own assessment of the site and can
confirm:
•

The access and movement strategy for the site is consistent with transport
policy objectives for the wider area and has a strong fit with the North Fringe
transport strategy as a whole.

•

Strategic level testing has been carried out by the council for future year
horizons with and without development and wider transport strategy options
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and indicates that the additional travel demand generated by proposed
development can be reasonably accommodated by the transport network
without adversely impacting on the local economy and environment.
•

Q4

The access and movement strategy for the site can be delivered in a phased
manner, is flexible to respond to changes over time and will make a significant
contribution to providing more sustainable travel choices and reducing car use.
Further detailed testing will be required to confirm the timing of infrastructure
and public transport measures commensurate with the phased build out of
development.
Some businesses and organisations have concerns that development of the
Airfield could undermine their existing operations. Are their fears valid?

1.19 We understand this question relates to responses received from
•
Royal Mail
•
Concorde Trust / Bristol Aero Collection, and
•
Great Western Air Ambulance / Western Counties Air Operation.
1.20 In relation to the organisations identified above their fears are not valid as
evidenced below.
Royal Mail
1.21 Royal Mail’s concerns as outlined in their representations related to three areas:
highways impact, bad neighbour issues and the potential requirement for new
mail delivery infrastructure. BAE Systems has shared their emerging master
plan with Royal Mail and do not believe bad neighbour issues will arise given
the employment zone proposed adjacent to the Royal Mail building. Similarly
should Royal Mail have any expansion plans these could be accommodated
within the emerging master plan.
1.22 Strategic level testing has been carried out by the council for future year
horizons with and without development and wider transport strategy options and
indicates that the additional travel demand generated by proposed development
can be reasonably accommodated by the transport network without adversely
impacting on the local economy and environment.
Concorde Trust / Bristol Aero Collection
1.23 BAE Systems is committed to supporting the proud aviation heritage of Filton
and Concorde. Discussions are currently ongoing with South Gloucestershire
council, the Concorde Trust and the Bristol Aero Collection regarding support
and onsite provision to help contribute to the delivery of a heritage museum at
Filton. The framework master plan incorporates land for this purpose and BAE
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will continue to work with the Concorde Trust and the Bristol Aero Collection
as the museum proposals continue to develop.
1.24 Whilst designs are not yet finalised and correspondence remains ongoing there
is a clear understanding that land for this purpose will be made available to
deliver a heritage museum at Filton.
Support for Emergency Helicopter Services
1.25 The BAE Systems recognises the importance of the Great Western Air
Ambulance (GWAA) to Filton and the critical role it plays in supporting
emergency services to the region. BAE Systems is committed to working with
the GWAA and the Western Counties Air Operation to understand their future
needs to enable them to continue to operate from within the current airfield
boundary and remain as a commercial tenant.
1.26 Whilst in a redevelopment scenario it is unlikely that helicopter operations
could remain at their existing location, the framework master plan safeguards
sufficient alternative land within the site from which the services could operate.
The master plan has been informed by an iterative design process and
considered a number of locations for the emergency services before settling on
the preferred option indicated. Adjacent land uses have been considered as part
of the master planning process to ensure the safeguarded land for emergency
helicopter operations will not have a detrimental impact on existing or future
residential amenity.
1.27 BAE Systems is committed to ongoing discussions to define the detail of these
proposals to enable these important community services and associated jobs to
be safeguarded.
Aerospace industry
1.28 The closure of Filton Airfield is supported by the aerospace industry and key
stakeholders including the Local Enterprise Partnership, Airbus, Rolls Royce,
GKN, and MBNA. See our comments under paragraph 1.4 above.
Q5

Is the amount of land to be retained for employment purposes adequate?

1.29 Alder King on behalf of BAE Systems has undertaken a review of employment
land supply and demand in South Gloucestershire with a specific focus on the
Bristol North Fringe. The study, which is presented at Appendix 1,
demonstrates that the allocation of employment land within the proposed master
plan for Filton Airfield, extending to approximately 50 hectares (including land
for employment generating uses as part of the wider Enterprise Area) is robust
and justified.
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1.30 This is confirmed by work undertaken by PBA in relation to the economic
impact appraisal. It is of note that correspondence with aerospace industry
stakeholders did not identify any further space requirements beyond land
already available on their sites.
1.31 Clarification is required as to the extent of employment land to be delivered
within the CPNN. Whilst Paragraph 9.13 of the CS refers to approximately 50
ha on the airfield site Paragraph 1.37 and Paragraph 4.12 refer to 50 ha across
the entire CPNN. There is also conflict within Policy CS26 itself.
1.32 Whilst approximately 50 hectares could be provided on the airfield site to
enable and support economic development and growth as part of the Filton
Enterprise Area this would include land relating to the safeguarding the GWAA
operation, a site for the heritage museum, safeguarding the rail opportunity and
associated non-residential but employment generating uses. It is also noted that
land for employment generating uses (be they traditional B uses or other
employment generating uses) will also undoubtedly come forward as part of the
wider CPNN proposals – for example in the vicinity of Cribbs Causeway.
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Introduction

Alder King Property Consultants are instructed by BAE Systems to prepare a review of
employment land supply and demand in South Gloucestershire with a specific focus upon
Bristol’s North Fringe.

This assessment is to provide support to BAE in demonstrating to the Local Planning Authority,
South Gloucestershire Council (SGC) that the allocation of employment land within the
proposed master plan for Filton Airfield is robust and justified. The report is to inform the South
Gloucestershire Core Strategy Examination and should be read in conjunction with the Filton
Airfield Economic Impact Appraisal (PBA, May 2012).
The report summarises a review of the current supply of employment land within Bristol’s North
Fringe and a forecast of the potential demand for employment land within South
Gloucestershire.

The following key documents have been used in producing this report:


Employment Land Review: Stage 1 - Supply Side Report (GVA Grimley, January 2009)



Employment Land Review: Stage 2 - Demand Side Report (GVA Grimley, October 2009)



South Gloucestershire Employment Land Review: Stage 3 - Developing a New Portfolio
of Sites (South Gloucestershire Council, June 2010)



Filton Airfield Economic Impact Appraisal (Peter Brett Associates, May 2012)

For the purposes of this report the Employment Land Review reports are referred to as the
Council’s or SGC’s Stage1, 2 or 3 reports.
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2.0

Market Overview

General Market Overview

There has been a significant change in the property market since Autumn 2007, largely caused
by factors emanating from the tightening of credit conditions and the global turndown. Land and
property values across virtually all sectors have reduced significantly.

Development land values have been particularly affected. It is generally accepted that values for
development land have reduced in the order of 30-40% from their 2007 peak, dependent upon
location and the nature of the proposed scheme. In general, the more established and sought
after markets have tended to fare better, with secondary and tertiary locations suffering most.

Following ten years of consistently strong take up within the Greater Bristol office and industrial
market the end of 2008 saw a significant decline in the number of new enquiries being received
and consequently the amount of take up in the Greater Bristol area.
Offices

2010 witnessed a steady improvement on the market lows recorded in 2009. 2011 saw a
reduction in demand in both the city centre and North Bristol markets (an area which broadly
aligns with the Council’s North Fringe area), albeit the Greater Bristol city region (the conurbation
which contains and surrounds the city of Bristol) continued to perform better than the market
experienced in 2009.

In 2011, take up was spread amongst a diverse range of sectors, with the most prominent being
the professional, financial services and service sectors. Only seven individual transactions in the
out of town market around Greater Bristol related to lettings of 929m2 (10,000ft2) or above.

The North Bristol office market is currently characterised by an oversupply of space and a limited
number of active occupier requirements, albeit the last Quarter of 2011 saw an increase in the
level of larger out of town enquiries.
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At the end of 2011 take up in the out of town market totalled 25,548m2 (275,000ft2) compared
with 400,000ft2 (37,161m2) during 2010. This reflects a reduction in take up of just over 30%.

These figures however distort the increasingly strong prospects for well specified new
accommodation at the top end of the market, which are now in very short supply in the form of
existing buildings. 2011 showed an improvement in general activity in the Greater Bristol area
and confidence and over 30% of the take up for the year was focused on new Grade A
specification accommodation, as occupiers continued the trend of ‘trading up’ in terms of quality
due to enhanced incentive packages available on new space.
We estimate that there is currently a total of circa 246,191m2 (2,650,000ft2) of all grades of office
accommodation available within the Greater Bristol Market.
Of this total we estimate that there is currently approximately 78,967m2 (850,000ft2) of available
existing office accommodation on the market in the North Bristol/South Gloucestershire Area. Of
this total however, only circa 6,505m2 (70,000ft2) is immediately available new Grade A
accommodation in the form of space available at the Gemini Buildings located at the rear of
Aztec West and at the GrowOn Centre at the Emersons Green Science Park.

The vast majority of the remaining available space is within second hand buildings, some of
which have been refurbished, but which is of mixed quality.

Industrial
Take up in 2011 amounted to 224,065m2 (2,411,813ft2) showing a slight increase on the 2010
figure of 222,224m2 (2,392,000ft²).
It should be noted that approximately 40,598m2 (437,000ft2) of the total take up was accounted for
in a single transaction on Severnside comprising a pre-letting in Avonmouth.
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The overall number of transactions increased by 10.3% in 2011 with 75% of disposals involving
property below 929m2 (10,000ft2). This is up 10% on the 2010 figure and above the preceding 5
years which averaged approximately 65% of total take up.
In the same period supply of industrial space remained at 427,000m2 (4.5 million ft2), largely
through a number of large format buildings in excess of 18,580m2 (200,000ft2) becoming available.
Demand continues from companies wishing to purchase on a freehold basis with capital values for
better quality well specified space appearing to have stabilised after a number of corrections
during the course of the last three years. The most significant hurdle to redevelopment is still the
availability of finance to fund acquisitions, and whilst there are improving levels of owner occupier
demand those with funds are still taking full advantage of the current economic climate and
seeking to extract maximum value.
There have however been some positive signs largely involving modern small format buildings
(below 465m2 / 5,000ft2) where occupiers have bid aggressively to secure opportunities.
Notwithstanding the current economic uncertainties, the supply side continues to be of concern,
largely as a consequence of the continuing lack of good quality modern standing stock, no truly
speculative industrial development taking place/planned and the loss over the last ten years of
allocated industrial sites to higher value uses, such as office and residential.
A milestone was also reached with there currently being no new (‘yet to be’) occupied buildings
available for immediate occupation on the market.
The scarcity of available, good quality buildings has increased over the past 18 months,
particularly those between 929 - 2,787m2 (10,000 - 30,000ft2) and in excess of 9,290m2
(100,000ft2) and there are few signs that this situation will improve in the short term.
Outside of Severnside one of the most significant issues facing the industrial market is the
provision of sites/immediately available good quality buildings to meet demand, particularly in
South Gloucestershire, North/East Bristol and central Bristol from locally / regionally focused
companies.
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3.0

Land Supply

This section of the report provides a review of employment land in Bristol’s North Fringe, using
the table of sites contained within the Council’s Stage 3 report - Developing a New Portfolio of
Sites (June 2010).
This

review

has

specifically

reviewed

and

updated

‘Appendix

2

-

Summary

of

Recommendations for a Future Portfolio of Sites’ included within the Stage 3 report. For the
purpose of this study, all of the sites listed within the Bristol North Fringe table (both those
safeguarded and those not ‘saved’) have been assessed. The status of the sites has been
updated to reflect any changes to the ‘Site Character’ category as recorded within the Stage 3
report, i.e. whether the sites remain vacant, (undeveloped or available for redevelopment) are in
general industrial/business, office use or warehouse; have been safeguarded for a specific
occupier or have been developed for an employment or alternative use.
As part of the review, additional ‘vacant’ sites have been identified and included within a revised
table at Appendix 1 of this report.

In reviewing the current status of the Bristol North Fringe sites the approach adopted follows, as
far as is possible using the published documents, the methodology outlined in the Council’s
Stage 1 report (Section 4). This is summarised below:


The sites reviewed are considered to have a traditional employment character. i.e. uses
which fall inside the ‘B’ use class.



Employment sites which fall outside the ‘B’ use such as hospitals, schools, retail and
leisure have not been included, although it is recognised that they do make a significant
contribution to South Gloucestershire’s employment provision.



Due to the adopted approach of analysing sites by their broad character, the study does
not identify or quantify vacant land and buildings within developed sites.
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South Gloucestershire
The Council’s Stage 3 (Table 2) report identifies a total of 1,504ha of employment land within
South Gloucestershire of which 627ha is vacant land. Severnside and Bristol’s North Fringe
account for a significant portion of these totals providing 634ha and 479ha of the total land
respectively (excluding Filton Airfield) and 509ha and 57ha of the vacant land total.

Severnside

The demise of the chemical, manufacturing and processing sectors, the substantial supply of
greenfield land and that which has been previously developed (brownfield land) and the extant
planning permissions in place has resulted in significant new logistics/strategic distribution
development opportunities at Severnside.

Whilst not all of the identified land at Severnside will be developable due to significant
environmental constraints, the Council’s reports consider that the developable area is still of a
large scale and it will meet demand for distribution and some manufacturing uses providing
constraints can be overcome.

The Employment Land Review reports suggest that the availability of land around Severnside
and the continuing demand for distribution in this area mean that it will take a large proportion of
the projected growth in the distribution sector in South Gloucestershire.

However, the provision of c.509 ha of vacant land at Severnside is recognised by the SGC
Reports as distorting the overall District wide position and obscuring localised shortages
elsewhere – mostly notably satisfying short, medium and long term industrial demand in the North
Fringe, East Bristol Yate and Thornbury from locally/regionally focused companies

Moreover, the majority of indigenous industrial occupiers will not consider Severnside due to the
potential loss of existing staff, lack of new staff and skills availability within the locality and the
long term disruption to their business operations.
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The SGC reports also comment that Severnside is not seen by the market as an office location
and thus the likelihood of accommodating the forecasted growth of banking and insurance
sectors and other business services is highly unlikely and is not something the Council would
encourage given distance to principal residential areas.

Accordingly and being aware of the distorting affect of the extensive Severnside allocations, the
SGC reports recommend that it is not appropriate to rely on a district wide approach to assessing
the balance of employment land supply (and demand, but to provide a finer grain analysis and
sub-area approach to the provision of employment land.
Bristol North Fringe
It is widely recognised and specifically identified within SGC’s Reports that Bristol North Fringe
is the ‘most significant employment area within the South West and forms the main economic
driver for Bristol and the wider sub-region’.

The Employment Land Review: Stage 3 report identifies 40 employment sites in the North
Fringe, which totalled approximately 559.5ha of land (including Filton Airfield).
To establish a ‘baseline’ for this assessment, the character of the North Fringe sites, as
summarised in the Stage 3 report (Table 4.1) is shown in Table 1.
Table 1: Bristol North Fringe: Site Character - All Sites (June 2010)
Site Character

Ha.

%

Office Location

57.1

10.2

High Quality Business Park

29.4

5.25

Warehouse and Distribution

45.0

8.15

General Industrial/Business

103.6

18.5

Site for Specific Occupier

253.7

45.3

Vacant Land

56.8

10.1

Other and Recycling Facility

13.9

2.5

TOTAL

559.5

100
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Filton Airfield – Land Areas
All references with the Employment Land Review: Stage 3 report to Filton Airfield (BNF21b –
Filton Airfield Runway) identifies the site area as 80.82ha for Site Specific occupier use. This is
reflected in Table 1 above.

The SGC CS incorporating post-submission changes allocates 50ha of employment land to
support, complement and enhance the aerospace and advanced engineering centre of
excellence.

However the SGC methodology only considers traditional B use sites and an element of the
proposed 50ha of employment land will incorporate other non B class employment generating
uses, including the heritage museum, land to safeguard the helicopter emergency services, land
safeguarded for a rail station, and potentially land for a waste transfer station, together with
other mixed use functions such as hotel and retail uses.

Therefore the review undertaken by Alder King has adopted a figure of 35.1 ha (which reflects
the B use class development proposed within the master plan) to ensure appropriate fit with the
SGC methodology and no erroneous double counting.
Updated Portfolio of Sites

The individual sites which have been reviewed as part of this report are identified and
categorised within the Land Supply Review table at Appendix 1. The table uses the structure
and content of the Council’s Recommendations for a Future Portfolio of Sites (Stage 3 Appendix 2) as its basis. As part of this report, each of the Bristol North Fringe sites has been
reviewed and changes in its ‘status’, where relevant and in accordance with the methodology of
the original report, have been recorded.
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Most significantly, c.35ha of land at Filton Airfield is now categorised as vacant and available for
employment development and c.25ha of land formerly identified for the Hewlett Packard’s future
use has been acquired by the University of the West of England for non-B uses. A number of
smaller sites totalling (each of sub 1.5ha) have been ‘lost’ to alternative uses or development
over the past 2 years.

Table 2 below provides an updated overview of all the Bristol North Fringe sites considered by
the SGC report (safeguarded, not formally safeguarded, interim safeguarded or covered by
existing polices). This table is directly comparable with the contents of Table 1.

It should be noted that the difference in the total site areas between Table 1 and Table 2 relates
to amendments to BNF23a (Land East of Coldharbour Lane - LECHL) and BNF21b (Filton
Airfield Runway).

Table 2: Bristol North Fringe: All Sites (May 2012)
Site Character

Ha.

%

General Industrial/Business

29.4

5.7

High Quality Business Park

103.59

20.2

Office Location

58.6

11.4

Other

12.2

2.4

Recycling Facility

1.7

0.3

156.47

30.5

45

8.8

Vacant Land

77.61

14.1

Alternative Use (Loss of Employment Land)

33.98

6.6

TOTAL

513.55

100

Site for Specific Occupier
Warehouse and Distribution
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Table 3 below summarises the complexion of sites safeguarded by SGC for employment use
beyond 2011.
Table 3: Bristol North Fringe: Formal Safeguarded Sites
Site Character

Ha.

%

General Industrial/Business

19.1

4.7

High Quality Business Park

103.59

25.5

58.6

14.4

0

0

1.7

.4

142.27

35

0

0

Vacant Land

72.61

17.9

Alternative Use (Loss of Employment Land)

8.65

2.1

406.52

100

Office Location
Other
Recycling Facility
Site for Specific Occupier
Warehouse and Distribution

TOTAL
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4.0

Demand Review

This section summarises the assessment of the potential future requirement for additional
employment land in South Gloucestershire.

The assessment follows the economic forecasting methodology adopted within SGC
Employment Land Review: Stage 2 - Demand Side Report (October 2009). An approach which
uses a trend based economic model to forecast demand for employment land. The key inputs
employed within SGC’s methodology are summarised below and commentary upon Alder King
use of this approach is also provided.
Allowance for Economic Growth

The allowance for Economic Growth in the Stage 2 study (for the period 2006-2026) takes into
account changes based on a macroeconomic model provided by Cambridge Econometrics. The
demand review updates undertaken by Alder King use more recent growth forecasts produced
by the SW Observatory, as compiled by Peter Brett Associates (PBA) within the Economic
Impact Appraisal (May 2012).

As illustrated in the table at Appendix 2, the SW Observatory forecast indicates that there will be
a need for around 24,620 B1 and 1,811 B2/B8 additional jobs within the plan period to 2026.

Employment Density
In order to convert the employment forecast data into floor space demand, this report adopts the
employment density ratios used by PBA and summarised below. These are taken from English
Partnerships Guidance - Employment Densities: A Full Guide (July 2001) and are in general
accordance with those used within SGC’s Stage 2 - Demand report.


B1 Office

19 m2 per employee



B2 uses

32 m2 per employee



B8 uses

50 m2 per employee
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Allowance for Windfall Losses

This allowance takes into consideration that, during the plan period, a proportion of employment
land will be used for alternative uses. An allowance of 4 acres per annum to reflect land ‘lost’ to
the non B uses has been adopted. This is based upon Alder King’s market experience and
estimates of potential future trends.

Allowance for Churn
An allowance for ‘churn’ (or frictional vacancy) takes into account that an amount of vacant floor
space is required to ensure that the office and industrial property markets work effectively and
efficiently. The SGC reports adopted the median net (total) take-up rates (for commercial
floorspace) identified within the Council’s Annual Monitoring Reports. This equates to 25,628m2
per annum.

This assessment has drawn upon take-up records from the Industrial Agents Society and Office
Agents Society, Alder King’s market experience and uses the net (total) floorspace take-up
figures.
A ‘take-up’ allowance for South Gloucestershire of 1.6 times the 2009-2011 office rate and 1.5
times the average 2009-2011 industrial take up rate has been adopted and accords with that
used by Peter Brett Associates within the Economic Impact Appraisal (May 2012). The figures
adopted within this assessment are as follows:


Average Office take-up:

23,378 m2 per annum.



Average Industrial take-up:

61,831 m2 per annum.

12

Plot Ratios
The floor space demand estimates, calculated using the employment densities, have been
translated into employment land forecasts using the plot ratios adopted by the SGC studies and
the ODPM Guidance on Employment Land Reviews:


Office:

0.8 plot ratio



Industrial:

0.4 plot ratio

South Gloucestershire Areas
The employment land demand forecasts produced within this study cover the entire South
Gloucestershire Unitary Authority Area. In order to provide a general indication of the likely
demand within the six geographical market areas of the District (North Fringe, Emersons Green,
Kingswood, Severnside, Yate and Rural), a percentage ratio has been applied using the
proportions for each area of identified land supply within SGC’s Stage 3 report.

The application of the ratios has taken into account the distorting affect of the significant land
supply at Severnside and makes an adjustment to reflect the importance of the North Fringe
and Emersons Green. The apportionment of employment land demand within Severnside does
not include an allowance for B1 uses.
Additional Employment Land requirements

The review of employment land demand suggests, based on the approach and assumptions
summarised above and the calculations summarised within the Additional Employment Land
Requirements table at Appendix 3, that there could be a requirement for B-class use land in
South Gloucestershire in the region of 136ha over the period 2012-2026.

Based upon an apportionment of this demand for each of the sub areas within the district,
Bristol’s North Fringe might expect to accommodate around 68ha of this additional land
requirement.
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Non B uses
The SGC Reports notes that a significant part of the projected employment growth arises from
sectors which have traditionally not been located on employment land or fall outside the B Use
Class such as healthcare, education, hotels and leisure.

SGC employment forecasts and those produced by PBA (using the SW Observatory data) show
that the highest numbers of employees are currently, and will continue to be, in the Non-B-Class
sectors. In particular the following sectors are forecast to see significant growth during the plan
period:


Other Business Services (non B use): +62% growth



Distribution: +33%



Education and Health: +29%.

In recent years a number of employment sites have been ‘lost’ to alternative / non-B uses.
Whilst the SGC Stage 2 Study does not quantify demand from the non-B class uses, the
calculation of the effect that the loss of non B-class employment land can have on the
requirements for B-Class employment land is, using theoretical forecasts, allowed for.

Whilst this report and the SGC assessments do not focus upon and quantify the potential
demand from alternative / non-B uses any district wide and area specific allocations over the
plan period will need to allow for sufficient ‘headroom’, above the allowances made for losses to
such uses.

A robust and flexible supply of vacant and available employment land is required to
accommodate and respond to market forces, particularly in the uncertain economic climate
which currently exists, to secure employment opportunities whether they fall within or outside
traditional (B use class) definitions.
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Significant historic windfall sites
In addition to allowing for the potential ‘loss’ of employment land to alternative uses (outside of
the B use class) it is considered that, given the history of Bristol’s North Fringe, sufficient land
supply should be safeguarded to enable significant ‘windfall’ occupational demand to be
accommodated. By way of example, over the past 20 years, the North Fringe has
accommodated:


MOD Abbey Wood (and the subsequent expansion at Fox Den Road)



Hewlett Packard (and the subsequent acquisition to enable the expansion of the UWE
campus)



Friends Provident offices (formerly AXA / Sun Life), Great Stoke Way



Airbus A38 expansion site

In addition to the above selection, a number of North Fringe site searches have been conducted
for significant occupier requirements (of 10,000m2 and above), from Orange / Everything
Everywhere, Motability and several organisations / firms on a confidential basis.
The Plan for Growth

The Government sets out its economic policy objective to achieve strong, sustainable and
balanced growth within the Plan for Growth published in March 2011. The Paper contains a
number of overarching ambitions to make the UK one of the best places in Europe to start,
finance and grow a business and encourage investment and exports as a route to a more
balanced economy.

The Paper identifies a number of barriers to growth. Most relevant to this assessment is the
issue of insufficient land allocated for development, particularly in areas of higher demand which
can create barriers to residential and business mobility and lead to high costs of entry for firms
coming to the country.
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The Government’s revisions to the planning system and creation of new fiscal initiatives seek to
make the right land available in the right place to deliver new commercial development.

Furthermore, the Paper focuses upon encouraging growth in the following sectors:


Advanced manufacturing



High Value Manufacturing Technology



Digital and creative



Professional and business services

The delivery of additional flexible employment land at Filton is in accordance with the
government’s growth agenda, the objectives of the core strategy and those of the Local
Enterprise Partnership to achieve sustainable economic growth and support the development of
existing businesses.

Local Enterprise Partnership
The 2011-13 Business Plan of the West of England Local Enterprise Partnership sets out a
number of clear priorities to focus its efforts in seeking to achieve sustainable business growth
in the sub region.
The LEP indentifies a number of issues that constrain business growth and influence others’
resources and plans to remove barriers such as inadequate or in ineffective business
infrastructure, including the provision of workspace, employment land and enhanced digital
communications.
In promoting the green economy – one is which is genuinely sustainable and resilient, the LEP
is focusing on enabling environmental technologies, low carbon jobs growth, exploiting the
area’s academic and geographic strengths and supporting

businesses in moving to more

resource efficient operations in order to help increase their resilience to rising oil and other
commodity prices.
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Filton Enterprise Area (FEA)
In addition to the designated West of England Enterprise Zone in Temple Quarter, the LEP has
created five West of England Enterprise Areas which have defined incentives and initiatives for
business.

The creation of an Enterprise Area at Filton will incorporate the existing cluster of industry,
which has a long established history in advanced engineering, aerospace and defence and is
establishing itself as a centre of excellence in high tech industries such as micro-electronics,
semi-conductor technology and robotics, together with approximately 50 ha of land on the
airfield site.

Redevelopment of the airfield will also allow the full potential of Filton Enterprise Area to be
realised, acting as a magnet for inward investment from supporting and complementary new
and expanding businesses.

The provision of high quality employment land and supporting infrastructure, coupled with the
delivery of national and international investment opportunities, will be necessary to drive
economic growth supporting existing jobs and delivering further high quality jobs to the area.

The Enterprise Area will form an internationally recognised cluster of opportunity to meet the
needs of businesses focused on the following activities:


Aerospace – design, research and manufacture



Advanced manufacturing and engineering



Emerging materials technologies, working closely with National Composites Centre



Micro-electronics and robotics



Information Technology, through the provision of a high speed broadband network



Defence
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In addition to the core business activities detailed above, the Enterprise Area should also
support:


Supply chain businesses supporting the core activities



Financial services sector



Data services



All forms of energy research, development and manufacture

Whilst supporting existing businesses already present in the Filton area and stimulating
enterprise, the Enterprise Area will seek to attract inward investment, targeting UK and
international businesses looking to make a major investment to the UK.

18

5.0

Conclusion

Based upon the review undertaken by Alder King it is estimated that there is circa 73ha of
current vacant employment (B-Use) land within Bristol’s North Fringe.

This supply of land will need to respond to demand from traditional / B uses class occupiers and
developers, but sufficient margin is required within the safeguarded land to allow for pressure
from both alternative employment (outside of the B use class) and non employment use
demand and any significant windfall requirements which emerge during the plan period and
beyond.

The calculation of additional employment (B-Use) land demand, using the methodology adopted
by the Council, results in a forecasted need of circa 68h for the period 2012 – 2026.

The key conclusion of this demand and supply review is that the total supply of employment
land in Bristol’s North Fringe will need to increase in order to accommodate potential demand.

This conclusion is particularly due to the clear importance of the North Fringe to the economy of
South Gloucestershire, Greater Bristol and the South West; the status of Filton as an new
Enterprise Area and the strong policy steer from the Government’s Plan for Growth to make the
right land available in the right place to deliver new commercial development in areas of higher
demand.

James Chaffer MRTPI MRICS
Alder King Property Consultants
Pembroke House
15 Pembroke Road
Clifton
Bristol BS8 3BA
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Appendix 1:
Filton Airfield - Employment Land Review Update
Land Supply Review (Bristol North Fringe)
16.05.12
Stage 3 Report

Alder King Review

Area (ha)
June 2010

Area (ha)
May 2012

Stage 3 Report

Alder King Review

Ward

Site character 2010

Site character 2012

Site ID

Name

BNF 1

Grove Industrial Estate / Toyota Garage

1.3

1.3

Patchway

General industrial / business

General industrial / business

BNF 4

West of England Royal Mail Centre

6.4

6.4

Filton

Site for specific occupier

Site for specific occupier

BNF 5

Rolls Royce

30.8

30.8

Patchway / Stoke Gifford

Site for specific occupier

Site for specific occupier

BNF 6

Benson Brothers site

1.35

1.35

Patchway

Vacant Land

Alternative use

BNF 7a

Filton Northfield Site (Part A)

9.6

8.7

Patchway

Vacant Land

Vacant Land

BNF 7a

Filton Northfield Site (Part A)

0.9

Patchway

BNF 7b

Filton Northfield Site (Part B)

3

3

Patchway

Vacant Land

Vacant Land

BNF 7c

Filton Northfield Site (Part C)

2.67

1

Patchway

Vacant Land

Alternative use

BNF 7c

Filton Northfield Site (Part C)

1

Patchway

Alternative use

BNF 7c

Filton Northfield Site (Part C)

0.67

Patchway

Vacant Land

BNF 8

Patchway Industrial Estate

22

22

Patchway

Warehouse and distribution

Warehouse and distribution

BNF 9

Land North of Cribbs Causeway Centre

4.3

2.51

Patchway

Vacant Land

Office location

BNF 10

Jupiter Road.

7.8

7.8

Patchway

Other

Other

BNF 11

Land south of Lysander Road

7

7

Patchway

Warehouse and distribution

Warehouse and distribution

BNF 12

Land north of Lysander Road

16

16

Patchway

Warehouse and distribution

Warehouse and distribution

BNF 13

Cribbs Causeway Centre.

6.6

6.6

Patchway

General industrial / business

General industrial / business

BNF 14

Aztec West

61.3

61.3

Patchway

High quality business park

High quality business park

BNF 15

Fairway Trading Estate

0.6

0.6

Filton

General industrial / business

General industrial / business

BNF 16

HSS Site. North of A4174.

0.5

0.5

Filton

General industrial / business

General industrial / business

BNF 17

Abbey Wood Business Park.

1.7

1.7

Filton

General industrial / business

General industrial / business

BNF 18

Northway.( Site off A38 south of Distribution Park)

1.7

1.7

Filton

Recycling facility

Recycling facility

BNF 19

North Bristol Distribution Park

10

10

Filton

General industrial / business

General industrial / business

BNF 20

Rolls Royce East Works Site.

26.4

22

Filton

Vacant Land

Vacant Land

BNF 20

Rolls Royce East Works Site.

4.4

Filton

BNF 21a

Airbus UK Works.

61.67

61.67

Filton

Site for specific occupier

Site for specific occupier

BNF 21b

Filton Airfield Runway

80.82

35.1

Filton / Patchway

Site for specific occupier

Vacant Land

BNF 22

Travis Perkins site

0.8

0.8

Frenchay and Stoke Park

Site for specific occupier

Site for specific occupier

BNF 23

Bristol Business Park

15.9

15.9

Frenchay and Stoke Park

Office location

Office location

BNF 23a

LECHL

0

2.13

Frenchay and Stoke Park

BNF 24

Parkway Business Park

31.6

31.6

Frenchay and Stoke Park

Office location

Office location

BNF 25

Hewlett Packard Former Buildings 1 and 2

15.93

15.93

Frenchay and Stoke Park

Vacant Land

Alternative use

BNF 25a

Hewlett Packard Premises

4.5

4.5

Frenchay and Stoke Park

Site for specific occupier

Site for specific occupier

BNF 26

Hewlett Packard undevelop ed site. [Enterprise Park]

9.4

9.4

Frenchay and Stoke Park

Vacant Land

Alternative use

BNF 27

Ministry of Defence - Abbey Wood

39.2

39.2

Frenchay and Stoke Park

Site for specific occupier

Site for specific occupier

BNF 28

Parkway North Business Park

5.3

5.3

Stoke Gifford

Office location

Office location

BNF 29

Pearce/ Auto Technique s site

1.8

1.8

Stoke Gifford

General industrial / business

General industrial / business

BNF 30

22 The Green

0.5

0.5

Stoke Gifford

Site for specific occupier

Site for specific occupier

BNF 31

Station Road

1.4

1.4

Stoke Gifford

General industrial / business

General industrial / business

BNF 32

Pegasus Park

5.5

5.5

Stoke Gifford

General industrial / business

General industrial / business

BNF 33

The Conifers

8.4

8.4

Winterbourne

Site for specific occupier

Site for specific occupier

BNF 34

Vantage Office Park

4.3

3.29

Bradley Stoke South

Office location

Office location

BNF 34

Vantage Office Park

1.01

Bradley Stoke South

Office location

Vacant Land

BNF 35

Amcor Flexibles

4.2

4.2

Bradley Stoke South

Site for specific occupier

Site for specific occupier

BNF 36a

Almondsbury Business Park - Part A

12.59

12.59

Bradley Stoke North

High quality business park

High quality business park

BNF 36b

Almondsbury Business Park - Part B

22.4

22.4

Bradley Stoke North

High quality business park

High quality business park

BNF 36c

Almondsbury Business Park - Part C

7.3

7.3

Bradley Stoke North

High quality business park

High quality business park

BNF 36d

Almondsbury Business Park - Part D

4.4

4.4

Bradley Stoke North

Other

Other

558.93

513.55

Stage 3 Report

Alder King Review

Area (ha)
June 2010

Area (ha)
May 2012

Stage 3 Report

Alder King Review

Diff

-45.380

BNF9

-1.79

Key - Site Character Status

BNF23a

2.13

Unchanged

BNF 21b

-45.72

Changed

Total Changes

-45.380

Alternative use

Total

The difference between the June 2010 and May 2012 is due to
the amendments to BNF23a and BNF21b

Alder King Review (May 2012)
Bristol North Fringe - All Employment Land (Officer's Recommendation - A, B, C & D)
Site Character

Ha

%

29.4

5.7%

103.59

20.2%

Office location

58.6

11.4%

Other

12.2

2.4%

Recycling facility

1.7

0.3%

156.47

30.5%

45

8.8%

Vacant Land

72.61

14.1%

Alternative Use (Loss of Employment Land)

33.98

6.6%

Total

513.55

100.0%

General industrial / business
High quality business park

Site for specific occupier
Warehouse and distribution

check with Cell D61

513.55

Alder King Review (May 2012)
Bristol North Fringe - Formal Safeguarded Land (Officer's Recommendation A)
Site Character
General industrial / business

Ha

check

%
19.1

4.7%

19.1

103.59

25.5%

103.59

58.6

14.4%

58.6

0

0.0%

0

1.7

0.4%

1.7

142.27

35.0%

142.27

0

0.0%

0

Vacant Land

72.61

17.9%

72.61

Alternative Use (Loss of Employment Land)

8.65

2.1%

8.65

Total

406.52

100.0%

check

406.52

High quality business park
Office location
Other
Recycling facility
Site for specific occupier
Warehouse and distribution

Alternative use

Alternative use

Vacant Land

Appendix 2:
Filton Airfield - Employment Land Review Update
SW Observatory - Employment Growth Forecast
Additional FTEs 2010-2026
S. Glos

Bristol

South Glos + Bristol

B Space FTE Jobs
Bristol

S. Glos

South Glos + Bristol

B1

B2/B8

B1

B2/B8

B1

B2/B8

Agriculture

-92

-39

-131

0

0

0

0

0

0

Extraction

51

0

51

0

5

0

0

0

5

Manufacturing

-661

-854

-1,515

-33

-628

-43

-811

-76

-1,440

Utilities

-334

-350

-685

-33

-33

-35

-35

-68

-68

Construction

-1,450

-1,583

-3,032

-72

-1,377

-79

-1,503

-152

-2,881

Distribution

2,927

4,743

7,670

293

878

474

1,423

767

2,301

Hotels & Catering

1,212

2,261

3,473

0

121

0

226

0

347

Transport & Communications

4,742

4,215

8,957

1,897

2,845

1,686

2,529

3,583

5,374

Financial Services

3,058

13,503

16,562

2,447

0

10,803

0

13,249

0

Business Services

20,336

35,247

55,583

20,336

0

35,247

0

55,583

0

Public Admin & Defense

-344

-713

-1,057

-275

0

-570

0

-845

0

Education

391

940

1,332

0

0

0

0

0

0

Health & Social

4,073

9,791

13,864

0

0

0

0

0

0

Other Services

124

110

234

62

0

55

0

117

0

34,032

67,271

101,304

24,620

1,811

47,537

1,828

72,157

3,639

Source: SW Observatory/ PBA

Appendix 3:
Filton Airfield - Employment Land Review Update
Additional Employment Land Requirements
Changes in Floorspace in South Gloucestershire 2012 to 2026
16.05.12

Use Class

Employee Change
2010– 2026

Employment Density
m2 per employee

Floorspace Demand
2012 -2026 (m2)

Allowance for Churn
m2

Change in Floorspace
2012 -2026 (m2)

Plot Ratio

Land Use
Demand
Ha

Allowance for
windfall losses
Ha

Total after Windfall
Allowance
Ha

BNF

EG

KGWD

SSIDE

YATE

RURAL

Total

B1

24,620

19

467,780

46,755

514,535

0.8

64

11

75.3

41.4

6.6

6.4

0.0

11.1

9.9

65.5

B2 / B8

1,811

41

74,251

123,661

197,912

0.4

49

11

60.5

26.2

4.2

4.1

12.8

7.0

6.2

54.2

67.7

10.7

10.5

12.8

18.1

16.1

135.8

43.4%

6.9%

6.7%

21.1%

11.6%

10.3%

100.0%

55.0%

8.7%

8.5%

0.0%

14.7%

13.1%

100.0%

Totals
26,431

Source: PBA 2012
B1 inc. R&D & light indust.

542,031

Source: English Partnerships’ 2001
Employment Densities Guide
Average of B2 & B8 ratios (34 / 50
sqm/e density)

135.8

2 years floorspace take-up
Source AK: Office - 1.6 times 2009-11 avg. for
BNF
Indust - 1.5 times 2009-11 for SG

AK (SP) - 4 acres pa

Basis for split:
SGC 2009 Land Supply (amended Severnside %)
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Executive Summary
Filton Airfield
Filton Airfield lies between the A38, the A4018, and the communities of Filton and Patchway. The site
extends to some 141ha. The majority of the site comprises the operational airfield which is owned by
BAE Systems, together with associated buildings and hangars.

Context
South Gloucestershire is part of the West of England economic area with strong potential for higher
levels of economic growth. Advanced engineering and aerospace have a strong employment base
focused on the North Fringe area of Bristol. There are significant inter relationships between South
Gloucestershire and Bristol in terms of commuting flows, with the North Fringe providing jobs for
residents in both local authority areas. The South Gloucestershire Post Submission Changes Core
Strategy sees the North Fringe of Bristol as a major economic driver for the West of England sub
region with 355 hectares of employment land safeguarded. This includes 50 hectares safeguarded for
employment uses as part of the redevelopment of Filton airfield to “support, complement and enhance
the aerospace and advanced engineering centre of excellence”.
Filton airfield is one of five Enterprise Areas in the West of England, identified by the West of England
LEP as an important employment location for inward investment and trade opportunities. The
Enterprise Area is focused on aerospace, financial services, advanced manufacturing, emerging
materials technology and information technology. The South West aerospace sector is internationally
and nationally significant. The jobs supported are generally more highly skilled and more productive
than the regional average by a considerable margin. Within this, Rolls Royce and Airbus are important
components of the regional and national aerospace industry and they are located adjacent to the
Airfield at Filton. Historically these businesses have been linked to the operational airfield although
both have now stated that its closure will not have an impact on their future operations.

Current Airfield Economic Impact and the Impact of Closure
Current activities at the Airfield relate to operations associated with running the airfield, the Great
Western Air Ambulance and Police Air Operations Unit, and other business activities support around
110 FTE jobs and £3.56m of GVA. An initial indication of the impact of airfield closure is 52 jobs lost
and 20 relocated (probably in the wider sub-region). The 52 jobs that may be lost from the closure of
the airfield will result in a loss of £1.7m GVA.

Future Scenarios
Based on the current work in planning the future use of Filton, a set of scenarios have been
developed – 1) mixed use, 2) predominantly employment and 3) predominantly residential. Within this
there is an alternative mixed use development, which assumes that some of the businesses will build
on the aerospace cluster and will bring a similar set of values to the economy – 1a) advanced
engineering/aerospace/electronics mixed use. This latter mixed use scenario responds to Core
Strategy policy CS26.
The business space will be ready for occupation in 2016 and then accumulate in line with prerecession take up rates – based upon the known strength of this location for employment uses,
previous space constraints and an expectation of an improvement in the general economic conditions.
The mixed use scenario reflects the South Gloucestershire Core Strategy policy of allocating
approximately 50ha of employment land to support, compliment and enhance the aerospace and
advanced engineering centre of excellence. An element of the proposed 50ha of employment land will
incorporate other non B class employment generating uses, including the heritage museum, land to
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safeguard the helicopter emergency services, land safeguarded for a rail station, together with other
mixed use employment generating functions such as hotel and retail uses, all of which would
compliment to the delivery of the policy objective. However as the SGC methodology for assessment
of employment land only considers traditional B use sites, this review, in accordance with the SGC
methodology makes the same distinction, splitting out the B uses from other employment generating
land, to ensure appropriate fit with the SGC methodology and no erroneous double counting.
The mixed use scenario has 48 hectares of employment generating uses, incorporating some mixed
use. Within this the quantum of B class space proposed is 35.1ha, which fits within the land
requirement set out in the South Gloucestershire ELR. However the predominantly employment use
scenario would be almost 90ha of B class space, significantly in excess of the land requirement during
the plan period.

Economic Impacts
The core mixed use proposal will accommodate 7,077 FTEs of which 4,585 are estimated to be net
additional. If the aerospace mixed use proposal can be delivered then there will be 5,696 net
additional jobs.


The employment scenario could accommodate almost 17,000 jobs, of which almost 11,000 are
net additional.



The residential scenario may accommodate about 300 jobs, of which 195 are net additional.



The two mixed use scenarios and the employment scenario all have the potential to add
considerable GVA to the South Gloucestershire economy:



The mixed use scenario may contribute £252m net additional GVA



The aerospace mixed use scenario may contribute £322m net additional GVA



The employment use scenario may contribute £608m net additional GVA

The aerospace mixed use scenario provides particular value because of the high GVA/job and the
strong multiplier effects. However the mechanism for delivery of this scenario through Enterprise Area
status is unclear, although specific measures such as simplified planning controls for the enterprise
area will have benefits in attracting businesses and help to deliver this scenario.
In addition to the economic impacts, the redevelopment of Filton Airfield will provide a set of social
impacts that address the issues facing the North Fringe – in particular the provision of new amenities;
better communication routes through a currently impervious site; and the opportunity to create a new
neighbourhood with a clear sense of identity.

Optimum Scenario
The employment scenario provides a greater economic impact than the other scenarios, purely as a
function of further space. However the likely take up will mean that development will extend past the
end of the plan period in 2026. It is already established that the North Fringe requires some rebalancing in order to address the in-balance between jobs and housing, which currently results in
substantial levels of commuting. The mixed use and residential scenarios would play a part in this rebalancing, although depending on the density of housing to be provided it may be that the number of
jobs on site (7,077) may be more than the new working age population.
There is a need to reconcile the importance of support for the aerospace industry (along with other
high value associated industries such as advanced manufacturing and micro electronics) through
provision of land against the current availability of un-used space on aerospace industry sites,
combined with a lack of related inward investment inquiries. Clearly it is prudent to allow for
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unexpected requirements but this should be balanced against what requirements might reasonably
come forward.
Overall the mixed use scenarios offer the best combination of economic benefits and social impacts.
Within this the aerospace mixed use scenario provides the best of the identified outcomes although
the delivery of this scenario will require further planning.
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1

Introduction
Peter Brett Associates (PBA) was commissioned by BAE Systems (BAE) in April 2012 to
undertake an initial economic impact appraisal of the plans to redevelop Filton Airfield. This
appraisal is intended to inform the development of the masterplan for the site as well as
inform the South Gloucestershire Core Strategy Examination in 2012.
This report has been prepared with assistance from BAE, Terence O’Rourke Ltd and Alder
King. The report has also benefitted from inputs from economic development staff at South
Gloucestershire and Bristol City Councils, as well as consultation with aerospace industry
representatives.
This study follows a standard economic impact method, with a logical set of processes
mapping out the current direct and indirect impacts, which are then compared to the
anticipated future economic impacts.

1.1

Site Summary
Filton Airfield lies between the A38, the A4018, and the communities of Filton and Patchway
The site extends to some 142ha. The majority of the site comprises the operational airfield
which is owned by BAE Systems, together with associated buildings and hangars. The
largest of these, the Brabazon hangar lies within Bristol City Council area. Two of the
hangars north of the main runway are listed buildings, and a third is locally listed. Adjacent
to the A38, north of the main runway, is the Royal Mail sorting office.
Immediately to the south of Filton Airfield and fronting onto the A38 is the Airbus estate. The
boundary between the two sites is marked by the Hallen freight railway link. Together with
Rolls-Royce - which is close by to the east of the A38 - BAE, Airbus/GKN and MBDA make
up the aerospace/defence cluster in the sub-region and employ over 10,000 workers.
To the north of the Airfield, on land which was formerly part of the airfield site, the Charlton
Hayes mixed use development is under construction. This development is for 2,400 houses,
a primary school, employment/retail opportunities and significant public open space, together
with the recently completed Filton Link Road (Hayes Way) which connects The Mall to the
A38. To the north west of this development is the Cribbs Causeway retail and leisure area,
which includes The Mall regional indoor shopping centre, retail warehouse park, individual
stores, car showrooms and the Venue leisure complex.

2

Economic Review

2.1

Introduction
This section reviews the economic context relevant to Filton and includes the relevant
economic strategic priorities.

2.2

West of England Economic Development Issues and Priorities
The West of England covers the four unitary local authority areas of South Gloucestershire,
Bristol City, Bath and North East Somerset and North Somerset. The West of England Local
1
Economic Assessment (LEA ) has been produced to highlight the strategic issues facing the

1

West of England Local Economic Assessment, December 2011
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2

West of England economic area and help inform the agenda for the recently formed West of
England Local Enterprise Partnership (LEP).
The LEA looks at key strategic issues across three headings; people, business and place.
Key points from each are drawn out in the following paragraphs.
The population of the West of England area is projected to grow from just over 1 million in
2009 to around 1.419 million in 2033, at an annual rate of growth in excess of the national
average. Growth in the number of working age people is expected to account for just under
50% of this anticipated population growth (compared to only 25% nationally). At the same
time the retired population is also increasing considerably. The LEA suggests that there may
be issues of localised labour shortages or imbalances in future years but that the projected
working age population could have the potential to support higher levels of economic growth
than other areas.
However housing affordability is seen as a very real problem across the area with the
potential for economic growth to be greatly hampered if people of working age are unable to
live in the West of England Partnership area. It could lead to more in commuting
exacerbating a problem which already exists. The type and tenure of new housing is
therefore important in helping to address issues of affordability through social rented and
intermediate housing, private sector rented as well as open market housing for sale.
The LEA indicates that overall qualification levels are higher in the West of England area
than at UK level, generally 4% higher at all levels of NVQ 1 to NVQ 3 and 3% higher at
NVQ4. The four local universities and their high academic standards are seen as supporting
and complementing this high level of qualifications, with aerospace and advanced
engineering as one sector particularly mentioned.
However the LEA also makes that point that (as with all the statistics) it hides local
geographic areas with issues. In this instance South Gloucestershire is identified as having
lower than UK average qualification levels at NVQ3 and 4. Developing vocational and
academic skills is therefore seen as important to help people achieve their potential and the
LEA makes a point that a highly skilled workforce is a key economic asset and very
important to the future economic growth of the West of England area, given the
concentration of knowledge based industries and the potential to develop and grow such
industries.
3

The LEA notes that the UK Competitiveness Index 2010 ranks three out of four of the West
of England local authority areas (including South Gloucestershire) as within the top quartile
of the competitive index. The West of England produced 26.2% of the South West region’s
GDP in 2008. The LEA notes a 15.6% rise in the number of employees 1998 – 2008 – but
also notes that of this rise, most was up to 2004. There has been little significant jobs growth
since 2005 and the recession has further stagnated any growth. Designation of Enterprise
Zones/Areas (such as that proposed for the Filton/A38 Employment Area) are intended to
help kick start economic growth again.
The advanced engineering and aerospace sector is identified as having a strong
employment base, focused in the North Fringe of Bristol (around 18,000 jobs, 2008, 3.5% of
West of England jobs) and contributing around 4.6% to the West of England’s GVA in 2008,
a figure which has grown at a steady rate since 1998. As the LEA notes, the large
businesses located there in turn support local businesses that supply into them. It also notes
that the sector is supported by the West of England Aerospace Forum (WEAF) and
2

th

West of England LEP approved by Government on 28 October 2010
The UK competitiveness index is produced by the University of Wales Institute Cardiff. It defines
competitiveness as ‘the ability for an economy to attract and maintain firms with stable or rising market shares in
an activity, while maintaining stable or increasing standards of living for those who participate in it’.
3
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research, development and technological support from Bristol University and the University
of the West of England. The LEA suggests that external factors could impact on
development of the sector in the North Fringe, namely amount of employment land available
(implying that when economic recovery takes place, the employment land available could be
quickly taken up), and congestion (already a major issue and potential disincentive to
business investment).
The LEA discusses employment land supply and notes that the four local authorities will
need to work together to ensure a strategic supply of employment land. In relation to office
developments the LEA highlights the considerable rates of housing and employment growth
in the North Fringe in the last 20-30 years and that development opportunities in that area
need to be considered alongside the need to rebalance development to other key strategic
sites in the West of England. It does note that the closure of Filton Airfield means it could
become a mixed development site.
The West of England LEP’s Business Plan (2011 – 2013) sets out a vision for the sub-region
that by 2026 it will have (amongst other things) ‘a buoyant economy competing
internationally, based on investment by innovative, knowledge based businesses, and a high
level of graduate and vocational skills’. Measures of success include the creation of 95,000
new jobs by 2030 and a 3.4% annual growth in GVA by 2020. The Business Plan aims to
outline a small number of broad but clear priorities that can be the focus of LEP activity. To
this end the Business Plan sets out priorities and actions in relation to three headline
themes; effective working, tackling barriers and exploiting assets.
Six immediate actions are identified and include:


Action 1: Improving transport infrastructure. This action includes lobbying in support of
five major transport packages including that for the North Fringe to Hengrove package.



Action 2: Tackling skills mismatches and/or gaps in the workforce; which includes
improving the match between provision and need in key sectors with advanced
engineering, creative and digital connectivity sectors targeted by April 2012.



Action 3: Putting the West of England on the map – inward investment.



Action 4: Creating a clear case for investment to national government.



Action 5: Growing the green economy.



Action 6: Creating a successful Enterprise Zone/Enterprise Areas – which includes the
Filton/A38 proposed Enterprise area where the Filton Airfield engagement strategy with
local people and stakeholders on policies and proposals will be followed by the
development of an ‘offer’ for marketing and inward investment purposes and then a
marketing plan and marketing materials (target date July 2012).

The LEP Business Plan sets out that delivery of priorities and actions will be underpinned by
groups and processes to support this, including sector groups to provide strategic direction
specific to that sector. This includes an advanced engineering, aerospace and defence
sector group.

2.3

Local Authority Economic Development Issues and Priorities
South Gloucestershire
At the local authority level, economic development strategies and local economic
assessments also set out issues and priorities. South Gloucestershire Economy and Skills
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Strategic Partnership produced an economic strategy covering the period 2008-2013. This
sets out six strategic themes, to meet an economic vision for South Gloucestershire that
seeks to maintain economic prosperity and a sustainable and balanced economy.
The strategy notes that Bristol North Fringe accounts for over 50% of all jobs in South
Gloucestershire, with the aerospace sector being a key economic sector. It also notes that
South Gloucestershire (and particularly the North Fringe) is characterised by having a high
number of growth companies. Strategy themes and objectives include:


Strategy Objective 1: To improve productivity and competitiveness and
safeguard/increase jobs in key sectors including aerospace, engineering, other
manufacturing, defence, environmental technologies, high technology and creative
industries.



Strategy Objective 2: Increase the number, survival and growth rate of small and
starter businesses including social enterprises.



Strategy Objective 3: Raise skills levels and meet the skills and workforce needs of
employers.



Strategy Objective 4: Meet the employment land and premises requirements of
indigenous business and key sector businesses.



Strategy Objective 5: To make sure that all parts of South Gloucestershire and all
groups share the benefits of economic development.

South Gloucestershire’s Local Economic Assessment (LEA) produced in 2011 provides a
more updated perspective on economic issues, taking into account recession effects. It
notes that nearly 50% of respondents to a business survey identified that weak customer
demand was a restriction on business growth. It also notes that South Gloucestershire is
particularly vulnerable to public sector job losses. There has been a rise in public sector
employment which, in 2008, was estimated to account for 19.8% of all employment in South
Gloucestershire (compared to 20% in England and 21.2% in the South West region; with
defence sector employment being particularly relevant in South Gloucestershire).
The South Gloucestershire LEA highlights the significant commuting flows with the flow
between southern South Gloucestershire and Bristol being by far the largest commuting flow
(around 25 – 30,000 people travelling into South Gloucestershire to work, from Bristol and
some 35 – 40,000 travelling from South Gloucestershire into Bristol to work – 2001 Census
data).
The LEA identifies six neighbourhoods in South Gloucestershire that are in the most
deprived 20% nationally, of which one is Filton. The community profile for Filton indicates
that the proportion of the neighbourhood population of working age is 1% below the South
Gloucestershire average of 73% and the economically active proportion is 3% below that of
South Gloucestershire (also 73%). Qualification levels are similar to those of South
Gloucestershire, which have already been identified as lower than those for the West of
England as a whole. Patchway is also one of the six neighbourhoods identified.
The LEA sets out that much of the jobs growth over the past 15 years has been in the North
Fringe area with Emersons Green now generating more jobs. Maintaining key sectors and
developing new business is identified as important to economic wellbeing. Business
development in the low carbon economy is seen as an opportunity that South
Gloucestershire could capitalise on, with low carbon building design and construction in
relation to major development proposals in the area as a sector that could have an important
role in economic recovery and increasing resilience of the local economy.
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Bristol North Fringe is identified as a strategic employment area with large modern strategic
sites including Filton Northfield, Aztec West and Bristol Business Park and the University of
the West of England masterplan. The LEA notes that the Council’s Core Strategy seeks to
safeguard land identified for employment purposes (discussed below).
Bristol
Bristol City Council’s Local Economic Assessment (March 2011) identifies the interrelationship of its economy with those of its neighbours such as South Gloucestershire.
Bristol’s rate of private sector jobs growth in the 10 years to 2008 is indicated as 15.4%,
above that of other Core Cities. One of the economic drivers behind this is identified as the
development of new employment areas such as those on the North Fringe.
Whilst jobs growth is expected to exceed that nationally over the next 10 years, the LEA
indicates that the level of growth will be below that of population growth and will therefore
mean levels of worklessness will remain – unless jobs growth in South Gloucestershire are
also available to Bristol residents. It points out that, in 2008, around 20,000 Bristol residents
were working in South Gloucestershire, many of these in the North Fringe of Bristol area.
Advanced engineering and aerospace is identified as a key sector, with local supply chains
(around 50 businesses) and research and development with the universities. The LEA notes
that the possibility of moving aerospace investment and jobs to other locations ‘remains a
constant threat’. The LEA also highlights the microelectronics sector as important in the
North Fringe area with a cluster of over 30 high technology businesses, important in
establishing Bristol as a knowledge based economy.
The Bristol LEA points to the high productivity of Bristol’s workforce (above regional or
national averages) which is forecast to continue. It also points to the diversity of the Bristol
economy. Although banking and insurance is identified as the single largest contributor to
Bristol’s economy, the LEA sets out that there is no over dependence on one sector, making
its economy more resistant to ‘shocks’.
Strengths in the green and digital economies are seen as opportunities for growth and
environmental sustainability. Bristol’s geographic location, size, connectivity and quality of
life are also identified as opportunities for business relocations and migrations. However the
LEA suggests that jobs growth could be hampered by land available for commercial and
industrial development, by skills shortages and by transport infrastructure.
The LEA sets out that Bristol is one of six UK Science Cities, with potential to drive economic
growth through science and innovation. The development of Spark (the science and
technology hub at Emersons Green in South Gloucestershire) is identified as a main
outcome of this designation, where jobs potential will include in the aerospace sector.

2.4

Economic Development Policies in Core Strategies
South Gloucestershire
The South Gloucestershire Post Submission Changes Core Strategy (December 2011) sets
the scene for its economic policies, identifying that South Gloucestershire benefits from a
buoyant economy but needs to continue to provide for the land and transport needs of
businesses as a key priority in order to maintain its economic success in response to the
recession. However, after 20 years of high growth, the Core Strategy states that there is a
need for a more balanced and manageable strategy for economic development, within which
some growth is steered towards other parts of the West of England sub region. Providing a
more equitable distribution of jobs across the South Gloucestershire area is seen as
important and a challenge.
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The vision for South Gloucestershire set out in the Core Strategy includes a statement that
‘the North Fringe of the Bristol area will continue to be a major economic driver in the South
West economy and the West of England sub region. It will continue to maintain its role as a
major focus for employment, commercial and retail activity, education and learning’.
Strategic objectives around maintaining economic prosperity then build on this vision and are
taken through into proposed policies. Strategic objectives include:


Providing a range of employment land for existing and new businesses, to support
South Gloucestershire in helping make the West of England economy vibrant and
innovative.



Providing for key sectors including advanced engineering, aerospace and defence.

Policy CS11 states that the Council will maintain a supply of economic development land.
The North Fringe of Bristol is identified as an area where 355 hectares of employment land
will be safeguarded. Employment land at Filton Northfield is one site safeguarded (in Policy
CS12) where the presumption is for B Use Classes and where a change of use to other
economic development uses would need to meet certain criteria set out in Policy CS12. A
further interim safeguarded area is land west of the A38 (including the runway and the Royal
Mail Sorting Depot). Around 50 hectares of land is proposed for safeguarding for
employment uses through redevelopments at Filton airfield, to support existing aerospace
and advanced engineering as a centre of excellence.
Policies for the North Fringe of Bristol area are set out further in Chapter 12 of the Core
Strategy. Policy CS25 includes support for the Rolls Royce East site for new employment
uses and the diversification of the Cribbs Causeway area for mixed uses, as two of a number
of development proposals set out in that policy. The policy is part of a strategy of re
balancing land uses to create residential neighbourhoods, give people the opportunity to live
near where they work and maintain a diversity of employment uses.
Policy CS26 focuses specifically on the Cribbs Causeway/Patchway New Neighbourhood
(CPNN) proposals, seen as a major focus for redevelopment and regeneration and including
within it ‘the Filton advanced engineering and aerospace centre of excellence – an area of
around 50ha of employment land to the west of the A38, to accommodate a range of
business and industrial uses that will support, complement and enhance this centre of
excellence’.
Bristol
Bristol Core Strategy’s (adopted 2011) spatial vision sees the city as ‘a leading European
City for innovative industry, enterprise, culture, environmental quality, lifestyle and urban
design, reinforcing its status as a European Science City and Green Capital’. Delivering a
thriving economy and ‘ambitious and sustainable economic growth’ across Bristol is one of
the objectives of the Core Strategy through, for example, supporting additional accessible
employment opportunities.
The Bristol Core Strategy notes the strong transport and employment linkages between
Bristol and South Gloucestershire around the North Fringe (and also notes that some
relatively deprived communities in North Bristol have not benefited from growth of
employment opportunities there). An important issue for economic policy is seen as meeting
the spatial requirements of key sectors with potential for growth in Bristol, of which advanced
engineering and aerospace is one. Policy BCS8 therefore aims to provide a sufficient and
flexible range of employment land, reduce barriers to employment and promote Bristol as a
place to invest.
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The Core Strategy notes that Bristol’s Employment Land Review identified a need for 24ha
of additional industrial land to be provided in areas other than Avonmouth over the Plan
period to 2026. Given various constraints, the Core Strategy does not propose to deliver all
of the 24.5ha. It suggests that some 10ha may be deliverable in South Bristol in association
with major regeneration plans. The Core Strategy also promotes the retention and renewal of
some 1150ha of existing industrial and warehousing land including in identified ‘principal
industrial and warehousing areas’. The Core Strategy acknowledges that the built up nature
of the city makes it very difficult to replace employment land if lost to other uses and it is
important to retain employment land for enterprises and employment opportunities across
the city.
Bristol’s Site Allocations and Development Management Development Plan Document
(DPD) goes on to provide site specific and more detailed policy around employment land.
The DPD (at the preferred approach stage and out for consultation until May 2012) sets out
proposed new and changed designations by neighbourhood area. No major new
employment designations are proposed for the Horfield and Lockleaze neighbourhood or the
Henbury and Southmead neighbourhood, to the west and south of Filton. One small site is
identified for possible mixed use development including business/retail and two small
business sites are proposed to lose their ‘principal industrial and warehousing area’
designation, all in the Horfield and Lockleaze neighbourhood. One small redevelopment site
is proposed for mixed uses including business in Southmead and there is a ‘principal
industrial and warehousing area’ designation on the employment area immediately to the
south of Filton airfield (the north east corner of the Henbury and Southmead neighbourhood
area).

2.5

Employment Land
The Employment Land Reviews for South Gloucestershire and for Bristol consider supply
and demand of employment land, although both reports pre-date the closure of the airfield
and the establishment of the West of England Enterprise Areas.
4

The South Gloucestershire Employment Land Review (SG ELR) concluded that:

4



At August 2008 South Gloucestershire had approximately 1,504 ha of land in or with
potential for employment use (excluding Filton Airfield). Of this 627 ha was classed as
vacant, which includes unused former employment sites, greenfield sites with planning
permission and allocated employment sites. 509 ha of the vacant land is in Severnside
and other concentrations of vacant sites are in the North Fringe (56.8 ha) and Emersons
Green (45.4 ha).



Growth sectors will be Other Business Services, Distribution and Education & Health



Declining sectors are forecast to be Transport Equipment, Agriculture and Food Textiles
& Wood. However the report notes that the manufacture of aircraft (within Transport
Equipment) is a significant local employer and the national pattern upon which the
forecasts are based may not be experienced in South Gloucestershire.



Between 2006 and 2026 there will be an additional total requirement for between
317,817 sqm and 379,076 sqm of B class floor space in South Gloucestershire (42.557.6 ha of land). Of this the majority is B1 office floor space (295,442-297,108 sqm / 37
ha).



Given the supply of c.630 ha and the likely demand of 40-60 hectares there is a
theoretical over provision of at least 570 ha. However the extensive supply of land at

GVA Grimley, Employment Land Review 2009-2010
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Severnside masks a more diverse localised picture with localised shortages in
Kingswood and Yate.


The principal effect of the recession has been the delayed take up of development
opportunities. In the short to medium term companies are likely to take up existing
premises rather than developing new land.



The Bristol North Fringe (which includes Filton) is generally not characterised by smaller
industrial sites or older premises which would serve a local market.



The consent for the vacant 26.4 ha former Rolls Royce East Works allows for a high
proportion of Warehouse/Distributions uses. The Airbus site also has significant vacant
space.



The North Fringe is the most economically vibrant area in the District and this is
expected to continue with resulting pressures for development. Strong values and rents
have been achieved. The majority of growth is expected in the Banking & Insurance
and Other Business Service sectors – and there are reports that there are pressures on
industrial land from office development. There is potential for the North Fringe to be a
strong distribution location (although this would be in the face of competition from
Severnside) and a location for the Education and Health sector.
5

The Bristol City Employment Land Review (BC ELR) concluded:

5



Bristol’s strengths in the knowledge based sectors and its skills base suggest the city
has the potential to grow, although there are serious skills deficits, unemployment and
deprivation especially in the south and centre of Bristol. While the economy has
performed well against national and regional averages, neighbouring areas have seen
greater employment and floor space development.



The city centre office market continues to be strong.



Employment sites have been vulnerable to redevelopment for housing and there is a
danger that the erosion of the City’s limited land bank will harm the capacity for future
growth.



The property market analysis suggests continuing demand for office, industrial and
warehouse space, along with an acute shortage of industrial land.



Growth is likely to be in professional services, banking & insurance, creative industries,
environmental technologies, wholesale & distribution and ICT & communications.
Aerospace & advanced engineering and public administration may also have potential
to grow.



The Bristol Unitary Area will grow by 24,900 jobs between 2006-2026. For industrial
and warehousing employment the figure is1,700 jobs.



The total potential office floor space requirement over the period is 524,021 sqm. Net of
pipeline floor space the outstanding potential requirement is 235,555 sqm. The city
centre will continue to be the main strategic focus for office development



The total industrial and warehousing land requirement is 33.6 ha. The land in the
pipeline is 37.8 ha, which suggests that there is an oversupply of industrial and
warehousing land. However the pipeline land is at Avonmouth and some of the demand

Bristol City Council 2009

J:\25704 Filton Airfield - Economic Impact
Assessment\009_EIA\Reports\120523_Final Report v4.docx

8

Filton Airfield
Economic Impact Appraisal

is specifically from other locations in the City and for uses other than the large format
distribution premises which favour this area. Some industrial and warehouse operators
require significant staff and there is a limited local labour supply. The BC ELR
recommended the provision of 24.5 ha of non-Avonmouth industrial and warehouse
land.

2.6

Enterprise Areas
Filton Airfield is one of the five West of England Enterprise Areas (the others are
Avonmouth/Severnside, Bath City Riverside, Bristol and Bath Science Park and
Junction 21). Enterprise Areas are identified by the LEP as important employment locations
that will benefit from increased marketing and assistance from UKTI with inward investment
6
and trade opportunities . Within the West of England, the city centre Temple Quarter has
been designated an Enterprise Zone.
The draft vision statement for the Filton Enterprise Area is:
Filton has a long established history in advanced engineering, aerospace and defence driven
by knowledge, innovation, enterprise and excellence which today confirms the position of the
area as a world leader in aerospace and aviation innovation.
The designation of an Enterprise Area at Filton will act as a magnet for inward investment in
the aerospace industry, supporting the existing cluster and stimulating growth. It will create
an environment for existing business to thrive and attract investment and new businesses
and jobs to compliment and grow the existing internationally renowned industry cluster.
The Enterprise Area will compliment the Bristol Temple Quarter Enterprise Zone with a
mutual aim that the West of England becomes one of Europe’s fastest growing and most
prosperous sub regions, with a buoyant economy competing internationally based on
investment by innovative, knowledge-based businesses and a high level of graduate and
vocational skills.
The Filton Enterprise Area will feature a variety of development opportunities ideal for
meeting the needs of national and international investors. The provision of high quality
employment land and supporting infrastructure, coupled with the delivery of investment
opportunities, will drive economic growth supporting existing jobs and delivering further high
quality jobs to the area.
The Enterprise Area will form an internationally recognised cluster of opportunity to meet the
needs of businesses focused on the following activities:
 Aerospace – design, research and manufacture
 Defence,
 Advanced manufacturing
 Emerging materials technologies, working closely with National Composites Centre
 Information Technology, through the provision of a high speed broadband network
In addition to the core business activities detailed above, the Enterprise Area should also
support:

6

West of England Local Enterprise Partnership Business Plan 2011‐ 13
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 Supply chain businesses supporting the core activities
 Financial services sector
 Data services
 Sustainable and low carbon energy research, development and manufacture
Whilst supporting existing businesses already present in the Filton area and stimulating
enterprise, the Enterprise Area will seek to attract inward investment, targeting UK and
international businesses looking to relocate or establish a UK presence. The regeneration of
vacant buildings and land will be a key objective facilitating investment, and creating
opportunities for enhanced growth, export growth and wealth creation within the sub-region.
The Enterprise Area will be developed in close collaboration with Further and Higher
Education centres situated within the Greater Bristol Area. It will provide opportunities for
Universities and Colleges to educate, innovate and develop skills in close partnership with
industry situated within the Enterprise Area creating a long term, high quality skills and
employment which will serve to further attract and secure businesses within the area.
The Enterprise Area will also seek to work alongside Bristol and Bath Science Park (S-Park)
ensuring collaborative working results in the delivery of goals set by both Filton Enterprise
Area and the S-Park.
In addition to the priority activities identified above, recent discussions have indicated that
micro electronics is likely to be included as a priority for the Filton Enterprise Area. This
stems from recognition of the role that microelectronics already plays in the aerospace
cluster and the potential to capitalise on this specialism in other sectors.

2.7

Aerospace
Filton Airfield is adjacent to a cluster of important aerospace businesses, including Airbus,
Rolls Royce, GKN and MDBA. Overall it is estimated that the area has 10,000 jobs related
7.
to the aerospace industry
The aerospace industry includes both design and manufacturing. The long term changes
have seen a general reduction in manufacturing with more concentration on design. This
has resulted in space being released on some of the aerospace sites for other uses.
The aerospace businesses operate in a global market, and this involves a global supply
chain. The continued strength of this location now relates to the quality of life and the
broader pool of skilled labour, although historically the location by the airfield was important.
The interviews with aerospace companies undertaken as part of this study have not revealed
any evidence that the re-use of the airfield will constrain their operations or make relocation
elsewhere more likely. In addition to the interviews, BAE (hitherto the largest user of the
airfield) has made public statements confirming its commitment to Filton and that the closure
8
of the airfield does not affect its business in any significant way . The interviews have not
identified any further space requirements beyond the space already available on their sites,
although it was remarked that as new markets develop in the future this may change.

7

Based on interviews with businesses and the Filton Airfield Aviation Options Report, 2011, Mott MacDonald and
Terence O’Rourke Ltd.
8
Filton Airfield Aviation Options Report, 2011, Mott MacDonald and Terence O’Rourke Ltd page 7.
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Economic Role of Aerospace
9

A recent study into the role of the SW Aerospace sector concluded that:


Across the region between 17,500–18,500 people were employed in Aerospace.



The region accounted for about 20% of the national aerospace employment.



SW Aerospace turnover was between £3.5 billion and £4.6 billion, with GVA between
£1.33 billion and £1.36 billion.



Turnover per FTE was £200,000-£320,000 per FTE.



GVA per FTE was £59,000 to £76,000.

The report indicated that the South West aerospace sector is internationally significant and
includes aircraft structures, aero-engines, rotorcraft, unmanned air systems, avionics,
landing gear and a wide variety of systems and components. This is supported by R&D and
training partnerships. The SW aerospace sector includes fourteen of fifteen largest
aerospace companies in the world and nine of the eleven leading UK aerospace companies.
There is involvement in major global aircraft programmes including the Airbus A350 XWB,
A400M, Boeing 787, Joint Strike Fighter, Eurofighter Typhoon and the AW101 helicopter.
The sector relies on a highly skilled and experienced workforce, more than 30% of which is
educated to degree level or above.
This study also showed that the GVA per FTE is between £48,000 and £54,000 compared to
a SW average of £43,000 – and is as high as £73,000 per FTE amongst the major
companies. Based on SIC definitions, the aerospace sector accounted for 0.8% of all jobs in
the SW, more than double the national average of 0.4%. This gives a location quotient for
the sector of 2.1, higher than any other English region. Within the SW there is a
concentration of aerospace businesses and employment in Somerset and South
Gloucestershire, reflecting the location of major employers such as Augusta Westland in
Yeovil, and Airbus and Rolls Royce in Filton.
The SW Aerospace study collected supply chain information from Augusta Westland, Airbus
and Rolls Royce. Of the estimated £3.3 billion spent by these three companies on goods
and services; £1.4 billion (42%) came from SW suppliers, £0.5 billion (15%) came from
elsewhere in the UK and £1.4 billion (42%) came from abroad. The study also estimated the
GVA and employment indirect and induced impacts:


The £1.36 billion GVA generates indirect and induced GVA through its supply chain and
the resulting total GVA is estimated to be £3.2 billion – i.e. a multiplier of 2.35.



Indirect and induced employment impacts can be calculated in the same way, with the
aerospace sector supporting 59,000 FTEs in the SW. This includes the 18,500 direct
FTEs, 28,700 indirect FTEs and 11,800 FTEs through induced impacts – i.e. a multiplier
of 3.19.

The future for aerospace in the area will include the use of composite components and the
new National Composites Centre at Emersons Green will play an important role in this.

2.8

Summary
South Gloucestershire is part of the West of England economic area where the LEA
highlights the potential for higher levels of economic growth and identifies advanced

9

Economic Role of the Civil and Defence Aerospace Sector in the South West, 2011, GHK
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engineering and aerospace as having a strong employment base focused on the North
Fringe area of Bristol. This is echoed in the South Gloucestershire Economic Strategy and
LEA and the Bristol LEA. Both identify the significant inter relationships between South
Gloucestershireand Bristol in terms of commuting flows, with the North Fringe providing jobs
for residents in both local authority areas. In this context Bristol North Fringe is identified as
a strategic employment area in the South Gloucestershire LEA whilst the Bristol LEA notes
the science and technology hub at Emersons Green in South Gloucestershire as important
as part of its ‘Science City’ designation, to drive economic growth through science and
innovation.
The importance of the North Fringe of Bristol continues into the LDF Core Strategies. The
South Gloucestershire Post Submission Changes Core Strategy sees the North Fringe of
Bristol as a major economic driver for the West of England sub region with 355 hectares of
employment land safeguarded including at Filton Northfield, with 50 hectares proposed for
safeguarding for employment uses through redevelopment of Filton airfield, to support
aerospace and advanced engineering.
The South Gloucestershire Employment Land Review (providing underpinning evidence for
Core Strategy policy development) notes the North Fringe areas as the most economically
vibrant area in the District, which is expected to continue with potential for growth in sectors
such as banking and insurance, other business services and education/health sectors.
Filton is one of five Enterprise Areas in the West of England, identified by the West of
England LEP as an important employment location for inward investment and trade
opportunities. The Enterprise Area is focused on aerospace, financial services, advanced
manufacturing, emerging materials technology and information technology. Additionally it will
support supply chain activities, financial services, data services, and low carbon and
sustainable energy research, development and manufacture.
The South West aerospace sector is internationally and nationally significant. The jobs
supported are generally more highly skilled and more productive than the regional average
by a considerable margin. Within this, Rolls Royce and Airbus are important components of
the regional and national aerospace industry and they are located next to Airfield at Filton.
Historically these businesses have been linked to the operational airfield although they have
now stated that its closure will not have an impact on their operations.

3

Current Economic Impact

3.1

Introduction
This section sets out the current activities/businesses on the airfield and the resulting
economic impact particularly in terms of jobs and GVA. Businesses/activities on the airfield
were identified in consultation with the Airfield Manager, with subsequent telephone
discussions with all the businesses as far as possible on existing and future employment.
The current activities on the airfield broadly fall under three headings:
1

Operations associated with running the airfield itself.

2

The two operational units providing policing and ambulance services that are based at
Filton Airfield.

3

Other businesses/activities based at the Airfield.

These are discussed in more detail below.
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3.2

Airfield Operations
Day to day operation of the Airfield requires a range of services. Provision of these services
is by more than one company as the following list indicates:


Airfield Management and Administration – BAE Systems



Air Traffic Control – BAE Systems



Airfield Security - Securitas



Fuelling Services – Northair Services (fuel from Air BP)



Ground Maintenance and Handling (this includes water, power and baggage handling
to/from aircraft, ground lighting, de-icing, runway maintenance, passenger transport,
and ground marshalling) – Emcor UK



On Site Fire Services – Serco (as part of a wider contract with Airbus)

Consultations indicated that total direct employment associated with these services is around
68.6 FTE in total. In some instances, and given the knowledge about closure of Filton
Airfield, employees have secured new jobs and posts are backfilled by fixed term contract
staff to ensure the appropriate level of services remains. However the FTE number reflects
what is required to provide the services.
There is some uncertainty as to how much of this employment will be lost, as companies
look towards redeployment and retraining opportunities. f
For the purposes of this study it has been assumed that jobs from current airfield operations
will be lost with the exception of those associated with the Great Western Air Ambulance
(GWAA) and the Western Counties Air Operation Unit (WCAOU). BAE has made a
commitment to work with the GWAA and WCAOU to enable continued operations from
within the airfield boundary and taking this into account an indicative estimate of job losses
could be in the order of 50 FTE jobs.
There are some potential local supply chain implications related to the Airfield operational
services, for example if companies are using sub contractors to provide support services.
Central purchasing systems in some instances makes it difficult for a company to identify
local expenditure, whilst the extent of supplies needed for some of the services are limited.
For example, in the case of the Fire Services, fire vehicles and rigs are provided by the
contractee and the contractor is providing the people. It has not been possible to put an
employment figure against any supply chain implications arising from loss of operational
services of the Airfield based on discussions held.

3.3

Ambulance and Police Operational Units
Great Western Air Ambulance
Hangar 16M at Filton Airfield is the base for the GWAA Service which is a tripartite working
arrangement between the GWAA Charity who fundraise for the helicopter service, the NHS
who provide the dedicated critical care team for the Air Ambulance and Bond Air Services
who provide the pilots and one helicopter (and its maintenance). Additionally there will be a
doctor on board who may be there in a voluntary capacity or paid. Discussion indicates that
employment across the three organisations is around 17 FTEs (excluding doctors).
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The GWAA Service operates during daylight hours, with a vehicle based service providing
cover at night (hence the critical care team is operating a 24/7 service). Discussions indicate
around 4 helicopter missions a day but this will vary according to time of year and hours of
daylight. Employment therefore relates to a need for sufficient staff to cover shift patterns for
the extent of the service provided.
The local supply chain issues relate principally to the GWAA Charity who indicate they make
a point of using local businesses (e.g. graphic design, printing, balloons supply). A lottery
company also sell tickets on behalf of the charity and whilst not entirely dependent on the
Charity for its work, there are indirect job implications here. The level of indirect jobs could
be in the order of 3-4 FTE.
BAE Systems has made a commitment to work with GWAA to enable continued operations
from the airfield and therefore we have assumed existing employment numbers will be
maintained.
Western Counties Air Operation Unit
The police air operations unit covers Avon and Somerset Constabulary and Gloucestershire
Constabulary areas and is also based at Filton Airfield. The Unit operates on a 24/7 basis
and therefore requires sufficient staffing to support shift working to cover this, a total of 13
FTEs (pilots and police officers).
The Air Operation Unit carry out a range of operations including looking for missing people,
tracking suspects, managing pursuit of cars that fail to stop for police, public order activities
and photographic activities (e.g. of crash scenes).
The Air Operations Unit does make use of some airfield services on site (e.g. fuelling). The
Air Operations Unit has its own maintenance arrangements for the helicopter. Beyond this
local supply chain implications appear limited.
BAE Systems has made a commitment to work with WCAOU to enable continued operations
from the airfield and therefore we have assumed existing employment numbers will be
maintained.

3.4

Other Businesses/Activities on the Airfield
Three further activities operate at Filton Airfield that have employment implications:
1

There is a Spitfire being built to order in one of the hangars at the Airfield with two
further Spitfires in the forward order book for construction – it is estimated that it could
take around one year to build the second Spitfire. It also provides an education and
training resource as discussion has indicated local schools/local groups visit to see the
work in progress and BAE staff work on the construction to gain practical experience.

2

Bristol Aero Club operate out of Filton and own two aircraft based there. Whilst the Club
is for recreational purposes, there is a jobs implication in relation to part time instructors
who support the Club members.

3

There is a business providing aircraft maintenance services based at Filton Airfield.

In terms of employment, discussions indicate that there may be around 12 FTE jobs across
these three business/activities. All three require the airfield for their operations and closure
therefore has implications in terms of potential for relocation and therefore ability to retain
employment. At the time of writing alternative locations are being sought by those
responding to consultation for this study, but are not confirmed. Timing and cost implications
of moving were also highlighted in discussions.
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There are potentially some local supply chain implications. Discussion has identified a range
of suppliers for the Spitfire project (over 90) some of whom are locally based (around 35
indicated). It is not possible to identify jobs in relation to this but it serves to indicate some
local supply chain impacts resulting from a possible relocation.

3.5

Employment and Gross Value Added Summary
The direct employment implications of closing Filton Airfield is summarised in the following
table. As noted in the discussion above, there is still considerable uncertainty around
potential for relocation/staying on site/redeployment of staff for different
businesses/activities. Figures should therefore be treated as indicative only and may well
change over the next few months in terms of the balance of jobs lost or relocated, as
plans/discussions continue.
Existing
Direct employment on site

Number
FTE
110.5

Post Closure
Direct employment on site retained
Employment lost
Employment relocated

Number
FTE
38
52.5
20

Table 1: Indicative Employment Implications on Site

Gross Value Added for employment on site has been calculated using GVA figures derived
from the UK National Accounts (Blue Book 2011) attributable to industry sectors. This
indicates a total GVA from all current jobs on site at around £3.56million. The 52.5 jobs that
may be lost from the closure of the airfield will result in a loss of £1.7m GVA.
We have assumed that the 20 jobs that are likely to relocate will go elsewhere in the wider
sub-region. This involves £0.6m GVA.

3.6

Other Activities relevant to Filton Airfield
The discussion above has related to activities/businesses with employment directly at Filton
Airfield and which will therefore be affected by the closure. However discussion has also
identified some users/uses which have already changed or which will be affected although
with no direct employment consequence. These are summarised in the list below:


A commercial flying school used to operate from Filton Airfield but moved its operations
to other sites in 2011.



BAE operates an airbridge service linking its Barrow in Furness, Filton and Farnborough
sites. The service is based from Barrow in Furness and discussions are in hand to
relocate its Bristol landing and retain the airbridge service. This does not have direct job
implications at Filton.



Airbus also operate an airbridge service linking sites at Broughton (near Chester), Filton
and Toulouse. The service is provided by BMI based in Aberdeen so there are no direct
job implications at Filton. It is indicated that the service will continue to operate, using
Bristol International Airport.



Filton Airfield is also used by individuals on a private basis, who house their aircraft
there. Our understanding is that four individuals have made use of Filton in this way,
with two having already relocated. It is not known whether there are business
implications here although discussion has suggested that one of those who has now left
did use the aircraft for business purposes.

Finally discussion has included the Concorde Trust who are developing proposals for a
British Concorde Aviation Museum, with discussions about its location as part of a
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redeveloped Filton Airfield. BAE Systems has made a commitment to supporting the
preservation of heritage assets as part of the redevelopment and so this study includes this
activity. Whilst there is no direct employment implications at present relevant to Filton
Airfield, it is noted here as a future positive employment prospect.

3.7

Summary
Current activities at the Airfield relate to operations associated with running the airfield, the
Great Western Air Ambulance and Police Air Operations Unit, and other business activities
on site. In total this amounts to around 110 FTE jobs and £3.56m of GVA. Of these some 38
jobs would remain if GWAA and Avon & Somerset and Gloucestershire Constabularies
retain their operations from Filton. It is very difficult to identify what, of the remaining jobs, will
be lost or redeployed as businesses are still uncertain and developing their plans. An initial
indication based on discussions might be around 52 jobs lost and 20 relocated. However we
would stress this is very indicative and could well change over the coming months.

4

Proposed Development Scenarios

4.1

Introduction
This section of the report summarises the proposed redevelopment scenarios for Filton
Airfield. These scenarios were set out by BAE at the outset of the study.


100% redevelopment for residential.



100% redevelopment to employment uses.



Mixed use development - based upon the masterplanning undertaken by Terence
O’Rourke and sets out further detail into the type of employment uses that might be
included. This further detail represents our initial ‘best estimate’ scenario based upon
information from consultation and document reviews, and the future economic impacts
are sensitive to the assumptions we have made here. As the plans for the
redevelopment of the airfield progress it will be necessary to revisit these estimates to
gauge the impact of the revised plans.



The current uses – the do nothing scenario.

In order to assess the different economic impact of the scenarios we developed some initial
plans for the type of activities which will take place within the development and the timescale
within which the impacts will accrue. In undertaking this work we have considered


The Employment Land Reviews (ELRs) for South Gloucestershire and Bristol (reviewed
in section 2 of this report), which forecast employment space requirements as well as
the sectors likely to grow and decline.



The SW Observatory employment forecasts, which provide an updates assessment of
the growing and declining sectors.



The draft vision for the Filton Enterprise Area (see section 2), which provides guidance
on the types of economic activities that might take place.



The historic take up of B class floor space and land which provides an indication of the
rate at which new employment land might be taken up.
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4.2

Employment Land Reviews
The table below summarises the ELRs’ employment forecasts and B class space
requirements to 2026.
ELR Employment
Forecasts
South
Gloucestershire
Bristol

Office Floor Space

29,100 increase to
186,100 2006-2026
(19% increase)
24,900 increase 20062026, of which 1,700 is
industrial/warehouse

295,442-297,108
sqm (37 ha)
235,555 sqm
(net of pipeline)

Industrial and
Warehouse Land
5.5–20.6 ha
(22,375–81,968
sqm)
33.6 ha
(24.5 ha excluding
Avonmouth pipeline)

Total

Total Land
Requirement
40-60 ha
33.6 ha
(24.5 ha excluding
Avonmouth)
74-94ha

Source South Gloucestershire ELR 2009-10 and Bristol ELR 2009

Table 2: ELR Employment Forecasts and Space/Land Requirements

Avonmouth and Severnside continue to offer large areas for B class development (52.1 ha
and 509 ha respectively). However it is clear from the ELRs that while this space is suitable
for large format B8 uses and (for Avonmouth) support for Bristol Port operations, it is at
some distance from the main centres of population and is an unsustainable location for office
and many other B class uses. The ELRs are based upon regional rates of growth (2.8% 3.2% per annum), which is higher than currently forecast.
The quantum of B class space proposed under the mixed use scenario (37.89 ha) fits within
the land requirement set out in the South Gloucestershire ELR. However the 100%
employment use would be almost 100ha, significantly in excess of the land requirement
during the plan period.

4.3

Employment Forecasts
10

The SW Observatory employment forecasts indicate a change in total SW employment of
+21% in 1995 – 2010. This is made up of an average annual growth rate of 1.8% 1995-2005
and 2.0% 2005-2010.
The Observatory then forecasts a 26% growth between 2010 and 2030 in the SW. This
includes a fall in employment 2010-2012 and then average annual growth of between 1.7%1.1% for the rest of the period to 2030.

South Gloucestershire
Bristol
SW England

1995-05

2009-10

2010-11

2011-12

2011-16

2016-30

4.6
0.7
1.8

0.6
1.8
2.0

1.4
-1.3
-0.7

-1.3
-0.2
-0.4

1.7
2.3
1.7

1.2
1.6
1.1

Source SW Observatory Economic Projections, Autumn 2011

Table 3: Annual Average Growth Rate FTEs - All Sectors

The graphs below sets out the size of each of the broad industrial sectors in South
Gloucestershire and Bristol, the extent to which the sector is under or over represented in
the local economy compared to the national economy (the reference case) and the change
between 199 and 2009. Sectors in the upper right hand quadrant are those that have a
particular concentration compared to the UK average and have grown; and the size of the
‘bubble’ relates to the number of employees within that sector in 2009.

10

SW Observatory Economic Projections, Autumn 2011
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Figure 1: South Gloucestershire Growth Sectors 2010-2030 FTEs

Bristol Sectors
40.0
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Figure 2: Bristol Growth Sectors 2010-2030 FTEs

These graphs show that the Business Services sector has been a growing sector for both
South Gloucestershire and Bristol. Public Administration and Defence has seen significant
growth in South Gloucestershire although this growth is unlikely to be continued under the
current fiscal climate. Construction has seen growth and Distribution, Retail, Hotels and
Restaurants is a large sector in South Gloucestershire. South Gloucestershire has an
under-representation of the Financial Intermediation sector, unlike Bristol.
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The table below sets out the total forecast jobs 2010-26 and the quantity that will require Bspace accommodation. The forecasts are SW Observatory (based on national sector
forecasts) and the distribution into different premises is based upon the approach we take for
employment land reviews.
Additional FTEs 2010-2026

B Space FTE Jobs
South Glos
+ Bristol
B1
B2/B8

South
Glos

South
Bristol
Glos
+ Bristol

B1

B2/B8

B1

B2/B8

Agriculture
Extraction
Manufacturing
Utilities
Construction

-92
51
-661
-334
-1,450

-39
0
-854
-350
-1,583

-131
51
-1,515
-685
-3,032

0
0
-33
-33
-72

0
5
-628
-33
-1,377

0
0
-43
-35
-79

0
0
-811
-35
-1,503

0
0
-76
-68
-152

0
5
-1,440
-68
-2,881

Distribution

2,927

4,743

7,670

293

878

474

1,423

767

2,301

Hotels & Catering
Transport &
Communications
Financial
Services
Business
Services
Public Admin &
Defence
Education

1,212

2,261

3,473

0

121

0

226

0

347

4,742

4,215

8,957

1,897

2,845

1,686

2,529

3,583

5,374

3,058

13,503

16,562

2,447

0

10,803

0

13,249

0

20,336

35,247

55,583

20,336

0

35,247

0

55,583

0

-344

-713

-1,057

-275

0

-570

0

-845

0

391

940

1,332

0

0

0

0

0

0

Health & Social

4,073

9,791

13,864

0

0

0

0

0

0

Other Services

124
34,032

110
67,271

234
62
101,304 24,620

0
1,811

55
47,537

0
1,828

117
72,157

0
3,639

South Glos

Bristol

Source SW Observatory/ PBA

Table 4: Annual Average Growth Rate FTEs - All Sectors

The forecast employment growth indicates that there will continue to be a need for additional
B class workspace, particularly B1. In South Gloucestershire it is forecast that there will be a
need for accommodation for around 24,000 jobs in B1 and 1,800 jobs in B2/B8. In addition
there are substantial requirements coming from the Bristol forecasts and given the
constrained land supply some of this may need to be accommodated outside the city
boundaries.
Population Forecasts
The table below sets out the working age population forecasts for South Gloucestershire and
Bristol from the ONS 2010-based Sub-national Population Projections.
11

Working Age Population '000s

2010

2026

South Glos
Bristol
South Glos & Bristol

176
303
479

186
328
514

Change
2010-2026
10
25
35

% Increase

Source ONS 2012

Table 5: Working Age Population Forecasts

This indicates that the working age population may increase by 10,000 people in South
Gloucestershire and by 25,000 people in Bristol. Together this is a 35,000 growth in
11

15-64 year olds
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population, considerably less than the SW Observatory 101,000 forecast job increases
discussed above. This will have pressure on labour resources and an impact on in
commuting.

4.4

Take Up Rates
Alder King has provided data for office and industrial floor space take up rates. Note that the
data is presented in different ways, with office take up available on a consistent basis over a
longer period of time and dealing with the greater Bristol area (irrespective of administrative
boundaries), while industrial floor space take up data covers the North Fringe, elsewhere in
South Gloucestershire and elsewhere in the West of England. Note that these are gross
figures rather than net new space.
The office take up data indicates that:


The average annual office floor space take up 2009-2011 has been 70,375 sqm across
the greater Bristol area.



Of this total, the majority (58%) has been in the City Centre.



The North Fringe has had an average 2009-2011 annual office floor space take up of
14,611 sqm.



The figures for the City Centre show a clear downward trend from 2007. However the
North Fringe has shown signs of greater resilience.
Office Floor Space
Take-up sqm

North Fringe

Other Out of
Centre (OoC)

City Centre

Greater Bristol
Area Total

2005

17,061

19,370

70,743

107,173

2006

14,541

10,637

78,492

103,670

2007

25,486

16,547

91,223

133,256

2008

15,297

11,318

66,468

93,083

2009

7,471

17,500

30,434

55,406

2010

19,339

17,961

49,638

86,938

2011
Annual Average
2009-2011

17,023
14,611
21%

8,995
14,819
21%

42,763
40,945
58%

68,781
70,375
100%

Source PBA and Alder King 2012

Table 6: Office Floor Space Take-up 2005-2011

J:\25704 Filton Airfield - Economic Impact
Assessment\009_EIA\Reports\120523_Final Report v4.docx

20

Filton Airfield
Economic Impact Appraisal

100,000

90,000
80,000

70,000
60,000

City Centre

50,000

North Fringe

40,000

Other OoC

30,000
20,000

10,000
2005 2006 2007 2008 2009 2010 2011
Source PBA and Alder King 2012

Figure 3: Office Floor Space Take-up 2005-2011

The industrial floor space take up data indicates that:


The average annual industrial floor space take up 2009-2011 has been 159,433 sqm
across the West of England and South Gloucestershire accounts for a third of this.



The average annual industrial floor space take up 2009-2011in South Gloucestershire
has been 54,219 sqm and the North Fringe accounts for 12,999 sqm (24%).



Between 2009 and 2011 there has been a year on year increase in the take up of
industrial floor space in the North Fringe and a year on year decrease in the rest of
South Gloucestershire.

Industrial Floor Space
Take-up sqm
2009
2010
2011
Annual average 2009-2011
% of S Glos
% of WoE

North Fringe
6,338
13,699
18,958
12,999
24%
8%

Source PBA and Alder King 2012

Table 7: Industrial Floor Space Take-up 2009-2011
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Other South
Glos
55,037
44,083
24,541
41,220
76%
26%

Total South
Glos
61,375
57,783
43,499
54,219
100%
34%

Other West of
England
133,127
164,523
180,647
159,433
100%
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60,000
50,000

40,000
North Fringe

30,000

Other South Glos
20,000
10,000
2009

2010

2011

Source PBA and Alder King 2012

Figure 4: Industrial Floor Space Take-up 2009-2011

In addition the South Gloucestershire ELR indicates that between April 1997-March 2007
79.5 ha of employment land was taken up in the North Fringe – 7.95ha per annum.
Assumed Future Take Up Rates
We have used the three-year average take up rates as the starting point for projecting B
space take up rates going forward. We recognise that office and industrial premises take up
by itself is not a reliable indicator of how new premises at Filton be developed and occupied
and so we have also considered industrial land take up rates.
Discussion with Alder King has indicated that if there had been more supply in North Bristol
then it is likely that there would have been more take up in this location. By implication,
some of this unsatisfied demand has taken space elsewhere in South Gloucestershire and
other parts of the West of England. This view is supported by the 2009-2010 South
12
Gloucestershire Employment Land Review, which notes that the North Fringe is the most
significant employment area within the South west and forms the main economic driver for
Bristol and the wider sub-region. It accounts for 75,000 jobs – over 50% of the South
Gloucestershire total. The area is attractive to the office market and it is reported that there
are pressures on industrial land from office development. There is also some pressure for
warehouse developments, subject to competition from Severnside. Strong values and rents
have been achieved and according to the ELR the aim should be to maintain a supply of
employment land.
The time frame is also a factor. We are also aware that the three year average has been
across an unfavourable part of the economic cycle and that it is unclear when development
conditions will pick up in a significant way:


12

Across greater Bristol the average annual take up of office floor space 2009-2011 was
62% of the 2007-2008 average.

Stage 3 report page 23
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Across the West of England the average annual take up of industrial floor space 20092011 was 72% of the 2007-2008 average.

Furthermore our estimate is that buildings will be ready for occupation and impacts accruing
in 2016 and onwards, based on the Core Strategy process running through 2012, and then
project development, planning consent and procurement taking two years and construction a
13
further year .
Having considered these factors and in discussion with Alder King we estimate that the take
up rate of new B class development in the North Fringe from 2016 will be 1.6 times the 200911 average office take up rate and 1.5 times the 2009-11 average industrial take up rate. In
effect these will be pre-recession take up rates and take into account the previous
constrained availability in the North Fringe, some limited improvement in the economic cycle
and the continued interest in this area. Based on some broad site coverage estimates this
floor space take up rate fits within the historic take up of employment land in the North Fringe
(7.95ha per annum in the 10 years to the end of 2007, as noted in the South Gloucestershire
ELR). However this assessment of take up rates is from secondary sources and must be
considered as an indicative estimate to inform this high level study, and amended as further
information becomes available.
We also estimate that a significant proportion of this take up will be within new development
at Filton. The 2009-10 South Gloucestershire ELR identified 57ha of ‘vacant’ land in the
North Fringe, excluding Filton. We are aware that one of these sites – the Hewlett Packard
site – is no longer available, leaving 47.5 ha vacant employment land in the North Fringe.
Although the details of sites will have changed by the time new development at Filton is
available, this provides a basis for estimating what proportion of take up will be on Filton. In
addition to the 47.5 ha of vacant land identified by the ELR, under the Filton mixed use
scenario there will be 52.7 ha of non-residential development and under the 100%
employment scenario there will be 102.6 ha. If the future available sites elsewhere on the
North Fringe are equally attractive as Filton for future development, this suggests that 48%
of total North Fringe take up will be on Filton under the mixed use scenario and 64% of the
total North Fringe take up will be on Filton under the 100% employment use scenario.

4.5

Scenario 1 – Mixed Use
14

The May 2012 masterplan undertaken by TORL sets out a mix of uses for the 141 ha site,
with the residential uses to the west and the non-residential uses to the east and along the
south eastern strip adjacent to the exiting employment uses to the south east. Nonresidential uses total 61ha (including the mixed use area and the schools), making up 43%
of the site. Excluding schools, the employment generating area totals 48ha. However the
masterplanning is at an early stage and it is likely that the eventual development will respond
to market demand.

13

It is possible that there may be separate user specific requirements that come forward under a shorter
timetable.
14
159801-SK-200 Rev B
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Use

Ha

Residential
Heritage site – Aviation Museum
Air ambulance & WCAOU
Mixed use
Other employment uses
Secondary school
Primary schools
Open space/primary roads/attenuation/other
Total
Source TORL 2012
Table 8: Mixed Use Scenario

53.5
3.3
3.2
6.4
35.1
8.0
5.0
26.5
141

These uses include the Air Ambulance and the Western Counties Air Operations Unit, which
are currently operating from Filton. The Heritage site is an allowance for the proposed
aviation museum. The mixed use section is assumed to include a mix of convenience retail
and other services, including a 200 bedroom hotel. Two primary and one secondary school
have also been include as new uses in support of the new residential development on the
airfield and in the surrounding area. The secondary school is assumed to be six/seven form
entry providing Key Stages 3 & 4; and there will be one 3 form entry and one 2 form entry
primary schools both providing KS 1 & 2 as well as early years.
We have made some assumptions about how the employment space will be split. These
assumptions consider the potential new activities to take place on the airfield, based on the
sector forecasts and consultations. We have assumed that the employment space will be
split between B1 a/b, B2 and B8 in a 40:40:20 split. It is possible that the B1 uses may
include headquarters offices and we have made an allowance for this.

4.6

Scenario 2 - Alternative Mixed Use
Through the review and the discussion with stakeholders it is very clear that the advanced
manufacturing/aerospace sector is important to the sub-region and the redevelopment of
Filton is seen as offering land and premises to help strengthen and grow this part of the
economy. However we have not been able to identify evidence to help guide any specific
allocation of land for new aerospace design or manufacturing; and indeed the longer term
situation has seen the aerospace firms around Filton Airfield consolidating their land
requirements and offering up the surplus for other uses. Nonetheless there are high value
added activities in advanced manufacturing and microelectronics for a variety of applications
that would be attracted to a location such as Filton with good access and a pool of skilled
labour. The Enterprise Area designation and resulting inward investment activity will be the
tools to deliver a set of higher value uses. Specific measures such as simplified planning
controls for the enterprise area will have benefits in attracting businesses.
We have therefore set out a version of the mixed use scenario that has a larger proportion of
higher value advanced manufacturing uses. This scenario has the same amount of jobs but
ascribes a higher GVA to a proportion of the jobs, reflecting the higher knowledge base. Of
the 35.1 ha allocated to B class uses in the mixed use masterplan, we have allowed 10 ha
for higher value uses split evenly across B1 and B2 uses. This scenario responds to the
policy CS26 in the December 2011 South Gloucestershire Core Strategy (P146).
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4.7

All Employment Scenario
Under an all employment scenario we have increased the B class employment land take to
88.6 ha, in effect substituting for the land for housing in the mixed use scenario.
This scenario also includes the ancillary uses from the mixed use scenario - these include
the Air Ambulance and the Western Counties Air Operations Unit; the aviation heritage
museum; a local centre with a mix of convenience retail and other services; and a primary
and a secondary school.
Use
Residential
Heritage site – Aviation Museum
Air ambulance & WCAOU
Mixed use
Other employment uses
Secondary school
Primary schools
Open space/primary roads/attenuation/other
Total
Table 9: Employment Scenario

Ha
0
3.3
3.2
6.4
88.6
8.0
5.0
26.5
141

Again we have assumed that the employment space will be split between B1 a/b, B2 and B8
in a 40:40:20 split. As previously it is possible that the B1 uses may include headquarters
offices and we have made an allowance for this.

4.8

All Residential Scenario
Under an all employment scenario we have increased the residential land take to 88.62 ha,
in effect substituting land for housing instead of land for B class uses.
This scenario also includes the ancillary uses from the mixed use scenario - these include
the Air Ambulance and the Western Counties Air Operations Unit; the aviation heritage
museum; a local centre with a mix of convenience retail and other services; and a primary
and a secondary school.
Use

Ha

Residential
Heritage site – Aviation Museum
Air ambulance & WCAOU
Mixed use
Other employment uses
Secondary school
Primary schools
Open space/primary roads/attenuation/other
Total
Table 10: Residential Scenario

4.9

88.6
3.3
3.2
6.4
0
8.0
5.0
26.5
141

Summary
This study tests the economic impact of three new scenarios against the current activities on
Filton Airfield – 1) mixed use, 2) predominantly residential and 3) predominantly
employment. Within this we have also tested an alternative mixed use development, which
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assumes that some of the businesses will build on the advanced manufacturing/aerospace
cluster and will bring a similar set of values to the economy – providing a new scenario 1a)
advanced manufacturing/aerospace mixed use. Based on past trends the Business
Services sector is likely to be a major occupier of new space at Filton.
For the purposes of assessing when the impacts may accrue it is assumed that the business
space will be ready for occupation in 2016 and then accumulate in line with pre-recession
take up rates – based upon the known strength of this location for employment uses,
previous space constraints and an expectation of an improvement in the general economic
conditions.
The quantum of B class space proposed under the mixed use scenario (35.1 ha) fits within
the 40-60 ha land requirement set out in the South Gloucestershire ELR. However the
predominantly employment use would be almost 90 ha, significantly in excess of the land
requirement during the plan period. The advanced manufacturing/aerospace mixed use
scenario responds to Core Strategy policy CS26.

5

Economic Impact

5.1

Introduction
This section sets out the estimated impact of the different development scenarios and
compares them to the current economic benefits.
Job Densities
The economic assessment is driven by the estimates of jobs accommodated within the new
workspace to be created at Filton. We have used employment densities to translate floor
space into employment. These densities were taken from work undertaken by Arup
Economics and Planning on behalf of English Partnerships in their study Employment
15
Densities: A Full Guide (July 2001) . We have adjusted from workplaces to FTEs using
16
sector data from the national extract from the 2009 Annual Business Survey .
Gross Value Added
17

18

We have used estimates of GVA per sector from the UK National Accounts (Blue Book)
which we have applied to jobs supported in the new workspace according to the likely
sectors accommodated. The exception to this is the GVA used for the advanced
manufacturing activity as part of the advanced manufacturing mixed use scenario, where we
have used a blend of aerospace and electronics GVA/FTE.

15

A revision to the Arup study was undertaken by the Homes and Community Agency, which identifies a different
set of densities. However, it is our opinion that using densities in the original Arup study is more accurate
because they are based on all jobs and not full-time jobs which is the basis of the update calculations. In
addition, the HCA revised guide takes an average from a selection of unsourced employment densities in a
number of planning policy documents, without any evidence of how they were derived or information about their
accuracy. For this reason the original work by Arup should be seen as more reliable in planning for space.
16
ONS, 2011
17
GVA consists of earnings, profit and investment in the area of benefit – a true economic value of the goods and
services after discounting payment for supplies.
18
HM Treasury, 2011,Blue Book
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Additionality
Our assessment includes indirect impacts and adjustments for additionality. We have used
information from the 2009 BIS Occasional Paper No 1 – Research to Improve the
Assessment of Additionality to provide assessments of deadweight, displacement, leakage,
substitution and indirect impacts.


Deadweight measures the proportion of the final outcome of a project which would have
occurred anyway.



Displacement is the extent to which intervention in one area reduces economic activity
in another.



Leakage is identified as benefits which accrue to areas outside the target area of the
intervention.



Substitution exists where there is a shift in economic activity to a similar alternative in
order to take advantage of the new opportunity. This may result in losses arising from
the change in behaviour of firms and individuals. For example a firm may hire a new
employee to replace an existing one to take advantage of government funds.



Multipliers measure the degree to which the impact ‘ripples’ out into the economy,
through the spending of employees associated with the project and the increase in
orders received by suppliers to businesses benefiting from the project.

The table below sets out the deadweight, displacement, leakage, substitution and indirect
coefficients we have used for this assessment. Please note that for the advanced
manufacturing activity we have supplemented these coefficients with information from the
2011 Economic Role of the Civil and Defence Aerospace Sector in the South West report
(reviewed in Section 2 for the aerospace) and with information from the SW Observatory’s
Econ-I input-output model.
Additionality Estimate – Physical Infrastructure Projects

%

Deadweight

7.5%

Displacement

38.7%

Leakage

14.1%

Substitution

0.0%

Multiplier

1.3%

Net additionality

54.2%

2009 BIS Occasional Paper No 1 – Research to Improve the Assessment of Additionality

Table 11: Additionality Coefficients

5.2

Mixed Use Economic Impact
The table below summaries the economic impact from the mixed use development scenario.
Overall this scenario may accommodate 7,077 FTEs with a resulting £389m GVA to the
economy. Taking account of leakage, deadweight, displacement and indirect and induced
impacts, it is estimated that there will be 4,585 net additional FTEs with a GVA of £252m.
The B1 premises are the largest contributor to the economic impact.
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Uses

Ha

Residential
53.5
Heritage Site – Aviation
3.3
Museum
Air Ambulance & WCAOU
3.2
Mixed Use
6.4
B1
14.0
B2
14.0
B8
7.0
Schools
13
Open Space/Primary
26.5
Roads/Attenuation/Other
Total
141
Table 12: Mixed Use Economic Impacts

Gross
FTE

Gross GVA

Net
Additional
FTE

Net Additional
GVA

-

£0

-

£0

9

£225,318

6

£145,963

21
165
5,118
1,307
351
104

£624,724
£4,769,317
£312,898,705
£56,943,064
£10,125,387
£3,093,872

14
107
3,316
847
227
67

£404,702
£3,089,607
£202,698,613
£36,888,232
£6,559,318
£2,004,238

2

£50,071

1

£32,436

7,077

£388,730,458

4,585

£251,823,109

Advanced Manufacturing/Aerospace Mixed Use Economic Impact
While the mixed use advanced manufacturing/aerospace scenario has the same quantum of
employment space provided, it has been assumed that a proportion of the occupiers will be
advanced manufacturing/aerospace businesses. While the employment densities are
assumed to be similar to other occupiers the resulting GVA and indirect and induced impacts
are larger.
Overall this scenario may also accommodate 6,922 FTEs with a higher £410m GVA to the
economy. Taking account of leakage, deadweight, displacement and indirect and induced
impacts, it is estimated that there will be 5,696 net additional FTEs with a GVA of £321m.

Uses

Ha

Gross
FTE

Gross GVA

Residential
53.5
£0
Heritage site – Aviation
3.3
9
£225,318
Museum
Air Ambulance & WCAOU
3.2
21
£624,724
Mixed Use
6.4
165
£4,769,317
B1
14.0
4,963
£321,082,824
B2
14.0
1,307
£70,414,180
B8
7.0
351
£10,125,387
Schools
13
104
3,093,872
Open Space/Primary
26.5
2
£50,071
Roads/Attenuation/Other
Total
141
6,922
£410,385,693
Table 13: Advanced Manufacturing/Aerospace Mixed Use Economic Impacts

Net
Additional
FTE

Net Additional
GVA

-

£0

6

£145,963

14
107
4,148
1,126
227
67

£404,702
£3,089,607
£250,867,151
£58,445,393
£6,559,318
2,004,238

1

£32,436

5,696

£321,548,807

Mixed Use 2016 – 2020 First Five Years
Based on the expected take up it is estimated that the mixed use scenario will accommodate
3,662 FTEs by the end of the first five years, with a GVA of £194m. This is equivalent to
2,372 net additional FTEs with a GVA of £125m. The remainder of the impacts will accrue
by the end of the plan period in 2026.
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First 5 Years
Gross FTE
Residential
Heritage Site – Aviation
9
Museum
Air Ambulance & WCAOU
21
Mixed Use
165
B1
2,363
B2
787
B8
211
Schools
104
Open Space/Primary
2
Roads/Attenuation/Other
Total Site ha
3,662
Table 14: Mixed Use Economic Impacts - First Five Years

First 5 Years
Gross GVA

First 5 Years
Net Additional
FTE

First 5 Years
Net Additional
GVA

£0

-

£0

£225,318

6

£145,963

£624,724
£4,769,317
£144,460,654
£34,268,652
£6,093,514
£3,093,872

14
107
1,531
510
137
67

£404,702
£3,089,607
£93,582,919
£22,199,543
£3,947,434
£2,004,238

£50,071

1

£32,436

£193,586,122

2,372

£125,406,842

Advanced Manufacturing/Aerospace Mixed Use 2016 – 2020 First Five Years
Based on the expected take up it is estimated that the advanced manufacturing/aerospace
mixed use scenario will also accommodate 3,662 FTEs by the end of the first five years, but
with a GVA of £210m. This is equivalent to 2,985 net additional FTEs with a GVA of £164m.
First 5 Years
Gross FTE

First 5 Years
Gross GVA

First 5 Years
Net Additional
FTE

Residential
£0
Heritage site – Aviation
9
£225,318
6
Museum
Air Ambulance & WCAOU
21
£624,724
14
Mixed Use
165
£4,769,317
107
B1
2,363
£152,884,241
1,975
B2
787
£42,375,645
678
B8
211
£6,093,514
137
Schools
104
3,093,872
67
Open Space/Primary
2
£50,071
1
Roads/Attenuation/Other
Total Site ha
3,662
£210,116,702
2,985
Table 15: Advanced Manufacturing/Aerospace Mixed Use Economic Impacts - First Five Years

5.3

First 5 Years
Net Additional
GVA
£0
£145,963
£404,702
£3,089,607
£119,450,905
£35,172,762
£3,947,434
2,004,238
£32,436
£164,248,047

Employment Scenario Economic Impact
The table below summaries the economic impact from the employment development
scenario. Overall this scenario may accommodate 16,926 FTEs with a resulting £939m GVA
to the economy. Taking account of leakage, deadweight, displacement and indirect and
induced impacts, it is estimated that there will be 10,965 net additional FTEs with a GVA of
£608m. Again the B1 premises are the largest contributor to the economic impact.
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Uses

Ha

Gross GVA

Net
Additional
FTE

Net Additional
GVA

£0

-

£0

£225,318

6

£145,963

£624,724
£4,769,317
£760,480,847
£143,736,624
£25,558,670
£3,093,872

14
107
8,059
2,137
574
67

£404,702
£3,089,607
£492,646,376
£93,113,886
£16,557,138
£2,004,238

£50,071

1

£32,436

£938,539,442

10,965

£607,994,346

Gross
FTE

Residential
53.5
Heritage Site – Aviation
3.3
9
Museum
Air Ambulance & WCAOU
3.2
21
Mixed Use
6.4
165
B1
35.4
12,440
B2
35.4
3,299
B8
17.7
885
Schools
13
104
Open Space/Primary
-27
2
Roads/Attenuation/Other
Total
141
16,926
Table 16: Employment Scenario Economic Impacts

Employment Scenario 2016 – 2020 First Five Years
Based on the expected take up it is estimated that the aerospace mixed use scenario will
accommodate 3,662 FTEs by the end of the first five years, with a GVA of £194m. This is
equivalent to 2,372 net additional FTEs with a GVA of £125m. Because of the scale of
employment space provided within this scenario, the benefits will take some time to fully
accrue. By the end of the plan period in 2026 around 47% of the gross impacts will have
accrued.
First 5 Years
Gross FTE

First 5 Years
Gross GVA

Residential
£0
Heritage Site – Aviation
9
£225,318
Museum
Air Ambulance & WCAOU
21
£624,724
Mixed Use
165
£4,769,317
B1
2,363
£144,460,654
B2
787
£34,268,652
B8
211
£6,093,514
Schools
104
£3,093,872
Open Space/Primary
2
£50,071
Roads/Attenuation/Other
Total Site ha
3,662
£193,586,122
Table 17: Employment Scenario Economic Impacts - First Five Years

5.4

First 5 Years
Net Additional
FTE

First 5 Years
Net Additional
GVA

-

£0

6

£145,963

14
107
1,531
510
137
67

£404,702
£3,089,607
£93,582,919
£22,199,543
£3,947,434
£2,004,238

1

£32,436

2,372

£125,406,842

Residential Scenario Economic Impact
The table below summaries the economic impact from the employment development
scenario. Overall this scenario may accommodate 301 FTEs with a resulting £8.8m GVA to
the economy. Taking account of leakage, deadweight, displacement and indirect and
induced impacts, it is estimated that there will be 195 net additional FTEs with a GVA of
£5.7m. The local centre/mixed use premises are the largest contributor to the economic
impact.
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Uses

Ha

Gross
FTE

Residential
88.6
Heritage Site – Aviation
3.3
Museum
Air Ambulance & WCAOU
3.2
Mixed Use
6.4
Schools
13.0
Open Space/Primary
26.5
Roads/Attenuation/Other
Total
141.0
Table 18: Residential Scenario Economic Impacts

Gross GVA

Net Additional
FTE

Net Additional
GVA

-

£0

-

£0

9

£225,318

6

£145,963

21
165
104

£624,724
£4,769,317
£3,093,872

14
107
67

£404,702
£3,089,607
£2,004,238

2

£50,071

1

£32,436

301

£8,763,301

195

£5,676,946

Residential Scenario 2016 – 2020 First Five Years
We estimate that all of the economic impacts from this scenario will accrue during the first
five years.
First 5 Years
Gross FTE

First 5 Years
Gross GVA

Residential
£0
Heritage Site – Aviation
9
£225,318
Museum
Air Ambulance & WCAOU
21
£624,724
Mixed Use
165
£4,769,317
Schools
104
£3,093,872
Open Space/Primary
2
£50,071
Roads/Attenuation/Other
Total
301
£8,763,301
Table 19: Residential Scenario Economic Impacts - First Five Years

5.5

First 5 Years
Net Additional
FTE

First 5 Years
Net Additional
GVA

-

£0

6

£145,963

14
107
67

£404,702
£3,089,607
£2,004,238

1

£32,436

195

£5,676,946

Summary
The different scenarios vary considerably in terms of their composition and economic impact:


The core mixed use proposal will accommodate 7,077 FTEs of which 4,585 are
estimated to be net additional. If the advanced manufacturing/aerospace mixed use
proposal can be delivered then there will be 5,696 net additional jobs.



The employment scenario will accommodate almost 17,000 jobs, of which almost
11,000 are net additional.



The residential scenario will accommodate about 300 jobs, of which 195 are net
additional.
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Net Additional FTEs
12,000
10,000

8,000
6,000
4,000
2,000

0
Mixed use

Advanced
Mixed Use

Employment

Residential

Figure 5: Net Additional FTEs

The two mixed use scenarios and the employment scenario all have the potential to add
considerable GVA to the South Gloucestershire economy:


The mixed use scenario will contribute £252m net additional GVA.



The advanced manufacturing/aerospace mixed use scenario will contribute £322m net
additional GVA.



The employment use scenario will contribute £608m net additional GVA.

Net additional GVA
£700,000,000

£600,000,000
£500,000,000
£400,000,000

£300,000,000
£200,000,000
£100,000,000
£0
Mixed use

Advanced Employment Residential
Mixed Use

Figure 6: Net Additional GVA

The advanced manufacturing/aerospace mixed use scenario provides particular value
because of the high GVA/job and the strong multiplier effects. However the mechanism for
delivery of this scenario through Enterprise Area status is unclear. Specific measures such
as simplified planning controls for the enterprise area will have benefits in attracting
businesses.
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The employment scenario also provides considerable economic impacts although some of
these will only accrue after the end of the plan period in 2026. In addition the gross 17,000
jobs is in excess of the projected future working age population growth to 2026 (10,000
people aged 15-64), meaning that further labour will need to be imported.

Scenario

Mixed use
Advanced
Manufacturing/
Aerospace
Mixed Use
Employment
Residential

Gross GVA

Net
Additional
FTEs

Net
Additional
GVA

20162020
Gross
FTEs

2016-2020
Gross GVA

2016-2020
Net
Additional
FTEs

2016-2020
Net
Additional
GVA

7,077

£388,730,458

4,585

£251,823,109

3,662

£193,586,122

2,372

£125,406,842

6,922

£410,385,693

5,696

£321,548,807

3,662

£210,116,702

2,985

£164,248,047

16,926

£938,539,442

10,965

£607,994,346

3,662

£193,586,122

2,372

£125,406,842

301

£8,763,301

195

£5,676,946

301

£8,763,301

195

£5,676,946

Gross
FTEs

Table 20: Summary of Economic Impacts

6

Other Impacts
Notwithstanding the economic impacts identified in the proceeding section the delivery of
economic benefits must be balanced against other equally important aspirations as set out in
the December 2011 South Gloucestershire Core Strategy (Chapter 4 – Strategic Objectives).
The Council’s strategy for development promotes a balanced approach to managing future
development whilst maintaining economic prosperity. Specifically for the North Fringe the
strategy seeks to increase the amount of housing in the area whilst not eroding the character
and identity of existing communities, to enable better integration between jobs and homes
and the creation of more sustainable communities.
The Spatial Policies section of the December 2011 South Gloucestershire Core strategy
(paragraph 12.2) sets out the ‘key’ issues identified by the Council for the ‘North Fringe’
through its consultation. These issues are:


Significantly more people work in the North Fringe of Bristol than live there, resulting in
a high level of daily commuting in and out of the area and consequent traffic congestion
at peak times.



Provision of local amenities has not kept pace with the rapid growth.



Traffic congestion creates problems of reliability and frequency for public transport. In
addition major roads, rail corridors and large campus style employment developments,
act as significant barriers to better walking, cycling, social and visual linkages. An Air
Quality Management Area has been declared at Cribbs Causeway adjacent to Junction
17 of the M5 to ensure that levels of pollution do not exceed national targets. Recent
monitoring has indicated that levels of pollution in this area are now below national
targets. If this is confirmed the AQMA will be revoked in 2012 although air quality in the
area will continue to be monitored.



The North Fringe of Bristol lacks a clear identity and sense of place, and the character
and distinction of many existing communities is under threat.

The redevelopment of Filton Airfield addresses many of these issues:


Provision of new housing will provide more people with the opportunity to live close to
the main employment centres in the North Fringe. However, under the mixed use and
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employment scenarios there may be more jobs at Filton than new working age residents
and therefore a fuller solution to the jobs/residents imbalance will have to include other
housing development in the area.


The masterplan includes new amenities, in particular a local centre and green space.



The redevelopment of Filton Airfield will result in a considerably more permeable area
of the North Fringe, allowing better walking and cycling routes as well as allowing the
development of new public transport routes.



The planned redevelopment of a large area such as Filton Airfield allows the creation of
an area with a sense of identity. Masterplanning is underway to fulfil this aspect.

The redevelopment of the airfield will also provide a set of social impacts:

6.1



Provision of three new schools – two primary schools serving the immediate area and a
secondary school serving the wider area.



Nursery and children’s centre facilities.



Community facilities in the form of health, adult and youth provision



Access to new recreational facilities and public open space, including outdoor sports
facilities, children's play facilities, informal open space and natural and semi-natural
green space.



Access to employment.



New cultural facilities through the preservation of and access to heritage assets.



Wider social impacts through the continued operation of the GWAA and WCAOU.

Summary
In addition to the economic impacts identified in the preceding section, the redevelopment of
Filton Airfield will provide a set of social impacts that address the issues facing the North
Fringe – in particular the provision of new amenities; better communication routes through a
currently impervious site; and the opportunity to create a new neighbourhood with a clear
sense of identity.

7

Conclusions
The redevelopment of Filton Airfield has the opportunity to provide considerable economic
impacts as well as social impacts relating to of new amenities; better communication routes
through a currently impervious site; and the opportunity to create a new neighbourhood with
a clear sense of identity.

7.1

Economic Impacts
The current employment at Filton Airfield is 110 FTE jobs, with an estimated GVA of £3.56m.
Of this, 52 jobs are likely to be lost as a result of the closure of the airfield and its
redevelopment, and another 20 relocated. The 52 jobs that may be lost from the closure of
the airfield will result in a loss of £1.7m GVA. The study has not identified any impacts on
the wider aerospace sector in the area from the closure of the airfield.
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The net additional impacts vary between195 FTEs and £5.7m GVA for the residential
scenario to 10,965 FTEs and £608m GVA for the employment scenario. The core mixed use
and advanced manufacturing/aerospace mixed use scenarios provide 4,585 net additional
FTEs and 5,696 FTEs; and £252m and £322m GVA respectively. With the exception of the
residential scenario, all are significantly in excess of the likely loss in employment and FTEs
directly resulting from the closure of the airfield.

7.2

Delivery against Strategic Economic Priorities
The development will further the draft Core Strategy objectives for the North Fringe,
particularly in relation to employment but also through provision of supporting services and
infrastructure (schools and green infrastructure):
Allowing the North Fringe of Bristol urban area will continue to be a major economic driver in
the South West region and the West of England sub region. It will continue to maintain its
role as a major focus for employment, commercial and retail activity, education and
learning…
The LEP strategy is creation of 95,000 new jobs by 2030 and a 3.4% annual growth in GVA
by 2020. The use of the Airfield for employment premises will help to support this aim.


The mixed use development will provide 5% of the employment and £252m towards the
GVA target. This will rise to 6% of the employment if the advanced
manufacturing/aerospace mixed use development takes place.



The employment scenario will provide 12% of the employment and £608m towards the
GVA target.



The residential scenario will provide less than 1% of the employment and £6m towards
the GVA target.

Which Scenario to Pursue?
The balance between employment land and other uses at Filton will be important. An over
provision of employment land in South Gloucestershire will allow the development industry to
challenge the allocations and this may mean the location of housing and workspace may be
sub-optimal. Furthermore it is important to establish a clear focus for development and
ensure that investment in infrastructure reflects this focus. 48 hectares of land to support
employment generating uses is proposed under the mixed use scenario and in accordance
with the Core Strategy policy, the quantum of B class space proposed (35.1ha) fits with the
land requirement set out in the South Gloucestershire ELR. However the predominantly
employment use scenario would be almost 90ha, significantly in excess of the land
requirement during the plan period.
The employment scenario provides a greater economic impact than the other scenarios,
purely as a function of further space. However the likely take up will mean that development
will extend past the end of the plan period in 2026. The review undertaken earlier in this
report suggested that the North Fringe needed some re-balancing in order to address the inbalance between jobs and housing, which currently results in substantial levels of
commuting. The mixed use and residential scenarios would play a part in this re-balancing,
although depending on the density of housing to be provided it may be that the number of
jobs on site (around 7,100) may be more than the new working age population.
There is a need to reconcile the importance of support for the advanced
manufacturing/aerospace sectors (along with other high value associated industries such as
micro electronics) through provision of land for expansion and inward investment with the
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current availability of un-used space on aerospace industry sites, combined with a lack of
related inward investment inquiries. Clearly it is prudent to allow for unexpected
requirements but this should be balanced against what requirements might reasonably come
forward.
Overall the mixed use scenarios offer the best combination of economic benefits and social
impacts. Within this the advanced manufacturing/aerospace mixed use scenario provides
the best of the identified outcomes although the delivery of this scenario will require further
planning.
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1. Vision
The creation of a sustainable mixed-use
development and integrated community that
adds value and helps contribute to the strategic
objectives of the North Fringe.

•

Economic driver

Aerospace cluster

The redevelopment of Filton Airfield offers the opportunity to create
a high quality, mixed-use sustainable neighbourhood where people
will aspire to live and work.

•

Through the delivery of new connections and linkages through
the site, the development will facilitate the integration of existing
communities and help deliver a more sustainable future for the
whole of the North Fringe.

•

Redevelopment of the airfield will allow the Filton Enterprise Area
to come forward, acting as a driver for economic growth and a
magnet for inward investment in the aerospace and advanced
engineering industry.

•

The vision seeks to support the existing industry cluster whilst
stimulating growth by providing additional employment land for
new industry and business. The enterprise area will attract new
investment and local jobs to complement and grow the existing

Integrated

Healthy living

mixed use development

community

internationally renowned aerospace industry cluster.

Low carbon
1

2

Introduction
2.1 This document sets out a clear vision, place making development
principles, illustrative master plan and indicative delivery strategies for a
sustainable and integrated development on the former airfield site. It is
informed by a thorough analysis of the site, the wider context and detailed
technical studies.

Allocation as a mixed-use
strategic site within the
South Gloucestershire core
strategy
2.2
The document provides
the evidence to support the
deliverability of the Filton Airfield
site as a strategic mixeduse allocation in the South
Gloucestershire Core Strategy.
It is based on detailed technical
studies, which form a robust
and credible evidence base
and demonstrate that the site is
deliverable.
2.3
The continued operational
use of the airfield is not a viable
option. This has been tested
by BAE Systems. Alternative
aviation options have also
been consistently tested and
rejected, including options for
commercial aviation which were
rejected in 1957, and again in
the mid 1990s when a planning
appeal by British Aerospace
was dismissed. As recently as
2007 and 2011 BAE Systems
commissioned further viability

3

reviews testing all aviation options
including commercial (both
passenger and freight), business
and recreational opportunities.
The evidence is presented in the
Filton Airfield Aviation Options
Report (September 2011)and
the conclusions were confirmed
by York Aviation in their report
to the council. Airbus, GKN,
MBDA and Rolls Royce support
the closure of the airfield and the
release of the site for mixed-use
development would not prejudice
the future of the area’s renowned
high-quality engineering and
aerospace cluster.
2.4
The airfield is a private land
asset owned by BAE Systems
and identified for closure at the
end of December 2012. The
scale of the site, the fact that
it is in single ownership and
located within the urban area are
major factors that are key to its
deliverability. With the exception of
the listed first world war hangars,
the airfield is not protected in any
way. There are no legal covenants
in place that prevent the airfield
from closing or restrict its future
development.

2.5
Given the scale and
nature of the site and to enable
the comprehensive and proper
planning of the area, the site
should be taken forward as
a strategic mixed-use site
within the core strategy. Only
by fully integrating the future
redevelopment of the site into the
core strategy can opportunities
to deliver community and
infrastructure benefits be
maximised to the benefit of all.
The strategy for development
in the Bristol North Fringe,
together with key objectives are
outlined on page 29 of the South
Gloucestershire Core Strategy
(December 2011) incorporating
post-submission changes. The
delivery of the site for mixed use
will help achieve these purposes
together with those defined under
the strategic objectives policy.

4

Delivering a sustainable neighbourhood
3.1 A pivotal attribute of the site is the opportunity to facilitate timesaving linkages between existing and
new centres of employment and housing, through the provision of more sustainable movement choices
and accessibility by bus, cycle and on foot. The delivery of new connections through the site will facilitate
the integration of existing communities surrounding the airfield and provides a key opportunity to develop
a more sustainable future for the whole of the North Fringe.

Filton new community

The site currently creates a physical barrier, seperating communities

5

Developing this site will fundamentally enhance connectivity across the whole of the North Fringe of Bristol

6

4. Site analysis

The site in its context
4.1
Filton Airfield lies between
the A38, the A4018 and the
communities of Filton, Patchway,
Brentry and Catbrain. The site
extends to some 142 hectares
with the majority of the site
comprising the operational airfield
and associated buildings and
hangars. The site’s boundaries
are broadly defined by the A38
and the Royal Mail sorting office
to the east, the Hallen freight
line to the south, the Henbury
Trym and the A4018 to the west,
the Cribbs Causeway retail and
leisure park to the north west, and
Hayes Way and Charlton Hayes
mixed-use development to the
north east. Located on land that
was formerly part of the airfield
the Charlton Hayes development
has consent for 2,400 homes,
a primary school, employment/
retail opportunities and public
open space. It is currently under
construction.
4.2
Immediately to the south of
the airfield fronting on to the A38
is the Airbus estate, comprising
the Airbus freehold site and
land leased from BAE Systems.
Adjacent sites are occupied by
Rolls Royce, GKN, MBDA and
BAE Systems, which together
employ over 10,000 workers
and form a tight cluster of hightech industry that comprises the
majority part of the internationally
recognised aerospace / defence
cluster in the southwest.
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Connectivity
4.3
The site is well placed
in relation to the strategic and
local road and public transport
network. It is sited to the south
of the M5 motorway junctions
16 and 17 and lies between the
A4018 and A38 which provide
radial connections into Bristol city
centre and key public transport
corridors as part of the Greater
Bristol Bus Network. The site is
also well placed in relation to the
A4174 Avon ring road providing
access to the M32 and M4 in the
east.

Employment
Industrial
Office, science and technology parks
Education
Hospital
Retail
Predominantly undeveloped land which is open in character
Cribbs Causeway
Residential - Traditional mixed urban development
Residential - Modern segregated urban development
Development planned or under construction
Motorway
Major city feeder
Local neighbourhood connector
Railway and station
Potential passenger halt

4.4
The council is exploring
opportunities to reintroduce
passenger services in the future
on the Hallen freight railway line
with the creation of a new rail
station/s. This would enable
strategic services and reliable
and frequent connections to
national and regional destinations
as well as facilitating improved
accessibility across the North
Fringe to homes and jobs and
surrounding retail, leisure and
education uses.

Safeguarded station
Currently Land-locked areas

4.5
The spatial context
diagram highlights the existing
settlement pattern, which is
characterised by large single use
development zones that surround
the site.

Spatial context
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Local character and settlement pattern
4.6
A contextual study of areas within proximity of the airfield was
undertaken. These have been influential in determining key aspects
of character, layout and structure, thereby helping to achieve a locally
appropriate and relevant new development on the airfield site. A variety
of areas and urban forms were studied helping to inform evolving
design concepts.
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Patchway

Residential area with local amenity shop units within
flexible ground floor units with residential above

Southmead

Medium density mixed use local centre and key
community park/public open space

Brabazon

Large dominant industrial building on south
edge of Filton airfield, visible presence felt from
neighbouring areas

Filton Road

Smaller setback of buildings on key routes with street
parking on both sides

Catbrain

Low density semi detached and detached
properties on gently slopping ground

A38

Strategic route to and from Bristol to M4

Charlton Road

Various dimensions of private frontage with large transport
and vehicular corridors with mature tree planting

Charlton Hayes

Varied building height with three to four storey
marker buildings

Cribbs

Dominant large retail building ‘The Mall’ sits on
the hieghest contour in the neighbourhood with
large areas of surface car park.

Character areas
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Heritage

4.7
Filton Airfield has a long
and proud aviation heritage.
BAE Systems is committed to
supporting the preservation
of heritage assets at Filton
both in terms of built heritage,
archaeological resource and
aviation heritage. Two of the
hangars north of the runway are
grade II listed and a third is locally
listed.
4.8
Discussions are
currently ongoing with South
Gloucestershire Council and the
Concorde Trust and the Bristol
Aero Collection regarding support
and onsite provision in order
to help manage these assets.
Initial desktop heritage and
archaeological appraisals have
been undertaken to understand
the historic significance of the
land and buildings, inform the
design and ensure strategies are
developed that provide proper
protection of the archaeology
and heritage resource. This
includes Cedar House, a grade II
listed former farmhouse located
adjacent to the airfield on its
southern boundary.

Support for Emergency
Helicopter Services

4.9
BAE Systems recognises
the importance of the Great
Western Air Ambulance (GWAA)
to Filton and the critical role it
plays in supporting emergency
services to the region. BAE
Systems is working with the
GWAA and the Western Counties
Air Operation to understand their
future needs to enable them to
continue to operate from within
the current airfield boundary.

Topography

4.10 The site lies on a gentle
slope, south east of a ridgeline
which accommodates the M5 up
to its junction with the M4. The
land rises from approximately 55m
AOD in the south east corner to
approximately 70m half way along
the runway before gently falling
to approximately 40m beyond
the end of the runway at Henbury
Trym stream.

Landscape character and
views

4.11 The functional space is
open and expansive in character
with long distance views from the
highest point in the centre of the
runway. Views to the west are
of the ridgeline beyond the M5
with Haw Wood on the summit.
Views to the south are of the
development edge of Brentry, Elm
Farm, the caravan park, Cedar
House and the BAE Systems /
Airbus estate. Views to the east
are of the very distant Cotswold
Hills and views to the north are of
Cribbs Causeway and the new
link road.

Flood risk

4.12 The site is naturally split
into two separate catchments
which outfall through existing
formal connections, to the west
to the Henbury Trym and to the
east to the Stoke Brook.
4.13 Review of the SGC
Level 1 and Level 2 Strategic
Flood Risk Assessments (SFRA)
indicates that the site is almost
entirely situated in Flood Zone 1,
with the exception of a very small
strip of land within the proposed
green infrastructure corridor area
adjacent to the Henbury Trym to
the west, all development and
attenuation will be kept out of
this zone. The risk of flooding
to the site itself is considered
low and does not present a
constraint to future development.

4.15 Whilst further investigation
will be required and is ongoing to
explore potential small localised
pockets of contamination,
contamination does not pose
a constraint to redevelopment.
Where contamination is found
a strategy will be developed
to remediate or remove any
contaminants found to ensure
that post construction there
would be no risk to future
occupiers or the underlying
aquifer. This strategy is in
accordance with planning
guidance, which seeks to
protect surface and groundwater
resources and ensure that
contamination will not be a threat
to the health of future users or
occupiers of the site or adjoining
land.

View of western edge of site

Ground conditions

4.14 A geotechnical desk
study has been undertaken
to investigate the potential for
contamination to be present on
the property. The study identified
a number of contaminative
processes across the site,
primarily associated with the
longstanding manufacture of
aircraft and the operational
airfield. The study concluded
that potential exists for localised
contamination around the
hangars and apron/taxiway
areas and also on the concrete
hardstanding areas due to a
wide range of substances likely
to have been used for the repair,
maintenance and servicing of
aircraft and vehicles.

Freight line passing along southern edge of site

View from landart on north of airfield
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Listed hanger

View to A38/Royal Mail building from centre of
existing runway

Concorde on site
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Summary: constraints and opportunities
4.16 The following are considered key constraints
and opportunities for development.

Constraints
• The need to respect the
settings of the listed hangars
• The need to incorporate the
flood plain of the Henbury
Trym
• The need to investigate and
protect ecology interests on
site, and provide appropriate
mitigation where necessary
and appropriate
• The need to retain important
trees and hedgerows where
possible
• The potential need to manage
any contaminants found
onsite.

Opportunities:
• To reconnect communities
in the area that have been
physically separated for many
years
• To make good use of
brownfield and shortly to be
vacant land
• To bring forward a strategically
important site able to
accommodate a significant
proportion of the residential
and employment needs of
South Gloucestershire
• To provide a critical focus for
the Enterprise Area which will
encourage inward investment
and support to the high-tech
and aerospace cluster at Filton
• To create a new mixed and
balanced community better
integrated and linked with
existing communities
• To help enhance the social and
educational infrastructure of
the North Fringe

•

•

•

•
•
•

To provide improved
opportunities for people to
live and work in the same
area.
To enhance the public
transport infrastructure
and pedestrian and cycling
routes to deliver far greater
connectivity and improved
provision.
To safeguard the long term
opportunity to facilitate
passenger rail access on the
Hallen Freight line
To deliver improve green
infrastructure connections
and linkages across the site
To safeguard the long term
future of the emergency
helicopter services at Filton
To help facilitate the
opportunity for the creation
of a heritage museum at
Filton

Existing strategic road network

SINC

Viewpoint

The Mall – large retail area

Grade II listed buildings

Ridgeline

Existing local centres

Locally listed buildings

Existing freight train tracks

Proposed mixed use development at Charton Hayes

Safeguarding future train station

Site edge to large industrial / employment units

Proposed residential development at Fishpool Hill

Rights of way

Flood zone area within site
Key vegetation

Site analysis
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5. Design approach
Development Principles
•
•
•
•
•
•
•
•

Has clear links and connections
Has recognisable centres and meeting places
Has a good mix of uses and activities
Offers a good choice of homes
Provides a variety of local employment opportunities
Has a range of green spaces
Is welcoming, inviting and secure
Enhances heritage value

5.1
The vision for the site is to deliver a new neighbourhood
that seeks to respond to and embrace surrounding development
by breaking the cycle of inward looking and isolated development
enclaves, which currently characterise much of the surrounding area.
By delivering new connections and linkages through the site, the
development will facilitate the integration of existing communities and
help deliver a more sustainable future for the whole of the North Fringe.

5.2
The creation of a sustainable mixed-use community is central to
the key design principles of the emerging master plan. These include
creating a place which:

Connections

Green infrastructure

Heritage value

Existing

Existing

Existing

Proposed
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Proposed

Proposed

Land use

Existing

Proposed
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5. Design approach

6. Framework master plan

Development Principles

Design evolution

5.1
•
•

•

•

•
•

The following development principles will guide redevelopment:

Making the most efficient use
of land and resources
Improving connectivity
within the North Fringe and
to existing and proposed
neighbourhoods and
promoting more sustainable
movement choices by bus,
cycle and on foot to reduce
the need to travel by car
Providing new access
connections to the public
highway as part of the
comprehensive development
of the area
Providing enhanced and
new bus service routes and
potential for interchange
between radial and orbital
corridors and creating
connections with Bus Rapid
Transit routes to provide high
quality routes and services
between the North and East
Fringe and City Centre
Retaining the runway axis as
a design driver for key public
open space
Providing a strong landscape
framework that delivers
a network of publicly
accessible green space
and green infrastructure
connections, including
access to the Henbury Trym.

•

•

•
•
•
•
•

•

6.1
The design of the site
master plan has been the result
of an iterative process. A number
of initial design sketches were
explored based on the site’s
constraints and opportunities
and application of the key
design drivers and development
principles noted above. Through
reappraisal and assessment the
scheme has evolved from design
concept to a framework master
plan.

Working with the Local
Enterprise Partnership to
create a new Enterprise Area
around the A38 corridor to
safeguard and support the
aerospace cluster, drive new
investment into the sector
and promote new local job
opportunities.
Creating a vibrant and strong
focus for the development
at a centre serving the
residential and employment
areas – the ‘Concorde
Centre’
Promoting social cohesion
and inclusion
Improving the character and
quality of the area
Providing the necessary
infrastructure to support the
development
Protecting and enhancing
the natural, built and historic
environment
Protecting heritage assets
and creating a heritage
quarter to acknowledge and
showcase the aviation legacy
of Filton
Providing a balance of
employment, residential and
community uses

Framework master plan
6.3
The illustrative master
plan is based on the emerging
development principles and
informed by ongoing design
analysis and a combination of
desktop and field studies. It forms
a direct response to the vision,
site context and the ongoing
design analysis.
6.4
Development over the
next 20 years will take place
during a significant period of
social, cultural, economic and
environmental change. The
master plan will need to be fixed
in terms of its strategic linkages,
yet flexible in its approach to uses
to respond to the opportunities
that change will bring.

Land use
6.5
Development would
provide approximately 2,500
homes and approximately 50
hectares of employment land,
(which includes land to enable
the delivery of a heritage
museum and the helicopter
emergency services to
continue to operate from within
the site boundary) as shown
by the framework plan below.
The scale of the development
is currently proposed at a
maximum of 3 storeys in high
density areas with densities
ranging from 35 dwellings per
hectare (dph) to 45 – 50 dph in
high density mixed-use areas.
In addition development will
provide associated facilities
including a secondary school,
primary schools, centres to
support retail opportunities and
other community infrastructure,
together with significant areas
of open space.
6.6
A mix of B1, B2 and
B8 employment is proposed
at the following ratio, B1 40%,
B2 40%, B8 20%, although
maintaining flexibility is key to
enable the development to
respond to the market and
opportunities that arise. A
foodstore of sufficient size to
attract a main food shop to
meet convienience retail needs
and those of the wider area is
proposed.

Design evolution
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Proposed development areas
Site boundary
Employment

AA

Emergency helicopter services

AM

Aviation museum
Mixed used
Residential
Primary school
Secondary school
Proposed movement infrastructure
Primary route
Rapid transit route
Key public transport route
Secondary routes
Key pedestrian / cycle links
Safeguarding future train station
Proposed green & social infrastructure

AM

Key informal spaces / habitat corridors
/ natural & semi natural green spaces
Key public open spaces
Attenuation area

PS

PS

SS
AA

Framework masterplan
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Increasing connectivity:

6.7
The redevelopment of the
airfield offers the opportunity to
connect directly with strategic
transport routes, to integrate
historic routes and create
new connections to enhance
accessibility and improve
movement connections for
existing and new communities.

•

•

6.8
The access and movement
strategy options are summarised
below:
•

•

•

•

•
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Modify and upgrade existing
access connections to the A38
public highway and Hayes Way to
provide primary and secondary
access connections to support
the proposed redevelopment.
Provide a primary access to
the airfield site from the A4018
Wyke Beck Road and potential
new access connections to the
public highway at the Laurels and
north of the site at Merlin Way.
This will require collaboration
between landowners and the
council in order to facilitate new
routes and improved connectivity
as part of the comprehensive
planning of the Cribbs /Patchway
neighbourhood
Enhance connectivity through
improved walking and cycling
routes enabling better linkages
between Cribbs, FiltonPatchway
Brentry, Southmead and the A38
and A4018 corridors.
Enhance public transport
accessibility by extending
existing and provide new bus
services including orbital routes
to maximise public transport
penetration of the site and
connectivity with adjacent
communities and nearby
concentrations of employment
and commercial uses
Provide public transport
infrastructure as part of the
development to enable new
services to be delivered
connecting the site with adjacent
residential employment and retail
and leisure areas in the Cribbs/
Patchway community.

•

•

Extend proposals for the North
Fringe – Hengrove bus rapid
transit corridor into the site
enabling interchange with local
bus services and facilitating
connections with Parkway
station, the communities of the
North and East Fringe and the
city centre
Safeguard land to enable the
future provision of a new
rail station and interchange
within the site to support local
passenger rail services on the
Hallen Freight Line enabling
access to Filton Abbey
Wood,Bristol Temple Meads and
the city centre
Provide smarter choice
measures to support Community
Travel Planning as a means of
encouraging travel behaviour
change and reducing reliance on
the car for local journeys
Contribute towards transport
corridor strategies for the A4018
and A38 aimed at enhancing the
overall capacity through travel
demand measures, improved
public transport reliability, in
order to support the effective
operation of the local and
strategic road network.

6.9
The access and movement
strategy for the site is consistent
with transport policy objectives for
the wider area and has a strong
fit with the North Fringe transport
strategy as a whole.
6.10 Strategic level testing has
been carried out by the council
for future year horizons with and
without development and wider
transport strategy options and
indicates that the additional travel
demand generated by proposed
development can be reasonably
accommodated by the transport
network without adversely
impacting on the local economy
and environment.

6.11 The access and
movement strategy for the site
can be delivered in a phased
manner, is flexible to respond
to changes over time and will
make a significant contribution to
providing more sustainable travel
choices and reducing car use.
Further detailed testing will be
required to confirm the timing of
infrastructure and public transport
measures commensurate with the
phased build out of development.

Ecology

6.12 An extended Phase 1
habitat survey of Filton Airfield
was conducted in September
2011 to identifying the site’s
potential to support protected
species or habitats of high nature
conservation value, and identify
any ecological constraints.
6.13 The report confirmed
habitats within the site boundary
are generally considered to be
of low ecological value. Despite
this the site does contain some
foraging and refuge potential to
support the following protected
species: reptiles (adder,
slow worm, common lizard),
amphibians (great crested newt),
badger and bat species. Further
specialist survey work is currently
being undertaken to determine
the presence or absence of these
species within the site.
Existing straegic road network

6.14 A mitigation strategy
has been progressed, which
will need to be refined during
design development. Provided
appropriate mitigation is
implemented in accordance with
specialist advice, ecology does
not represent a constraint to
future development.

Public rights of way
Existing strategic cycle routes
Primary route
Rapid transit route
Key public transport route
Secondary routes
Key pedestrian / cycle links
Safeguarding future train station

Movement strategy
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Landscape strategy

6.15 A landscape appraisal of
the site and its setting has been
undertaken to understand the
impact of new development at
the site and inform the landscape
strategy. The draft landscape
strategy is outlined below and
seeks to provide a robust and
connected network of green
spaces
6.16 The design of the green
infrastructure has focused on
delivering linkages, providing
accessible multi-functional
and high quality green space
to promote healthy living and
maximising ecological value. It
includes:
•

•

•

•

•

•

Delivery of enhanced north-south
green infrastructure corridors,
including the retention and
enhancement of the Henbury
Trym corridor to increase
connectivity and improve leisure
opportunities.
Delivery of safe, direct and
attractive pedestrian and cycle
linkages with connections to
existing public transport routes
beyond the site
An ecologically permeable
design incorporating connected
greenways and a network of well
maintained green infrastructure
features.
The creation of wildlife corridors,
in particular linking Filton Wood
southwards to landscape within
the golf course and along the
edge of the railway line to ensure
that Filton Wood SNCI does not
become an isolated feature.
Enhancement of retained habitats
providing additional habitat for a
range of species including adder,
slow worm, common lizard and
amphibians
The inclusion of wildlife
friendly features within the
built environment to maximise
biodiversity gain

Water management and
utilities

6.17 Initial assessment
work has been undertaken
by Peter Brett Associates to
explore infrastructure and
utility capacity relating to the
proposed allocation of the
Filton Airfield site for mixeduse redevelopment. The work
sought to outline the baseline
conditions and any infrastructure
constraints and set out
opportunities and indicative
strategies to support the
delivery of the site. All relevant
bodies, including the incumbent
Electricity, Gas, Water and
Telecoms companies, have
been approached to establish
details of existing utilities.
6.18 The initial flooding and
drainage review indicated
the order of surface water
balancing facilities required
to mitigate the impact of
development, with allowance
for future climate change, and
these have been taken into
account as both wet and dry
facilities within the master plan.
The wet, long term storage
facilities will be enhanced to
provide ecological benefits to
the overall proposal, while the
typically dry areas, which would
only flood during extreme rainfall
events, will be used as part of
the open green infrastructure
for the site providing enhanced
amenity to occupants.

6.19 Flooding is not considered
to be a constraint to the
redevelopment of the site, and
the developing master plan will
be designed to integrate the
surface water attenuation and
associated SUDS features to
provide a sustainable solution
that enhances the development
without increasing risk to others
downstream.
6.20 Discussions with Wessex
Water have confirmed options
are available to ensure there is
sufficient foul drainage capacity
within the wider public sewer
network and therefore foul
drainage doesn’t present a
constraint to delivery. Further
work is being undertaken to
investigate the most effective
solution, undertake detailed
modelling work and understand
the detailed cost and phasing
implications of necessary
infrastructure work.
6.21 Discussions have been
held with Western Power
Distribution (WPD) to discuss
the existing electrical provision
around the north of Bristol and
the potential opportunities to
support development within
and around the airfield site. The
preferred option is the delivery of
a new 33kv sub-station located
on the airfield site, with costs
apportioned across the Cribbs /
Patchway new neighbourhood
where appropriate.

Site boundary
Strategic green corridor
Key informal spaces / habitat corridors
/ natural and semi natural green spaces
Key public open spaces
Attenuation area

Green infrastructure
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Community infrastructure

6.22 It is anticipated that a
variety of infrastructure and
community facilities will be
required to serve the development
and mitigate any effects. Wherever
possible, community infrastructure
provisions will be made on-site
with facilities available for the use
of new residents and the wider
community. Discussions with
South Gloucestershire and Bristol
City councils will allow a detailed
understanding of requirements
and allow adequate provision to
be made.
6.23 Where appropriate dual
use and joint provision of facilities
will be proposed to maximise
the opportunity for early delivery,
improve the deliverability of
the site but also to facilitate
community integration and
engagement.

6.24 The framework master plan
includes elements of infrastructure,
including education infrastructure
to serve the wider Cribbs/Patchway
new neighbourhood. Where
infrastructure is sought to support
development beyond the site
boundary e.g. secondary school
provision, BAE Systems will not
fund these requirements in whole
and costs will be apportioned
between developers and relevant
stakeholders where applicable.
BAE Systems is prepared to provide
other support for the secondary
school and sees the opportunity
for this to become an engineeringbased academy.

Primary school catchment area 450m
Comfortable walking distance to key
destinations 600m
Secondary school catchment area
1500m

6.25 It is anticipated that a future
section 106 agreement will be
required to define the infrastructure
requirements (planning obligations),
which should be commensurate
with the size of the development,
taking into consideration viability
tools as appropriate.

Community infrastructure
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7. Securing employment opportunities

7.1
Filton has a long
established history in advanced
engineering, aerospace and
defence driven by knowledge,
innovation, enterprise and
excellence which today confirms
the area’s position as a location
for world leading companies
specialising in aerospace and
aviation innovation. In addition,
the area is establishing itself as
a centre of excellence in high
tech industries such as microelectronics, semi-conductor
technology and robotics.
7.2
Redevelopment of the
site will allow the full potential
of a major aviation innovation
and environmental technologies
employment cluster to be
realised at Filton. The Enterprise
Area status will act as a
magnet for inward investment
in the aerospace and hightech industries, supporting the
existing cluster and stimulating
new growth. It will create the
essential setting to allow existing
advanced industries to succeed
and flourish and provide additional
employment land for new industry
to meet local employment needs.
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7.3
The vision is for the
Filton Enterprise Area to feature
a variety of development
opportunities that support the
existing centre of aerospace
and defence excellence whilst
attracting complementary
high-tech businesses and
advanced manufacturing
sectors. The provision of high
quality employment land and
supporting infrastructure, coupled
with the delivery of national
and international investment
opportunities, will drive economic
growth supporting existing jobs
and delivering further high quality
jobs to the area.
7.4
In order to deliver this
opportunity in a timely manner
and make it attractive to the
industries that will provide
maximum benefit to the area,
innovative planning approaches
may be appropriate.

Support for Emergency
Helicopter Services

7.6
As noted at paragraph 4.9
BAE Systems is committed to
working with the GWAA and the
Western Counties Air Operation
to understand their future needs
to enable them to continue to
operate from within the current
airfield boundary.

Aviation museum

7.7
Whilst in a redevelopment
scenario it is unlikely that
helicopter operations could
remain at their existing location,
the framework master plan
provides sufficient alternative
land within the site from which
the services could operate. BAE
Systems is committed to ongoing
discussions to define the detail
of these proposals to enable
these important community
services and associated jobs to
be safeguarded and their future at
Filton secured.

Aviation heritage

90

Filton Enterprise Area

7.5
BAE Systems is committed
to supporting the proud aviation
heritage of Filton and Concorde.
Discussions are currently ongoing
with South Gloucestershire
Council, the Concorde Trust
and the Bristol Aero Collection
regarding support and onsite
provision to help contribute to the
delivery of a heritage museum at
Filton. The framework master plan
incorporates land for this purpose
and BAE will continue to work
with the Bristol Aero Collection
and the Concorde Trust as the
museum proposals continue to
develop.

square A

Emergency
helicopter
services

Filton enterprise area
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8. Defining Characteristics

Town park

Concorde Square

Concorde Centre

Character areas
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Medium to low density
residential

O P E N S P A C E S
P U B L I C
K E Y

Hayes Way

Mixed use development

Charlton Place

O N

R U N W A Y

A X I S

Henbury Place

Aerospace cluster and
hightech employment area

Henbury Trym river corridor

Low density residential

Key characteristics
Form/layout:
Informal layout

Scale:
Mostly 2 storey, some three storey
block for landmark buildings

Topography:
The land genlty slopes down from
the ridge line with steep slope at
the eastern edge

Vegetation:
Good specimen tree lined key
routes, dominantly green in front
and rear gardens and boundaries

Plots:
Large and mostly irregular plots,

Public realm:
Well distrubuted key informal public
space well defined edges, with
large tree planting

Building lines:
Irregular set back of units creating
interest in the street scene
Materials:
Diverse palette to include stone,
brick and render

Streets:
Tree lined key routes with on-street
parking, traffic calm design

Western zone
Eastern zone
Key characteristics

Form/layout:
formal to semi formal mixed use
layout

Scale:
Mostly 2 to 3 storey, some four
storey block for landmark buildings

Topography:
The land genlty slopes down to
east from the ridge line

Vegetation:
Tree lines avenue

Plots:
Mostly regular plots sizes,
largly terrace houses/town houses
residential , some units with flexible
ground floor (live work units)
Building lines:
regular setback to residential units

Public realm:
Well defined formal and informal
parks and squares
Streets:
Permeable street layout with good
connectivity to neightbourhood
areas, well connected strategic
public transport routes

Materials:
Diverse palette to include stone,
brick and render
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9. Delivery

10. Conclusion

9.1 BAE Systems is keen to progress the future
development of the site and seeks to obtain outline
planning consent in 2013 prior to the delivery of the
development. It is BAE System’s current intention to
deliver the primary infrastructure on site.

10.1 The site offers a major opportunity to introduce a
more diverse range of economic activities to complement
the existing aerospace sector and ensure the Filton centre
of excellence is retained and enhanced. BAE Systems
will work with Filton, Patchway and Bristol communities
and stakeholders to identify the best mix and form of
employment and training for the area and help meet local
needs and aspirations.

9.2 The phasing strategy shown is indicative and has
not yet been finalised. However at this early stage it is
anticipated that the first phase of development may see
an early residential phase of development towards the
western end of the site, together with the delivery of the
first phase of employment land at the eastern end of
the site. Given the extent of land under the ownership
of BAE Systems, the initial phases of development can
be readily served by essential access infrastructure
connected to the adjacent transport network.

R2
R1b

R1a

E2

E1

10.2 BAE Systems is committed to the comprehensive
planning of the area, and to bringing the development
forward in a properly planned and appropriately phased
manner, with the necessary infrastructure provided in a
timely manner. The proposed development will help meet
local housing needs and help support the economic
growth of South Gloucestershire and the wider Bristol
sub-region.
10.3 BAE Systems recognises that the airfield represents
a key strategic site, by means of its scale and location.
This means that the opportunities offered by its
redevelopment to the wider area are more significant and
widespread than for other sites. This is acknowledged by
BAE Systems who will work with South Gloucestershire
Council, Bristol City Council, key stakeholders and the
local community to ensure these wider benefits are
delivered.
10.4 The report concludes that there are no significant
constraints to development. The evidence presented
within the report concludes that the site is deliverable, and
that it can be brought forward within the plan period.

Indicative phasing plan
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Appendix 4 to Matter 9

Appendix 4: Comments from the Aerospace industry responding to the
closure announcement
1.

Airbus

1.1

Airbus has stated:
“Airbus is fully committed to Filton – this is the case now and will remain the
case as clearly demonstrated by the recent decision to build a multi million
pound business park at Filton and the continued investment in state of the art
facilities such as the A350XWB Landing Gear Test Facility.”

1.2

In a follow-on statement released in August 2011, Airbus again confirmed its
position:
“As previously stated, together with our Landlord BAE Systems, it was mutually
agreed to cease Airfield operations at Filton from the end of 2012.
We reiterate alternative and economic solutions for the transportation of our
people and products will be in place.
Secondly, Airbus confirms its commitment to the Filton Facility as reinforced by
our recent announcement regarding the development of Airbus Aerospace Park
and the refurbishment of Pegasus House and 2 new purpose built 2500 people
Office Development. This represents an investment of up to €70m.”

1.3

On 14 November 2011, Airbus again confirmed its position in correspondence
to South Gloucestershire Council (provided in full at the end of this document),
confirming that the public statement of August 2011 accurately reflected the
Airbus position. An extract of the correspondence is enclosed below:
“In terms of the impact the airfield closure will have on the future activities of
Airbus, we have huge commitment to the economic development of Filton, as
exemplified by the decision to build the Airbus Aerospace Park which is a multi
million pound business park which includes the development of Pegasus House.
We have also made considerable investment in state of the art facilities such as
the Landing Gear Test Facility for our newest product, the A350XWB. We also
remain focused on developing our Engineering Centre of Excellence capability
as well as the final assembly of A400M wings. This commitment is not
dependant on there being an airfield available for our operations. We continue
to develop alternative means to transport our A400M wings and Airbus
employees.
However, I should add that we remain cautious of any potential new
development and thus neighbours to our Operations activity. We must ensure

Terence O’Rourke Ltd

Page 1 of 4

May 2012

Appendix 4 to Matter 9

that any new development and their tenants are ones whose own operation and
installations do not restrict normal Engineering and Manufacturing operations
of us or our partners, be they 24/7 or as required.
As I stated when we met last week, strategic development around Filton should
consider raising the infrastructure to a level that allows us to recruit and retain
the highly skilled talent required for our activities. Indeed this means attracting
people from outside the region to Filton, not just from other parts of the UK, but
internationally. Such infrastructure should consider improved public transport
and access routes to and from Filton and surrounding areas, including Bristol
Airport e.g. opening a rail station alongside the current airfield, increasing bus
services, continuing to improve the traffic flow...etc.
It should also be the aim to improve local retail environment to ensure a high
level of services is made available for the many thousands of employees e.g.
crèche facilities, delivery/pick-up point for on-line purchases, convenient
grocery...etc.
I’d like to end by saying that at Airbus we remain committed to contributing
positively to the development of the area and thank you for inviting our input
and comment. On behalf of our 4,000 employees I look forward to making
further contributions.”
2.

Bristol Airport

2.1

In responding to the South Gloucestershire Core Strategy – Filton Airfield
Position Statement consultation paper dated June 2011, Bristol Airport, wrote
on 19 July 2011:
“…with respect to the potential impact of the closure on local employers, RollsRoyce, I would like to take this opportunity to reassure you that we are
confident that any services that hitherto operated in support of these employers
from Filton, will be able to operate post-closure from Bristol Airport, the south
west region’s largest airport. Our aim will be to ensure that Bristol Airport
continues to provide the support needed by the local aerospace industry to
enable it to maintain its efficiency and competitiveness. Park and the
refurbishment of Pegasus House and 2 new purpose built 2500 people Office
Development. This represents an investment of up to €70m.”

3.

Rolls Royce

3.1

The closure of the airfield and the opportunity offered by redevelopment is
acknowledged by Rolls-Royce, which does not object to closure of the runway.
Gerald Eve, on behalf of Rolls Royce acknowledges the contribution to
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regeneration which can be made through redevelopment in his response to the
Filton Airfield Position Statement:
“Indeed the closure of the Airfield is likely to widen the development potential
of East Works with, for example, the relaxation of constraints on development
imposed by flights safety requirements (height restrictions).’
The FAPS acknowledges the current imbalance between homes and jobs in the
area. This creates unsustainable commuting patterns and congestion. The
release of further land for development needs to address this situation and
create a more appropriate and sustainable balance of land uses. The inevitably
requires the provision of additional housing development on the FAPS area.
Such development needs to be in scale with the need for housing, in particular
that created by employment uses in the area.’
The option of both commercial and residential use for the land is ‘the only
credible option”
3.2

Rolls Royce made the following additional comments during a Filton Airfield
Consultation Business Sector Workshop (26 October 2011):
“Rolls Royce do not have a commercial need for the airfield. Any future
potential development must not have an impact or disrupt the current
manufacturing that takes place nearby. The company has recently invested in
their Filton site and supports the current position to safeguard the land south of
Gypsy Patch Lane for employment.”

4.

GKN

4.1

In the Filton Airfield Consultation Business Sector Workshop (26 October
2011), GKN made the following comments:
“GKN do not have a commercial need for the airfield. Large components are
already distributed by road. They operate from Filton and a site at Severnside.
However, there are concerns that any future potential development of the
airfield must not impact on the manufacturing activity which takes place 24/7
and involves noise and HGV vehicles accessing the site around the clock. The
company has growth plans for the future.”

5.

Local Enterprise Partnership

5.1

Peter Jackson, Chairman of the West of England LEP submitted the following
comments to South Gloucestershire Council as part of the Filton Airfield
Position Statement consultation, supporting the inclusion of the land at Filton
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Airfield in the Core Strategy, as a major development opportunity to support
economic growth.
“The LEP would support a mixed-use development that includes a substantial
proportion of the site to be devoted to employment uses that provides high
quality jobs and consolidates the aerospace cluster around the A38. The LEP
recognises that this option builds upon the strengths of the established
aerospace sector in the West of England.”
5.2

The LEP were also in attendance of the Filton Airfield Consultation Business
Sector Workshop (26 October 2011), where it made the following comments:
“The LEP has an aspiration of job creation and is comfortable with the
opportunity for a mixed use development on the airfield site as part of any
future potential redevelopment. One of the priority sectors for the LEP is
aerospace and would want to see the nurturing and growth of the aerospace
sector in Filton. The LEP would also be keen to promote the site to investors as
being open for business. The West of England is also leading on a major
investment programme in transportation infrastructure including the 4 subregional major transportation schemes which are with Government worth £250
million and fully supporting the Government’s programme to electrify the GWR
and introduction of the new Agility Trains by 2015/16.”
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Email correspondence between South Gloucestershire
Council and Airbus
From: STEWART, Mark, Airbus
Sent: 14 November 2011 18:07
To: Patrick Conroy
Subject: RE: Filton Airfield
Dear Patrick,
Thank you for your email of 11 November concerning BAE Systems intention to close Filton Airfield at the
end of 2012.
Further to your request we have reviewed the BAE Systems commissioned “Aviation Options Report “
from Terence O’Rourke Ltd and Mott MacDonald with my colleagues and can provide you with the
following statements.
Airbus Operation Ltd confirms its position that the public statement referred to in the Aviations Options
Report (page 7) is correct and accurately reflects the Airbus position.
In terms of the impact the airfield closure will have on the future activities of Airbus, we have huge
commitment to the economic development of Filton, as exemplified by the decision to build the Airbus
Aerospace Park which is a multi million pound business park which includes the development of Pegasus
House. We have also made considerable investment in state of the art facilities such as the Landing
Gear Test Facility for our newest product, the A350XWB. We also remain focused on developing our
Engineering Centre of Excellence capability as well as the final assembly of A400M wings. This
commitment is not dependant on there being an airfield available for our operations. We continue to
develop alternative means to transport our A400M wings and Airbus employees.
However, I should add that we remain cautious of any potential new development and thus neighbours to
our Operations activity. We must ensure that any new development and their tenants are ones whose
own operation and installations do not restrict normal Engineering and Manufacturing operations of us or
our partners, be they 24/7 or as required.
As I stated when we met last week, strategic development around Filton should consider raising the
infrastructure to a level that allows us to recruit and retain the highly skilled talent required for our
activities. Indeed this means attracting people from outside the region to Filton, not just from other parts
of the UK, but internationally. Such infrastructure should consider improved public transport and access
routes to and from Filton and surrounding areas, including Bristol Airport e.g. opening a rail station
alongside the current airfield, increasing bus services, continuing to improve the traffic flow...etc.
It should also be the aim to improve local retail environment to ensure a high level of services is made
available for the many thousands of employees e.g. crèche facilities, delivery/pick-up point for on-line
purchases, convenient grocery...etc.
I’d like to end by saying that at Airbus we remain committed to contributing positively to the development
of the area and thank you for inviting our input and comment. On behalf of our 4,000 employees I look
forward to making further contributions. For your information I’ve copied our public statement below,
Airbus Statement:
BAE Systems, as the landlord of Filton site, decided together with Airbus, as a key customer, that the
continued operation of Filton Airfield was unsustainable. It was agreed that it was not financially viable to
continue operating the Airfield.
A decision was reached to close the Airfield at the end 2012, thus giving Airbus more than one and a half
years to prepare for closure. Various scenarios are now being worked on for alternative ways to move
our people and our parts. The future of the Airfield beyond 2012 is entirely at the discretion of the freehold
owner, BAE Systems.

Airbus is fully committed to Filton – this is the case now and will remain the case as clearly demonstrated
by the recent decision to build a multi million pound business park at Filton and the continued investment
in state of the art facilities such as the A350XWB Landing Gear Test Facility.
We are putting into place a range of mitigation measures to ensure that the closure of the airfield does not
affect our business in any significant way.

If you require anything please don’t hesitate to get in touch.

Regards
Mark Stewart
General Manager and Human Resources Director
NUH
Airbus
Airbus Operations Ltd
New Filton House
Filton, Bristol BS99 7AR
United Kingdom
From: Patrick Conroy
Sent: 11 November 2011 14:37
To: STEWART, Mark, Airbus
Subject: Filton Airfield

Dear Mark,
It was good to meet with yourself, Katherine and colleagues. As discussed, as you will
be aware that BAE Systems has announced its intention to close Filton Airfield at the
end of 2012. In explanation of its decision, and at the request of the Council, BAE
Systems has commissioned an Aviation Options Report from Terence O’Rourke Ltd and
Mott MacDonald. This is available to view from the Council’s website:
http://www.southglos.gov.uk/_Resources/Publications/PTE/11/0400/PTE-11-0218.
The Council has to decide how to respond to the proposed closure and is addressing a
wide range of issues which have been raised through recent consultation; I provide the
link
to
the
SFACG
online
petition
as
an
example:
https://petitions.southglos.gov.uk/consult.ti/system/viewPetition?petitionid=3722&showall
=Y. Given the importance of the report in supporting BAE Systems’ decision on the
future of the Airfield, the Council considers it essential to take all reasonable steps to
ensure the report is balanced and factually correct.
Within that work the Council has instructed Officers to “seek confirmation from Airbus,
Rolls Royce and GKN on whether they consider that the statements made in the
Aviation Report are correct and accurately reflect the position of these companies.”
I recognise that your Company may already have made public statements on the
proposed closure and the potential for impact on your local operations both in the short
and longer-term. However it would help to have formal conformation of your position. I
would therefore very much appreciate if you could confirm whether the statements made
on your behalf in the Aviation Options Report are correct and accurately reflect your
company’s position.
The Council would also be grateful if you could confirm whether in your Company’s view
closure of the airfield would impact on future investment, contracts, employment
prospects and the overall success of the local aerospace cluster at Filton in the short,

medium and longer terms. We would also welcome any comments you may have,
following our meeting, about the opportunity that further strategic development may have
to help secure a successful Airbus operation at Filton.
Due to the urgent need for Council to respond to the proposed closure I would be
extremely grateful if you could reply to this email by the 16th November 2011.
The Council remains committed to working with its partners to ensure that the South
Gloucestershire and South West aerospace industry continues to be a world leading
sector and major employer.
Yours Sincerely,

Patrick Conroy
Strategic Planning Policy & Specialist Advice Team Manager
South Gloucestershire Council - rated April 2009 under the Comprehensive Performance
Assessment a maximum '4 star' council by the Audit Commission

