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1. This Statement is submitted on behalf of Goodman in response to the EIP
th
Inspector’s note of 10 January 2013 seeking representations regarding
additional housing sites in South Gloucestershire.
2. We understand that the Inspector has identified a shortfall of 852 residential
units in the first five years of the plan period (Main Modification 15 re Policy
CS15) and that in response the Council has identified sites capable of
providing 594 dwellings. The Council is reluctant to identify further land but
has stated that if the Inspector considers this necessary it would offer the site
East of Morton Way, Thornbury which could provide the remaining 260
homes needed to meet the shortfall (594+260=854).
3. In this Statement we reiterate the case made in our previous submissions to
the Core Strategy/EIP for allowing residential development on a site owned
by Goodman in the Charlton Hayes development area. This 7 ha site could
accommodate some 260 dwellings as part of a mixed use approach.
Background
4. Goodman owns, develops and manages high quality commercial, industrial
and logistics property with a global portfolio of 386 commercial properties
and offices located worldwide.
5. Part of the Goodman portfolio includes 14ha of employment land within the
Charlton Hayes mixed-use development area, approved under outline
permission PT03/3143/O), which physically adjoins and was formerly part of,
the northern boundary of Filton Airfield.
6. Goodman submitted representations to the draft Core Strategy and
Statements to the 2012 Examination on matters 14, 9 and 10. We appeared
on Goodman’s behalf at the hearings into Matters 9 and 10 and provided
comments on the Inspector’s proposed Draft Modifications in December
2012.
7. Our submissions highlighted that Goodman has had difficulty in securing
delivery of their land for employment development since it was marketed in
2008. This suggests that there may be an issue with the amount and
location of employment land in the area.
8. Our submissions sought flexibility through Policies CS12 and CS26 for
committed employment land at Charlton Hayes to enable it to be brought

Core Strategy – Additional
Housing Sites Jan 2013
Subject:
Representations made on
behalf of Goodman
Date:
th
8 February 2013
Pages:
2/4

forward as a mixed-use scheme if employment use continues to prove to be
unachievable.
9. We emphasised that the future Masterplan for the airfield needs to take
account of, and respond to, the opportunities presented by the relationship to
Charlton Hayes and that the circumstances under which the Charlton Hayes
planning permission was granted, have, in material ways, changed.
10. An alternative approach to achieving delivery of growth and development at
Charlton Hayes is to promote mixed-use (e.g. residential as well as
employment) upon the employment area closest to the mixed use areas
promoted in Fig 6 of the Core Strategy.
st
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11. On 1 February 2013 we submitted further representations in response to the
Cribbs Causeway/Patchway New Neighbourhood Draft SPD (2012) putting
the case for this alternative mixed use approach as part of an integrated
approach to development in the wider area.
12. Appended to this Statement is an amended version of Core Strategy Fig 6 on
which we identify the 7 ha part of the Charlton Hayes area which could
accommodate residential development as part of this approach.
The Inspector’s questions
th

13. The Inspector’s note of 10 January 2013 seeks representations in relation
to two questions:
“Question 1. Whether the additional dwellings the Council has identified (594)
are valid sites which are potentially deliverable in the first five years of the
plan period and do not result in double counting of other sources e.g. windfall
allowances.”
14. We have not assessed the sites that make up the 594 units identified by the
Council and as such do not offer comments on whether they are potentially
deliverable.
15. However, should any of these sites not meet the criteria for deliverability, we
recommend that the Inspector includes Goodman’s Charlton Hayes site
(described below in response to question 2) as a replacement source of
dwellings deliverable within the first five years.
“Question 2. The relative merits of various sites at a number of locations
including (in no particular order) Thornbury, Yate/Chipping Sodbury,
Severnside and the East and North Fringes. Factors to consider include the
degree of coherence with the Plan’s vision and spatial strategy, site capacity,
deliverability, having regard to constraints including infrastructure provision
and transport connections and how effectively the site could be assimilated
into the existing settlement pattern.”
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16. We describe below the merits of the Goodman Charlton Hayes site (as
shown on amended Fig 6 in the Appendix to this Statement) in relation to the
factors specified by the Inspector.
Coherence with the Plan’s vision and spatial strategy
17. We have commented in previous submissions on how the inclusion of
residential uses in Goodman’s Charlton Hayes site would be aligned with the
vision for the North Fringe of Bristol Urban Area as set out in the Core
Strategy Vision:
“…new neighbourhoods will provide opportunities for people to live near
to where they work and be well integrated with existing communities. All
residents and workers will have better access to local amenities and high
quality public transport, walking and cycling links. Community identity
and neighbourhood distinctiveness will be improved by the development
of new public spaces and high quality landscaping.”
South Gloucestershire Core Strategy

18. Our submission on the Cribbs Causeway/Patchway New Neighbourhood
Draft SPD (2012) further demonstrated that the draft spatial strategy for the
New Neighbourhood provided a timely opportunity to include the Goodman
Charlton Hayes site within the area, thus enabling a co-ordinated approach
to the flexible provision of mixed uses.
“…There is an integral spatial relationship between the Airfield and its
future development, and that of the employment areas of Charlton
Hayes. This is already acknowledged in the Draft SPD and Framework
Plan by proposing access arrangements affecting Goodman sites. In
Goodman’s opinion the Framework Plan area should extend and allow
for consideration of flexibility of uses within the western portion of
Charlton Hayes so that the relationships of uses within the Airfield Site
can be properly assessed with those adjacent as there is clearly a wider
spatial connection…”
Goodman comments on SPD

19. This holistic, flexible approach to master planning the New Neighbourhood
including residential use on the Goodman Charlton Hayes site would thus be
well aligned with the Plan’s vision and the emerging spatial strategy for this
part of the North Fringe.
Site capacity
20. The site is some 7 ha. From our work on other residential developments in
this area, we anticipate that the Council would expect in this location a
density of some 15 dwellings per acre, equivalent to 37 dwellings per
hectare. This would give a potential site capacity of 37x7 = 259 units.
21. The actual capacity will depend on the detailed site layout and mixture of
dwelling types (we have assumed a low proportion of apartments in this
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location) but from this initial approximation we conclude that there is capacity
to accommodate the whole 260 unit shortfall on this one site.
Deliverability
22. The whole site is in the ownership of Goodman who are promoting its flexible
use to include residential. There would therefore be no constraints on
delivery in terms of ownership within the first 5 years of the plan.
23. The deliverability of the site in planning terms will depend on the outcome of
this investigation by the Inspector. If the Inspector agrees with our
recommended approach to enable flexibility for residential use on the site,
and the Council amends the Core Strategy and SPD accordingly, a planning
application should be approved without delay (NPPF para 14) enabling
delivery of the dwellings within the second half of the first 5 years of the Plan.
24. The principle of development has of course already been established through
the extant outline planning permission for mixed development (see para 5
above).
Constraints – including infrastructure and transport
25. Site constraints and infrastructure requirements were thoroughly investigated
and addressed in formulating the scheme for the wider 80 ha scheme which
has an extant outline planning consent.
26. The assessment included the production of an EIA Environmental Statement
and a Transport Assessment along with research into: ecology; drainage;
noise; heritage; landscape; gas and electricity services; and contamination.
All these constraints and infrastructure requirements were addressed through
the design of the development and conditions attached to the consent.
27. While residential development on the identified 7 ha part of the site will result
in some changes in the detailed infrastructure requirements, the previous
investigations and the approved scheme demonstrate that any site
constraints are manageable and that infrastructure requirements are either in
place or can be met as part of the development process.
Assimilation into existing settlement pattern
28. We have already commented above (paras 17-19) on how the site should be
incorporated into the master planning of the new Cribbs Causeway/Patchway
Neighbourhood and thereby be assimilated into the existing settlement
pattern.
29.

In our view, this would provide a sustainable and coherent approach to
development which would be close to shops, services, community facilities,
good public transport, green infrastructure and jobs.

