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SOUTH GLOUCESTERSHIRE CORE STRATEGY – ADDITIONAL HEARING  

 

ADDITIONAL HOUSING SITES 

 

1.0 Introduction 

 

1.1 During the examination and in its objections to the Inspector’s preliminary findings, 

South Gloucestershire Council has displayed an unwillingness to make adequate 

provision to address the need for housing in the District.  The approach of seeking to 

phase the delivery of the housing requirement and effectively postpone a proper review 

of the Green Belt (until 2021) suggest that it should not be taken for granted that the 

Council will take appropriate action during the plan period to sustain an adequate 

supply of housing, or that the result would be a cohesive one with respect to the 

established housing and employment growth strategies within the Plan.  We are 

concerned that without further main modifications by the Inspector, the Core Strategy 

will not provide the robust framework necessary to bring forward the required level of 

new housing during the plan period. 

 

1.2 Harrow Estates plc (Part of the Redrow Group of Companies) and Robert Hitchins Ltd, 

own large areas of land both within and outside the area covered by the 1957 planning 

permission at Severnside.  The extent of the 1957 permission and the land in their 

ownership is shown by the plans in Appendix 1.  The area includes 27ha of land to the 

south west of Easter Compton which is in Flood Zone 1 i.e. low probability of flooding.  

The Severnside area will be transformed in accordance with the aspirations for the 

Avonmouth and Severnside Enterprise Area.  The early identification of the land at 

Easter Compton for complementary residential development, would allow it to be 

considered holistically as part of the joint working, studies and discussions on funding 

and delivery of infrastructure for the Enterprise Area.  This is important given that the 

Enterprise Area forms an important component of development growth identified in the 

Core Strategy.  Clearly, the current proposal in the Core Strategy for only “non-

strategic” revisions to the Green Belt boundary (we still consider this to be a flawed 

approach) until 2021 would prevent this. 

 

2.0 Overall Housing Requirement 

 

2.1 In representations for the examination and in a further statement for the additional 

hearing, colleagues at Barton Willmore on behalf of several national developers have 

provided an objective assessment of housing needs which indicates that a minimum of 
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33,000 dwellings are required to meet housing needs in South Gloucestershire over the 

plan period (2006-2027) instead of the 28,355 dwellings proposed by the Council.  We 

support this proposed revised figure as the only objective assessment of housing needs 

for South Gloucestershire.  

 

2.2 The Inspector has acknowledged that he is not certain that the current housing target 

will be sufficient to meet the full housing needs (Para. 7 of the Inspector’s Preliminary 

Findings).  The current housing target has not been objectively assessed (as required 

by paragraph 182 of the NPPF) and has been retrospectively justified.  It cannot be 

possible to find the Plan sound when there is no evidence that the full objectively 

assessed housing needs will be met.  We note that the written statement by Barton 

Willmore on behalf of various developers includes a legal opinion from Richard Phillips 

QC which supports this view.  

 

3.0 Residential Development at Severnside. 

 

3.1 The Core Strategy’s Vision and Spatial Strategy reflects the 1957/58 planning 

permissions for a “strategically important location for employment uses” and the recent 

commitment from the Government and Bristol City and South Gloucestershire Councils 

to encourage major economic development at Severnside through its identification as an 

Enterprise Area.  The proposals for the Enterprise Area are ongoing, but we heard at 

the Examination South Gloucestershire Council’s commitment to joint working with 

landowners to bring forward development.  Revised Policy CS35 Severnside indicates 

that development will be “broadly in line” with the extant planning permissions and 

that: 

 

“opportunities to enhance the sustainability of the area 
through, for example development of an energy grid, will 
also be explored and delivered where feasible”. 

 

3.2 The Avonmouth Severnside Enterprise Area is an industrial location of internationally 

significant scale, extending for 5 miles along the Severn Estuary and covering some 

1,800ha.  In 2010, there were some 14,200 people employed within Avonmouth 

Severnside.  The Enterprise Area will benefit from significant forthcoming infrastructure 

investment including an already approved deep-water container terminal at the port and 

improvements to provide direct access to strategic road and rail networks.  The West of 

England Local Enterprise Partnership estimates the following potential development of 

the Enterprise Area: 
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Avonmouth (84 hectares) 

- 277,168 square metres commercial floorspace  

- Potential job growth of 2,000-4,000 by 2026 

 

Severnside (462 hectares) 

- 1,323,630 square metres commercial floorspace 

- Potential job growth of 4,000-8,000 by 2026 

 

3.3 The Intention of the Government, Councils and other interested parties is for the 

Enterprise Area to generate development at the earliest opportunity.  South 

Gloucestershire Council has recently appointed a project manager for the Enterprise 

Area and intend to initiate an Inward Investment Group of landowners, developers and 

their agents to cooperate to unlock the necessary infrastructure.  This is therefore very 

much a live project and time to shape the proposals is limited.  The decision to include 

the residential land needs to be made now. 

 

3.4 In previous representations to the Examination, we have highlighted the availability of 

land in the Green Belt adjacent to the existing village of Easter Compton for new 

housing, which could come forward to complement the Severnside Enterprise Area.  A 

statement by ARUP on flood risk was submitted during the examination (RE27) which 

demonstrates that 27ha of land immediately adjacent to Easter Compton is in Flood 

Zone 1 (low probability of flooding).  An extract of the statement with the plan 

identifying the area is included as Appendix 2 of this statement.  The plan also 

illustrates the close relationship of Easter Compton and the land with the boundary of 

the 1957 planning permission/Enterprise Area.  It is important to consider how the 

developed Enterprise Area will relate to the surrounding area and plan for this reality 

now.  

 

3.5 The 27 ha identified is wholly owned by Harrow Estates and Robert Hitchens and is 

available now.  It is has good access from the public highway (A48/Bowstreet Lane).  At 

an average of 30 dph the site could provide in the region of 800 new homes (including 

affordable homes) for people who work at Severnside and toward the requirement for 

the District.  

 

3.6 The land is in Green Belt at present and action needs to be taken now with respect to 

the Core Strategy in supporting such an approach to Green Belt release.  The scenario 

we have outlined represents a truly exceptional set of circumstances justifying the 

Green Belt release and is also leant further support given that no significant harm would 
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result when judged against the purposes of including land within the Green Belt.  

Development in this area would be visually contained, have strong defensible 

boundaries, and benefit from a location that is distinct from the Bristol urban area.  

Landscape impact would be limited, no coalescence would result and development 

would not result in encroachment into the wider countryside.    

 

3.7 This is a highly sustainable location close to one of the largest employment areas in the 

Bristol area.  The synergy and sustainable merits of residential development adjacent to 

the Severnside Enterprise Area include: close proximity to jobs and services; 

opportunity to contribute to and benefit from improvements to infrastructure including 

public transport; and the opportunity to connect to the proposed sustainable energy 

grid (Policy CS35).  The development of new homes in this location would support a 

more comprehensive strategy of encouraging new homes and jobs in suitable locations 

as well as contributing to the Council’s wider aspirations at Severnside.  The land at 

Easter Compton neighbouring the Enterprise Area is therefore an entirely appropriate 

location to accommodate future residential development over the plan period and the 

sustainability compares favourably with sites adjacent to urban areas, such as the other 

sites put forward (Thornbury, Yate/Chipping Sodbury and the East and North Fringes).  

The land at Easter Compton should therefore be recognised in the Core Strategy as an 

appropriate area to accommodate residential development. 

 

3.8 The current proposal in the Plan that a more thorough Green Belt review would not be 

completed until 2021, would prevent this land at Easter Compton coming forward 

alongside the neighbouring Enterprise Area.  We are not convinced that that the 

proposed approach of “non-strategic” amendments to the Green Belt will be a 

successful mechanism to refine local Green Belt boundaries to bring forward sites for 

housing. 

 

3.9 Our clients are very happy to work with the Council in sourcing funding for the 

proposed motorway junction and will contribute to the process in a proactive way.  If 

third party/Government funding for the motorway junction is not forthcoming then it 

will be necessary to rely on added value uses being permitted on the consented land 

and possibly with associated housing at Easter Compton.  This serves only to reinforce 

the importance of considering the principle of residential development on the Easter 

Compton land, not at an uncertain, arbitrary point in the future, but now as part of the 

overall housing and employment growth strategy for the plan period.  

 

 



SOUTH GLOUCESTERSHIRE CORE STRATEGY EIP   Additional Hearing Statement, Personal ID 4604961 
  Barton Willmore for Harrow Estates & Robert Hitchins 

 

8279/A5/JP/jmm -5- February 2013 

4.0 Conclusion 

 

4.1 We support the representations by others that the housing requirement of the Core 

Strategy remains too low and is potentially unsound.  On the evidence of the Council’s 

approach to housing delivery in the Core Strategy, we think it would be unwise to rely 

on the Council taking necessary timely action to correct the supply of housing during 

the plan period (including non-strategic amendments to the Green Belt).  We have set 

out our concerns about the current limitations of the Core Strategy in terms of how it 

pushes back the opportunity to realise the land at Easter Compton to help improve the 

sustainability of the Enterprise Area and to provide much needed new homes for the 

District.  We therefore respectfully ask that the Inspector in further modifications: 

 

a) Identifies the land at Easter Compton as a priority for removal from the Green Belt 

to allow for new homes in a sustainable location neighbouring the Enterprise Area.  

This would allow the option to be considered together with proposals for the 

Enterprise Area, including decisions regarding infrastructure. 

 

b) Takes the necessary step to identify the land at Easter Compton now as suitable for 

residential development, to provide the certainty to allow the proposal to align and 

integrate with the plans for the Enterprise Area.  The land can form an important 

part of the jigsaw to help with future funding and the planning of key infrastructure.  

This cannot happen without a commitment now to allocate the land.  

 

c) Brings forward the requirement for the completion of the full Green Belt review from 

2021 to 2016/17 to allow sustainable strategic sites, such as the land at Easter 

Compton to come forward in a timely manner to contribute to economic 

development and the housing requirement for the District. 
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Appendix 1 

 

1957 & 1958 Permissions Conditions 

Harrow and Robert Hitchins Interests 
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Appendix 2 

 

Extract from ARUP Statement on Flood Risk (RE27) 



Subject Review of Flood Risk to land at Easter Compton, Nr Bristol 

   
Date 7 July 2012 Job No/Ref 212575-00 
 

 

 

C:\USERS\JOHN.PHILIP\DOCUMENTS\EASTER COMPTON\FLOODRISK_EASTERCOMPTON_JEP_AFTERCOMMENT.DOCX 

Arup | F0.13  
 

3 Environment Agency Flood Zones  

An extract of the Environment Agency (EA) website Flood Zone Map is provided below with the 

identification of the flood zones as defined thereon and the area of the Harrow Estates land 

delineated. The extent of land within Flood Zone 1 (Low Probability) is approximately 27 hectares.  

 

As the EA’s assessment of the floodable area does not take account of existing flood defences and 

is interpolated from extreme tide levels, the extent shown represents the most conservative 

assessment of the area of land which would be considered suitable for development of all land use 

types as set out in Table 3 of the NPPF, without the requirement for a Sequential or Exception Test.  

A site specific flood risk assessment would focus on issues of surface water drainage and 

management.  

This is similar to the Flood Zone plan given as Figure 7.1 of the SFRA. However as identified 

below this plan presents floodable extents identified for the future (2110) residual risk scenario 

given as Figure 7.5a in the SFRA Report (Fig 7.3 in the SFRA Technical Report). 


