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Strategic Land Partnerships
4020257

Introduction
The proposal from the Council which the Inspector wishes to explore is further
demonstration that the plan has not been positively prepared. The Council should have a
long term strategy for the sustainable development of its part of the West of England and
which is capable of being implemented to meet the properly assessed housing needs,
including as these evolve. Instead and only because it is being forced to do so, the Council
is proposing the piecemeal development of another inappropriately located site. This is
consistent with its approach of totting up the capacity of the least politically unacceptable
sites, but not consistent with the pursuit of any convincing vision for the area or any coherent
long term spatial strategy.
The Council’s proposal doesn’t do what is needed, in that:
•

The level of development is unlikely to be sufficient to provide a five year supply on the
current figures because the assumptions on what will be delivered are over optimistic;

•

It is more development in an area to which development is already directed in the plan,
when there are other areas needing development;

•

There is still no recognition that there is an unmet housing requirement from the
neighbouring authority – in the terms of the soundness test – that is going to have to be
addressed.

If a different site is identified now, the plan can not only address the need to increase the
deliverable supply, but can re-establish the right overall spatial strategy.
Issue 1: Whether the additional dwellings the Council has identified (594) are
deliverable and do not result in double counting of other sources.
The Inspector says that 9345 dwellings are needed to meet the 5 year land supply, 852 more
than the Council had claimed. The Council has found an additional 594 dwellings for
capacity within 5 year supply, leaving the requirement for a site of 258 dwellings.
The assumed delivery from the sites the Council is relying on for its five year appear
ambitious because of the amount of time need to get the permissions and s106 agreements
in place, and because of the number of units being offered in the same market. For example:
•

The two Emersons Green sites will have to deliver 1400 units between 2013-2017, an
average of 350 units per year. This would require 8 outlets delivering 44 dwellings each
per year, an unlikely prospect;

•

The Yate neighbourhood has to deliver 500 units within the 4 years, with 153 units to be
delivered in 2014/15, requiring 4 outlets on the site each producing almost 40 units.
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Issue 2: The relative merits of various sites
The allocation of a further site in Thornbury is further consolidation of development in one
location when the plan should be responding to the needs of the wider functional area with a
more inclusive strategy. Any decision now should:
•

Address the five year land supply issue;

•

Place more development where the need is arising;

•

Contribute to meeting the full objectively assessed needs of the area;

•

Establish a strategy that will work in the long term.

The plan should adopt two complementary routes to do this.
The first is to use more small to medium sized sites as part of an increased level of
provision, acknowledging the contribution such sites make to the housing supply. A more
positive approach should be taken to development at small towns and villages, recognising
the local needs that exist and tackling increasing unaffordability, the aging demographic and
loss of services. An increase of at least 10% of the current housing stock at all the small
towns and villages (with a bias towards the larger more sustainable settlements) needs to be
provided for simply to maintain the existing population due to smaller household sizes.
The second thing to do is to allocate an additional significant site at Oldland Common on the
east fringe of Bristol to address the local needs that exist there, a site that can be delivered,
as part of a longer term sustainable strategy to address the needs of the West of England
which South Gloucestershire have committed to address as part of the review.
The 17.93 hectare site at Oldland Common (Plan 1) is the best unallocated site in front of
the Inspector. This choice is the most ‘legitimate’ in soundness terms because it has been
part of every stage of the development plan process. Development in this location was a
part of the Regional Strategy that was found sound and the site was within all of the options
consulted upon by the Council for its Core Strategy Issues and Options. The proposal has
been the subject of the necessary consultation and Sustainability Appraisal processes for the
plan and these processes have been supplemented by work undertaken when the site has
been the subject of two planning applications. These applications, for up to 450 dwellings,
employment development and a one form entry primary school, with associated
infrastructure, established that there is nothing to prevent the development of the site other
than the Council’s policy of leaving the land in Green Belt. The site is solely within the
ownership of Strategic Land Partnerships and is free from constraints.
Oldland Common could provide homes needed for local people in this part of South
Gloucestershire and Bristol’s area and can be developed in partnership with an affordable
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housing provider. There is strong interest in the site from housebuilders who see it as very
able to address real existing markets and it would be developed very quickly.
The Council at the previous Hearing days claimed there were transport difficulties with this
site. This was proved not to be true by the submission of the Council’s statement that there
are no transport reasons why the development should not take place on the basis of a set of
measures to be secured under a s106 agreement for which both parties have signed a
Heads of Terms.
The site relates well to the existing settlement pattern. Development would fit with the
community and contribute to and support the range of facilities and services that exist.
Oldland Common local centre is located approximately 300 metres north of the site.
St Anne’s C of E Primary School is located approximately 150 metres to the west of the site,
on School Road. A secondary school, Sir Bernard Lovell School, is located within 800
metres walking distance to the north of the site. Plan 2 identifies the existing schools and the
good range of facilities and services that exist around the site.
There are many employment opportunities amongst the mix of uses nearby. Plan 3 shows
the main employment locations, though there is employment too in the schools, shops and
local facilities.
The site is well connected to both Bristol and Bath City Centres by the cycle and bus
network.
Critically development in this location was rejected by the Council in its plan only when and
because it believed that it could ignore the emerging Regional Strategy. In doing so it also
chose to ignore the functional relationships between its area and the rest of the West of
England and the demographic evidence about the housing requirement and where this is
arising, somewhat misrepresenting the meaning of ‘localism’ in doing so.
The Council acknowledges that the housing requirement is higher than it has previously
claimed to date and so to meet the shortfall it should allocate the development locations it
omitted from its plan purely on its then interpretation of housing numbers.
As we explained in detail in our Statement on Matter 4, Sustainability Appraisal, 19 June
2012, the considerable advantages of development at the east fringe were included within
the Consultation Draft Report May 2008 Sustainability Appraisal. This was altered when the
Council changed its mind and sought to use the supposedly objective SA to justify its choice
rather than use it as part of a challenging process of evaluation and selection amongst
alternatives, as the SEA Directive requires. A separate sustainability assessment of the site
has been undertaken and the site meets all of the criteria identified within the Core Strategy
Sustainability Appraisal. This is attached at Appendix 1.
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The site does not fit with the Council’s ‘strategy’, but the plan is an incremental bundle of
expedient proposals, not a strategy. The plan strategy should be one that acknowledges the
role of its area as part of the West of England, that compliments the Council’s partnership in
the LEP with its shared objectives, and which addresses the part of the soundness test
which flows from the duty to cooperate. This was set out in detail in our statement on Matter
2 on 19 June 2012.
The economic growth of the WoE functional area is sought by the four constituent authorities
and the imminent household projections are likely to show that significant houses over and
above what is currently being provided for across the West of England authorities will be
needed.
It will be necessary to provide for considerably more housing within the context of a strategy
which should include meeting the needs of the population of South Gloucestershire in the
most sustainable ways. This will require a proper review of the Green Belt, as noted by the
authorities, although always put off to a future date. Continuing to identify piecemeal sites in
Thornbury and Yate rather than pursue a long term strategy for sustainable growth is
shortsighted and does not do the job a local plan for this area should be doing. Identifying
the site at Oldland Common to deliver the housing identified to help meet the five year
requirement, and to establish the growth of the east fringe as part of an intelligent spatial
strategy for the area, is the way the plan should develop.
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Site Assessment Against the Main
Findings of the Core Strategy
Sustainability Appraisal
Provision of single use employment
Close to Bath - Bristol cycle route
Potential to integrate with existing
communities
Protection of grade 1 listed building and
conservation areas

Protection of important hillsides and
ridgelines
Respect commons and recreation land
Noise and air quality impact adjacent to
the A4174
Access to higher education
Access to high end healthcare
Significant improvements to public
transport infrastructure

Protection of land with ecological value i.e.
SNCI
Access to high end retail and leisure
facilities

Score

a

Comments
The application site makes provision of a care
home, school and local centre
The site is in close proximity to the cycle route
(…m)
The site is adjacent to the existing urban area and
surrounded by built development of three sides
There are no listed buildings or conservation area
within or adjacent to the site
The majority of the site is a relatively flat area of
land adjacent to the urban area. The proposed
development does not extend onto the hillside or
above an important ridgeline.
The development of the site would not impact either
existing recreation or common land.
The site is situated away from the A4174 and there
is no noise and air quality impact
There is easy access by foot or cycle to Bernard
Lovell Secondary School
The site has good access by public transport to
high end health care at Bath
There is an existing public transport infrastructure
which runs adjacent to the site.

a

There is no protected ecological designations and
an ecological report carried out as part of the
application demonstrated that the site has no
ecological value that should preclude development.

a

The site has good access by public transport to the
high end retail and leisure facilities at Longwell
Green/Kingswood/Broadmead and Bath

a
a
a
a
a
a
a
a
a

Dispersed development reducing public
transport viability

a

Large area of development will not define
a neighborhood (community identity)

a

Protection of landscape setting

a

Contributes to the housing requirement as
identified within the RSS

a

Land located within close proximity to the
A4174 may encourage commuting

a

TOTAL SCORE

17/17

There is an existing viable public transport system
close to the site and the proposed development will
help support the viability of this important service.
The site has been carefully masterplannned to
create distinct neighborhoods and is of a suitable
scale to define a community identity.
The existing landscape framework will be retained
and enhanced and additional landscaping will be
provided in accordance with the landscape report
submitted as part of the application.
The site will make an important contribution in
assisting the Council meet its 5 year supply of
housing as required by PPS3.
The site is situated away from the A4174 which
would distill the desire to commute to distant
employment
The proposed development of the application
site meets all of the sustainability appraisal
checklist as identified above and within
Appendix 8 of the Core Strategy Sustainability
Appraisal April 2008.

