Policies, Sites and Places Plan – Call for Sites Response Form
This form should only be used by landowners and developers that are promoting a site for inclusion in the
PSP Plan.
Comments are invited on the issues set out in paragraphs 19.1 22.2 of the PSP Plan Regulation 18
Consultation document in respect of the suitability, availability and achievability of potential housing sites.
The purpose of these questions is to gauge potential preparedness to engage constructively in a possible
planning application process, likelihood of achieving policy compliant schemes and early delivery of
dwellings.
Comments related to the general methodology and process should be set out on the response form for
the Regulation 18 Consultation document, available online: www.southglos.gov.uk/PSPconsultation
Please note that freedom of Information regulations mean that the Council cannot treat any information
supplied confidentially.
For enquiries or assistance please contact the Strategic Planning Policy and Specialist Advice Team
01454 863469 or planningLDF@southglos.gov.uk

1. YOUR DETAILS

Ref Number (for office use only)

Name

Goy Gibson

Company/Organisation
(If relevant)

Network Rail

Address

Temple Point, Redcliffe Way, Bristol.

Postcode

BS1 6NL

Telephone
Email address
I am

Owner of part of the site

(please tick all those that apply)

Planning consultant
Affordable Housing Provider
Local resident

[x
]
[ ]
[ ]
[ ]

Land agent

[ ]

Developer
Amenity/Community Group
Other

[ ]
[ ]
[ ]
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2. SITE DETAILS
Site address

Conygre Grove/Canberra Grove, Filton, Bristol.

Site Postcode

BS34 7DN

Grid ref. (if known)
e.g. 367712,177756

E: 360968 N: 179752

Site area (hectares)

5.5 Ha

Current use(s)

Vacant land between railway lines.

Relevant Planning History
(if known please include
any relevant planning
application reference
number(s) and confirm if the
site has previously been
submitted in response to a
call for sites for the PSP or
other Local Plan process).

A Pre-application meeting was held between owners, prospective
developers (Barratt Homes), planning consultants and council in 2013 – see
attached meeting notes.
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3. PROPOSED FUTURE USES AND CAPACITY
Please indicate if the
proposal is for 100%
residential or a mixed use
scheme (and if so the
intended proportions and
respective capacity of
each use.)

100 % residential.

Please state how your
proposal is proportional to
the existing size and
character of the
settlement. E.g. % increase
of existing settlement
(Demographic data on
existing settlement size is
set out in the Rural Villages
and Settlements Topic
Paper (2015)

Proposed site would be an extension of an established urban area.

Please state how your
proposal will
address/contribute to the
community aspirations
established during
previous consultation
rounds of the PSP Plan and
listed at Appendix 2 of the
November 2015 PSP Plan
consultation document

Only relevant aspiration listed at Appendix 2 is “make provision for
smaller affordable lifetime homes”. This proposal could contribute
towards this aspiration although the imposition of a 35% affordable
housing provision requirement, as set out in Local Policy CS18 of the
adopted Core Strategy, would make the proposed development
unviable – see Viability section of attached meeting notes for further
information on this issue.

4. SITE OWNERSHIP AND STATUS
I (or my client/organisation)

If you are not the owner, or
only own part of the site, do
you know who owns the site
or the remainder of it
(please provide details,
including a plan showing
site ownerships)

Is sole owner of the site

[ ]

Owns part of the site

[ x]

Do not own the site

[ ]

The site is jointly owned on a 50/50 basis with Terramond (development
company).

Does the owner (or other owner(s) support your proposals for the site?
Is the land for sale? If so
how long has it been on the
market?

No

Are there any covenants

Not that Network Rail are aware of.

[ x]
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or other legal issues that
may restrict development
potential? If so please
explain. (including
wayleaves and easements)

Has the land been subject
to developer interest e.g.
initial interest, a
feasibility appraisal, option
agreement or contract to
purchase? If so please
provide details including the
nature of the option
agreement(s) and purchase
contract(s).i.e. fixed /
minimum value or subject to
planning.

Barrattt Homes expressed an interest in developing this site back in 2013 but
this interest was not pursued and no option agreement or similar was agreed.

Have any utility searches been undertaken?

[ No ]

If so is the site readily
serviceable? Please
provide details of which
utilities are available to the
site.

Have or are consultants engaged to undertake any studies or design work?

If so who and when? Please
provide details. Please
indicate if those studies
may be made available to
the Council?

[ Yes ]

Barratt Homes did commission a provisional site layout to assess capacity, This
showed 300 units with a mixture of dwellings and flats. The layout plan is
subject to a copyright by Barratt Homes therefore Network Rail is not in a
position to share this document.

Please indicate an approximate timescale for delivery (no. of dwellings per year): Not Known
2016/2017

2017/2018

2018/2019

2021/2022

2022/2023

2023+

2019/2020

2020/2021
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5. SITE CONSTRAINTS
Has the highway authority been consulted?
If so please provide details,
of when and any
conclusions.

[ Yes ]

Only by Barratt Homes in 2013 as part as 2013 site meeting.

Has any proposed scheme been financially appraised?
notes ]

[ see attached meeting

If so did the appraisal conclude that a development would be viable and
provide a reasonable return to the landowner?

[ ditto ]

Can any assumptions and or the appraisal work be provided to the Council?

[ ditto ]

Have any soil investigations been undertaken?

[ No ]

If so was any significant
contamination found or
need for further
investigations advised?
Please provide details.
Is the site subject of a Local Green Space nomination or any other such designation? If so please provide
details below.
Site has been proposed for Local Green Space. Network Rail has submitted an objection to this proposed
designation. See email sent to council and copied in section 6 of this form.

With regard general site constraints the Council retains significant information and expertise with regard
these issues. The Council does not advise that such studies should be commissioned at this time if not
already done so. Depending on the Council’s initial considerations interested parties will be advised where
necessary if and when additional study work should be undertaken to support a proposed allocation.
Would the site impact on any landscape, ecological, archaeological or built heritage interests? Please
provide use the box below to provide information of any such interests where known and the details of
studies undertaken.
No impact as far as Network Rail are currently aware.

Is the site known to suffer from any flooding issues (river or drainage related)? Please provide details, and of
any studies undertaken, in the box below.
Site not in an Environment Agency Flood Zone.
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6. ADDITIONAL COMMENTS

The information collected as part this consultation will also be used by the Council in accordance with the data protection principles
in the Data Protection Act 1998. The purposes for collecting this data are: to assist in plan making; and to contact you, if
necessary, regarding the planning consultation process. Some of the data may be made public as it will form part of the evidence
base used to inform the creation of planning policy documents. The above purposes may require public disclosure of any data
received on the response form, in accordance with the Freedom of Information Act 2000.

Below is a copy of Network Rail’s consultation response sent to the Council on 07/01/2016, the annotated Site Plan referred to in
this response is also submitted with this form:

Dear Sir/Madam,
Thank you for providing Network Rail with the opportunity to comment on the South
Gloucestershire Policies Sites and Places Plan (PSP).
In relation to the last Sites and Places Plan consultation relating to designation of green space,
Network Rail submitted a representation objecting to Canberra Grove (LGSD097) as green space.
As explained in the submitted representation this objection was based on concerns regarding
increase usage of a nearby level crossing that would link the residential area to the west with the
proposed green space. Network Rail also explained that they have been in contact and are
liaising with the council regarding potential residential development on this land. This development
being in line with government initiatives to release further public land for housing. It was felt that
designating all this land as green space would not be consistent with this government initiative.
To identify the land in question and explain our rationale for promoting the residential use of this
site, an annotated Site Plan is attached for your information. In support of this land being used for
residential purposes rather than greenspace, the following points are also brought to the council’s
attention:
 As identified on the Site Plan the residential development of this land depends on the existing
railway line, which runs along the rear of the Canberra Grove/Conygre Grove properties, being
removed and re-laid further to the east/north effectively creating a new development boundary.
 Relocating the track as outlined in the Site Plan would create a potential development site of
approximately 5.5ha. Provisional capacity studies undertaken by Network Rail indicate that this
site could potentially accommodate up to 300 residential units. As noted on the Site Plan Network
Rail have already acquired
in order to provide vehicular access.
 Relocating the track as shown will be a significant financial undertaking for Network Rail. This
outlay will only be viable if the value of the land “released” by relocating the track can attract
residential value.
 As a designated green space relocating the track is simply not viable. Moreover, accessing any
designated greenspace would be totally reliant on using the existing level crossing from Conygre
Grove, resulting in a significant increase in the use of this level crossing. For the reasons set out in
this and previous representations the increase use of this crossing is not acceptable to Network
Rail on safety and continuity of service grounds. Consequently, designating this site as
greenspace would effectively sterilise this land making it unsuitable for housing and preventing
any recreational use due to existing access problems.
 It is considered that if this land were allocated for residential use then an appropriate housing
development could be delivered over the next 5 years and as such this site can make a significant
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contribution towards meeting the 1500 dwelling shortfall that the council currently faces over this
period.

On a more general note Network Rail ask that the council when, assessing the suitability of
possible development sites, takes into account the following considerations:
Network Rail is a statutory undertaker responsible for maintaining and operating the country’s railway infrastructure
and associated estate. Network Rail owns, operates, maintains and develops the main rail network. This includes
the railway tracks, stations, signalling systems, bridges, tunnels, level crossings and viaducts. The preparation of
development plan policy is important in relation to the protection and enhancement of Network Rail’s infrastructure.
In carryout the above function Network Rail will object to new policies and development that may have an impact on
rail services and/or safety of existing infrastructure. For instance the safety of level/pedestrian crossings is a major
concern which can be impacted in a variety of ways by planning proposals. This issue is dealt with in more detail
below.
Level/Pedestrian Crossing Safety
Development proposals’ affecting the safety of level/pedestrian crossings is an extremely important consideration for
emerging planning policy and related housing allocations to address. The impact from future development can result
in a significant increase in the vehicular and/or pedestrian traffic utilising a crossing which in turn impacts upon safety
and service provision.
As a result of increased patronage, Network Rail could be forced to reduce train line speed in direct correlation to the
increase in vehicular and pedestrian traffic using a crossing. This would have severe consequences for the
timetabling of trains and would also effectively frustrate any future train service improvements. This would be in direct
conflict with strategic and government aims of improving rail services. Therefore the location of proposed new
development is an important consideration for Network Rail and should form part of any initial appraisal of future
development sites.
Please note the Council have a statutory responsibility under planning legislation to consult the statutory rail
undertaker where a proposal for development is likely to result in a material increase in the volume or a material
change in the character of traffic using a level crossing over a railway:
o

Schedule 4 (j) of the Town & Country Planning (Development Management Procedure) Order 2015
requires that… “Where any proposed development is likely to result in a material increase in volume
or a material change in the character of traffic using a level crossing over a railway (public footpath,
public or private road) the Local Planning Authority prior to granting approval must consult: The
operator of the network which includes or consists of the railway in question and the Secretary of
State for Transport”.

Any planning application which may increase the level of pedestrian and/or vehicular usage at a level crossing should
be supported by a full Transport Assessment assessing such impact: and the developer is required to fund any
required qualitative improvements to the level crossing as a direct result of the development proposed.

Guy Gibson
Town Planner - Property
Network Rail
1st Floor, Temple Point, Redcliffe Way, Bristol, BS1 6NL
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Reproduced from the Ordnance Survey Map with
permission of the controller of Her Majesty ’s
Stationery Office. Crown Copyright. Licence No:
0100040692

Existing level crossing no longer required once track
has been removed and relaid along east boundary..
Nos 31 & 33 Conygre Grove acquired by Network
Rail to provide access into development site.

Existing track to be removed and relaid along
east boundary of site.

Provsional east boundary of proposed
residential development/line of relaid track.

FILTON TRIANGLE (land to
north-east of Canberra Grove/
Conygre Grove)
Potential Residential Development

Centre of Map Window (E,N): 360985 , 179603

Plot Scale

1:2500

Plot Date

5/1/2016
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