
South Gloucestershire Policies, Sites and Places Plan 

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 LAUREN TALJAARD 

Company/Organisation 
(If relevant) 

BARTON WILLMORE 

Address  
101 VICTORIA STREET 
BRISTOL 

Postcode BS1 6PU 

Telephone 

Email address 

I am Owner of part of the site [   ] Land agent [   ] 
(please tick all those that 
apply) 

Planning consultant [] Developer [   ] 

 Affordable Housing Provider [   ] Amenity/Community Group [   ] 
 Local resident [   ] Other [   ] 
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2. SITE DETAILS

Site address LAND AT CROSSWAYS 
 MORTON WAY 
 THORNBURY 

Site Postcode BS35 3UA 

Grid ref. (if known) 365244   190427 
e.g. 367712,177756   

Site area (hectares) 6.9 HA 

Current use(s)  
 AGRICULTURE 

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). 

NO RELEVANT PLANNING HISTORY 

THE SITE WAS SUBMITTED TO: 

WEST OF ENGLAND CALL FOR SITES MARCH 2015 
SGC PSP REGULATION 19 CONSULTATION JULY 2015 

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% RESIDIENTIAL – 150 DWELLINGS 

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) 

A full analysis of our response to this question can be found in section 4 of 
our representations report, and a summary provided below: 

Support for the town centre and local services and facilities are declining as 
the population of Thornbury has been declining.  The development of 150 
dwellings on land at Crossways will give rise to an additional 360 
people.  Overall this amounts to a 3% increase in Thornbury’s population 
which is minimal.  

The site abuts the eastern edge of Thornbury and new connections 
from the development would ensure it was physically well related and 
integrated with the town to support sustainable travel 
movements.  Land at Crossways would continue the extension of the 
town in this easterly direction in line with development under 
construction immediately to the north, where it will be well assimilated 
into the overall settlement pattern. 
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Small cottages scattered around the edges of the site already give 
an impression of an extended settlement edge in this location, and 
existing hedgerows and trees create a well contained character for 
accommodating new development.   

Thornbury has experienced limited growth over the last 40 years, and 
in recent years a declining population with consequences for 
declining support for services.  The provision of additional housing 
(and hence increased support for local services and facilities), will 
have social benefits for both the existing and future population of the 
town in respect to health; access to housing (including affordable 
housing) and education; supporting and enhancing the town centre; 
community service provision; and potential to improve connections 
and sustainable access from the growing eastern part of the town. 

There is no evidence to suggest Thornbury has reached its capacity in 
terms of infrastructure provision.  New development at Crossways will 
provide circa £1.2m for community infrastructure.   

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 

A full analysis of our response to this question can be found in section 4 of 
our representations report, and a summary provided below 

Development at Crossways would have positive implications for the 
following aspirations of the Thornbury community: 

 Ensure sufficient facilities and infrastructure to support the large 
scale development - the additional population resulting from the 
development will help to support and improve services and facilities to 
the benefit of the whole town via an increased population (i.e. higher 
numbers of people supporting services) as well as providing CIL 
contributions towards improvements. 

 Protect the visual amenity and open character of some areas in 
the town - Development avoids areas of open character, and the 
contained nature of the site will not impact on the upper slopes of 
the Severn Ridge, maintaining open views from along the top of 
ridge. 

 Protect and enhance long term employment opportunities – A 
growing population and labour force is more likely to support 
existing employment and attract new employers.  

 Provision of extra care housing, new hospital and health facility – 
additional growth at Thornbury has the potential to support new 
health facilities both in terms of initial investment (via CIL 
contributions) and sustaining patient numbers / on-going 
operation in the long term. 
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4. SITE OWNERSHIP AND STATUS 

I (or my client/organisation) Is sole owner of the site [   ] 

 Owns part of the site [   ] 

 Do not own the site [] 

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) 

The site is in 2 ownerships.  A plan is found in appendix 1 of our consultation 
response.  Bloor Homes has option agreements with both land ownerships 
to purchase the site subject to obtaining planning permission. 

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 

or other legal issues that 

may restrict development  
potential? If so please  
explain. (including  
wayleaves and easements) 

NO 

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. 

Bloor Homes has option agreements with the landowners to purchase the site 
subject to obtaining planning permission.  The value will be based on a red 
book exercise after planning permission is granted. 

Have any utility searches been undertaken?      [] 

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

Searches indicate that all services are available in close proximity to the 
site. 

Have or are consultants engaged to undertake any studies or design work?  [] 
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If so who and when? 
Please 
provide details. Please 
indicate if those studies 
may be made available to 
the Council? 

Planning Consultants – Barton Willmore 
Urban Designers – Barton Willmore 
Landscape – Barton Willmore 
Highways and Access – Jubb Consulting 
Floor Risk – Jubb Consulting 

An initial flood risk assessment, transport and highways review report and 
masterplanning documents are submitted with these representations. 

Please indicate an approximate timescale for delivery (no. of dwellings per year): 

2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 
   70 70 

2021/2022 2022/2023 2023+ 
10   
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5. SITE CONSTRAINTS  

Has the highway authority been consulted?       [ ]  NO 

If so please provide details, 
of when and any 
conclusions.  

Has any proposed scheme been financially appraised?     [ ]  NO 

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

Can any assumptions and or the appraisal work be provided to the Council? [ ]  NO 

Have any soil investigations been undertaken?     [ ]  NO 

If so was any significant  
contamination found or  
need for further  
investigations advised?  
Please provide details. 

The site is in agricultural use and is not expected to be contaminated. 

Is the site subject of a Local Green Space nomination or any other such designation? If so please provide 
details below. 

NO 

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.   

There are no landscape, ecological, archaeological or built heritage designations on the site.  The next 
tranche of work will include landscape, ecological, and heritage investigations. 

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.  

Most of the site is in flood zone 1, with small areas of flood zone 2 and 3 adjacent to the 2 tributaries that 
traverse the site.  Proposed residential development avoids flood zones 2 and 3.  An FRA is submitted with 
the representations. 

Bloor Homes are developing land 
north of Morton Way which is very 
similar and is proving to be viable 
and will provide a reasonable 
return to the landowner.
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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. 
 
 
The site is suitable, available and achievable in the next 5 years.  A comprehensive report of representations 
examining the suitability, availability and achievability of land at Crossways, has been submitted to South 
Gloucestershire Council in response to the PSP Regulation 18 consultation. 
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Vision

Development at Crossways, Thornbury offers an excellent 
opportunity to create a new development with a substantial 
green edge that is sustainably located and fully integrated with its 
surroundings. The development will encourage a sustainable way of 
living through the design of a distinctive, high quality place, with 
sustainable connections to everyday facilities in the town and the 
countryside beyond.
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1. The Site

1.1. Site Location

Thornbury is located in South Gloucestershire, approximately 
20 kilometres north of Bristol. The potential development site is 
located 1.3 kilometres to the east of Thornbury town centre, on 
the eastern side of Morton Way. The site is approximately 6.9 
hectares of agricultural land consisting of three fields. Irregular 
in shape, the site is bounded to the west by Morton Way, to 
the north by residential units and farmland, to the east by Clay 
Lane and to the south by residential units and farm land. 

Access to the site is currently gained along the west boundary off 
Morton Way, close to the junction with Crossways Road and to 
the east by a gate off Clay Lane.

Location Plan
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2.3. Drainage

The Environment Agency’s flood maps shows that most of 
the site is in flood zone 1 where residential development is 
appropriate. 

Small areas of flood zone 2 and 3 are found adjacent to the two 
tributaries which traverse the site. However, discussions with 
the Environment Agency have indicated that no flood level 
data exists in this area and the flood map is based on national 
modelling. The current proposals avoid residential development 
in flood zones 2 and 3 but further technical work will be 
undertaken to review the true extent of the flood plain. 

Consistent with the NPPF, the flood risk assessment demonstrates 
that development is directed to areas with the lowest probability 
of flooding, has a safe means of access and that overall, the 
site can be designed in a way that will not increase flood risk 
elsewhere. Appropriate mitigation can be made on site and the 
precise arrangements will be worked up collaboratively with the 
Environment Agency.

Sustainable drainage measures will be incorporated into the 
surface water drainage strategy for the development to ensure 
that surface water run off from the site matches the pre-
development condition to minimise impact to the receiving 
watercourses. An attenuation pond will be incorporated to 
restrict the off site discharge.

2.4. Other Constraints

The plan opposite shows that the central part of the site is free of 
environmental designations and it is this part of the site that is 
proposed for residential development.

Constraints and Opportunities Plan

2.5. Summary

An analysis of the site has been undertaken and the findings 
have been evaluated to identify key opportunities and 
constraints relevant to the development of the site. This will 
ensure that the development at Crossways is responsive to the 
local context, ensuring that the development provides a strong 
sense of place. 

The following points provide a summary of the site’s 
opportunities: 

 » Primary vehicular access is proposed along Morton Way, 
which will also provide a pedestrian/cycle access. 

 » There is an opportunity for the development to integrate with 
existing local green infrastructure and the existing fabric of 
the town.

 » Direct connections to the town’s high street which are 
accessible on foot or by bike, benefiting new and existing 
residents.

Government guidance states new residential developments must 
be located where they are not solely dependent on the use of 
the private car. The location of day to day services and facilities 
in relation to a proposed site is therefore a key consideration. 
The nearer services and facilities are to the site the more likely 
it is that future residents will choose to travel sustainably by 
walking, cycling or the use of public transport.
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3. Design
We propose that land at Crossways is allocated for residential 
development which will create a positive extension to the 
town. It is anticipated that the site will be developed at 30 to 
40 dph, and is capable of delivering around 150 dwellings.

The overall capacity of the site may increase if further work 
demonstrates that the extent of flood zone 2 and 3 is smaller 
than currently shown by the Environment Agency’s mapping. 

The new development will form a sustainable extension to 
the town. It will respect its surroundings and new buildings 
will integrate in scale and massing. The site also promotes 
sustainable forms of transport to reduce dependency upon the 
car. Direct and easy connections will be provided to the nearby 
facilities and surrounding areas for pedestrians, cyclists, public 
transport/private vehicles. The need to travel by car will be 
minimised due to the close proximity to everyday facilities.

The proposal will also deliver spaces that encourage a 
sustainable neighbourhood which provides opportunities 
for social interaction. In summary the development has the 
potential to provide:

 » Around 150 new homes

 » New green links and spaces, enhancing biodiversity  
and ecology

 » Direct and easy connections to existing and new facilities

 » Sustainable expansion of the town 

Illustrative Layout
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4. Delivery
Technical investigations are already well underway on the site 
and a masterplan has been prepared.

The site is suitable, available and deliverable within the next 
five years.

It is anticipated that an outline application could be submitted 
in 2016 and subject to the necessary consents being obtained, the 
site could yield completions in 2019.

The projected build out rates are as follows.

Proximity to  
National Cycle Routes 

Employment opportunities

Integrated development

New residents 
providing the 

opportunity for 
social interaction

Close proximity to 
schools and hospital New 

Country 
Park 

accessible 
to existing 
and new 
residents

Direct connections 
to existing and 
new facilities

Year 2019-20 2020-21 2021-22

Number of 
dwellings

70 70 10






