Policies Sites and Places
Plan (November 2015)
Response Form

Ref:
PSP Nov 15
(For official use only)

Please return to: Strategic Planning Policy and Specialist Advice Team, South
Gloucestershire Council, Department for Environment and Community Services
PO Box 299, Civic Centre, High Street, Kingswood, Bristol, BS15 0DR
Email to: planningLDF@southglos.gov.uk
Responses must be received by 8th January 2016
The Policies, Sites and Places Plan is available to view online:
www.southglos.gov.uk/policiessitesandplaces

1. Personal Details (or client details if applicable)
Title
First Name
Last Name
Job Title
(where relevant)
Organisation
(where relevant)
Address Line 1
Line 2

Steamrock Capital

2. Agent’s Details (if applicable)
Mr
John
Mumby
Senior Associate Director

RPS CgMs
140 London Wall

London

Line 3
Post Code

EC2Y 5DN

Telephone Number
E-mail Address
Ref Number (if
known)
(IF YOU PROVIDE AN EMAIL ADDRESS WE WILL USE THIS TO CONTACT YOU)
Please note that responses received, including personal details, cannot be kept confidential. From time to time we
may contact you to seek your views about other planning consultations and projects. Periodically, you may also be
invited to give us your views about our service.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.

Policies, Sites and Places Plan Regulation 18 (November 2015) - Response Form

Consultation Questions:
Question 1: If commenting on a particular site, location, rural village or settlement
please state which:

Kings Chase Shopping Centre, Kingswood, Bristol, BS15 8LP

PART 1: Context
Question 2: It is considered that the development industry’s ability to deliver an
annual supply of 2,100 homes per year is not feasible or practical, therefore do you
support the council’s approach to calculating the 5 year housing requirement?

Please see to enclosed representations letter for response.

We are keen to understand what growth can be delivered in locations, such as Yate,
Chipping Sodbury and Thornbury where allocations are already in place and are being
constructed.
Question 3: Can the market support additional site allocations in these towns?

n/a

Question 4: Will additional allocations impact on the planned construction rates of
existing allocated sites in these towns?

n/a

Question 5: What comment do you have on the council’s approach to ensuring it
confirms with the Duty to Co-operate (DTC)?

n/a

Policies, Sites and Places Plan Regulation 18 (November 2015) - Response Form

PART 2: Approach to selecting sites for additional housing
through the PSP Plan
Question 6: To ensure delivery within a 5 year timescale, do you agree with the 150
dwelling limit and the basis for how the Council has arrived at this?

Please refer to enclosed representations letter for response.

Question 7: Do you have any comments on the soundness of this sequential approach
for assessing potential housing sites?

Please refer to enclosed representations letter for response.

Question 8: Do you consider any other rural villages or settlements should be subject
to the sustainable access to key services and facilities assessment?
(Please refer to the South Gloucestershire Rural Villages and Settlements Topic Paper
(2015) if you require further details of this assessment process)

n/a

Question 9: Do you agree with the range of key services and facilities used for the
assessment of sustainable access?
(Please refer to the South Gloucestershire Rural Villages and Settlements Topic Paper
(2015) if you require further details of this assessment)
Please refer to enclosed representations letter for response.

Question 10: Do you agree with the ranking of the rural villages and settlements?
(Please refer to the South Gloucestershire Rural Villages and Settlements Topic Paper
(2015) if you require further details of this assessment process, scoring and ranking)

n/a

Policies, Sites and Places Plan Regulation 18 (November 2015) - Response Form
Question 11: Do you have any comment on Step 2?
Please refer to enclosed representations letter for response.

Question 12: Do you have any other comments on the assessment process set out in
Part 2?

Please refer to enclosed representations letter for response.

Questions 13: Do you have any comments on the proposed SEA/SA approach and
process?

Please refer to enclosed representations letter for response.

Question 14: Do you have any other comments on this consultation paper:

Please refer to enclosed representations letter for response.

Data protection
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.

Policies, Sites and Places Plan Regulation 18 (November 2015) - Response Form

About You
If you are responding as an individual, please answer the following optional questions
about yourself. The information you supply will help us to analyse the results of this
survey and to ensure we understand the views of different people. Responses to these
questions will remain confidential; individuals will not be identified and personal
details will not be published.
How old are you?
 18 and under
 19 - 24
 25 – 44
 45 - 64
 65 - 74
 75 and over
 Prefer not to say
Are you?





Female
Male
Prefer not to say

Please tell us your ethnic origin:
 Arab
 Asian/Asian British – Bangladeshi
 Asian/Asian British – Indian
 Asian/Asian British – Pakistani
 Asian/Asian British – Chinese
 Asian/Asian British – Other (please state)
 Black/African/Caribbean/Black British – African
 Black/African/Caribbean/Black British – Caribbean
 Black/African/Caribbean/Black British – Other (please state)
 Gypsy or Traveller
 Mixed/Multiple Ethnic Groups – White & Asian
 Mixed/Multiple Ethnic Groups – White & Black African
 Mixed/Multiple Ethnic Groups – White & Black Caribbean
 Mixed/Multiple Ethnic Groups – Other (please state)
 White – English/Welsh/Scottish/Northern Irish/British
 White – Irish
 White – Other (please state)
 Other ethnic group (please state)
 Prefer not to say
Other, please specify:
Do you consider yourself to be disabled?
 Yes
 No
 Prefer not to say

South Gloucestershire Council
Kings Chase Shopping Centre
8th January 2016

Of most relevance, planning permission was granted in 2012 (LPA reference
PK11/1951/F) for the erection of 2 no retail units on two floors with 12 no. Selfcontained flats above together with associated works. The permission was granted
subject to a Section 106 Agreement.
Further significant planning applications include:



P/86/4280 – Construction of surface car park and 3 storey car park to
provide 451 parking spaces – January 1975
PK09/5678/F – Change of use from Chemist (Class A1) to Financial and
Professional Services (Class A2) as defined in the Town and Country
Planning (Use Classes) Order 1987 (as amended) – Approved December
2009

Representations
The Council have adopted a sequential approach to site allocation, favouring
sustainable locations first. My client’s site supports this approach for assessing
potential housing sites, and the principle of ensuring that small to medium sized
sites are prioritised to maximise deliverability, and meet short term housing need.
Development Potential
The site has notable development potential. Broadly speaking, there is an
opportunity to redevelop the existing surface level car park, and multi-storey car
park at Kings Chase Shopping Centre to provide some 45no. 1-2 bedroom
residential units, retail and other ancillary town centre uses, and a new car park.
The demolition of the existing concrete multi-storey structure, replaced by new
retail units with residential apartments above, and a modern multi-storey car park
would significantly improve the townscape and vibrancy of the town centre, and
contribute towards meeting housing need.
Sustainable location
The sustainable first approach adopted by the Council ‘golden thread’ of the NPPF,
which directs Local Plan Policies to follow the approach of the presumption in
favour of sustainable development so that it is clear that development which is
sustainable can be approved without delay.
The site is located on brownfield land within Kings Chase Shopping Centre, thus
meeting the Step 1 of the Council’s assessment criteria. The site is in a
sustainable town centre location in close proximity to a plethora of key services
and facilities, including food and retail facilities, health facilities, and community
and education facilities.
Impact on the character of the existing settlement
Planning permission has previously been granted on the site for a mixed use
development (LPA reference PK11/1951/F).
Whilst this planning application
relates to only part of the area currently proposed for redevelopment, the
planning permission demonstrates that the principle of residential development on
the site has been recently accepted and can reasonably be accommodated on site.
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South Gloucestershire Council
Kings Chase Shopping Centre
8th January 2016

The scale and function of a mixed use development in this location would be
wholly consistent with the scale and function of the existing town centre,
increasing the quantum of commercial floorspace and bring ancillary uses. Any
development would be sensitively designed to provide a set back at upper levels
to respect the scale of the neighbouring residential properties.
It is recognised that a scheme would replace an existing multi-storey car park and
surface level car park that serve Kings Chase Shopping Centre. However, a new
multi-storey car park could be provided as part of the development to serve both
customers and the new residential units. The site is located within a town centre
location that is well served by public transport and highly accessible by foot and
cycle.
Site Suitability
Approximately 45 residential units could be delivered on site, meeting the
Council’s required number for allocation. The site is currently used as a multistorey car park, and a surface level car park serving Kings Chase Shopping
Centre. The site is identified as a ‘Major Town Centre’ Policy RT1 of the Adopted
Local Plan, which encourages a range of uses within the town centre.
One of the Core Planning Principles of the NPPF is to promote mixed use
developments, and encourage multiple benefits from the use of land in urban and
rural areas. Policy CS15 of the adopted Local Plan Core Strategy recognises the
importance of access to community facilities in creating mixed and balanced
communities. Redevelopment of this site for residential development as part of a
mixed use scheme would evidently achieve this objective, help revitalise the
centre and encourage healthy communities
Moreover, the NPPF also promotes development that encourages sustainable
transport, as paragraph 34 details Plans and decisions should ensure
developments that generate significant movement are located where the need to
travel will be minimised and the use of sustainable transport modes can be
maximised. This further supports the principle of mixed use development within
town centres, which make the best use of public transport, local amenities and
ultimately reduce car dependency.
The emerging South Gloucestershire Local Plan: Policies, Sites and Places Plan
reinforces this commitment to reducing car travel, as evidenced by policy PSP17,
which aims to encourage a modal shift through introducing maximum car parking
standards for non-residential development and minimum cycle parking standards.
With regards to town centres, Paragraph 23 of the NPPF promotes competitive
town centre environments, which includes the recognition that residential
development can play an important role in ensuring the vitality of centres and set
out policies to encourage residential development on appropriate sites.
The proposed development would also encourage the effective use of land by
reusing land that has been previously developed (brownfield land), provided that
it is not of high environmental value, in accordance with one of the Core Planning
Principles set out in the NPPF.
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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

Mr John Mumby

Company/Organisation
(If relevant)

RPS CgMs

Address

140 London Wall,
London

Postcode

EC2Y 5DN

Telephone
Email address
I am
(please tick all those that apply)

Owner of part of the site
Planning consultant
Affordable Housing Provider
Local resident

[ ]
[x]
[ ]
[ ]

Land agent
Developer
Amenity/Community Group
Other

[
[
[
[

]
]
]
]

South Gloucestershire Policies, Sites and Places Plan

2. SITE DETAILS
Site address
Kings Chase Shopping Centre
Kingswood
Bristol

Site Postcode

BS15 8LP

Grid ref. (if known)
e.g. 367712,177756
Site area (hectares)
Current use(s)

Surface level car parking and multi storey car parking

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).

PK11/1951/F Erection of 2 no retail units on two floors with 12 no. Self
contained flats above together with associated works. Granted subject to a
Section 106 Agreement.
P/86/4280 Construction of surface car park and 3 storey car park to
provide 451 parking spaces January 1975
PK09/5678/F Change of use from Chemist (Class A1) to Financial and
Professional Services (Class A2) as defined in the Town and Country Planning
(Use Classes) Order 1987 (as amended) Approved December 2009

South Gloucestershire Policies, Sites and Places Plan

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.)

Mixed use – please refer to letter enclosed.

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)

Please refer to letter enclosed.

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

Please refer to letter enclosed

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

[ x]

Owns part of the site

[ ]

Do not own the site

[ ]

n/a

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

No.

[ ]

South Gloucestershire Policies, Sites and Places Plan

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.

No.

Have any utility searches been undertaken?

[ ]

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?

[x]

CgMs are employed as planning consultants on behalf of the landowner.

Please indicate an approximate timescale for delivery (no. of dwellings per year):
2016/2017

2017/2018

2021/2022

2022/2023

2018/2019
Approx. 45

2019/2020

2020/2021

2023+

South Gloucestershire Policies, Sites and Places Plan

5. SITE CONSTRAINTS
Has the highway authority been consulted?

[ ]

If so please provide details,
of when and any
conclusions.
Has any proposed scheme been financially appraised?

[ ]

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?

[ ]

Have any soil investigations been undertaken?

[ ]

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.

Please refer to letter enclosed.

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.

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.

South Gloucestershire Policies, Sites and Places Plan

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.

South Gloucestershire Policies, Sites and Places Plan

South Gloucestershire Council
Kings Chase Shopping Centre
8th January 2016

Of most relevance, planning permission was granted in 2012 (LPA reference
PK11/1951/F) for the erection of 2 no retail units on two floors with 12 no. Selfcontained flats above together with associated works. The permission was granted
subject to a Section 106 Agreement.
Further significant planning applications include:



P/86/4280 – Construction of surface car park and 3 storey car park to
provide 451 parking spaces – January 1975
PK09/5678/F – Change of use from Chemist (Class A1) to Financial and
Professional Services (Class A2) as defined in the Town and Country
Planning (Use Classes) Order 1987 (as amended) – Approved December
2009

Representations
The Council have adopted a sequential approach to site allocation, favouring
sustainable locations first. My client’s site supports this approach for assessing
potential housing sites, and the principle of ensuring that small to medium sized
sites are prioritised to maximise deliverability, and meet short term housing need.
Development Potential
The site has notable development potential. Broadly speaking, there is an
opportunity to redevelop the existing surface level car park, and multi-storey car
park at Kings Chase Shopping Centre to provide some 45no. 1-2 bedroom
residential units, retail and other ancillary town centre uses, and a new car park.
The demolition of the existing concrete multi-storey structure, replaced by new
retail units with residential apartments above, and a modern multi-storey car park
would significantly improve the townscape and vibrancy of the town centre, and
contribute towards meeting housing need.
Sustainable location
The sustainable first approach adopted by the Council ‘golden thread’ of the NPPF,
which directs Local Plan Policies to follow the approach of the presumption in
favour of sustainable development so that it is clear that development which is
sustainable can be approved without delay.
The site is located on brownfield land within Kings Chase Shopping Centre, thus
meeting the Step 1 of the Council’s assessment criteria. The site is in a
sustainable town centre location in close proximity to a plethora of key services
and facilities, including food and retail facilities, health facilities, and community
and education facilities.
Impact on the character of the existing settlement
Planning permission has previously been granted on the site for a mixed use
development (LPA reference PK11/1951/F).
Whilst this planning application
relates to only part of the area currently proposed for redevelopment, the
planning permission demonstrates that the principle of residential development on
the site has been recently accepted and can reasonably be accommodated on site.
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South Gloucestershire Council
Kings Chase Shopping Centre
8th January 2016

The scale and function of a mixed use development in this location would be
wholly consistent with the scale and function of the existing town centre,
increasing the quantum of commercial floorspace and bring ancillary uses. Any
development would be sensitively designed to provide a set back at upper levels
to respect the scale of the neighbouring residential properties.
It is recognised that a scheme would replace an existing multi-storey car park and
surface level car park that serve Kings Chase Shopping Centre. However, a new
multi-storey car park could be provided as part of the development to serve both
customers and the new residential units. The site is located within a town centre
location that is well served by public transport and highly accessible by foot and
cycle.
Site Suitability
Approximately 45 residential units could be delivered on site, meeting the
Council’s required number for allocation. The site is currently used as a multistorey car park, and a surface level car park serving Kings Chase Shopping
Centre. The site is identified as a ‘Major Town Centre’ Policy RT1 of the Adopted
Local Plan, which encourages a range of uses within the town centre.
One of the Core Planning Principles of the NPPF is to promote mixed use
developments, and encourage multiple benefits from the use of land in urban and
rural areas. Policy CS15 of the adopted Local Plan Core Strategy recognises the
importance of access to community facilities in creating mixed and balanced
communities. Redevelopment of this site for residential development as part of a
mixed use scheme would evidently achieve this objective, help revitalise the
centre and encourage healthy communities
Moreover, the NPPF also promotes development that encourages sustainable
transport, as paragraph 34 details Plans and decisions should ensure
developments that generate significant movement are located where the need to
travel will be minimised and the use of sustainable transport modes can be
maximised. This further supports the principle of mixed use development within
town centres, which make the best use of public transport, local amenities and
ultimately reduce car dependency.
The emerging South Gloucestershire Local Plan: Policies, Sites and Places Plan
reinforces this commitment to reducing car travel, as evidenced by policy PSP17,
which aims to encourage a modal shift through introducing maximum car parking
standards for non-residential development and minimum cycle parking standards.
With regards to town centres, Paragraph 23 of the NPPF promotes competitive
town centre environments, which includes the recognition that residential
development can play an important role in ensuring the vitality of centres and set
out policies to encourage residential development on appropriate sites.
The proposed development would also encourage the effective use of land by
reusing land that has been previously developed (brownfield land), provided that
it is not of high environmental value, in accordance with one of the Core Planning
Principles set out in the NPPF.
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