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1. Introduction 

1.1. This topic paper is intended to provide a response to selected key objections on the 

policy approach and detailed provisions of PSP31 Town Centre Uses (Proposed 

Submission PSP June 2016), where more detailed justification, evidence and 

rationale is required. 

 

Main Issues – Key Objections 

1.2. The key objections raised on PSP31, which require a response within this Retail 

Topic Paper are considered to be: 

 

a) Plan fails to meet needs in full post 2021, 18,000m2 should be allocated to Cribbs 

Causeway – Nathaniel Litchfield; 

b) Objection to new 350m2 threshold for A1 retail impact assessment. Core Strategy 

already non-compliment (1000), no evidence for new threshold - White Young Green, 

Nathaniel Litchfield and Alder King. 

 

Objections, support and support with modifications 

1.3. A range of other representations were submitted on policy PSP31. These either 

further raised objections, supported policies, or occasionally supported the policy 

and provisions but with suggested modifications to improve clarity, certainty or 

function. 

 

1.4. All of these representations on PSP31 are reported and available to view in the 

schedule of representations. The schedule sets out the issues raised and council 

response by respondent, with reference to proposed modification(s) where 

appropriate. A further separate schedule contains the detailed wording of any 

proposed modification. 

 

2. Existing Evidence Base 

 

2.1. Core Strategy Policy CS14, adopted in 2013 sets out the strategic approach to retail 

in the district, with a focus on a hierarchy of town and district centres as the location 

for growth and investment in retail during the plan period. 

 

2.2. Before responding to the two main objections which are the focus for this topic 

paper, it is useful to reference the evidence base and previously published 

document that contributed to the formulation of the policy. 
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Key Retail and Town Centre Documents Key Dates 

The South Gloucestershire Council Town Centres And Retail Study 
(2010) (Commissioned from Roger Tym and Partners) Set initial A1 
comparison figures to 2026. Majority of retail telephone and capacity work 
undertaken during 2009. 
 
South Gloucestershire Council, Retail Study Update and Impact 
Assessment (December 2011) An update was published in 2011 which 
refined the methodology and inputs to produce a revised breakdown of A1 
retail need to 2026. Approx. 18,000m2 by 2021. Rising to 34,000m2 in 2026. 
2011 Update Study 

Published 
2010 and 
2011 update. 

South Gloucestershire Core Strategy 2013 
 
Policy CS14 – Centres identified and overall quantum of floor space for 
district confirmed 

Adopted - 
December 
2013. 

Investigation of issues and opportunities – including liaison with key 
landowners, developers and service providers where they invited dialogue.  
 
Output = Preparation of revised report and draft Town Centre Profiles 

Undertaken 
2013 - June 
2014. 

South Gloucestershire Retail Capacity Study 2014 
Independent review of SGC retail growth and capacity assumptions for each 
centre – undertaken by DPDS. 
 
DPDS 2014 Retail Study - Focussed upon 18,000m2 of A1 Comparison by 
2021, and capacity at centres and initial SG conclusion as to distribution. 

Published - 
June 2014. 

Consultation on draft Policies Sites and Places Plan with covering report and 
draft profiles as supporting evidence. 

Consultation 
June – 
August 2014. 

Annual monitoring of town centre retail floor space. 
 
2010 – 2015 Information 

Last 
Published 
August 2015 

Consultation on March 2015 Proposed Submission draft PSP.  

 Detail of 18,000m2 A1 comparison distribution 

 Updated retail policies and town centre summaries 

 Supported by Town Centre Profiles (see below) 

Consultation - 
May – July 
2015. 

Town Centre Profiles to support 2015 PSP – one for each centre 
 
 
Background Evidence: Town Centres and Retail Developments May 2015 
2015 Cover Report (includes) summary of previous retail studies to date 

Published 
May 2015 

Consultation on June 2016 Proposed Submission draft PSP.  

 A1 Comparison 18,000m2 – revised distribution 

 Revised retail policies,  

 Updated town centre summaries 
 

Town Centre profiles unchanged. 

Consultation - 
July 2016 – 
September 
2016. 

2016 Centre Update Note 
 
Technical document in support of July 2016 PSP Consultation. 
 
Explains departure and evolution of retail approach, from conclusions 
reached in DPDS 2014 Study, 2015 Town Centre Profiles and position set out 
in 2015 PSP Plan. 

September 
2016  
 

https://consultations.southglos.gov.uk/gf2.ti/f/251202/6768645.1/pdf/-/EB63%20Retail%20Study%20Update%20and%20Impact%20Assessment.pdf
http://www.southglos.gov.uk/documents/cleanversionforinterimpublication2.pdf
http://www.southglos.gov.uk/documents/2014_Retail_Capacity_Study.pdf
http://www.southglos.gov.uk/environment-and-planning/planning/planning-local-plans/local-development-framework/retail-audit/
https://consultations.southglos.gov.uk/consult.ti/PSP_ProposedSubmission/viewCompoundDoc?docid=6606132
http://www.southglos.gov.uk/environment-and-planning/planning/planning-local-plans/policies-sites-places-dpd/town-centres-engagement/
http://www.southglos.gov.uk/documents/1-Covering-report-@May-2015.pdf
https://consultations.southglos.gov.uk/consult.ti/PSP_Summer2016/viewCompoundDoc?docid=7905844&sessionid=&voteid=&partId=7906100
https://consultations.southglos.gov.uk/consult.ti/PSP_Summer2016/viewCompoundDoc?docid=7905844&sessionid=&voteid=&partId=7906100
https://consultations.southglos.gov.uk/consult.ti/PSP_Summer2016/viewCompoundDoc?docid=7905844&sessionid=&voteid=&partId=7906100
https://consultations.southglos.gov.uk/consult.ti/PSP_Summer2016/viewCompoundDoc?docid=7905844&sessionid=&voteid=&partId=7906100
http://www.southglos.gov.uk/environment-and-planning/planning/planning-local-plans/policies-sites-places-dpd/town-centres-engagement/
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 Housing and Employment – Initially through Joint Spatial Plan (JSP) and 
then Local Plan review. Retail Study covering WoE area as part of the JSP. 

 Retail Policy – as part of local plan review 

 

 

3. Retail Topic Paper –Key Objections 

3.1. The two key issues identified by objections to the 2016 Proposed Submission 

PSP31 are addressed in sections 4 and 5 below.  

 

4. Plan fails to meet needs in full post 2021, 18,000m2 should be allocated to Cribbs 

Causeway 

4.1. Ms. Jenny Hill - Nathaniel Lichfield & Partners - Cribbs Mall Nominee (1) Ltd Ltd, 

Cribbs Mall Nominee (2) Ltd, Baylis Estates Ltd and John Baylis Ltd (freehold and 

leasehold owners of The Mall at Cribbs Causeway):  

 

I. “We previously submitted representations to Policy PSP32 “Town Centre Uses” 

within the Proposed Submission Policies, Sites and Places (PSP) Plan July 2015. 

This policy has now been renumbered as PSP31. Our client objected to this policy, 

primarily on the basis that the Plan failed to properly allocate sites to fully meet the 

objectively assessed need for additional retail floorspace over the Plan period. While 

some alterations have been made to the policy in terms of locations for retail growth, 

these have not addressed the concerns raised by our client. The previously stated 

reasons for objection still remain to be addressed, and we reiterate our position 

below. In addition, changes have been made to the policy, with new text added, and 

this is also commented on. 

As identified in para 7.54 of the PSP, Policy CS14 (Town Centres & Retail) of the 

Core Strategy (2013) makes provision for 34,000 sq.m net of new comparison 

floorspace by 2026 to meet the needs of the communities of South Gloucestershire. 

The Inspector’s Report for the Core Strategy endorses the 34,000 sq.m figure and 

recommends the distribution of this floorspace throughout the District be through the 

PSP DPD or a replacement Core Strategy/Local Plan. Policy PSP31 takes the 

34,000 sq.m net comparison floorspace identified in the Core Strategy and seeks to 

allocate sites to meet this need. It identifies sites in existing and new town/district 

centres for 16,000 sq.m of comparison floorspace, and notes that 3,400 sq.m has 

already been permitted/completed in Filton and Yate in 2016. Policy PSP31 refers to 

this allocated floorspace as to meet the identified need to 2021. 

Para. 7.61 justifies the floorspace allocation on the basis that the retail study 

demonstrated a need for 18,000 sq.m by 2021, and a possible further 16,000 sq.m 

by 2026/7, stating that “floorspace needs beyond 2021 are less certain and will be 

subject to a future review in line with paragraph 9.26 of the Core Strategy, as part of 

the replacement to the Core Strategy which is scheduled for 2018.” Up to the plan 

period of 2026/7, with only 16,000 sq.m allocated in the PSP, there is 18,000 sq.m of 

unaccounted comparison goods floorspace left to come forward in accordance with 

retail policy (i.e. subject to the NPPF sequential and impact tests). This is contrary to 

NPPF policy and PPG. The NPPF (paragraph 23) clearly states that in drawing up 

Local Plans, Local Planning Authorities should: 

 

“allocate a range of suitable sites to meet the scale and type of retail, leisure, 

commercial, office, tourism, cultural, community and residential development needed 
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in town centres. It is important that needs for retail, leisure, office and other main 

town centre uses are met in full and are not compromised by limited site availability. 

Local Planning Authorities should therefore undertake an assessment of the need to 

expand town centres to ensure a sufficient supply of suitable sites” (our emphasis). 

 

The PPG (Paragraph: 006 Reference ID: 2b-006-20140306) expands on this and 

states: 

 

“It may not be possible to accommodate all forecast needs in a town centre: there 

may be physical or other constraints which make it inappropriate to do so. In those 

circumstances, Planning Authorities should plan positively to identify the most 

appropriate alternative strategy for meeting the need for these main town centre 

uses, having regard to the sequential and impact tests. This should ensure that any 

proposed main town centre uses which are not in an existing town centre are in the 

best locations to support the vitality and vibrancy of town centres, and that no likely 

significant adverse impacts on existing town centres arise” (our emphasis). 

 

In light of NPPF policy, the PSP should address the issue that if the full forecast need 

cannot be met in town centres, what is the most appropriate strategy for meeting this 

need? Paragraph 006 of the PPG advises that where physical or other constraints do 

not allow for forecast need to be met in full in town centres, Councils should plan 

positively and identify the most appropriate strategy for meeting the need, having 

regard to the sequential and impact tests. Limited site availability must not 

compromise the Council’s duty to positively plan for this forecasted need. 

 

The PPG (Paragraph: 009 Reference ID: 2b-009-20140306) states that in plan-

making, the sequential approach requires a thorough assessment of the suitability, 

viability and availability of locations for main town centre uses. It provides a checklist 

of matters when taking a sequential approach to plan-making. These are set out 

below.  
 

• Has the need for main town centre uses been assessed? Yes. Need for 34,000 

sq.m net comparison floorspace in the District up to 2026. 

 

• Can the identified need for main town centre uses land be accommodated on town 

centre sites? No. The DPDS Retail Capacity Study 2014 that informed the 

preparation of the PSP verifies the Council’s work on the sequential test and 

concludes that there are no sequentially preferable sites in town centres or on the 

edge of centres to deliver the residual floorspace. 

 

• If the additional main town centre uses required cannot be accommodated in town 

centre sites, what are the next sequentially preferable sites that it can be 

accommodated on? The Council must extend its sequential analysis and allocate a 

site or sites to meet the unaccounted need for 18,000 sq.m floorspace. From our own 

work and knowledge of the area it is very clear the floorspace should be allocated to 

The Mall as the next most sequentially preferable location.  

 

Cribbs Causeway serves the retail and leisure needs of the local population in South 

Gloucestershire and north Bristol which otherwise does not have a strategic town 

centre capable of attracting a large number of national multiple retailers. Paragraph 

2.2 of the Core Strategy states that Cribbs Causeway provides the largest 

concentration of shopping and leisure facilities in the District and is a major source of 
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employment. Its role as a strategic economic land use contributing to strong 

economic activity and employment provision is also recognised at page 12 of the 

CPNN SPD (March 2014). The Mall is an established shopping centre anchored by 

two department stores with an extensive range of other shops, services and 

restaurants. It is a very important provider of jobs and creates huge amounts of 

wealth in the local and wider economy. It trades alongside and is complementary to 

other centres in the District. It is in a very sustainable location, already the most 

accessible location in South Gloucestershire by public transport. Over 40 bus arrivals 

and departures per hour on 18 bus routes currently use its own purpose built bus 

station. 

 

The character of the area directly surrounding The Mall is changing. A number of 

planning applications have been submitted to SGC, and subsequently approved, for 

residential development to the south and west. These mainly relate to the delivery of 

the 5,700 new dwellings allocated in the Core Strategy in new mixed use 

communities. The needs of The Mall should be provided for alongside other centres 

in the District so it can continue to perform its role as a provider of goods and 

services and jobs to the existing and new communities it is intended to serve. 

 

The retail capacity evidence prepared by both SGC and Bristol City Council indicate 

there is significant potential for new comparison goods floorspace within both Bristol 

City and South Gloucestershire. The Mall is considered the only sustainable 

alternative option to meet this demonstrated need.  

 

Allocating floorspace to The Mall would unlock significant beneficial economic 

impacts across large parts of the South West region, but this will be felt most strongly 

in the administrative areas of South Gloucestershire and Bristol. It is important to 

note that development at The Mall will not have an adverse impact on Bristol City 

Centre or existing/planning investment in terms of the relocation of retail/leisure 

operators or competing for the same new tenants. Bristol City Centre and The Mall 

serve overlapping but different catchment areas. From an investor/operator’s 

perspective Bristol City Centre and The Mall represent distinct opportunities. This is 

demonstrated by the large level of duplication of operators located within Bristol City 

Centre and The Mall.  

 

A possible outcome of not allocating the unaccounted and locally derived floorspace 

at The Mall would be opening the Council up to risk of speculative floorspace grabs 

from unsustainable out of centre locations in an ad hoc and piecemeal fashion. Such 

propositions would be difficult to defend if Policy PSP31 remains as drafted as there 

are no sequentially preferable sites identified to accommodate this need, and the 

need must be met. This approach would not meet the identified need and would not 

represent a positive and proactive approach to plan making. It would not conform to 

the requirements of the NPPF and would create uncertainty for the future of town 

centres in the District as well as The Mall and risk other out of centre proposals 

coming forward in less suitable locations. As has already been explained, The Mall is 

an established retail location and has been proven to provide a highly 

complementary, rather than competing, retail offer to the other centres in the District 

and therefore should be the preferred location for the residual floorspace.” 

 

4.2. Council response 
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4.2.1. The amount of A1 comparison floor space not attributed (residual) from the 

34,000 figure post 2021 is incorrectly stated in the representation. The residual is 

16,000m2 of A1, please see the table below. 

 

 

 

 

 

 

4.2.2. As the representation sets out the Inspector endorsed the Core Strategy 

34,000 sq.m figure for additional A1 comparison floor space, which 

recommended the distribution of this floor space be through the PSP DPD or a 

replacement Core Strategy/Local Plan. 

 

4.2.3. PSP31 reflects a decision to not allocate further comparison floor space post 

2021 within the PSP document, but instead address retail need in the period 

after 2021 as part of a replacement Local Plan/Core Strategy. This decision has 

been influenced by a number of factors, some of which were present at the time 

of Core Strategy adoption, and others which have evolved since the retail need 

to 2026 was established and adopted in the Core Strategy.  

 

4.2.4. Adopted Core Strategy policy CS14 and 9.28 of its supporting text, sets out 

the option for the identified A1 comparison retail need to be distributed through 

a reviewed Core Strategy or New Local Plan. Significant uncertainties with the 

retail need post 2021 were considered to exist at the time of the Core Strategy’s 

adoption, which could make allocation through the PSP unrealistic. The 34,000 

need figure for A1 comparison floorspace is derived from a retail study 

undertaken during 2009 and 2010, and updated in 2011. The evidence base 

contains specific caveats on the certainty and robustness of the retail need post 

2021. 

 

4.2.5. The South Gloucestershire Council Town Centres and Retail Study (2010) 

Summary: Quantitative and Qualitative Retail Need(Document Library 

Reference:erence:R1), sets out on page 67, bullet point 5: “However, we would 

caution against looking ahead of 2021, where the expenditure estimates rapidly 

amplify due to the compound growth of per capita increases in spending”. 

 

4.2.6. In addition the findings of the South Gloucestershire Council, Retail Study 

Update and Impact Assessment (December 2011), 5.22 (Document Library 

Reference:erence:R2): “This study provides the Council with a set of floor space 

requirements for the next 15 years, albeit with a caveat that limited weight 

should be afforded in our view to the final five years of this timeframe (i.e. 

between 2021 and 2026)” 

 

4.2.7. Acknowledged robustness issues with the comparison need figure post 2021, 

are considered to have been amplified since adoption of the Core Strategy, due 

to a significant change in the approach to planning for future housing growth in 

the district and across the West of England. A Joint Spatial Planning document 

 A1 Floorspace 
(sqm) net 

Total 

Completed 
 

3400 3400 

PSP31 -  Proposed to 2021 
 

14600 18000 

Reminder to 2026 16000 34,000 
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(JSP) is now establishing the housing need figure and location for strategic 

growth in wider West of England and district. A New Local Plan to replace the 

Core Strategy and this PSP Plan has begun preparation and will be informed by 

the housing figures and strategic development locations set out in the JSP. 

Therefore the context for the PSP Plan has now changed, as it no longer 

contains proposals for housing growth, which will be addressed in full within the 

New Local Plan. This has led to a marked change in the content of the PSP 

Plan, since its initial preparation. These changes and rationale for them are 

detailed fully in the Purpose and Scope of the PSP Plan Topic Paper 

(November 2016) (Document Library Reference:erence:OS1) 

 

4.2.8. Significant alterations to patterns of population and subsequent expenditure is 

likely to have implications for the assessed need for retail in the period after 

2021. There is likely to be a significant but as yet un-adopted and therefore 

uncertain quantum of housing growth within the catchment of existing centres, 

and in areas which could possibly require the designation of new centres. 

 

4.2.9. Therefore a revised retail need figure, for the period post 2021 will need to be 

established in a new retail study. The study should reflect future housing and 

population growth figures and locations being set in the JSP. The revised retail 

study will also inform retail policy and allocations within the New Local Plan for 

South Gloucestershire. This requirement for a revised retail study has been 

established at the West of England level where the need for a retail study in 

response to the changing housing and employment is set out within the West of 

England Duty to Cooperate Schedule, June 2015 (Document Library 

Reference:erence:R5) 

http://www.westofenglandlep.co.uk/assets/files/Transport%20and%20Infrastruct

ure/Duty%20to%20Cooperate/3%20DtC%20draft%20schedule%20%20v21%20

17062015.pdf.  

 

4.2.10. The revised retail study and work arising from it will be the correct place to 

consider allocations to meet need assessed post 2021, either at the Mall, Yate 

or other locations throughout the district.  

 

4.2.11. Retail policy in the New Local Plan informed by a new retail study and related 

work will constitute the review mentioned at 9.26, relating to allocation of any 

additional floorspace allocations at the Mall. 

 

4.2.12. In relation to the checklist of matters under Paragraph: 009 (Reference ID: 

2b-009-20140306) of the PPG, referred to in the representation, the following 

response is considered relevant:  

 

• Has the need for main town centre uses been assessed? The retail needs for 

the district have been assessed and are reported in the retail evidence base and 

Core Strategy. However, as discussed in 3.2.4 to 3.2.11 the assessed need for A1 

comparison retail post 2021 should be given limited weight as it contains 

acknowledged uncertainties and a new need figure for the period after 2021 is 

needed to reflect significant housing, population growth and changes being 

planned for within the JSP. 18,000m2 of A1 comparison retail has therefore been 

distributed from the assessed need figure, with a further 16,000m2 post 2021 

requiring consideration, pending the outcome of a new retail study. 

http://www.westofenglandlep.co.uk/assets/files/Transport%20and%20Infrastructure/Duty%20to%20Cooperate/3%20DtC%20draft%20schedule%20%20v21%2017062015.pdf.
http://www.westofenglandlep.co.uk/assets/files/Transport%20and%20Infrastructure/Duty%20to%20Cooperate/3%20DtC%20draft%20schedule%20%20v21%2017062015.pdf.
http://www.westofenglandlep.co.uk/assets/files/Transport%20and%20Infrastructure/Duty%20to%20Cooperate/3%20DtC%20draft%20schedule%20%20v21%2017062015.pdf.
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• Can the identified need for main town centre uses land be accommodated 

on town centre sites? The more certain needs to 2021 can be accommodated on 

town centre sites. As set out in provisions 3 of PSP31, comparison floorspace of 

3400m2 has been delivered in existing centres and another 14600m2 is planned 

within existing centres up to 2021. Since the publication of the South 

Gloucestershire Retail Capacity Study 2014 (Document Library Reference:R3), 

evolving investment interest and site availability have led to the current distribution 

of A1 within PSP31. The 2016 Centre Update Note (Document Library 

Reference:R4) provides an overview of changes to the floorspace distribution since 

the 2014 study. Representations on PSP31 from centre owners at Bradley Stoke, 

Kingswood, Yate and Stoke Gifford support the investment and deliverability of 

floorspace as set out in the policy. 

• If the additional main town centre uses required cannot be accommodated 

in town centre sites, what are the next sequentially preferable sites that it can 

be accommodated on? Retail need to 2021 is distributed as per PSP31, provision 

3. A new retail study, along with other evidence being prepared as part of the JSP 

and New Local Plan, is required to inform both the level of assessed need post 

2021 and the locations where it might be accommodated within South 

Gloucestershire.  

4.2.13. The representation refers to NPPF paragraph 23 and the lack of site 

availability not impacting need being met in full. Also referenced is the 

associated planning guidance which sets out that there may be site constraints 

or other issues in centres which do not allow needs to be met in full. However, 

site availability is not the key issue in this instance. The decision to not distribute 

the residual floor space figure in the period post 2021 is based on 

acknowledged uncertainty and robustness issue with the retail need figure post 

2021, combined with a changing but unknown quantum of housing growth in 

South Gloucestershire and the West of England. Both issues require a new 

retail evidence base to determine a more certain retail need figure for the period 

post 2021, and to inform the best locations for meeting this retail need. The New 

Local Plan for South Gloucestershire is commencing in early 2017 and is the 

correct document to consider the findings of a new retail study and distribute 

any retail need for the period post 2021. 

 

4.2.14. Technical studies are undergoing preparation to examine the future role of 

land within South Gloucestershire’s existing centres and urban areas and will 

inform decisions on future retail allocations and potential sites within the New 

Local Plan, particularly in relation to site availability and deliverability. 

 

4.2.15. Given the uncertainties relating to the existing retail need post 2021, 

combined with uncertainty surrounding the quantum and locations for significant 

housing growth and subsequent need for retail provision within the JSP and 

New Local Plan, it is entirely appropriate that the New Local Plan, rather than 

the PSP distributes A1 comparison floorspace for the period post 2021 and that 

the need post 2021 is based on an updated or new retail study. 

 

4.2.16. Core Strategy policy CS14 and PSP31 also provide a policy mechanism and 

guidance for considering applications for A1 retail outside of the locations and 

centres with allocated retail floorspace, principally through the sequential and 

http://www.southglos.gov.uk/environment-and-planning/planning/planning-local-plans/policies-sites-places-dpd/town-centres-engagement/
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retail impact tests. The basis for both the sequential test and retail impact tests 

are set down in the NPPF. 

 

4.2.17. Recent applications for A1 retail uses, in out of centre locations have been 

received by South Gloucestershire council, the most significant applications are 

set out below. These have been determined under adopted policy, including the 

sequential and retail impact tests, which are also defined in PSP31 

I. Application PT14/4894/O - Alterations and extension of The Mall including the 

erection of new buildings for uses within Use Classes A1 (shops) up to 35,250 

sqm, A2-A5 (financial and professional services, restaurants and cafes, 

drinking establishments and hot food takeaway) up to 8,980 sqm, D1 (non-

residential institutions) up to 620 sqm, D2 (assembly and leisure) up to 7,620 

sqm, C1 (hotel) up to 4,700 sqm, C3 (dwellings comprising apartments) up to 

150 units, provision of a new multi-storey car park and alterations to existing 

entrances. Erection of new bus station uses (sui generis) up to 1,650 sq m 

II. Application PT15/4386/O - Alterations to the frontage of the existing Asda 

store, the replacement of the existing petrol filling station and a revised car 

park layout, to provide the following:-12723 sq m of retail floorspace, 1665 

sq m of A3 floorspace; 930 sq m of A4 floorspace; 116 sq m A5 and 1951 sq 

m of D2 floorspace.  
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5. 350m2 A1 Retail Impact Threshold 

 

5.1. Three objections have been raised to the requirement for a retail impact assessment 

for A1 development proposals above 350m2 outside of Primary Shopping Areas; 

I. Objection - Cribbs Mall Nominee (1) Ltd, Cribbs Mall Nominee (2) Ltd, Baylis Estates 

Ltd and John Baylis Ltd (freehold and leasehold owners of The Mall at Cribbs 

Causeway): 

“Draft Policy PSP31 has been amended to include a threshold for requiring impact 

assessments for retail proposals larger than 350 sq.m in all locations outside of Primary 

Shopping Areas. Para. 26 of the NPPF states that local planning authorities should 

require an impact assessment if the development is over a proportionate, locally set 

floorspace threshold, and if there is no locally set threshold, the default threshold is 

2,500 sq.m. The PPG (para. 016 Reference ID: 2b-016-20140306) states that in setting 

a locally appropriate threshold, it will be important to consider the: 

• scale of proposals relative to town centres; • the existing viability and vitality of town 

centres; • cumulative effects of recent developments; • whether local town centres are 

vulnerable;• likely effects of development on any town centre strategy;• impact on any 

other planned investment.” 

II. Sarah Hawkins - WYG - On Behalf of Sainsbury's Supermarkets Ltd 

Policy PSP31 (Town Centre Uses) notes that an Impact Assessment will be required for: 

retail proposals larger than 350 sq m in all locations outside Primary Shopping Areas; or 

with exception of offices, main town centre use proposals above 1,000 sq m where they 

are outside the designated Town Centre boundary; or office proposals larger than 10,000 

sq m where they are outside of the designated Town Centre boundary. In this regard, we 

note that the locally set threshold for Retail Impact Assessment differs to that set out in 

Core Strategy Policy CS14 (Town Centres and Retail) which states that an Impact 

Assessment for edge-of-centre and out-of-centre proposals will be required for proposals 

over 1,000 sq m.  

It appears that there is no justification for the new threshold of 350 sq m set out in the 

Policies, Sites and Places Plan. As such, we would suggest that the Council review this 

to ensure that sufficient justification and evidence is provided for the proposed significant 

reduction to the locally set threshold, which may be seen as overly restrictive”. 

III. Mr. Simon Fitton - Alder King - On Behalf of Crest Strategic Projects  

“There is no justification for the reduction in the threshold for requiring Retail 

Assessments from 1,000m2 in Policy CS14 to 350m2. In itself, the CS14 requirement is 

not consistent with the NPPF ‘default’ position of 2,500m2. There is no evidence of local 

circumstances that justify the reduction (either through the CS or this DPD) and presents 

another onerous requirement that ultimately will slow progress and deter economic 

growth”.  

5.2. Council Response 

5.2.1. CS14 established a requirement for a retail impact assessment for edge of 

centre and out of centre proposals with a floor space of 1000m2 or over. This 

approach was examined at independent examination, found sound and 

subsequently adopted.  
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5.2.2. No distinction was made in the Core Strategy threshold between the different 

types of main town centre uses. The NPPF contains explicit approaches in 

relation to planning for A1 retail, i.e. that it should be focussed in the Primary 

Shopping Area and that, sequentially, and locations 300 metres beyond the 

Primary Shopping Area are out of centre. This differs from other main town 

centre uses which are not explicitly focussed in the Primary Shopping Areas. 

 

5.2.3. There is particular reference within CS14 and in para. 9.28 of CS14’s 

supporting text to planning for additional A1 comparison floor space. In addition, 

many of the representations on the 2015 Proposed Submission PSP (Policy 

PSP32 at the time), and the focus of the 2016 policy PSP31 is a strategy for 

allocating and distributing the established A1 retail need to 2021 within Primary 

Shopping Area of designated centres.  

 

5.2.4. Development allowed for in the Core Strategy (criteria 6 of CS14) aims to 

“encourage convenient and accessible local shopping facilities to meet the day 

to day needs of residents and contribute to local inclusion”. As is common in 

many Local Plans containing market towns and rural areas, beyond the 

designated centres a network of smaller parades, local centres and individual 

shops exist to meet day to day needs. This is referred to in 9.27 of CS14. The 

2016 Proposed Submission PSP also contains policy PSP 32 which is focussed 

on allowing and protecting a level of retail and other main town centre uses 

outside of Primary Shopping Areas to meet local needs. 

 

5.2.5. It is considered therefore necessary to define within South Gloucestershire 

the scale of A1 retail which would assist in meeting local needs, but is likely to 

avoid harming vitality, vibrancy of existing centres and planned strategy for 

distribution of A1 retail growth. A locally set threshold for retail impact 

assessment in relation to A1 retail provides certainty for development proposals, 

both in centres and for more small scale proposals focussed on meeting needs 

of communities away from Primary Shopping Areas. 

 

5.2.6. The Planning Practice Guidance, Ensuring Vitality of Centres (para. 016 

Reference ID: 2b-016-20140306) sets out that in setting a locally appropriate 

threshold it will be important to consider: 

• scale of proposals relative to town centres;  

• the existing viability and vitality of town centres; 

• cumulative effects of recent developments; 

• whether local town centres are vulnerable; 

• likely effects of development on any town centre strategy;  

• impact on any other planned investment 

5.2.7. In support of the creation of an additional threshold for A1 retail proposals 

there are particular issues within South Gloucestershire in relation to: scale of 

proposals relative to town centres, the linked issues of viability, viability and 

vulnerability of existing centres, and also the effects on development of town 

centre strategy and impact on other planned investment. 
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Scale of proposals relative to Town Centre, existing vitality, viability and vulnerability  

5.2.8. The Scale of existing A1 use within designated town centres is available to 

view in the retail audit for 2015, the South Gloucestershire Council Town 

Centres & Retailing (August 2015) at Table 1: A.1 Retail Floorspace 

Composition (Sq Mtrs): Summary Table, August 2015. A recreation of the table 

is set out below, with an “average unit size (m2)” column inserted for the 

purpose of this Topic Paper. 

 

 
Location 

Total A.1 No. A.1 
Average 

Unit Size  A.1 % No. % 

Floorspace 
(net sq.m) 

Units (Net 

sq.m) 

Vacant   
(net)   

Uni
ts  

Chipping Sodbury 2,271.1  54  w 54.4 2.4 2 3.7 

Downend 3,472.3  30  115.7 71.9 2.1 2 6.7 

Emersons Green 11,543.3  12  961.9 0.0 0.0 0 0.0 

Filton 4,824.4  24  201.0 689.3 14.3 4 16.7 

Hanham 2,555.9  38  67.3 215.9 8.4 7 18.4 

Kingswood 10,472.0  84  124.7 663.8 6.3 11 13.1 

Staple Hill 6,866.7  82  83.7 150.7 2.2 4 4.9 

Thornbury 7,428.8  73  101.8 466.9 6.3 8 11.0 

Yate 24,765.1  79  313.5 1,673.7 6.8 12 15.2 

Willow Brook / Bradley Stoke 17,448.0  18  969.3 0.0 0.0 0 0.0 

Town/District Centre Totals 91,647.6  494  185 3,986.6 4.3 50 10.1 

 

5.2.9. Under the threshold set in CS14, development proposals for 999m2 A1 retail 

outside of the Primary Shopping Area would be exempt from undertaking a 

retail impact assessment, but would constitute between a third and fifth of the 

entire A1 floor space in Chipping Sodbury, Downend, Filton and Hanham.  

 

5.2.10. The average A1 unit size within the Primary Shopping Area of South 

Gloucestershire designated centres has been calculated. With the exception of 

centres at relatively new centres, which began life as retail parks/out of town 

locations at Emersons Green and Bradley Stoke, the average unit size in all are 

well below 999m2. The overall average for the district is 185, with most ranging 

between 100 and 300m2. 

 

5.2.11. In relation to the larger centres, principally Emersons Green, Kingwood, Yate 

and Bradley Stoke (Willow Brook) representations on the 2016 Proposed 

Submission PSP Plan and policy PSP31 on behalf of Yate Town Centre owners 

and owners of the city centre Galleries (shopping centre in adjoining Bristol City 
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Council), set out that proposals above 350m2 are of a size that can have an 

impact on existing function, vitality and vibrancy of even larger centres, 

particularly where a number of these units are developed outside of the Primary 

Shopping Area.  

 

5.2.12. Therefore, given that Yate is the largest designated centre in the district and 

the average unit size in centres across the district, it is entirely possible that an 

A1 proposal above 350m2 in an edge of centre or out of centre locations would 

have potential to negatively impact any of South Gloucestershire designated 

centres that are with the catchment of the proposal. The potential negative 

effect of such a proposal should be considered through a retail impact 

assessment, to effectively inform the decision on any planning application, to 

ensure that vitality, viability are maintained and existing vulnerabilities are not 

made worse.  

 

5.2.13. The information referred to above, within Table 1, reveals particular 

vulnerabilities for A1 retail in Filton, Hanham, Kingswood, and Yate – all of 

which have more than 11% of A1 units vacant. In Filton and Hanham the 

vacancies represent 14.3 and 8.4% respectively, of the total recorded A1 floor 

space. Given the size of centres in South Gloucestershire and the average unit 

size in these more vulnerable centres, development proposals meeting anything 

other than local needs within the catchment of these centres could significantly 

compound any existing issues. The combined effect of the existing size of 

centres and potential vulnerable centres suggests that the threshold for A1 retail 

development should be set considerably lower than 1000m2 

 

Likely effects of development on any town centre strategy; and impact on any other 

planned investment 

5.2.14. PSP31 sets out the planned investment in A1 retail to 2021 for centres within 

South Gloucestershire. The strategy to meet retail need to 2021 and secure 

investment has been supported by private developer and centre representations 

for Bradley Stoke, Kingswood and Stoke Gifford. Representations on behalf of 

the owners of Yate Shopping Centre also set out that retail growth within Yate is 

likely to be forthcoming. 

 

5.2.15. The CS14 threshold would mean 999m2 could be proposed in an out of 

centre or edge of centre location, within the catchment of centres where 

investment and growth is planned, but would not be subject to retail impact 

assessment.  

 

5.2.16. With reference to the table under provision 3 of PSP31, in some instances 

this would constitute nearly 100% of the planned growth, and even for centre 

with the largest planned investment and growth (Stoke Gifford), one fifth of the 

total planned floor space. It is considered that this level of development outside 

of the PSA, could negatively impact upon the certainty, viability and 

deliverability for private investment proposals. Therefore, for A1 retail a lower 

threshold for RIA is appropriate, to ensure potential impacts on planned 

investments and strategy for growth in the centres are thoroughly assessed. 

Local, small scale A1 retail 
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5.2.17. One of the aims of setting a lower threshold for A1 retail impact assessment 

is to support retail facilities and service that assist in meeting day to day needs, 

whilst ensuring that development which could impact existing vitality, viability, 

planned growth and investment in existing centres are subject to detailed 

consideration through a retail impact assessment. 

 

5.2.18. A comparable approach, to define smaller scale retail which would be 

acceptable outside of Primary Shopping Areas was considered in Bristol City 

Council’s Central Area Plan, Policy BCAP14 and BCAP15, albeit reflecting an 

urban dynamic where an even lower level of small scale retail is defined 200m2. 

This approach was found sound and adopted. South Gloucestershire Council 

wishes to adopt a similar approach but ensure that proposals above this level 

are subject to retail impact assessment to avoid a vacuum between what is 

acceptable in policy terms, and what is then considered through retail impact 

assessment.  

 

5.2.19. CS14, PSP31 and policy PSP32 allow for a level of retail development that 

would assist in meeting local day to day needs. Such an approach accords with 

the provisions of the NPPF that look to assist creation of sustainable 

communities where services and facilities are closely located. However, any 

local retail should not prejudice the investment and delivery of successful and 

vibrant centres planned for within CS14 and in more detail in PSP31.  

 

5.2.20. In setting a threshold for A1 retail assessment, regard has been had not only 

to the size and scale of existing centre’s A1 uses and plans for growth and 

investment in A1 floor space, but also the type of local retail units which have 

been considered acceptable and that contribute to meeting local day to day 

needs.. 

 

5.2.21. In particular schemes involving national local convenience retailers, as these 

are the type of facilities which have previously been supported outside of 

Primary Shopping Area to meet day to day needs and can form an anchor for 

small scale retail and town centre uses outside of the Primary Shopping Areas. 

The size of an average national local convenience retailers is set out below, 

along with schemes permitted in locations outside of Primary Shopping Areas: 

Permitted out of centre, small scale A1 retail facilities: 

 PK13/4401/F: Badminton Road: 397 m2  Gross, 280m2 Net 

 PK11/2041/F: Kingswood, Warmley Hill: 438 m2 Gross, 280 m2  Net 

 

Retailer Store Size Source 

Tesco Express 216 m2 https://en.wikipedia.org/wiki/Tesco#Tesco_Express 
 

Cooperative 
(average store 
size) 

average size  3000ft 
= 278.7 m2 
 

http://www.coop.co.uk/Membership/suggest-a-
site/docs/What%20makes%20a%20great%20site.pdf 

Sainsbury’s Local minimum 2000ft sales 
area (net) & typical 
3000ft (net) =  
185.8m m2 & 278.7 m2 

http://www.j-sainsbury.co.uk/about-
us/property/convenience/ 
 

 

http://www.j-sainsbury.co.uk/about-us/property/convenience/
http://www.j-sainsbury.co.uk/about-us/property/convenience/

