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1.0 INTRODUCTION 
 

1.1 The instruction was to undertake an initial review of the Council’s working 

assumptions around local centre growth capacity to be proposed in draft policy 

PSP28 of the Policies Sites and Place Plan (PSP). This policy will set out the 

indicative distribution of floorspace requirements for each centre. The context for the 

policy is derived from the Core Strategy (adopted December 2013) which requires the 

provision of 34,000 sq m of additional comparison goods floorspace to meet the 

District’s needs up to 2026/27 in accordance with the retail hierarchy as set at Policy 

CS14. This will be done through the PSP or a review of the Core Strategy. There is 

no requirement in the Core Strategy to provide more convenience goods floorspace. 

The Council has proposed that 17,000 sq m of this total is allocated to the defined 

centres in the PSP with the remainder identified as a residual to come forward in 

accordance with retail policy. The proposed distribution is shown in Appendix 1.  

 

1.2 The purpose of this study was to check that the assumptions made about the capacity 

of each centre to accommodate growth are reasonable at this stage of the plan 

making process and as a basis for public consultation on the draft polices.  

 

1.3 The Study has therefore sought information on two fundamental questions in relation 

to the figures suggested in policy PSP28 –  

 i) Is there physical capacity to accommodate further retail development?  

 ii) Is there retailer demand to support development on the scale proposed? 

 

1.4 Substantial population growth is one factor which might attract developer interest 

whereas mature catchment areas with little new housing development are likely to 

have a stable or declining catchment population. The study therefore considers the 

proposed floorspace distribution in the context of the housing provision proposed in 

the Core Strategy. This is important to ensure that the additional retail floorspace 

provision will meet the requirements of the local communities and because it is likely 

to influence commercial decisions to invest in additional floorspace. It is notable that 

commercially successful centres with substantial comparison goods offers have been 

established in South Gloucestershire to serve major population growth, starting with 

Yate but continuing through Emersons Green and Bradley Stoke. These centres 
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manage to incorporate both retail and community facilities although their format tends 

to reflect the national policy and commercial retail requirements of the time.  

 

1.5 The approach adopted for the study was  

i) to carry out a site visit to each of the centres to assess its character, function 

and the nature of its catchment area, and to examine the physical capacity of 

the centre to accommodate additional retail floorspace. 

ii) Phone calls to commercial agents operating in the area, major land owners in 

centres or their agents to examine the general commercial market conditions 

in the area  

 iii) The consideration of documentary evidence on the centres. In particular the 

 study draws on the Town Profiles prepared by the Council, and the 

consultation responses on these to a considerable degree. In particular our 

report presents a short thumbnail sketch of each of the centres but this is 

primarily to set the context of the assessment on the physical and commercial 

capacity of centres and this report should be read in the context of the town 

centre profiles. 

 

1.6 Before considering the centres themselves there are a few general points to be made. 

First, we have had full regard to the advice to Local Planning Authorities in drawing 

up Local Plans set out in paragraph 23 of the NPPF. This sets a wide range of 

objectives and notes that it is important that the needs of main town centre uses are 

met in full. Local Planning Authorities are therefore advised to undertake an 

assessment of the need to expand town centres to ensure a sufficient supply of sites. 

The draft town centre boundaries identified in the Town Profiles are extensive and in 

our view would be able to accommodate the growth likely. 

 

1.7 Second, the purpose of this exercise is to guide the policy and it is not necessary to 

prove beyond all doubt that a centre can accommodate the development proposed. 

The test is whether the distribution is reasonable in the context of the evidence and 

planning policy objectives.  

 

1.8 Most centres are on the outskirts of Bristol and generally serve local catchment 

needs. A failure to make the provision proposed will not have dire consequences for 
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the catchment populations although it may result in a sub-optimum solution in the 

wider context and perpetuate the need to travel, particularly by car, thereby leading to 

less sustainable patterns of development. Second, the provision of the floorspace 

quantum is not the only objective of the policy and the proposed distribution also will 

provide the catalyst for change and modernisation in those centres. The principal aim 

of the proposed policy PSP 28 is therefore to provide the required floorspace in a way 

which furthers other objectives such as encouraging more sustainable shopping 

patterns, modernising or reformatting existing centres, and engendering a sense of 

place and community in both in the new communities proposed in the Core Strategy 

and in the recently established neighbourhoods. The proposed distribution of the 

district total should in our view reflect these wider aims. The purpose of this study is 

therefore a reality check rather than a sequential test exercise.  

 

1.9 Third, there are in most of the older centres considered a number of commercial 

buildings in other uses, for example for car sales or repairs, or light industrial uses, 

and the small scale requirements in the older centres are likely to be reliant on such 

sites to meet the policy requirement. However, we suspect that residential land values 

will be greater in many centres than alternative commercial uses including retail and 

that this would limit the ability of some centres to meet their requirements. Core 

Strategy Policy CS14 contains a presumption against the loss of retail floorspace in 

centres, and Policy CS13 protects non-safeguarded employment land from residential 

use. The solution is often a mixed use development with “active” ground floor frontage 

and residential above. We consider that these sites do represent viable opportunities, 

even if it is not clear which sites might come forward over the plan period. 

 

1.10 We also note that while changes of use from retail to other uses can be monitored 

through planning permissions (subject to our comments below), the change of use to 

retail cannot. There are in all centres a large number of properties which could revert 

to an A1 use and this does represent an opportunity to meet retail floorspace needs. 

A couple of provisos are necessary. First, recent changes give permitted 

development rights to change from retail to residential, but this is a prior notification 

process which allows Local Planning Authorities to consider the proposed impacts. It 

also does not apply in conservation areas. The centres in South Gloucestershire 

where such pressure is likely to be greatest, Chipping Sodbury and Thornbury, are 
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we understand conservation areas. Therefore we do not believe that the expanded 

permitted development rights will have a significant effect in South Gloucestershire. 

The second proviso is that the economic trend has been for fewer A1 units in centres 

rather than more, reflecting the increasing spending on services and 

leisure/entertainment. The contribution that the changes of use in the opposite 

direction could make should therefore be seen as limited. The main point is that 

because of permitted development rights, the requirement figures should not be used 

with undue precision.  

 

1.11 Finally, we note that the commitments are treated on a “business” rather than “goods” 

basis. Thus comparison goods floorspace in predominantly convenience business 

have been treated as a convenience floorspace centre. Adjusting for this would 

reduce the overall comparison goods floorspace requirements. We also note where 

new neighbourhood centres are proposed which would consist predominantly of 

convenience floorspace, for example at Patchway, there would be some element of 

comparison goods floorspace. 
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2.0 CENTRE DETAILS 
 
2.1 Bradley Stoke  

 

2.1.1 There is a commitment for 743 sq m comparison goods floorspace. Draft Policy PSP 

28 suggests capacity within this centre for 5000 sq m.  

 

2.1.2 Bradley Stoke Town Centre is the Willowbrook Centre, which comprises a Tesco 

Extra which opens out directly into a shopping mall of unit shops, and a row of retail 

warehouse units, linked to the Mall by a public square and unit shops. Community 

facilities are located on the opposite side of Bradley Stoke Way, a main distributor 

road for the Bradley Stoke development. It is a very modern centre. The mall units 

were apparently completed in 2011 and the retail warehouse units built about the 

same time. It is surrounded by an extensive car park. There is one unit vacant 

according to the town profile. 

 

2.1.3 In terms of physical capacity, the owners’ agent suggests that further development is 

possible on some of the car park and has identified land at the northern end of the 

retail warehouse block (between that and the car park entrance and along the 

northern boundary as small unit shops). The owners’ agent considers this could 

accommodate 5,000 sq m on the basis that this could involve mezzanines in the large 

units as well as scope for new development through the remodelling of the car 

parking area. We consider that overall the site could accommodate 5,000 sq m over 

the Plan without difficulty.  Limited decking over the car parking maybe viable, though 

is not usually associated with comparison retail as it limits easier to let ground floor 

space. 

 

2.1.4 From a viability perspective, the allowance by the Council of 5,000sq m at Bradley 

Stoke would seem reasonable.  Five large non-food stores totalling 5,575sq m have 

been completed and let in the last few years.  There is a relatively low vacancy rate 

and further units should let reasonably well given the scale and location of the 

proposed extension in relation to the existing centre.  
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2.1.5 Following contact with Colliers, acting for the owners, it is understood that an 

application is ‘imminent’.  

 

2.1.6 We therefore conclude that the proposed additional 5,000 sq m in draft policy PSP 28 

is reasonable.  

 

2.2 Chipping Sodbury Town Centre 
 

2.2.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests a requirement of 500 sq m.  

 

2.2.2 Chipping Sodbury is an historic market town with a good range of independent 

retailers and restaurants/cafes etc. It also accommodates an extensive range of 

professional services. A Waitrose foodstore has recently been built to the rear of the 

High Street with access of the Wickwar Rd. The centre is well maintained with few 

vacancies. It has considerable potential for attracting visitors and the Chamber run 

festival events which supports leisure. The proposed housing provision is likely to 

give rise to only modest population growth in the catchment area.   

 

2.2.3 Opportunities for development in the town centre are undoubtedly constrained by its 

heritage, attractive appearance and conservation area status. There are nevertheless 

many opportunities in the centre for changes of use to A1 retail, for instance in the 

Dando Fiat/Peugeot garage/car sales at the top of the High Street on Rounceval St. 

This has a floorspace of some 1800 sq m, including buildings to the rear, but Brook 

Lane would be unsuitable for servicing. There are other possible edge of centre sites, 

including the tyre depot on Wickwar Rd and garages on Hatters Lane. We conclude 

that Chipping Sodbury has the physical capacity to accommodate the policy target of 

500 sq m.  

 

2.2.4 The vacancy rate is low with a high proportion of independent traders and discussions 

with commercial agents indicate that properties which become vacant attract 

considerable interest from potential occupiers. In terms of viability the key issue, 

especially for those sites on the edge of the centre, is whether alternative sites have a 

higher use value for residential, or other non-retail uses.  
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2.2.5 Given the character and attractiveness of the centre, we consider that the additional 

floorspace requirement of 500 sq m proposed is realistic.  

 

2.3 Downend  

 

2.3.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests no requirement for comparison goods retail floorspace.   

 

2.3.2 Downend is a small centre in a mature suburban area of north Bristol, with a good 

level of parking in a car park behind the Willow Centre, a small modern 

redevelopment dating from about the 1970s/1980s which comprises a Co-op store 

and few unit shops. The whole centre has been anchored by the Co-op, but the 

recent arrival of the Sainsbury Local in the centre will reinforce its primary role as a 

centre for day to day food shopping. The comparison goods offer is very limited and 

specialised as recognised in the Roger Tym study and the town profile. The 

catchment area is a mature residential area and there is unlikely to be any substantial 

population growth in the foreseeable future   

 

2.3.3 There are no obvious sites for an expansion of the centre even if there were retail 

demand.  

 

2.3.4 We conclude that it would not be appropriate to make provision for additional 

comparison goods floorspace in the centre.  

 
2.4 Emersons Green 
 

2.4.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests a requirement of 2,000 sq m.  

 

2.4.2 Emersons Green is a modern district centre built as part of the major housing 

development. It has a direct roundabout connection to the Bristol Ring Road (A4174) 

and is anchored by a large Sainsbury store and large format retail warehouses 

around an extensive car park. There are unit shops and community uses on the 
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eastern side of the centre. Substantial residential development is planned to the east 

of the A4174 which will substantially increase the catchment areas population. 

 

2.4.3 There is land available at the northern corner of the centre which could accommodate 

the comparison goods requirement. However, this land is earmarked as leisure land 

in the 2006 Local Plan and in the town centre profile. It is currently a skate board 

park. Land on the east of the A4174 is being developed for mixed uses including 

about 2000 houses allocated in the 2006 Local Plan and further land identified for the 

longer term. This will require neighbourhood shopping to serve it. It would be possible 

to incorporate additional comparison goods floorspace but in practice, any viable 

comparison goods floorspace (excluding that in any foodstores) would not be on a 

scale suitable for neighbourhood centres and would function as freestanding retail 

warehouse units.  

 

2.4.4 There were no vacant units and the centre appeared to be performing well. Interest 

has been expressed in comparison goods retail development in the area as evidence 

of commercial demand and there has been no significant commercial difficulty in 

bringing forward large scale retail development nearby at Longwell Green.  

 

2.4.5 The skateboard park and allied land are well located next to the existing retail 

development and could provide a logical extension to the retail area.  In our view this 

would be likely to be financially viable and would not require the closure of other units 

during development.  However the site is allocated for leisure use and it would require 

a change of policy and approach by the Council to allow for retail development.  The 

Council recognises the importance of the skateboard park and green space to the 

local community and does not appear willing to release it for retail development.    

 

2.4.6 A freestanding development of 2,000sq m for comparison floorspace to the east of 

ring road would probably be financially viable, but may prove more difficult to let given 

that it would be separated from the main centre which is a particular issue for the 

David Lloyd Leisure Centre land. However, in purely financial terms we feel that the 

site would be viable given its general location and that, being a greenfield site, there 

are unlikely to be any abnormal costs.   
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2.4.7 The desirability of creating a separate retail destination for a wider area in this way is 

in our view questionable, and we consider that there is better located land and 

opportunities for intensification to the existing centre which could meet this 

requirement.  However, it seems likely that the David Lloyd land will be promoted for 

some form of retail/leisure use given its high visibility, and comparative values for 

other uses such as residential.  

 

2.4.8  Our conclusion is that the 2,000 sq m policy requirement is achievable which ever 

option the Council selects. Overall the allowance of 2,000sq m by the Council would 

seem reasonable. 

 
2.5 Filton 

 

2.5.1 Filton is identified in draft Policy PSP28 as having a commitment of 1,478 sq m but 

with no further comparison goods requirement. 

 

2.5.2 Filton is a relatively small centre which has developed in disparate parts originally as 

a parade facing the Gloucester Rd, with a more recent addition in Church Rd, 

functioning as a local convenience centre. The Shield Retail Centre was built in the 

1990s and provides car parking for the centre, and larger units accommodating, 

amongst other retailers, Snow and Rock, Dreams, Farmfoods and Majestic Wine. The 

Shield Centre has been expanded with the recent construction of two large units, 

identified as a commitment in the policy. Part of the unit has been taken by Home 

Bargains – the other is not yet let. The Centre is at the Junction of the A38 and the 

A4174 and therefore highly accessible, but the roads cut the retail centre off from the 

wider centre identified in the town profile. 

 

2.5.3 Although the there is open land in the centre to the south of the A4174, this is in 

active use and is unlikely to be available. It would also be cut off from the primary 

retail area of the centre. Following the completion of the two retail units there appears 

to be no scope for further expansion in the centre although the accessibility of the 

location and the density of population in the area would appear able to support further 

retail development in commercial terms.  
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2.5.4 If town centre sites were to become available, comparison retail maybe viable, 

although much would depend on the individual site characteristics and suitability for 

other uses, primarily residential. 

 

2.5.5 We therefore conclude that the centre is not suitable for further comparison 

floorspace provision and the approach set out in PSP28 is entirely consistent with this 

position.  
 
2.6 Hanham 

 

2.6.1 Draft Policy PSP 28 proposes no requirement for comparison goods retail floorspace.  

 

2.6.2 Hanham is a small centre on an arterial route, the catchment of which is a mature 

residential area with limited scope for population expansion. It dates predominantly 

from the Victorian period and its shop units are small. The road is a relatively busy 

and detracts from the centre’s environment as a place to shop as well as making 

parking difficult. There is a Lidl in the centre and planning permission for a Tesco 

foodstore on an edge of centre site. The centre is located a little over one kilometre 

from the Longwell Green retail and leisure development.  

 

2.6.3 There are a number of possible sites in and on the edge of the centre, the main one 

obviously being the Tesco store. Doubt has been expressed about Tesco’s intentions, 

but if the Tesco development did not go ahead, it is unlikely that the site would 

become available for comparison goods shopping – residential use would attract 

higher land values. The same would be true of the other sites.  

 

2.6.4 In view of the proximity of Longwell Green, the centre’s small size and local function, 

we consider it unlikely that Hanham could attract any significant comparison goods 

retail investment and conclude that it would be unrealistic to allocate land for such 

development in this centre. The approach therefore taken by South Gloucestershire is 

considered reasonable.  
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2.7 Kingswood 
 

2.7.1 Draft Policy PSP 28 identifies a commitment for 2108 sq m of comparison floorspace 

and a requirement for a further 500 sq m. 

 

2.7.2 Kingswood is a substantial centre on the A420 arterial route with a catchment area 

comprising a largely settled residential area with little opportunity for substantial 

population growth. It mostly comprises relatively small Victorian shop units, but there 

have been a number of redeveloped shops in the 1960s and 1970s to create bigger 

units. In addition there is the Kings Chase Shopping Centre, which dates from the 

1970s with multi-storey car parking to the rear and Sainsbury and Wilko as the main 

occupiers. There is a considerable range of community uses and a number of pubs 

and a night club. There is a one way traffic system operating in the centre which 

reduces the impact of the traffic and makes crossing the road easier. The centre is 

generally busy, but suffers from a number of vacant units although these are mostly 

at the fringe of the centre. While this indicates a contracting centre, the vacancy level 

in the main part of the centre is relatively low, and the main centre could undoubtedly 

benefit from further investment. 

 

2.7.3 There are a number of sites in commercial use including vehicle repairs and small 

industrial uses which could accommodate additional comparison goods floorspace in 

or on the edge of the centre. In total their capacity would be well in excess of the 

additional requirement proposed.  

 

2.7.4 However, particularly in view of the commitment, we doubt the market interest in more 

comparison floorspace and, other than the proposal for the Kings Chase Shopping 

Centre, the development activity is likely to arise from changes of use of existing 

buildings to accommodate independent retailers. There is considerable scope for this 

in the centre.  

 

2.7.5 If town centre sites do become available, comparison retail maybe viable.  Much 

would depend on the individual site characteristics and suitability for other uses.     
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2.7.6 Given the substantial size of the centre, we consider that the additional requirement 

of 500 sq m is realistic.  

 
2.8 Patchway 
 

2.8.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests no requirement for comparison goods retail floorspace.  

 

2.8.2 The existing Patchway Centre along Rodway Road is a small, suburban centre 

serving the local residential area north of the airfield and between the M5 and A38. 

There are also other local shops in this area. The Centre has been expanded in 

recent years to include a library and health centre, but there is no evidence of recent 

retail development. The existing centre has no room for physical expansion on a 

significant scale and it is unlikely there would be any retail demand for comparison 

goods floorspace even if it were not in such close proximity to Cribbs Causeway. The 

centre is not easily accessible to the wider area and its catchment is simply too 

limited to support this.  

 

2.8.3 The area to the south of Highwood Rd is being developed as the Charlton Hayes 

residential area and will accommodate over 2000 dwellings. This will require local 

retail provision and the intention is to provide this immediately adjacent to the Centre 

to the south of Highwood Rd. The response to the Town Centre profile indicates 

detailed proposals to integrate the two centres. Notwithstanding this integration, the 

centre will not be large enough to support any significant comparison goods 

floorspace in view of its proximity to Cribbs Causeway.  It is understood that master 

planning is currently being considered, and it is understood that the bulk of space 

proposed is likely to be for a convenience store, with other uses such as a cafe.  

 

2.8.4 Consequently we conclude that the centre would have very little potential for 

comparison goods floorspace and we conclude that a requirement in policy PSP28 

would be inappropriate. 
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2.9 Staple Hill 
 

2.9.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests the requirement for 500 sq m.  

 

2.9.2 Staplehill is a medium sized centre which developed in the late 19th Century at a 

cross roads on a radial route out of Bristol. Parking in the centre is a problem 

although there are car parks off pitch, and through traffic, while substantial, is not the 

environmental problem it is in some centres. Typically for such centres, the units tend 

to be small in relation to current retailer requirements. There is a small 1960s retail 

development (Fountain Square) but the only significant development since then has 

been the public sector library. The centre is reasonably well maintained and there 

clearly is private sector investment at the maintenance level. The centre has a good 

offer of independent retailers and Iceland and a Tesco Metro. There is an active 

Chamber of Commerce which promotes the centre, and a Regeneration Partnership. 

CCTV has been installed. The catchment area is a mature residential area and little 

population change can be expected. 

 

2.9.3 The Town Profile identifies the physical shortage of opportunities as a factor and 

suggests that the scope is mainly limited to conversions and the re-use of existing 

underused floorspace. It is also suggested that former units in Soundwell Road and 

Victoria St could be bought back into use. In our view there are also larger premises 

towards the edge of the centre which might come forward during the plan period. 

These are unlikely to be viable for pure retail development, sites policies to seek 

active frontage uses might be appropriate. 

 

2.9.4 Overall we conclude that the additional requirement of 500 sq m is appropriate.  

 
2.10 Stoke Gifford 

 

2.10.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests a requirement for 3000 sq m of comparison goods retail floorspace.  
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2.10.2 The proposal relates to Fox Den Rd retail development and the Abbeywood Retail 

Park rather than to Stoke Gifford Village Centre. The area includes a B & Q and 

Sainsbury store accessed of Fox Den Rd, a hotel in the north-west quadrant of the 

roundabout, and an Asda store and retail warehouse units on the Abbeywood Retail 

Park. The area East of Harry Stoke is being developed with over 3000 houses 

planned and further development elsewhere in the vicinity. Although the land East of 

Harry Stoke will have its own neighbourhood facilities, the Council has given planning 

policy expression through it’s Core Strategy to develop this area as a town centre and 

to deliver a stronger emphasis on improving the identify and sense of place. This 

would present an opportunity to accommodate further comparison goods floorspace.  

 

2.10.3 In physical terms we conclude that the identified area can accommodate the required 

floorspace. There is vacant land to the north of the Sainsbury store which could 

physically accommodate the requirement. Some further floorspace could be 

accommodated through mezzanines floors in the retail park and some intensification 

of development on the remaining land accessed via Fox Den Rd is physically 

possible.  

 

2.10.4 Nor do we see difficulty in retailer demand in this area provided the floorspace is 

provided in large units and is not restricted to the sale of bulky goods, although even 

this might be acceptable given the limited provision in the area. The two large units 

which have recently been completed in the Filton Centre provide evidence of enough 

demand to encourage such development. The defined area is very accessible and its 

catchment area has a large and growing population.  

 

2.10.5 The more difficult point is how to make the area function as a town centre given the 

road infrastructure and how to introduce other town centre uses into the area.  

Discussions with agents representing the owners indicates that active consideration is 

being given to how this could be achieved.  While this is beyond our instructions, we 

note the Council’s intention to work with key partners to encourage this and review 

options for how this might be achieved which could involve the formation of a full or 

partially integrated town centre.  In our view the requirement could be met without the 

formation of an integrated town centre if that proved impossible. 
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2.10.6 We therefore conclude that the requirement for additional floorspace proposed in the 

draft policy is reasonable. 

 
2.11 Thornbury 
 

2.11.1 There are no commitments for comparison goods floorspace. Draft Policy PSP 28 

suggests the requirement for 500 sq m.  

 

2.11.2 Thornbury is a freestanding market town some 7 km from the northern edge of Bristol. 

It has an historic High Street running north/south with a newer shopping precinct, St 

Mary’s Shopping Centre behind the High Street to the east. Car parking is limited in 

the High Street but there is extensive car parking to the east of the St Mary’s centre 

and to the west off Stile Court. It is an attractive and well maintained town centre with 

attractions to tourists. The town centre has a few national multiples, but mainly 

comprises independent retailers. There is an Aldi foodstore in at the northern end of 

the town centre and the main foodstore is a Tesco on an edge of centre site. There 

has seen substantial population growth with housing development in recent years and 

800 more houses are proposed in the Core Strategy. The Centre suffers from 

competition from Bristol and Cribbs Causeway in relation to comparison goods 

shopping. 

 

2.11.3 Owing to the historic character of the High Street and the reported lack of 

consolidated ownership in the High Street there is limited opportunity for 

redevelopment, although some additional floorspace might be provided within the St 

Mary Centre. Some opportunities may arise through the conversion or redevelopment 

of larger commercial buildings on the edge of the town centre. 

 

2.11.4 Roger Tym identified that retail demand was weak and in particular there is unlikely to 

be demand from national multiples to support development reliant on bank or 

institutional funding given their increasing concentration in larger centres and the 

strong competition from Cribbs Causeway.  

 

2.11.5 We therefore conclude that the additional requirement of only 500 sq m is 

appropriate. 
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2.12 Yate  
 

2.12.1 Draft Policy PSP28 identifies a commitment for the loss of 1778 sq m of comparison 

goods floorspace resulting from the occupation of a comparison unit by M&S Simply 

Food along with the intention to support a further 5,000 sq m of comparison retail. 
 

2.12.2 Yate developed rapidly between the 1960s and 1990s and its current town centre 

dates from that period. It is laid out as four pedestrianised arms meeting in a centre 

square with servicing to the rear of relatively large modern units and car parking 

around the periphery. The centre contains over 100 units and national multiples are 

well represented. The town centre has seen substantial redevelopment recently with 

the construction of the Tesco Extra Store built over the car park and larger retail units 

alongside. These have attracted national multiples. The Primary Shopping Area as 

identified in the Plan extends from this “island site” to include that B&Q and Morrisons 

stores and the car park to the east of Link Road. The town centre itself is identified as 

stretching to the Station. The catchment area population will grow substantially with 

the development of the new North Yate Neighbourhood of some 3,000 houses spread 

over the Plan period and beyond.  
 

2.12.3 Planning permission has been granted, subject to legal agreement, for the 

development of land east of Link Road for a cinema, restaurant and retail 

development. The Plans indicate 3,500 sq m of retail floorspace in three units and 

about 1500 sq m of A4 uses. The promoter states that it has good commercial 

interest in the proposals. There is also scope for further increases in floorspace on 

the island site over the Plan period. The ambulance and fire station sites would be 

obvious opportunities which would enable the North Parade area of the centre to be 

strengthened if alternative sites could be found. There are also opportunities for 

conversion/redevelopment along Station Road, which might include some scope for 

larger format units for bulky goods sales which are difficult to locate within the main 

shopping area. 
 

2.12.4 Overall we conclude that there is ample opportunity to provide the proposed 

additional floorspace and there is clear evidence of the market demand to support it. 

We therefore conclude that the proposed additional 5,000 sq m in draft policy PSP 28 

is appropriate. 
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3.0 CONCLUSIONS 
 

3.1 The Core Strategy requires the provision of 34,000sq m of additional comparison 

goods floorspace to meet the District’s needs up to 2026/27 in accordance with the 

retail hierarchy as set at Policy CS14. The Council has proposed that 17,000sq m of 

comparison floor space is allocated to the defined centres (proposed distribution 

shown at Appendix 1) in the Policies Sites and Place Plan (PSP) with the remainder 

identified as a residual to come forward in accord with retail policy.  

 

3.2 The two centres where we do have some concerns, are the proposed Stoke Gifford 

centre, and Emersons Green. From speaking with agents involved in both schemes it 

is clear that there is a desire to bring forwards both proposals, and it is likely that 

whether or not the proposals come forward much will depend on the interpretation of 

the Councils development control policies. In relation to Emersons Green, while there 

is physical capacity in the centre and retail demand in the area generally, any 

comparison goods floorspace provision to the east of the A4174 would in practice act 

as a freestanding development and the Council will have to consider this in the 

context of the wider retail policies in due course.  At Stoke Gifford discussions 

between the parties appears to be at a relatively early stage, and that practical issues 

of how to better link the retail areas needs to be addressed.  

 

3.3 Proposals by the Council have been assessed, and it is our view that there is physical 

capacity to accommodate further retail development broadly as set out, and from 

speaking with interested parties and local agents, demand to support development of 

the scale proposed.  Further development over and above that specified in the policy 

may come forwards as the centres as a whole have relatively healthy markets.  

However, this development (in addition to that taken account of) is likely to be 

opportunistic and therefore it is difficult to predict with any certainty scale or location. 

Such development would not contrary to policy provided it is within the centres.    

 

3.4 We therefore conclude that draft policy PSP28 offers a reasonable and practical 

distribution for the additional comparison goods floorspace.    

 



 

 

Appendix 1 Draft Policy PSP28 – The Proposed Distribution of Retail Floorspace 
Requirements 

 
 

Scope for Comparison 
sq m Net /gross 

Notes 

Town/District 
Centres 

Committed 

2011-14 

Further Potential 

2014-26 

Comparison floorspace potential 

above 2011 commitments.  

Bradley Stoke 743 5,000 743 sq m committed as 

mezzanine  

Assumed 5,000 sq m further 

potential  

Chipping Sodbury 0 500 Nil commitments. 

Assumed modest potential for 500 

sq m  

Downend  0 0 Nil Commitments  

Assumed no further development.  

Emersons Green 0 2,000 Nil Commitments. 

Assumed 2,000 sq m further 

potential 

Filton 1,482 0 1,482 sq m Committed at Shield 

Centre 

Assumed no further development. 

Hanham 0 0 Nil Commitments  

Assumed no further development. 

Kingswood 2,108 500 2,108 sq m committed at 

Downend Road 

Assumed modest potential for 500 

sq m 

Patchway (new) 0 0 Nil Commitments  

Assumed no further development.  

Staple Hill 0 500 Nil commitments. 

Assumed modest potential for 500 

sq m 

Stoke Gifford (new) 0 3,000 Nil commitments.  

Assumed significant potential to 

remodel and extend Fox Den 

Road retail offer. 



 

 

Thornbury 0 500 Nil commitments. 

Assumed modest potential for 500 

sq m 

Yate (incl. Station 

Road) 

-1,778 5,000 -1,778 sq m lost from comparison 

on East Walk (to M+S) and North 

Walk (to restaurant). 

Assumed 5,000 sq m further 

potential east of Link Road, on 

West Walk, and in Station Road 

Area for bulky goods. 

Total Town Centre 
Provision 

2,555 17,000  

Out of centre     

Local centres & 

parades 

840 0 840 q m in Local scheme at North 

Filton 

The Mall  2,112 0 Extensions to units UR22 (1,896 

sq m) and UR126 (216 sq m).  

Retail parks  -5,348 0 -5,348 sq m is largely accounted 

for by loss of former Big W Unit at 

Abbeywood to Asda Foodstore.  

Other  800 0 Garden centre redevelopment. 

Out of Centre Sub 
Total  

-1,696 0  

Grand Total Above 

2011 Commitments  

859 17,000 Identified potential for 17,859 sq 

m of new comparison 
floorspace above 2011 
commitments.  

 




