Policies, Sites and Places (PSP) Plan - Main Modifications Representations Form
12th June – 24th July 2017
The Main Modifications (including reference code) are available to view in on the consultation website at
www.southglos.gov.uk/PSPmodifications
Representations should only be made on the Main Modifications and should be made using the form below.
A guidance note for completing this form is available from: www.southglos.gov.uk/PSPmodifications.
Completed forms should be returned to:
Email:

planningpolicy@southglos.gov.uk

Post:

South Gloucestershire Council
Department for Environment and Community Services
Strategic Planning Policy & Specialist Advice Team
PO Box 1954
Bristol
BS37 0DD

Representations should only be submitted once i.e. by email or by post.
All representations must be received by no later than 24th July 2017 at 7pm.
Receipt of your representations will be acknowledged.

Please note that all representations must refer to the relevant Main modifications reference.
PART ONE- YOUR DETAILS
Please be aware that anonymous forms cannot be assessed by the Inspector, therefore representation forms
must include your details below.
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.
Should you wish to make more than one representation, please submit a separate form for each in Part
Two below clearly stating which Main Modification you wish to comment on.
(N.B. You only need to complete Part One (Your Details) once)
In circumstances where there are individuals/ groups/ organisations who share a similar view, it would be helpful
if individuals/ groups/ organisations make a single response. It would also be useful if the group/ organisation
state how many people the submission is representing and how the comment was authorised.

Your Details
Reference No (if known*):
Title: Mr

Your Agent’s Details (If applicable)
Reference No (if known*):
Title: Miss

Surname: Wilkins

Surname: Butterfield

Forename: Andrew

Forename: Sarah

Organisation / Company: Lone Star Land Ltd

Organisation / Company: WYG

Address: c/o Agent

Address:
54
Birmingham

Hagley

Road,

Edgbaston,

Postcode:
Contact No: c/o Agent

Postcode: B16 8PE
Contact No:

Email: c/o Agent

Email:

*If you have been contacted by post, you will find your reference number at the top of the letter under ‘Our Ref’

The comments made by WYG on behalf of our client to the Suggested Modifications consultation in
January 2017 and the Hearing Statements of the same month (both of which are attached to this
consultation response) remain relevant and should be taken into account in order to allow the PSP Plan
to be found sound.
Please continue on a separate sheet if necessary

Q5. Please indicate which, if any, of the following you wish to be notified about.
☒ the publication of the recommendations of the independent Inspector
☒ the adoption of the Plan
Please indicate as appropriate
Signature:

Date:

24/07/2017

Thank you for your time to complete and return this representation form.
Please keep a copy for future reference.
All representations must be received by no later than 24th July 2017 at 7pm.

South Gloucestershire Policies Sites
and Places Plan (PSPP) (June 2016)
Hearing Statement – Issues 1 and 2

On behalf of Lone Star Land LLP
January 2017
Our Ref: A101066

Introduction
This Hearing Statement is submitted by WYG on behalf of Lone Star Land LLP in respect of their land interests
at Park Street, Hawkesbury Upton, within the administrative boundary of South Gloucestershire Council.
Detailed comments have been made t

previous stages of the Policies, Sites and Places (PSP) Plan

Development Plan Document (DPD) (June 2015) and WYG has represented the client through this process,
albeit formerly as Alliance Planning. Representations were most recently made to the Suggested Modifications
– Proposed Submission Policies, Sites and Places Plan (PSPP) (June 2016), in January 2017. Previous
representations were made by Alliance Planning on behalf of Lone Star Land LLP to the June 2014 Draft PSPP
and by WYG to the July 2015 PSPP Submission Consultation.
Our Client’s land interests are identified on the Plan attached to this Hearing Statement. They fall outside of
but adjacent to the settlement of Hawkesbury Upton and comprise approximately 1.4 hectares (3.5 acres).
This Statement draws upon comments previously made to the emerging PSPP process whilst also addressing
the Inspector’s Issues and Questions as published on 9th December 2016.
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Response to Inspector’s Questions:
ISSUE 1:

Questions:
1a)
1b)

1c)

In light of the acknowledged shortfall in the Council’s 5 year housing land
supply when measured against the requirement in the Core Strategy, can
the PSPP be ‘sound’ in the absence of non-strategic housing allocations?
The Council decided to alter the scope of the PSPP to exclude nonstrategic housing allocations. Is there anything either in law or in policy
that would prevent it doing this?
The Council has stated that if the PSPP must make housing allocations in
order to be found sound, it will withdraw it from the examination. Is there
anything either in law or in policy to prevent it doing this? If not, would
there be any positive consequences of the withdrawal of the plan?
With specific reference to the Oxted Residential Judgement (Doc. E1), can
my assessment of whether the PSPP is sound take account of matters
outside its present scope, i.e. the absence of non-strategic housing
allocations?

The PSPP should not be found sound when considered against the Council’s inability to demonstrate a five
year supply of housing land against the adopted targets in the 2013 Core Strategy.
It is well established at para 47 of the National Planning Policy Framework (NPPF) that local planning
authorities should “boost significantly” the supply of housing in their areas and “identify and update annually

a supply of specific deliverable sites sufficient to provide five years worth of housing” . In the absence of a
five year housing land supply NPPF para 49 identifies that “relevant policies for the supply of housing should

not be considered up to date …”. If the adopted Core Strategy policies against which the PSPP is based cannot
be considered up to date then in turn, when considered against NPPF para 182, the PSPP cannot be
considered sound.
It was also set out in the Inspector’s Final Report on the adopted Core Strategy that a review of settlement
boundaries and identification of sites for allocation for residential development should come forward within,
inter alia, future Development Plan Documents (Inspector’s Report para 68) such as Neighbourhood Plans
and a Site Allocations Development Plan Document. Neither of these matters have come forward within the
PSPP as drafted. In addition, Neighbourhood Plans are not proposed in all rural areas of the Council’s
administrative area and so it is the PSPP Development Plan Document (DPD) that should deal with the
identification of sufficient land for housing.
As a result of the PSPP’s failure to identify land for housing and the lack of demonstrable five year housing
land supply, the Council are vulnerable to unplanned and speculative planning applications for residential
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development. Sites should be allocated in the PSPP to deal with the shortfall and to meet the housing needs
over the whole plan period.
Hawkesbury Upton is a good example of the failings of the PSPP. In not undertaking settlement boundary
reviews nor allocating land for housing the Council have ignored the identified housing needs for the
Hawkesbury Upton area. As discussed in our Hearing Statement for Issue 2, Hawkesbury Upton has an
identified housing need but there is no provision to meet this need within the existing settlement.
With reference to the Inspector’s questions 1a) to 1c), Lone Star Land LLP is also in agreement with the
content of the Hearing Statement submitted by the House Builder’s Federation in this regard including their
comments on the Oxted Residential judgement. The PSPP has been developed to support the Core Strategy
and, as indicated in the name of the document, to provide additional development management policies and
identify sites for development. It has not done this.
With reference to the Inspector’s Issue 1, the PSPP, excluding site allocations is considered unsound because:


It is not positively prepared – there is insufficient provision for the delivery of adopted housing targets
as set out in the Core Strategy.



It is not justified – there is no justification as to why the Council has omitted to include settlement
boundary reviews nor site allocations for residential development.



It is ineffective – as it will not meet the current housing land shortfall nor the identified housing need
over the Plan period.



It is not consistent with national policy – particularly National Planning Policy Framework (NPPF) para
47.
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Response to Inspector’s Questions:
ISSUE 2:

Questions:
3)

Would Policies PSP40 (Residential Development in the Countryside)
and/or PSP4 (Designated Local Green Spaces) act to restrict the supply of
housing? If so, in light of the acknowledged shortfall in the Council’s 5
year housing land supply when measured against the requirement in the
Core Strategy, is this justified?
Would certain provisions of Policy PSP 40 act to restrict the supply of
housing? If they would, having regard to the Oxted Residential Judgement
(Doc. E1), is it nevertheless justified to include the relevant provisions in
the plan?

The adopted South Gloucestershire Local Plan: Core Strategy (December 2013) states at para 4.27 that the
spatial strategy for ‘Rural Areas’ will be to maintain existing settlement boundaries until they are reviewed
either through Neighbourhood Plans, the Policies, Sites and Places DPD or a replacement Local Plan.
Core Strategy Policy CS15: Distribution of Housing states that across the 24 year Plan period 2006-2027,
28,355 new homes will be delivered in South Gloucestershire, an average of 1,181 per annum.
The Council’s 2016 Annual Monitoring Report (AMR) indicates that this average annual figure has been
achieved in only one year of the Plan period to date, and the Council identify at Table 2.3 of the 2016 AMR
that 22,545 dwellings need to be provided across the remaining Plan period 2013-2027, an annual average
of 1,610 dwellings. Alongside a 4.54 year housing land supply as identified by the Council themselves, the
Authority are unable to identify sufficient land to meet their housing targets and, in accordance with para 49
of the National Planning Policy Framework, the Core Strategy policies cannot be considered up to date.
In order to allow the Council to rely on their own Core Strategy Policies, the PSPP should identify additional
sites or at the very least locations for housing. This should include a settlement boundary review to allow
development sites to come forwards, in accordance with para 4.27 of the Core Strategy. Policy PSP40 as
drafted will restrict the supply of land for housing and be contrary to NPPF para 157 by not planning positively
for development required nor allocating sites to promote development and bring forward new land.
Specifically, Hawkesbury Upton should be the subject of such a settlement boundary review and in particular,
my client’s land at Park Street (identified on the attached plan) should be considered as a suitable, viable and
deliverable site for housing development to help meet the Council’s housing targets and an identified need
for affordable housing in the Hawkesbury parish. The April 2016 Affordable Housing Needs Survey Report
undertaken by The Corporate Research and Consultation Team and The Housing Enabling Team, South
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Gloucestershire Council (in partnership with Hawkesbury Parish Council) identified a need for 12 affordable
homes in the parish of Hawkesbury.
Hawkesbury Upton is a sustainable location that is suitable for the provision of residential development. The
Village boasts a range of services including public houses, a Post Office, mobile library, community hall
including playgroup and community sports and activities, a primary school, butchers, newsagent, hairdressers
and farm shop. Regular bus services provide access to Yate on both weekdays and weekends, and from there
to the wider national transport network.
The Council’s own evidence supports the sustainability credentials of the village. The 2015 Rural Settlements
and Villages 2015 Topic Paper identifies Hawkesbury Upton as an Acceptable Location, outside of the Green
Belt in terms of access to key services and facilities, scoring 21/40 on the Council’s own sustainability
assessment, putting it at the upper end of the ‘Acceptable Access’ range, closer to ‘Good Access’ in terms of
sustainability criteria.
Hawkesbury Upton is considered able to accommodate residential development during the adopted Core
Strategy Plan period to meet the Council’s adopted housing targets. My client is promoting their land interests
at Park Street for residential development of 34 dwellings, on land immediately adjacent to the defined
settlement.
Policy PSP 40 as drafted within the PSPP is restrictive on the supply of housing and has not taken account of
rural needs that have been identified, or indeed which may arise. It will not be effective and will prevent the
LPA from meeting their adopted housing targets.
It is therefore requested that the Inspector consider an amendment to the proposed settlement boundary
to include the site, and/or to Policy PSP40 to clearly define the rural area and allow for discreet open market
housing as follows:

“Development proposals for residential development in the open countryside, outside the settlement
boundaries as defined on the Policies Map, will be acceptable for:
1) Rural housing exception initiatives which accord with Core Strategy Policy CS19 at the
settlements of Falfield, Marshfield, Severn Beach, Wickwar, Cromhall (Bibstone & Townwell),
Hawkesbury Upton, Oldbury-on-Severn, Rangeworthy, Old Sodbury, Yate, Thornbury, Frampton
Cotterell, Coalpit Heath, Charfield and Engine Common;
2) Other Neighbourhood Planning initiatives;
3) Discreet open market housing where there is a demonstrated housing need; …”
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Failure to do so could have significant impacts upon the vitality of the village and result in those groups of
people identified within the Parish Plan as being in housing need having to move out of the village due to an
insufficient supply of the right type of housing. The Council’s draft PSPP Policy PSP40 is contrary to NPPF
paras 47, 50, 54, 156, 157 and 159. With reference to NPPF para 182 the policy is not sound as it is not
positively prepared, not effective and not consistent with national policy.
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Appendix –

Site Location Plan, land at Park Street, Hawkesbury
Upton
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Our Ref: A101066
06 January 2017
Strategic Planning Policy & Specialist Advice Team
Environment and Community Services Department
PO Box 299
Civic Centre
Bristol
BS15 0DR

Dear Sirs
SUGGESTED MODIFICATIONS - PROPOSED SUBMISSION POLICIES, SITES AND PLACES
(PSP) PLAN JUNE 2016
WYG are instructed by Lone Star Land LLP to provide planning consultancy advice in respect of their
land interests at Park Street, Hawkesbury Upton, which lie within the administrative boundary of South
Gloucestershire Council.
These representations relate to the Suggested Modifications to the Proposed Submission Policies, Sites
and Places (PSP) Plan (June 2016), published for consultation in November 2016. This submission
relates solely to the Suggested Modifications, submissions have been made under separate cover to
the Inspector’s Issues and Questions issued on 9th December 2016 which relate to specific policies
proposed in the draft Policies, Sites and Places PSP Plan (June 2016 with Suggested Modifications
November 2016).
Previous representations were made by Alliance Planning on behalf of Lone Star Land LLP to the June
2014 Draft PSP Plan and by WYG to the July 2015 PSP Plan Submission Consultation.
The purpose of these representations is to request that the Council revisit the Suggested Modifications
and PSP Plan to include housing allocations which will both meet the objectives of the Core Strategy
and allow for land to come forward for housing to meet the adopted housing target. Such a review will,
by necessity, have to include reviews of Settlement Boundaries to allow land to be allocated to meet
housing needs. Representations on this matter will also be submitted in Hearing Statements relating to
Issues 1 and 2 raised by the Inspector.
In respect of the Council’s Suggested Modifications the Policy Map changes are not considered ‘sound’
because they are not extensive enough to include settlement boundary amendments that will allow for
land to come forwards to meet the Council’s housing targets.
The adopted South Gloucestershire Local Plan: Core Strategy (December 2013) states at para 4.27 that
the spatial strategy for ‘Rural Areas’ will be to maintain existing settlement boundaries defined around
settlements until they are reviewed either through Neighbourhood Plans, the Policies, Sites and Places
DPD or a replacement Local Plan.
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Core Strategy Policy CS15: Distribution of Housing states that across the 24 year Plan period 20062027, 28,355 new homes will be delivered in South Gloucestershire, an average of 1,181 per annum.
The Council’s 2016 Annual Monitoring Report (AMR) indicates that this average annual figure has been
achieved in only one year of the Plan period to date, and the Council identify at Table 2.3 of the 2016
AMR that 22,545 dwellings need to be provided across the remaining Plan period 2013-2027, an annual
average of 1,610 dwellings.
Alongside a 4.54 year housing land supply as identified by the Council themselves, the Authority are
unable to identify sufficient land to meet their housing targets and, in accordance with para 49 of the
National Planning Policy Framework, the Core Strategy policies cannot be considered up to date.
In order to allow the Council to rely on their own Core Strategy Policies, the PSP Plan should identify
additional sites or at the very least locations for housing. This should include a settlement boundary
review to allow development sites to come forwards, in accordance with para 4.27 of the Core Strategy.
Specifically, Hawkesbury Upton should be the subject of such a settlement boundary review and in
particular, my client’s land at Park Street (identified on the attached plan) should be considered as a
suitable, viable and deliverable site for housing development to help meet the Council’s housing targets
and an identified need for affordable housing in the Hawkesbury parish. The April 2016 Affordable
Housing Needs Survey Report undertaken by The Corporate Research and Consultation Team and The
Housing Enabling Team, South Gloucestershire Council (in partnership with Hawkesbury Parish Council)
identified a need for 12 affordable homes in the parish of Hawkesbury.
Hawkesbury Upton is a sustainable location that is suitable for the provision of residential development.
The Village boasts a range of services including public houses, a Post Office, mobile library, community
hall including playgroup and community sports and activities, a primary school, butchers, newsagent,
hairdressers and farm shop. Regular bus services provide access to Yate on both weekdays and
weekends, and from there to the wider national transport network.
The Council’s own evidence supports the sustainability credentials of the village. The 2015 Rural
Settlements and Villages 2015 Topic Paper identifies Hawkesbury Upton as an Acceptable Location,
outside of the Green Belt in terms of access to key services and facilities, scoring 21/40 on the Council’s
own sustainability assessment, putting it at the upper end of the ‘Acceptable Access’ range, closer to
‘Good Access’ in terms of sustainability criteria.
Hawkesbury Upton is considered able to accommodate residential development during the adopted
Core Strategy Plan period to meet the Council’s adopted housing targets.
My client is promoting their land interests at Park Street for residential development of 34 dwellings,
on land immediately adjacent to the defined settlement. It is therefore requested that the Council
consider an amendment to the proposed settlement boundary to include the site, and/or to Policy PSP40
to clearly define the rural area and allow for discreet open market housing as follows:

“Development proposals for residential development in the open countryside, outside the settlement
boundaries as defined on the Policies Map, will be acceptable for:
1) Rural housing exception initiatives which accord with Core Strategy Policy CS19 at the
settlements of Falfield, Marshfield, Severn Beach, Wickwar, Cromhall (Bibstone &
Townwell), Hawkesbury Upton, Oldbury-on-Severn, Rangeworthy, Old Sodbury, Yate,
Thornbury, Frampton Cotterell, Coalpit Heath, Charfield and Engine Common;
2) Other Neighbourhood Planning initiatives;
3) Discreet open market housing where there is a demonstrated housing need; …”
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Failure to do so could have significant impacts upon the vitality of the village and result in those groups
of people identified within the Parish Plan as being in housing need having to move out of the village
due to an insufficient supply of the right type of housing.
In summary, the Suggested Modifications, as prepared will not allow the Plan to be found sound as it
does not support the delivery of the Core Strategy and in particular the housing targets for the Council.
I would be grateful if the above comments are taken into consideration by the Council as part of the
next stages of the South Gloucestershire Policies, Sites and Places DPD. Should you wish to discuss any
aspect of the above further please contact me on
Yours faithfully

Sarah Butterfield
Director
WYG Environment Planning Transport Limited

3

