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The new South Gloucestershire
Local Plan
There has never been greater pressures on our urban and rural areas
to accommodate additional housing and economic growth. There is an
urgent need to plan ahead for the homes, the workplaces, services,
facilities and infrastructure that will meet our needs up to 2036 and
ensure the continuing prosperity of our area.
South Gloucestershire Council wants to do this in a sustainable way to
provide good quality, well designed development which strengthens
our communities and provides the range of infrastructure, services and
facilities to enable all parts of the community to prosper.
In doing this we will be able to demonstrate a strategy for growth and
a ‘five year land supply’ in line with the requirements of national policy.
If the council has a robust plan, then we will be better able to ensure
new development has regard to the public interest in securing the right
growth in the right locations, to create and sustain great places to live
and work. The council is keen to partner with all who have an interest in
place making, using its powers to intervene where the market is unable
to bring forward the development we want to see quickly enough, in
order to achieve these goals.

Planning for our future
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The new South Gloucestershire Local Plan (SGLP) will respond
positively to the challenges facing South Gloucestershire.
The driving force is the Joint Spatial Plan which is the higher level
plan for the West of England area and sets the strategic housing and
employment numbers and locations for development.
We want the focus of the plan to be based on a vision, spatial
strategy and planning policies that work proactively to achieve:
♦	Places

that perform to a higher
status economically, socially and
culturally, where people want
to live, work and invest in by
choice;

♦	Opportunities

for intervention
by the council where the market
is unable to bring forward the
development we want fast
enough or as we would like it to;

♦	A

more evident and stronger
network of town centres in the
urban areas serving distinct
neighbourhoods;

♦	Stronger

focus on regeneration
to realise the development
potential of brownfield sites in
urban areas;

♦	Delivering

high quality strategic
growth in new neighbourhoods;
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♦	New

small scale development
to meet the needs of rural
communities;

♦	Protection

of our open
countryside, Green Belt and
valuable natural and historic
assets;

♦	Major

enhancements in the
scale and choice of travel
alternatives;

♦	Delivery

of a wide range of
options for business to locate
and grow; and

♦	Delivery

of infrastructure of all
sorts including much improved
green and public spaces
required to maintain liveability
alongside growth.
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This document is part of ongoing engagement on the preparation
of the new South Gloucestershire Local Plan (SGLP) 2018-2036.
It seeks your views on some key areas of change where we are
developing new approaches to planning for future development.
This is presented in three sections as follows:

Part 1

Part 3

As an introduction to the new
South Gloucestershire Local Plan
we have prepared a brief portrait
of South Gloucestershire as it
is today, set out the key issues
that are facing the area and the
priorities for the SGLP to tackle
these issues.

Seeks views on those
development policies where
we have identified that a new
approach is required.

Part 2
Introduces the proposed strategy
for delivering the development
we need. Three elements of the
strategy where we are proposing
a change to our existing approach
are explored further and we are
seeking your views on these:
1.	A new approach to urban
living - to maximise the use of
brownfield land within our urban
areas for both residential and
employment uses;
2.	Strategic Development
Locations - additional
large scale development
at 5 locations in Charfield,
Thornbury, Yate, Coalpit Heath
and a new garden village at
Buckover; and

The final plan will be informed
by responses to this and other
consultation events and evidence,
as well as the final version of the
West of England Joint Spatial Plan
(JSP). It will contain:
♦	An

introduction, spatial portrait,
issues and priorities for the plan;

♦	A

vision for the area up to 2036;

♦	Policies

to set out the final
approach to the distribution of
retail, homes and employment
land;

♦	Vision

and policies for each part
of the district including detailed
site allocations;

♦	A

suite of policies to manage
development; and

♦	A

policies map showing where
each of the policies in the plan
will apply.

3.	Non-strategic development smaller scale development in
our rural areas.

Planning for our future
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Part
1

Introduction

Planning for the future
1.1 South Gloucestershire Council,
like every local council, has a
duty to plan ahead for the new
development that is needed in its
area. This includes deciding where
new homes and work places will
be built as well as roads, public
transport, shops, green spaces and
community buildings.
1.2 In undertaking this we need
to ensure that development
is “sustainable”. Sustainable
development means that we can
plan for our own needs whilst also
thinking ahead so that life in the
future is still good. Sustainable
development matters to everyone.
It means that good planning should
make a positive difference to our
lives and help to build homes, jobs
and better opportunities for all,
while balancing this with protecting
and enhancing the natural and
historic environment.
National Policy
1.3 The National Planning Policy
Framework (NPPF) requires each
local planning authority to produce
a Local Plan that plans positively
for the development that is
needed in its area.

1

1.4 Planning law requires that
planning decisions are made in
line with the council’s Local Plan1.
The Local Plan sits alongside the
NPPF, which, together with National
Planning Practice Guidance (NPPG),
must also be taken into account
in making decisions on planning
applications and in the preparation of
neighbourhood development plans.
Local Planning Policy
1.5 South Gloucestershire Council
is working with Bristol City, Bath
& North East Somerset and North
Somerset councils to prepare
a development plan - the Joint
Spatial Plan (JSP) which will cover
all four of these authority areas and
set the strategic planning context
for the West of England. The JSP
will set out the amount of homes
and work places which are required
in the area up to 2036, where they
should go and why2. It will also
identify the key new infrastructure
required to support this growth.
1.6 The new South Gloucestershire
Local Plan (SGLP) is for the whole of
South Gloucestershire and covers
the period from 2018-2036. It will
follow on from the JSP and contain
the detailed strategy and policies
for delivering the development
identified in it. It will be used to
determine planning applications.

1 2004 Planning
and Compulsory
Purchase Act and
2016 Housing and
Planning Act.
2 The objectively
assessed need (OAN)
NPPF para 47.
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1.7 Neighbourhood Plans are
development plans prepared
by local communities and can
be as simple or as detailed as
local people want - provided
they are in line with national
planning policy and the Local
Plan. Neighbourhood Plans when
adopted will form part of the Local
Plan for South Gloucestershire.
1.8 Other development plan
documents and supplementary
planning documents may be
produced by the council, when
necessary, to cover specific topics,
sites, or to provide more detailed
guidance. These too will be taken into
account in any planning decisions.
Working with others
1.9 Councils and other public
bodies are expected to work
together across administrative
boundaries to plan for the
housing, transport and
infrastructure that local people
need3. This is called the Duty
to Co-operate (DtC). Through
working collaboratively with
adjoining authorities on cross
border issues on the JSP and
SGLP, we are confident that the
DtC will be met. We will also
work with the public, as well as
voluntary, public and private
sector organisations in developing
the plan.

Developing the SGLP
1.10 This is the second stage
of public consultation on the
SGLP4. Consultation on the new
Local Plan Prospectus ran from
12 January to 23 February 2017.
Details, including the consultation
material, are available to view
at; www.southglos.gov.uk/
newlocalplanprospectus.
1.11 The Prospectus document
(available at the link above)
contained 9 consultation
questions. The Report of
Engagement and Main Issues can
be viewed at www.southglos.gov.
uk/newlocalplanfeb2018. The
main issues raised through the
consultation were as follows:
♦	A

need to engage with Duty to
Cooperate partners on strategic
issues such as transport,
housing, employment (including
retail), and the Green Belt
(Question 1);

♦	Some

support for allocating
sites for housing across South
Gloucestershire, providing
any potential impacts arising
from development (including
the need for timely and
appropriate infrastructure)
and appropriate mitigation are
properly considered in doing so
(Questions 2 and 3);

♦	General

support for the
proposed structure of the
new Local Plan set out in the
Prospectus (Question 4);

Planning for our future

3 Section 110 of the
Localism Act (2011)
4 Regulation 18 (1)
of the Town and
Country (Local
Planning) (England)
Regulations 2012
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♦	General

support for the
approach proposed in
combining the range of policies
identified in order to address
the land use issues facing South
Gloucestershire. It was generally
felt that it is sensible to remove
duplication and complexity
where possible, providing
the policies are robust, clear,
concise, and linked to the plan’s
priorities and vision. It was also
noted that it is important that
combined policies don’t lose
focus on important cross-cutting
issues such as climate change
and health and wellbeing
(Question 5);

♦	A number of suggestions were

made for additional policy areas
to be incorporated within the
plan, as well as some comments
focussed on the importance of
policy delivery, and the need for
flexibility and the ability to be able
to demonstrate a 5 year housing
land supply (Question 6); and

♦	A

number of detailed comments
were received in relation to the
Sustainable Access Profiles
(SAPs). There was support for
the methodology, with some
detailed requests that additional
datasets be incorporated in
future versions, and that the
SAPs be regularly updated
(Questions 8 and 9).
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1.12 This stage of the Local Plan
preparation is supported by an
evidence base, these documents
can be viewed at
www.southglos.gov.uk/
newlocalplanfeb2018
The evidence base will evolve as
the plan progresses.
1.13 To demonstrate the
sustainability of the Plan’s strategy
a Sustainability Appraisal (SA) will
be carried out at each stage of
plan preparation and published
alongside the other evidence
documents. An initial SA supports
this document.
1.14 The Sustainability Appraisal
is available to view here
www.southglos.gov.uk/
newlocalplanfeb2018
1.15 To provide one source
of potential sites for future
development the council is
required to undertake a Call for
Sites. This enables landowners to
promote sites for a range of uses
for the council to consider when
preparing the Local Plan and could
also support the preparation of its
Brownfield Register. Information
about the SGLP Call for Sites
to date is available here www.
southglos.gov.uk/callforsites and
this consultation provides a further
opportunity to submit sites for
consideration. The inclusion of a
site on the Call for Sites register
does not infer that the council in
any way supports the development
of that site.

Planning for our future
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Setting the scene - South Gloucestershire today
1.16 South Gloucestershire is situated within the West of England and
covers an area of 497 square kilometres. It lies immediately to the north
and east of the City of Bristol. It has close links with Bristol and as well
as links west into South Wales, north into Gloucestershire and east
into Wiltshire. South Gloucestershire shares boundaries with Bristol
City, Bath & North East Somerset, Stroud District, Wiltshire Council and
Cotswold District. A significant proportion of South Gloucestershire
is covered by the Bristol and Bath Green Belt which surrounds and
separates Bristol and Bath and the Cotswolds Area of Outstanding
Natural Beauty.

Planning for our future
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Map 1 - Setting the Scene
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Population and Housing
1.17 South Gloucestershire has
a population of 277,600. The
settlement pattern is characterised
by urban development within
the northern and eastern fringes
of Bristol, and a large rural area
containing the market towns
of Yate/Chipping Sodbury and
Thornbury and over 30 villages.
Around 60% of the population live
within the urban area, 19% in the
market towns and 21% within the
villages and rural areas.
1.18 South Gloucestershire
has seen substantial levels of
development over the past half
century as the population has
grown by 31,600 in the last 15
years and 55,500 in the last 25.
The heart of recent and planned
growth has been large scale new
neighbourhoods on greenfield
land south and east of the M4/
M5 and to the east of the urban
area at Emersons Green. The
two market towns have also seen
significant new development,
either built or planned, relative
to their size. Development in
the rural areas has been limited,
infilling, but there has been
some unplanned speculative
development in villages outside
the Green Belt in recent years.
The urban areas have also seen
infilling and redevelopment of
brownfield sites.
1.19 The population structure
reflects national trends with a
rapidly ageing population. The
total population is rising, reflecting
the economic strength and
environmental attractiveness of
South Gloucestershire.

1.20 Overall health in South
Gloucestershire is good and
improving, and life expectancy is
higher than the national average.
The level of deprivation in South
Gloucestershire is generally
very low, however pockets of
deprivation do exist. Those living
in deprived areas experience
poorer health and there is a
difference in life expectancy
between the most and least
affluent areas. New development
that achieves a good balance
of uses, is well designed and
incorporates opportunities for
green infrastructure, provides
an opportunity to improve
public health and wellbeing and
addresses health inequalities.
Local Economy
1.21 The proportion of the
population in employment is higher
than the national average (80.1% as
opposed to 74.4%) which reflects
the strong economy of South
Gloucestershire and the West of
England. However, the economic
benefits have not reached all
sections of the district. There are
concentrations of higher rates
of multiple deprivation in some
urban areas (notably Staple Hill,
Kingswood and Patchway) but
there are also issues in rural areas.
Some parts of the district have
relatively low access to higher level
job opportunities and relatively low
education and skills attainment.

Planning for our future
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1.22 The area benefits from a
prosperous and diverse economy.
The service sector provides the
majority of jobs in the area (around
80% of working residents) but the
number of jobs in manufacturing
is also higher than average as
the aerospace industry is a major
employer. South Gloucestershire
contains three designated
Enterprise Areas, Emersons
Green, Filton and Severnside,
which are significant generators of
employment opportunities.
1.23 The Mall at Cribbs Causeway
provides the largest concentration
of shopping and leisure facilities
in the district. Further retail
opportunities are provided in a
range of town and local centres,
as well as retail parks, Yate town
centre being the most significant
of these.
Infrastructure and Services
1.24 The substantial levels of new
development over the past half
century have not been matched
by provision of essential physical
and social infrastructure. There are
issues to do with the quality and
quantity of open spaces, sport and
recreation facilities in some parts
of the area.

Travel Accessibility
1.25 South Gloucestershire
has very good strategic road/
motorway links including the east/
west M4 (including M48 and M49
spurs to the Severn crossings to/
from Wales), north/south M5 as
well as the M32 leading to/from
central Bristol, all of which connect
with a network of locally strategic
A roads.
1.26 Mainline railways also provide
strategic links north, south, east
and west with Parkway station,
the most prominent railway station
in South Gloucestershire located
at the rail intersection in Stoke
Gifford. Mainline services are
complemented by a network of
bus and suburban rail services,
and will be enhanced by the
forthcoming MetroBus and
MetroWest initiatives.
1.27 South Gloucestershire has
an evolving strategic cycling
network with significant stretches
of off-road cycling concentrating
on key destinations around the
north and east fringes of Bristol
and connecting with national
and neighbouring authority cycle
routes. Market towns and villages
are less well served by cycling
infrastructure where signed routes
are generally via low trafficked
lanes and localised improvements.
1.28 Levels of car ownership
and commuting are high and
congestion hotspots are a
significant problem on strategic
and urban roads. Investment in
transport infrastructure has been
insufficient to provide for the
growing economy.
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Environment
1.29 Much of the eastern half of
the District falls into the Cotswold
Area of Outstanding Natural
Beauty (AONB). The western half
of the district, characterised by the
low lying landscape of the Severn
Vale, is bounded by the Severn
Estuary which contains important,
internationally designated sites for
nature conservation and includes
extensive areas of land liable to
flooding.
1.30 South Gloucestershire has
a rich natural environment and
a range of ecological assets.
Relics of historic settlements and
the industrial past texture the
landscape. A varied heritage of
historic buildings, settlements,
parks and gardens, and
archaeological features make
an important contribution to the
character of the area.

Key issues and objectives
for the plan
1.32 We have looked at the key
issues which are facing South
Gloucestershire then at what
the new Local Plan could do to
tackle these issues. Some are
major, society wide trends driving
change in our built environment
such as the ageing population,
digital revolution, climate change,
and changes in shopping and
employment practices. Others
are particular issues facing South
Gloucestershire and the West
of England including addressing
congestion, high economic and
population growth and housing
affordability issues. The key issues
and priorities for the plan are set
out in below.

1.31 Air quality problems have
been identified in parts of Staple
Hill, Warmley - Kingswood and
at Cribbs Causeway. As a result,
these areas have been declared
air quality management areas.

Planning for our future
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Population and housing
Key Issues

Priority for the new Local Plan

Major demographic and housing trends
are affecting our area. Key issues now
and for the future are:

The JSP has identified how much new
housing is required to meet the needs of
our area up to 2036 and broadly where
this should go. The priority for the SGLP is
to identify land for new housing to meet
the housing requirement set out in the
JSP, addressing the affordability crisis and
meeting the needs of all our communities
by identifying and allocating a range of
sites for housing including:

♦	Overall

growth in our population;

♦	Ageing

population - more older people
in relation to the total population;

♦	Significant

issues of affordability and
need for affordable housing due to the
relative cost of housing in comparison
with average earnings in this area;

♦	Need

for a wider range of housing
types and sizes to cater for all sections
of the community;

♦	Issues

of inequality due to some
areas performing better than others
across the district including health and
wellbeing; and

♦	Need

to provide for housing need
arising from the construction phase of
the Oldbury New Nuclear Build.

♦	A

range of housing types and tenures
to meet the changing economic
and demographic profile of our
communities, including housing for
older people and those with special
housing needs;

♦	Diversity

of delivery models including
self-build to ensure maximum delivery
by a range of providers;

♦	Affordable

Housing delivery;

♦	Achieving

regeneration and enhancing
the status of our town centres through
increasing housing and employment
mix, and the densification of parts of
our urban areas/town centres; and

♦	Develop

design and place making
principles which maximise benefits to
public health and wellbeing.
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Local economy
Key Issues

Priority for the new Local Plan

Our area benefits from a diverse and
successful economy but key issues now
and for the future are:

The JSP has set a challenging growth
agenda which our plan must proactively
address by:

♦	The

♦	Embracing

high economic growth aspirations
for the West of England to ensure
continuing prosperity for our
communities and businesses;

♦	Meeting the longer term needs of

existing and new businesses including
key sectors and business clusters such
as the aerospace industry, Science Park,
Oldbury New Nuclear Build and the
University of the West of England (UWE);

♦	The

need to ensure access to a range
of employment opportunities for all our
communities to reduce inequality;

♦	Issues

with skill shortages in some
sectors;

♦	Skills attainment and the ‘right jobs’

to increase household incomes and
aspirations;

♦	The uncertain impact of a rapidly

the growth agenda by
providing sufficient employment land
to meet the needs of our businesses
including Enterprise Areas, mixed use
sites and town centre regeneration;

♦	Delivering

a range of job opportunities
accessible to all communities;

♦	Supporting

business clusters and
business ecosystems by providing for
the growth and development of local
businesses;

♦	Support

existing and new businesses
through the quality of public realm,
green infrastructure and accessibility/
transport infrastructure;

♦	Providing

for the identified, overall
retail growth requirements in suitable
locations and for the regeneration and
intensification of existing town centres.

changing economy including digital
economy and other new technological
trends;

♦	The

need to provide for the retail
services required by our growing
population, and to ensure the long
term health of our town centres.

Planning for our future
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Infrastructure and service provision
Key Issues

Priority for the new Local Plan

SGC has experienced high levels of
growth and a deficit in the provision
of infrastructure to support it.
This has resulted in pressure on
existing infrastructure which could
be exacerbated by proposed new
developments.

Use opportunities of new development
and other funding sources and partners
to ensure that appropriate infrastructure,
services and facilities are provided in a
timely way for the benefit of new and
existing communities including enhanced
green infrastructure.

Travel accessibility
Key Issues

Priority for the new Local Plan

South Gloucestershire’s position,
economic prosperity and historic
underinvestment in transport
improvements has resulted in:

Need to address congestion and
accessibility issues through a step
change in the quality of our transport
infrastructure, with the aim to provide
for a programme of significant
improvements to walking and cycling,
public transport road and rail services,
aligned to new development.

♦	Severe

congestion issues affecting
economic growth, air quality, public
health and quality of life;

♦	Pressure

from new developments on
existing transport infrastructure;

♦	Lack

of access to public transport
options including to centres of
employment from some communities;

♦	Issues

of accessibility from some areas
which exacerbates inequality across
our communities;

♦	A

need to provide for the specific
impact of the construction phase of the
Oldbury New Nuclear Build.
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Environment, climate change and flood risk
Key Issues

Priority for the new Local Plan

Pressures on our environment
include:

Address issues relating to the impact of
development and climate change by:

♦	Potential

♦	Preserving

impact of
development on landscape,
heritage, ecology assets and
ecosystems in the context
of past levels of growth and
the significant level of growth
identified in the JSP;

♦	The

need to reduce and
mitigate the impact of climate
change including target
reduction;

♦	Air

quality issues, from
increasing traffic and
congestion;

♦	Increased

risk of tidal and
fluvial flooding from the River
Severn, fluvial flooding from
river network including the
Frome and groundwater and
sewerage flooding as a result
of climate change;

and enhancing our valued historic
buildings, archaeology, landscapes, ecology, air
quality and ecosystems assets;

♦	Preserving

and providing enhanced green
infrastructure network and environmental assets
to deliver public health and wellbeing benefits,
and help to mitigate the effects of climate
change;

♦	Planning

to mitigate and adapt to the impacts of
climate change through building design, green
infrastructure and location of new development;

♦	Ensuring

that long term climate resilience has
been taken into account in the location and
design of new development, and to increase
resilience of the water environment to tidal,
fluvial, groundwater and surface water flooding
through a catchment wide basis to achieve
more holistic outcomes focused on multi-benefit
projects across our administrative boundaries.

♦	Potential

to increase risk of
flooding as a result of major
new developments.

Planning for our future
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Part
2

 ew Local Plan Strategy
N
for Development

2.1 South Gloucestershire has
seen considerable growth and
job creation in the past decades
making a significant contribution
to the growth and prosperity of
the West of England. This growth
has been concentrated in large
new suburban neighbourhoods
and areas of employment in the
north fringe of Bristol around the
junction of the M4/M5, and at the
market towns of Yate/Chipping
Sodbury and Thornbury. However,
this pattern of growth has lacked
diversity, and the benefits of
investment associated with growth
has not been shared across all our
communities. A continuation of this
pattern of development growth
alone will not achieve the amount
or quality of development that is
required to meet our objectives
for the District.
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2.2 As set out in para 1.5 above,
we have been working with the
West of England authorities to
produce a Joint Spatial Plan (JSP).
This has been developed through
extensive public consultation and
will set out the overall number of
homes and jobs required in the
West of England to 2036. The
JSP will identify the total minimum
number of homes and land for
employment required for South
Gloucestershire, as well as a broad
strategy for where they should
be located. Our plan will need to
deliver this development and add
detail, including the new services,
facilities, transport and other
infrastructure that will be needed to
support this development.

Planning for our future
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Map 2 - Proposed Spatial Strategy for South Gloucestershire
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For illustrative purposes only – details on this map do not represent the size or specific position of any future growth or that planning consent will be granted.
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2.3 The number of homes for
the West of England in the JSP
Publication Plan November
2017 is 105,500 and the South
Gloucestershire component of
this is 32,500. The JSP strategy is
to provide for new development
of jobs and homes in a range
of different places. The JSP
approach to new development in
South Gloucestershire is therefore
made up of 4 elements:
1.	Completion of the
developments planned in our
core strategy. These include
the large new neighbourhoods
at Patchway/Cribbs Causeway,
Harry Stoke, Emersons Green,
North Yate and Thornbury and
the major employment location
at Severnside;
2. New approach to urban
living - to maximise the use
of brownfield land within our
urban areas for both residential
and employment uses;
3. Strategic Development
Locations - additional
large scale development
at 5 locations in Charfield,
Thornbury, Yate, Coalpit Heath
and a new garden village at
Buckover; and
4. Non-strategic development smaller scale development in
our rural areas.
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2.4 Only a combination of these
elements will deliver the scale
of development we need and
provide investment and choice
across all our communities. The
JSP approach to each of these
elements is summarised below.
Core Strategy Developments
2.5 A key element of the South
Gloucestershire Core Strategy
(2006) was to plan for large scale
new neighbourhoods on the edge
of the north and east fringes of
Bristol at Cribbs Causeway, Harry
Stoke and Emersons Green East,
and at the market towns of Yate
and Thornbury. In addition, the
Severnside area is identified for
strategic employment growth.
These developments are now
at various stages in the process
of delivery. Development on
the ground is well underway at
Emersons Green and at Patchway,
whilst Harry Stoke, North Yate
and the Cribbs/Filton Airfield new
neighbourhoods are at a very
advanced stage of planning.
The first element of our
new SGLP strategy for
development is therefore
to continue to deliver these
strategic developments along
with developments that are
consented and which form
part of the Core Strategy build
out. The JSP has identified
that the build out of existing
planned development in South
Gloucestershire will deliver
22,300 new homes as well
as new employment land and
supporting infrastructure.
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Urban Living

Strategic Development Locations

2.6 Public consultation on the
JSP strategy for development
identified a clear preference
for maximising development
of brownfield land in existing
urban areas to minimise building
required on greenfield sites, make
the best use of existing transport
opportunities and provide better
opportunities for urban living.
The council has commissioned a
major study into how to enable
our urban areas to reach their
full potential and status5. This
evidence has identified the
opportunity for a new approach
to our urban areas which will
potentially increase the delivery of
houses and jobs from brownfield
sites, as well as the planned new
development at Filton airfield,
over and above what is currently
planned in the Core Strategy.

2.7 In addition to the above
there is still a need to plan
for larger scale housing and
employment development in new
neighbourhoods at greenfield
locations. The JSP has considered
potential locations for where
this type of growth might be
accommodated, so as to achieve
the best access to existing or
improved transport corridors and
support existing or new services
and facilities.

The second element of our
new SGLP strategy, therefore,
strengthens our town centres,
provides more homes and jobs
and enables investment in
better public realm and green
spaces, public transport and
other community infrastructure.
The JSP has identified that
this new approach to urban
living will deliver a minimum of
2,900 additional homes as well
as employment opportunities
in the urban areas of South
Gloucestershire.

The third element of our new
SGLP strategy is therefore
the delivery of the five new
larger scale developments at
Yate, Charfield, Thornbury and
Coalpit Heath as well as a new
garden village at Buckover as
identified in the JSP. The JSP
has identified that these new
larger scale developments
will deliver a minimum of
6,000 new homes (within the
plan period) as well as new
employment opportunities.
The JSP also proposes an
additional contingency of
1,000 new homes south of
Chipping Sodbury which,
only if required, will be
considered for release through
the process of 5 yearly Plan
reviews from adoption.

Planning for our future
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Non-Strategic Development in the rest of South Gloucestershire
2.8 The rural areas in the rest of
South Gloucestershire have not
had any planned new housing,
over and above infill within
existing settlement boundaries,
for many years. However, the JSP
has identified the need for an
additional element of smaller scale
development which will require us
to reconsider this approach. This
will provide increased choice of
new homes and support existing
and new services and facilities to
help our communities thrive.
The fourth element of our new
SGLP strategy is to identify where
new small scale development
should be delivered in our rural
areas. The JSP has identified
a need for 1,300 new homes
in the rural areas of South
Gloucestershire. The JSP also
proposes a potential additional
contingency of 500 new homes
which, only if required, will be
considered for release through
the process of 5 yearly Plan
reviews from adoption.
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2.9 In summary the proposed new
SGLP spatial strategy will deliver
the 32,500 homes required for
this area up to 2036 as set out in
the JSP by:
♦	Building

out existing planned
development from the Core
Strategy;

♦	Maximising

the potential to
use brownfield land in our
main urban areas through
more intensive infilling and
regeneration;

♦	Large

scale developments
in places across the district,
making best use of transport
corridors and existing and
new services and facilities and
employment opportunities; and

♦	Delivering

smaller scale
development across the rural
areas.
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What are the benefits of the JSP Spatial Strategy for
South Gloucestershire?
We consider that this new spatial strategy for meeting the challenging
new housing and employment requirements identified in the JSP has
considerable benefit. Without an approach which identifies a range of
different locations and scales of development across all parts of the
district, we would not be able to achieve the target to meet the need
for new homes. The proposed locational strategy:
♦	Responds to the challenge of the

growth requirements for this area;

♦	Promotes

inclusive growth,
helping to reduce inequality
across our communities and
restore the status of many
places;

♦	Increases

the choice of homes
and jobs for people in a range
of locations and scales across
the district;

♦	Makes

best use of new
and potential transport
corridors and enables major
enhancements of public
transport; and

♦	Provides

for different
developers; from volume
housebuilders to small and
medium sized firms and selfbuild, supporting the local
economy and helping to
ensure the delivery of the
amount of homes needed.

2.10 We consider that the final version of the new SGLP will have a
vision for each of the areas where the plan indicates that there will
be more than ‘business as usual’ change: encompassing existing
communities as well as planned new development. At this stage we
envisage these to be:
♦

 orth Fringe Cluster
N
- Patchway, Filton Airfield,
Harry Stoke, Stoke Gifford;

♦	
The

Science Park and
Emersons Green;

♦	
Thornbury,

Buckover, and
Charfield in the north of the
district;

♦	
Yate,

Chipping Sodbury and
Coalpit Heath.

♦	
The

East Fringe Urban Centres
- Staple Hill, Kingswood and
Hanham;

Planning for our future
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2.11 We propose that these will set
out long term visions for change,
have supporting site allocations
where appropriate, and identify
the required new infrastructure
for each area. Where appropriate
this will take account of other
programmes, such as the ‘One
Public Estate’ programme. At
this stage the ‘One Public Estate’
programme includes public assets
in Thornbury and may be extended
to other settlements and locations
in South Gloucestershire. Other
significant change may also take
place in the rural areas and we will
consider what detail the allocation
policies will need to provide.
2.12 At this stage we want to
consult you on the three key
elements of the proposed
new strategy for development
where a change of approach is
required in the SGLP, compared
with the approach in the Core
Strategy. The following sections
therefore set out in more detail
the proposed approach to urban
living, strategic development
locations identified in the JSP and
smaller scale development in the
rest of South Gloucestershire, and
seek your views on them.
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Community Infrastructure Levy
(CIL)
2.13 CIL is a charge levied
on new development to help
deliver infrastructure. South
Gloucestershire became a
charging authority on 1 August
2015. Details can be found at
www.southglos.gov.uk/cil
2.14 A charging authority should
be able to explain how their
proposed levy rate or rates
will contribute towards the
implementation of the Local Plan
and support development across
their area. The council intends to
review its CIL rates alongside the
Local Plan process in accordance
with the CIL regulations 2010
(as amended). Any Government
changes to how CIL is prepared
and administered will be taken
into account as part of preparing
any required up date to the
council’s CIL going forward.
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New Approach to Urban Living
The Joint Spatial Plan (JSP) has identified that 2,900 homes as well
as employment opportunities will be delivered within the urban
areas of South Gloucestershire up to 2036.
2.15 The main urban areas of South Gloucestershire cover the north
and east fringes of Bristol in an arc stretching from Cribbs Causeway
in the north-west through to Hanham in the south east. There are
opportunities to improve and restore the status and performance of
these areas. In addition, the free-standing town of Yate is at a critical
point in defining its future status.
2.16 These main urban areas
and Yate are largely suburban
in character having developed
during the last century around
existing historic centres. This gives
the different urban communities
a sense of history, place and
identity. There are a series of
retail centres which range from
out-of-town shopping areas to
the traditional high streets. These
areas are heavily reliant on the car
(with high ownership and use) and
there are significant issues with
poor air quality and congestion
affecting health, quality of life
and prosperity. Employment
provision ranges from the major
clusters of education, defence,
retail, engineering and technical
employment in Cribbs/Patchway/
Filton and the Science Park, to
smaller scale manufacturing, retail
and distribution employment in
Yate and the communities of the
East Fringe.

2.17 The past approach to
planning for growth within these
existing built up areas has
been to encourage infill and
redevelopment in a way which has
generally reflected the existing
character of the area, alongside
protecting environmental and
heritage assets, green spaces,
sport and recreation and
community facilities. Land has
been safeguarded to provide
space which meets the needs
of key employment sectors and
for a range of smaller business.
However, in some locations the
traditional employment base has
been lost, replaced more often
than not with infill residential
development, isolating some
communities from jobs and
reinforcing growth reliant on
complex patterns of commuting,
which has run ahead of available
investment in transportation
infrastructure.

Planning for our future
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Why is a change of approach needed?
2.18 The characteristics of SGC urban areas in combination with significant
national trends, for example the demographic and employment changes
set out above (paragraphs 1.17-1.23) have resulted in issues and priorities for
change which the SGLP must address:
♦	The

decline in the historic status of a number of older communities,
evidenced by underperformance in terms of economic activity and
quality of life, where places, including some of our high streets and
town centres, are not meeting the needs of their communities;

♦	High

car use and limited public transport options to employment
areas and other services are leading to increasing pressure on the
transport network and significant problems with community isolation,
congestion and poor air quality;

♦	There

are some underused employment areas particularly in more
mature urban areas;

♦	There

is continuing pressure on housing demand leading to high
prices and affordability issues for local people and therefore a
significant need for new homes;

♦	There

are some underused, poorly connected/maintained green
spaces and on going issues to protect or improve the network of
street trees and potential tree canopy cover which has affected the
quality and character of our urban areas as well as air quality, health
and wellbeing.
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Our proposed new approach
2.19 In the context of high growth ambitions and requirements in the JSP to
maximise brownfield development to create more homes and jobs, as well
as the evidence provided in the South Gloucestershire Urban Localities:
Review of Potential (Nash Partnership), we have identified the potential to
improve and restore the status and performance of the urban areas. Our
aim, therefore, is to provide more homes, improve quality of life, provide
employment opportunities and make better use of employment sites,
develop a coherent and linked green infrastructure network and improve
tree canopy cover. If we continue with “business as usual” in terms of our
planning policies we will not achieve these objectives.
2.20 It must be recognised that
much of the development in
the urban areas is fixed for the
foreseeable future as a result
of existing uses and occupiers,
and in some areas the relative
newness of developments.
However, we consider that there
are still opportunities for a change
in approach which could make
a significant impact. Bringing a
greater sense of identity, a more
productive use of land and making
the urban areas more attractive as
places of choice for lifestyle and
business development. Urban areas
which are able to adapt tend to be
dynamic and characterful places
that people want to live, work and
invest in, and which consequently
best prosper over the long term.
2.21 We recognise that Bristol City
Centre will continue as the primary
focus of the greater Bristol urban
area and that a concentration of
central types of economic activity
is always likely to remain there.
However, the approach in our area
will be for a network of stronger
complementary local centres.
These local centres could be
substantial in scale, be a focus for
economic activity and capable of
supporting most of the urban living
needs of the local residents.

2.22 The council considers
the following areas as offering
the opportunity for a change in
approach:
♦	
North

Fringe Cluster - This
includes Cribbs Causeway,
Patchway, Filton Airfield,
Harry Stoke and Stoke Gifford;

♦	
The

Science Park and
Emersons Green - This includes
the Bristol & Bath Science Park
and Emersons Green town centre;

♦	
East

Fringe Urban Centres
- This includes Staple Hill,
Kingswood and Hanham; and

♦

Yate.

More detail on these areas is set
out in the next section.

Planning for our future
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What is likely to change as a result of our new approach to urban areas?
2.23 In practical terms this new approach would potentially result in a
number of key physical changes to the urban areas:
♦	More and higher density building

around town centres, including
higher buildings, building on
“back land” and building above
shops and offices;

♦	A

greater mix of more retail,
employment, services, homes
and community uses in town
centres;

♦	A

greater variety of homes
by introducing more flats and
smaller homes, private rented
and affordable homes to
complement existing stock;
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♦	Redevelopment

of underused
land and buildings to enhance
existing employment sites, as
well as some changes of use
from land which is currently
safeguarded for businesses
uses to mixed use or just
residential use;

♦	Safeguarding,

celebrating and
repurposing historic assets; and

♦	Changes

to public realm, green
spaces, community services
and facilities, parking and all
forms of transport to cater for
increased demand.
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What are the advantages of this approach?
2.24 We consider that our new approach to the urban areas will bring a
number of advantages:
♦	Delivering

a proportion of the
additional homes we need
to meet the JSP housing
requirements, reducing the need
for even greater use of greenfield
land. Providing greater locational
and lifestyle choice across all
parts of the district;

♦	Reducing

♦	Creating

♦	Helping

high streets and town
centres that don’t solely rely
on retail, but offer a variety of
services and facilities where
people can meet and in doing
so achieve the critical mass to
support better public transport
networks;

♦	Enabling

more diverse,
resilient and sustainable urban
communities by increasing the
supply and choice of homes
and employment which are
better related to each other.
New types of housing, such
as those built specifically
for private rent, community
co-housing and custom
build homes have a role in
diversifying the homes available
and improving quality, as well as
creating new opportunities for
delivery and funding;

the need for travel
which in turn can reduce
congestion on transport routes
to Bristol City Centre and
other centres of employment.
Achieving major improvements
in public transport and provision
for walking and cycling;
to diversify local
economies and long term
economic prosperity through
providing an appropriate range
of business premises and
revitalised employment areas,
enabling ideas to be generated,
tested, developed and turned
into services and products;

♦	Investing

in the recreational
use and biodiversity value of
green space and water which is
important for people’s wellbeing
and the attractiveness of an
area, as well as addressing the
impacts of climate change; and

♦	Strengthening

the historic and
future identity and status of our
different communities.
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What are the challenges of this approach?
2.25 The new emphasis on delivering development at higher densities
and intensity will increase the number of residents and workers in the
existing urban areas, but could potentially create negative impacts
which will need to be addressed through policies in the plan. These
could include:
♦	Increased

disruption to existing
communities;

♦	The

need to support a cultural
change in order to support
delivery;

♦	Increased

demand on green
spaces, biodiversity and wildlife
habitats;

♦	Increased

pressure on the
quality of the environment and
public realm;

♦	Increased

pressure on public
transport and roads, including
potential to exacerbate air
quality issues;
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♦	Achieving

development and
areas which promote active
and healthy lifestyles, and
helps support work to address
existing health issues;

♦	Pressure

on community services
and facilities including schools
and health facilities;

♦	Pressure

on existing business
land and premises; and

♦	Problems

relating to on street
car parking.
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Our focus going forward
2.26 To achieve a new vision of urban living will require a shift in future
residents’ and workers’ expectations and different delivery models to
focus on creating urban density, structure and character in appropriate
parts of the district. This will require strong leadership to articulate bold
ambitions and coordinate the actions of those who can play a part in
delivery including, potentially, new public investment. To implement
this new approach to our urban areas, we need to develop planning
policies which would achieve the potential benefits and address and
mitigate any negative impacts. These could include:
♦	Prioritising areas which are

♦	Identifying

♦	Identifying opportunities for

♦	Different parking and open space

capable of change by identifying
town centre regeneration areas
in some of our existing centres
with a boundary and masterplan;
investment in our historic assets,
public realm, green spaces and
our urban tree stock so existing
assets and new green spaces,
streets and transport routes
become more pleasant places to
be and to encourage economic
investment in walking and cycling;

♦	Identifying

key sites for change
through redevelopment and
reuse within and outside town
centres - there could be better
use of existing employment
sites so that these would be
re-designated for mixed use,
new business premises and
also homes. On some sites
this may be total change from
employment to homes;

the community
services and facilities which
would be required to support
development and how these
would be delivered;
(public and private) standards for
parts of our urban areas;

♦	Identifying

key transport
infrastructure opportunities for
investment in a better public
transport, walking and cycling
offer, and ensure delivery of this
investment;

♦	Exploring

policy options and
other mechanisms to support
delivery; and

♦	Place

making which encourages
active and healthy lifestyles.

 Question 1

New Approach to Urban Living
1.	What are your views on our intended policy approach to achieving
the urban living element of the Joint Spatial Plan (JSP) strategy?
(To help answer this question, see section 2.26)
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Urban Localities
 Opportunities and Challenges
2.27 Having established the importance of why we want to restore

Wales
the status and performance of our urban areas, in the section below

G

we have set out the specific issues and opportunities which we have
identified in the different parts of our urban areas.Thornbury
2.28 The geographical focus for achieving the new approach to urban
living is based around the following localities. Each of the localitiesM5
have
their own character and offer specific challenges in order to achieve
the opportunities.
M48

 North Fringe M4
Cluster
This includes Cribbs Causeway, Patchway, Filton Airfield,
Harry Stoke and Stoke Gifford
M49

M4

M5

Patchway
Cribbs Causeway
Filton

Harry
Stoke

M4

M32
For illustrative purposes only – details on this map do not represent the size or specific position of any future growth or that planning consent will be granted.

Summary
The opportunities for change
in this area are focused on the former Filton Airfield,
Bristol
Patchway, Stoke Gifford and Harry Stoke. Through a number of site opportunities there
exists potential to significantly improve the identity of the locality, maximise the use of
A4174
land
and enhance connectivity across the area. This includes the
potential to consider
North
Hanham
significantly
increasing
the
number
of
new
homes
to
be
built
at
the
former Filton Airfield
Somerset
and surrounding sites which form the Cribbs Patchway New Neighbourhood. This potential
increase is in addition to the number of new homes allocated in the Core Strategy.

Bath and North East
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♦

Cribbs Causeway, Patchway and Filton Airfield

This area has grown considerably over the past 50-60 years and includes older
residential neighbourhoods, the Cribbs Causeway regional shopping centre, significant areas
of industry and the now disused Filton Airfield. A high proportion of the local residents work
in routine and semi-routine occupations (Source: 2011 Census). The area has developed into
a car orientated environment, with extensive car parks, wide highways and large scale “shed”
type buildings for businesses.
Average life expectancy in Patchway is similar to South Gloucestershire but there are
higher rates of early death from preventable diseases, such as cardiovascular disease.
Patchway also has higher rates of excess weight among children in the final year of
primary school than South Gloucestershire as a whole.
 Key opportunities

Cribbs Causeway, Patchway and Filton Airfield

♦	Patchway

offers the opportunity to enhance the quality of living, services and
facilities currently present in the long-established communities, and also planned
redevelopment of the airfield. Higher density development, and further growth
beyond that currently planned at Cribbs Patchway New Neighbourhood could enable
a greater range of social, entertainment, leisure, employment development and public
realm improvements.

♦	The

existing inefficient use of land means that a smaller scale and wider mix of uses
could be introduced with new cycleways and highway trees, to create new ‘streets’,
places and public spaces.

♦	The

council is investigating how it can play a positive role in widening the ways in
which new development is delivered and encouraging a mix of potential developers.
This could involve land assembly, the use of its own land assets within the area,
facilitating the involvement of local businesses, and/ or directly delivering development
through a wholly-owned company or joint venture partnership with private sector
developers. The council is keen to hear from developers with an interest in
alternative models of delivery, such as the Build to Rent/private rental sector.

♦	Existing

road space could be re-allocated for other forms of sustainable transport
and uses.

Planning for our future
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 Key challenges

Cribbs Causeway, Patchway and Filton Airfield

♦	How to support the aspirations of the owners of the airfield to deliver higher density

whilst improving the quality of development, and successfully integrating new
development with Cribbs Causeway. This approach could also be applied to other
new development in the area.

♦	Improving connections between land uses and communities. This includes addressing

the key connection with Harry Stoke by seeking to overcome severance caused by
the railway line through new development and crossings.

♦	Recognising the expanding transport, community and cultural assets of Patchway and

responding to these with appropriately designed new developments. For example,
reduced residential car parking on some developments in recognition of the good
public transport and walking and cycling opportunities available. However, to deal with
reduced residents’ car parking there is a need to investigate new approaches to onstreet parking management and the provision for visitors, to avoid congested streets
and lack of access for service vehicles.

♦	Making

efficient use of land in order to provide new, high quality homes close to a
range of employment opportunities by seeking to change low density brownfield
sites to higher density, higher performing sites.

♦	To

achieve the delivery of a heat network in this area.
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♦

Harry Stoke/Stoke Gifford

Most of Harry Stoke has developed over recent decades. It contains significant assets,
including Bristol Parkway Station, the Ministry of Defence establishment and the
University of the West of England.
Residents in the area have higher qualifications levels than all of the other urban
localities (except for Emersons Green) and a corresponding higher proportion of
people working in higher and lower managerial and professional occupations (Source:
2011 Census). The character of this area is defined by the A4174 ring road and campus
style commercial and educational developments, which consist of large scale buildings
surrounded by extensive car parks and informally landscaped spaces.
The area has a relatively large proportion of 35-59 year olds and a relatively small
proportion of older people. Rates of deprivation are below the local authority average and life
expectancy is in line with the average.
 Key opportunities

Harry Stoke/Stoke Gifford

♦	Despite

its significant assets, Harry Stoke currently lacks any real sense of place and
a focussed centre. The opportunity for the future is to develop a stronger sense of
place, character, scale and better integration across the area.

♦	Building

on the designation of the Sainsbury’s, former B&Q and surrounding land
as the new Stoke Gifford centre, there is potential for significant new development to
create a stronger identity for the area and serve residents and businesses.

♦	Highly

valuable infrastructure (e.g. Parkway Station and good road links) and a critical
mass of good quality employment.

♦	The

existing industrial estates are likely to present opportunities for higher density
development for potentially a mix of uses in the longer term.

♦	Potential

to use new development sites to improve connections with Patchway and
Filton Airfield.

♦	The council is investigating how it can play a positive role in widening the ways in

which new development is delivered and encouraging a mix of potential developers.
This could involve land assembly, the use of its own land assets within the area,
facilitating the involvement of local businesses, and/ or directly delivering development
through a wholly-owned company or joint venture partnership with private sector
developers. The council is keen to hear from developers with an interest in alternative
models of delivery, such as the Build to Rent/private rental sector.
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 Key challenges

Harry Stoke/Stoke Gifford

♦	Harry

Stoke and Stoke Gifford contain the ingredients to make it a successful and
thriving part of the urban area and, in many ways, it is. However, it is also an area
that lacks a clear sense of place, with large land holdings laid out as self-contained
establishments for institutions and businesses, within a broader setting that is
dominated by roads and cars.

♦	The

need to maintain the momentum of recent investment in both facilities and
housing stock, which has begun to boost the identity of the place in recent years.

♦	The

need to build upon the existing major assets to create a central focus or heart
for public life and identity.

♦	The

need to put in place policies that enable a stronger sense of townscape and
active streets and better integrate the different elements of the locality through new
high quality, taller and more dense forms of development, supported by improved
landscaping, walking, cycling facilities and enhanced public transport connections to
central Bristol and the wider South Gloucestershire area.

♦	The

need to provide a logic to the connections within and outside of the locality.

♦	To achieve the delivery of a heat network at the University of the West of England (UWE)

extended to the wider area.
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M4

 The Science Park and Emersons Green
This includes the Bristol & Bath Science Park and
Emersons Green Town Centre
M4

M49

Yate

A46

M5

M4

Wiltshire

The Science Park
and Emersons Green

M32

Bristol
North
Somerset

A4174
For illustrative purposes only – details on this map do not represent the size or specific position of any future growth or that planning consent will be granted.

Summary
The Science Park is unlikely to provide for additional residential development,
however, it will increasingly have a role in providing employment opportunities in
South Gloucestershire, including the residents of the new
‘Strategic
Development
Bath
and North
East Somerset
Locations’ (SDLs) at Coalpit Heath and Yate. It has the potential to create and enhance
its relationship with feeder employment units located in the north and east, and
new developments within the SDLs. Opportunities will be investigated to enhance
connectivity from the Science Park to Emersons Green Town Centre, as will further
opportunities for residential development in the town centre.
♦

The Science Park and Emersons Green

The expansion of Emersons Green around the original settlement is relatively recent and
includes the Bristol & Bath Science Park. Residents here have higher qualification levels
and a higher proportion work in managerial and professional roles compared to the
other urban localities (Source 2011 Census). Emersons Green has relatively low levels of
deprivation. Health is in line with, or better than South Gloucestershire averages.
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 Key opportunities

The Science Park and Emersons Green

♦	The Science Park is becoming a very significant centre of employment.
♦	Taking

opportunities to make the most of the Science Park and enhance the sense
of place through introducing complementary leisure, retail and hotel uses is an
important objective for the future, particularly given the competition that will be
offered by planned new development in central Bristol.

♦	The

need to recognise and support the two way relationship this area will have
with other local employment areas, particularly in the East Fringe, as well as its
national role, to drive Research & Development and benefit the local, regional and
national economies.

♦	The council is investigating how it can play a positive role in widening the ways in

which new development is delivered and encouraging a mix of potential developers.
This could involve land assembly, the use of its own land assets within the area,
facilitating the involvement of local businesses, and/ or directly delivering development
through a wholly-owned company or joint venture partnership with private sector
developers. The council is keen to hear from developers with an interest in alternative
models of delivery, such as the Build to Rent/private rental sector.

♦	Utilising

the significant investment in public transport, existing Park and Ride and
future MetroBus route.

 Key challenges

The Science Park and Emersons Green

♦	There are limited options for change in this newly developed area but it could

positively respond to opportunities that arise in the future. This could include much
better use of the Science Park surroundings and land within and surrounding Emerson
Green Town Centre.

♦	Desire to recognise the national and local role of the Science Park, and

the future
relationship this flagship area can have with new employment opportunities at Coalpit
Heath and Yate, as well as other existing employment sites in the North and East
Fringes of Bristol.

♦	Review

of opportunities for small scale businesses/start-ups at the Science Park and/
or in nearby locations (e.g. Yate, Kingswood and Staple Hill).

♦	Increased

public transport, cycling and walking connections with existing
communities in the East Fringe, Downend, Staple Hill and Kingswood, from the
Science Park, to improve the life chances of local people, reduce inequalities and
reduce reliance on private cars.
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Bath and North East Somerset

Summary
The opportunities for change in this area are focused on: Hanham, Kingswood and
Staple Hill centres, along with other free standing sites. The focus for change in these
areas will be better use of the free standing sites and through regeneration zones
based around the existing centres, which will be used to celebrate their historic assets
and maximise their future identity and role.
♦

Staple Hill

Staple Hill grew following the development of the Bristol and Gloucester railway
which gave access to Bristol as the growth of local industry. Today its centre, around a
traditional High Street, is surrounded by suburban housing.
Staple Hill has a proportionally higher population of young people (0-4 years old) and
people over the age of 80 years old. The area has pockets of the highest levels of relative
deprivation in South Gloucestershire. Life expectancy in Staple Hill is very similar to the
authority average, however rates of death from preventable diseases are higher than
expected, and in particular early deaths from cardiovascular disease and cancer.
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 Key opportunities

Staple Hill

♦	Potential

to benefit from building on its sense of character and status as one of the
more traditional and historic urban centres, including the re-invigoration of the High
Street shopping area.

♦	There

are sites containing under-performing industrial and commercial uses.
These could provide potential for a more dynamic economy through enhancing the
employment sites offer, and redevelopment for mixed residential and employment uses.

♦	Staple

Hill is well located to capitalise on and associate itself with the Bristol to Bath
cycle path.

♦	The area is well located and connected in relation to accessing the Enterprise Area at

the Bristol and Bath Science Park, and this provides advantages that can help improve its
standing and attractiveness.

♦	The council is investigating how it can play a positive role in widening the ways in

which new development is delivered and encouraging a mix of potential developers.
This could involve land assembly, the use of its own land assets within the area,
facilitating the involvement of local businesses, and/ or directly delivering development
through a wholly-owned company or joint venture partnership with private sector
developers. The council is keen to hear from developers with an interest in alternative
models of delivery, such as the Build to Rent/private rental sector.
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 Key challenges

Staple Hill

♦	Staple

Hill’s future lies in building on the strong Victorian and industrial character,
to enhance its status, capitalising on the established and strong community and
locational assets, to increase life chances and address localised inequalities.

♦	Its

centre has a key role to play in this and the industrial and commercial sites
provide potential for a more dynamic local economy, supported by the connectivity
provided by the Bristol to Bath cycle path, A4174, public transport to central Bristol
and its closeness to the Bristol and Bath Science Park.

♦	There

is a significant degree of travel to work by bus and cycling. However,
improved public transport and a better sense of connection to the life of the wider
urban area and the opportunities that presents will be important to reach the
potential of the area.

♦	To

enhance the status and character of Staple Hill and help to address air quality
issues there is a need for improved green infrastructure links from the focal point of
Page Park along the high street through an enhanced network of street trees.

♦	Recognising

the transport connectivity, community and cultural assets of the locality
and responding to these with appropriately designed new developments. For
example, reduced residential car parking on some developments in recognition of
the good public transport, walking and cycling opportunities available. However,
to deal with reduced residents’ car parking there is a need to investigate new
approaches to on-street parking management and the provision for visitors, to avoid
congested streets and lack of access for service vehicles.
Key sites for change

Staple Hill

The following sites have been identified as providing opportunities to contribute towards
change in the area:
♦	Designating

parts of the High Street as a ‘regeneration zone’ to recognise the focus
for change in the area. Making better use of available land through higher density
development, offering new town centre units and mixture of uses on upper floors as
well as improvements to public areas.
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♦

Kingswood

Kingswood is a mature urban centre that developed around a manufacturing economy.
It retains a strong sense of local character and identity, although diluted through some
modern development in the centre. Its residential neighbourhoods are generally of a
suburban character. The 2011 Census reported that residents tend to have lower levels
of qualifications and work in lower level occupations, although a significant proportion
work in skilled trades. Compared to the rest of South Gloucestershire a higher
proportion of households experience some level of deprivation.
Kingswood has lower life expectancy than both the South Gloucestershire and
England averages. Rates of death from preventable diseases and early death from
cardiovascular disease are both higher than average. There are also high rates of
excess weight among primary school children.
 Key opportunities

Kingswood

♦	Kingswood has the potential to develop its town centre identity as a better place to live

and work, and to build on its sense of community identity and heritage. It has capacity for
change due to the potential for more efficient and effective use of sites, including vacant
backland plots, safeguarded employment land and other free standing sites.

♦	The

potential to use its heritage, as part of Kingswood Forest, to influence the future
‘greening’ of development site and an improved network of street trees to enhance
the status and character of Kingswood and help to address air quality issues.

♦	Potential

to improve access to and interpretation of groups of cultural and heritage
assets in Kingswood and Warmley relating to their non-conformist and industrial heritage.

♦	Capitalise

on the recent application to regenerate the rear of the Kings Chase
Shopping Centre, to attract more investment and regeneration into the High Street,
enhancing the quality of the area, improving the type of units in the town centre and
diversity of activity (restaurants, community and leisure uses).

♦	The council is investigating how it can play a positive role in widening the ways in

which new development is delivered and encouraging a mix of potential developers.
This could involve land assembly, the use of its own land assets within the area,
facilitating the involvement of local businesses, and/ or directly delivering development
through a wholly-owned company or joint venture partnership with private sector
developers. The council is keen to hear from developers with an interest in alternative
models of delivery, such as the Build to Rent/private rental sector.
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 Key challenges

Kingswood

♦	Creating

new public areas, delivering high quality new buildings and enhancing
connectivity between the High Street, the surrounding areas and the significant
green and historic spaces in the centre.

♦	Whilst

its sense of identity is important for the future, so too is its place in the wider
urban economy. Improved connections to the economic opportunities of central
Bristol, the North Fringe, the Bristol and Bath Science Park, Keynsham and Bath can
be part of Kingswood’s offer as a place to live and work to increase life chances and
address local inequalities.

♦	Whilst

the A4174 ‘ring-road’ is an asset, a more vibrant and confident Kingswood will
require a much better public transport connection to central Bristol if it is to present a
lifestyle offer which is attractive to a wider audience.

♦	Civic activity has formed, and continues to form, an important strand in the community

life of Kingswood. The intention is that this will continue, and the maintenance of this
role will therefore be a material issue in the setting of spatial policy.

♦	Despite

a relatively large amount of employment land, Kingswood may benefit from
developing its own distinctive economy, to offer a more varied and higher quality of
business premises, particularly for small and emerging businesses. This needs to
be supported by different housing offers and a stronger presentation of its heritage
assets to help build local identity.

♦	To

plan for and support the delivery of new hub for education and skills training to
improve access to employment for local people. Potential for partnership working
with the public sector, business and further/higher education sector to deliver an asset
which improves education, employment, life chances and links to wider Bristol.

♦	Kingswood

stands out amongst the urban areas of South Gloucestershire in the
scale of possible accumulation of brownfield sites with significant potential for
transformational change. But the investment case for capitalising on this has to be
built and linked with the wider urban economy. Its potential capacity for change is a
major asset.

♦	Recognising

the transport connectivity, community and cultural assets of the locality
and responding to these with appropriately designed new developments. For
example, reduced residential car parking on some developments in recognition of
the good public transport, walking and cycling opportunities available. However, to
deal with reduced residents’ car parking and avoid congested streets with a lack of
access for service vehicles, there is a need to investigate new approaches to onstreet parking management and the provision for visitors.
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Key sites for change

Kingswood

♦	Designating

part of the High Street as a ‘regeneration zone’ would recognise the
focus for change and identity in the area, making better use of available land,
offering new town centre units and a mixture of uses on upper floors.

♦	The

Douglas Road and Lucas Works protected employment site offers potential for
better use of space, new and enhanced business premises. This includes potential
for residential uses as part of a mix of uses.

♦	Whitfield

Tabernacle and Warmley gardens are both nationally important historic
sites which represent the importance of the area for the Methodism movement
and early industrial revolution. Both sites are at risk from decay. Achieving the
preservation of these sites and bringing them to a wider audience would help to
enhance the area and celebrate Kingswood’s unique identity. There is potential
to link these with groups of heritage and natural assets in both Kingswood and
Warmley to improve access, interpretation and appreciation of the areas’ heritage.

♦

Hanham

Hanham still retains a sense of village character within the urban area. It has the oldest
population profile amongst the urban localities and the highest level of housing that is
owned outright. Much of the housing stock is also under-occupied. The proportion of
people working in mid-level occupation categories is relatively high (Source: 2011 Census).
Hanham has higher life expectancy than average. Rates of early and preventable death
are generally similar or lower than South Gloucestershire as a whole.
 Key opportunities

Hanham

♦	Hanham

has an urban village character that is valued by residents. It is a popular
place to live and this is probably reflected in its older demographic with households
remaining in the area.

♦	In

the future, it can build on its qualities as an urban village by introducing a range
of different housing types, new business space and perhaps some small local
additional retail in the centre.

♦	No

significant traditional local employment but potential opportunities for
development which provides opportunity for smaller scale digital economic uses and
home working. Well provided with schools, public open and green space and sports
facilities, it is an aspirational place to live.

♦	The

council is investigating how it can play a positive role in widening the ways
in which new development is delivered and encouraging a mix of potential
developers. This could involve land assembly, the use of its own land assets within
the area, facilitating the involvement of local businesses, and/ or directly delivering
development through a wholly-owned company or joint venture partnership with
private sector developers. The council is keen to hear from developers with an
interest in new models of delivery, such as the Build to Rent/private rental sector.
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 Key challenges

Hanham

♦	Build

on its attributes by introducing new housing types, potentially including homes
for downsizing/rightsizing older households and apartments for younger people
seeking to take advantage of relative affordability and connections to employment
opportunities at Longwell Green, Emersons Green, Warmley, Keynsham and Bath, as
well as in central Bristol.

♦	Need

to deliver new employment space for small businesses, together with other
uses, potentially an element of small scale retail provision.

♦	Providing

good quality public space to strengthen the centre, would add dynamism
and help to enhance the attractiveness of Hanham as a place to live and invest in.

♦	Protecting

the area’s undeveloped open spaces and giving careful consideration as
to how any brownfield sites should be used to boost the vitality of the centre and the
contribution that development can make to quality of life.
Key sites for change

Hanham

♦	The

former Kleeneze site, which is now in the control of the Homes and
Communities Agency, offers great potential to address some of the issues by
bringing forward of an exemplar urban living development, which would benefit from
its closeness to the High Street.

NOW
OPEN
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Summary
Regeneration and development of Yate will require a “whole town” approach to
Bristol
planning for the future, which connects existing and new developments, including
the Strategic Development Location on the western edge of Yate. The focus for
A4174
change in Yate is through
a regeneration zone running from the railway station to the
shopping centre, and the western ‘gateway’ sites. The shopping centre will continue
to be the main retail area, with increased capacity, making best use of space available
and encouraging intensification of town centre uses (including commercial and
community uses) in this area.
♦

Yate

Bath and North East Somerset

Yate is linked to Bristol by the mainline railway and has grown significantly from the
1960s. Today it is a maturing town which provides a family living environment that has
been enhanced over recent years through new amenities, including a cinema.
The 2011 Census reported that qualification levels are generally relatively low and
this is reflected in a high proportion of people working in routine and semi-routine
jobs. Some areas of Yate have lower life expectancy than the South Gloucestershire
average and significantly higher rates of early death from preventable causes.
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 Key opportunities

Yate

♦	Yate

is at a critical point in defining its future. It has the potential to grow in status
as a town, appealing to households looking for closeness and connection to
employment opportunities whilst enjoying the lifestyle offered by a free-standing
town in a rural setting, providing a significantly different lifestyle to that in the Bristol
fringe areas.

♦	Its

rail connection to central Bristol is a major asset, as is its proximity to the Bristol
and Bath Science Park and the wider north and east fringes of Bristol, enhancing
and supporting these connections will be important for the future role of the town.

♦	Potential

to benefit from and support the Bristol Frome Improvement Project which
aims to promote and deliver projects to enable the long term regeneration of the
Frome River corridor and catchment.

♦	The

existing valued network of green spaces offer the opportunity to connect with
key destinations through enhanced walking/cycling routes and facilities.

♦	The

council is investigating how it can play a positive role in widening the ways
in which new development is delivered and encouraging a mix of potential
developers. This could involve land assembly, the use of its own land assets within
the area, facilitating the involvement of local businesses, and/ or directly delivering
development through a wholly-owned company or joint venture partnership with
private sector developers. The council is keen to hear from developers with an
interest in new models of delivery, such as the Build to Rent/private rental sector.

 Key challenges

Yate

♦	Yate

is now at a pivotal point in terms of its changing demographics and its role in
the wider role of places in urban South Gloucestershire.

♦	There

is a need for a “whole town” approach to planning future development in Yate.
This will include; careful consideration of the potential future development of the
town centre; links to new and existing employment uses (including location of new
employment uses) and issues of traffic movement within and through the town.

♦	Improving

the quality and connection of the “Western Gateway”, the railway station
facilities and rail services, and better linkages/relationship with the shopping centre
from this area and beyond.

♦	The

Strategic Development Location on the western edge of Yate will need to be
well linked into the town centre, railway station and employment opportunities.

♦	There

is potential to benefit from improved public transport connections along the
Badminton Road Corridor.

♦	The ‘modernism’ inherent in the 1960’s model for Yate’s expansion could provide a vision

for its future, through development that is deliberately modern and forward looking.
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♦	With

its established attractiveness for families, level topography, green corridors,
network of paths and relatively quiet secondary roads the town is, for example, well
suited to the 'Dutch model' of towns based on key principles such as walking and
cycling, a strong landscape infrastructure and generous provision of children’s play
facilities.

♦	Increased

focus for regeneration will support justification for investment into rail and
a Metrobus extension along the A432 Badminton Road, including new strategic and
cycle infrastructure, improving access to Bristol City Centre, the Bristol North Fringe,
Science Park and Emersons Green Enterprise Area.
Key sites for change

Yate

♦	Identification

of a ‘regeneration zone’ to recognise the focus for change and
improvements in the area, from the station to the Shopping Centre.

♦	Potential

change in underused and vacant sites (including car parks), single storey
buildings and rationalisation of community buildings offer the greatest potential
along Station Road.

♦	Intensification and better utilisation of the main shopping centre island, to include

alternative car parking provision, redeveloped retail units, active uses (including
residential) on upper floors to allow the shopping centre to grow to meet the
increasing customer base and continue to improve its evening and leisure offer.

♦	Supporting

better connections with sites outside the main shopping centre island
through increased development in the island and improved public realm and
treatment of the road and footpath network.

♦	The

protected employment areas situated in the Western ‘Gateway’ - offer potential
for better use of space and new and enhanced business premises. Includes
potential for residential on site and upper floors, as part of a mix of uses.
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How will we work with communities and partners going forward?
2.29 The council intends to undertake engagement with communities to explore the
opportunities and challenges, as the Plan is developed. The council will proactively
engage with landowners and potential developers to promote the expectation and
delivery of the ‘urban living’ element of the new Local Plan, to bring forward sites
and, if appropriate, masterplans. There is an expectation that developers will engage
with communities as they bring forward urban living sites. The council will consider
the appropriate policy framework mechanisms to facilitate a coherent vision and
comprehensive delivery over the Plan period.

 Question 2
Urban Localities

2.1		Do you have any comments on the opportunities and challenges identified for the
Localities? (Please state which locality when responding)
2.2	Are there any potential sites/buildings which you consider would be suitable for
redevelopment and reuse as part of this process?
			If you own land/buildings that you wish the council to consider please complete a
Call for Sites form which can be found at www.southglos.gov.uk/callforsites. This
will also support the council in updating its Brownfield Register.

Planning for our future

PAGE 49

South Gloucestershire Local Plan 2018 - 2036 consultation document

Strategic Development Locations
(SDLs)
The Joint Spatial Plan (JSP) has identified that new larger scale developments will
deliver a minimum of 6,000 new homes (within the plan period) as well as new
employment opportunities.
2.30 Paragraph 157 of the NPPF states that;
‘Crucially, Local Plans should:
♦

 lan positively for the development and infrastructure required in the area to meet the
p
objectives, principles and policies of this Framework…

♦

 llocate sites to promote development… bringing forward new land where necessary, and
a
provide detail on form, scale, access and quantum of development where appropriate;’

Good plan making also requires that the vision and aspirations of local communities are
taken into account, and that plan objectives are clear, viable and deliverable.
2.31 In light of this, the JSP identifies 5
Strategic Development Locations (SDLs)
for new larger scale development in
South Gloucestershire at: Charfield,
Coalpit Heath, Buckover Garden Village,
Thornbury, and Yate. Together these
have the potential to deliver some 8,500
new homes in total including affordable
housing, with 6,000 of these new homes
as well as new employment opportunities
to be completed up to 2036. JSP Policies
7.8 - 7.12 set out the strategic objectives for
how these new communities are intended
to come forward. The JSP also proposes
a contingency from SDLs, comprising 775
new homes south of Chipping Sodbury
within the plan period (with total capacity of
around 1,500 new homes) and an additional
225 new homes to be built at North West
Yate SDL to be brought into the plan period.
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The intention is, subject to being confirmed
through the JSP, that the release of the
contingency will be considered through
the process of plan review, conducted
every 5 years following adoption. Release
of contingency will only take place where
it is demonstrated that housing provision
is not being delivered at the levels being
planned for and where there would be no
reasonable prospect of planned delivery
being met otherwise. Further details about
the JSP can be found here:
www.jointplanningwofe.org.uk
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2.32 We are using this opportunity
to explain how we will continue
to ensure our communities and
other partners will play a central
part in helping to shape these new
strategic development locations.
This will help to ensure that the
aspirations that local people
may have for their particular
communities are incorporated into
the development where possible.
What has happened so far?
2.33 In Autumn 2017 we held
a series of very well attended
community planning exhibitions at
each of the 5 locations identified in
the JSP. In holding these events we
recognised that the JSP process is
not yet complete and final decisions
have not been made about
where the Strategic Development
Locations (SDLs) will be.
2.34 At each exhibition we
introduced a very simple draft
‘Concept Diagram’. This was
intended to be a starting point for
working with our communities and
key stakeholders. The aim was to
obtain reaction and feedback, and
to understand how the existing
qualities (both good and bad)
of each location might usefully
influence new development. Of
equal, if not greater, importance
was to understand what
aspirations local people have for
the type of place and community
that could eventually be created.

2.35 We did this because we felt it
was essential that as a council we
heard from communities directly
about the things they want us
to consider in drafting planning
policies. This will help us to plan
for the council area and influence
how we determine future planning
applications.
2.36 We are also aware that there
is already developer interest
in some of the locations, and it
is important to begin the early
thinking about the master-planning
of the locations in consultation
with local and community
interests. This is in order to avoid
piecemeal and un-coordinated
development that may not deliver
the benefits of good place-making
and investment in necessary
infrastructure. It can also give
the council a ‘stronger hand’ in
resisting inappropriate proposals
in advance of a robust masterplanning process.
2.37 The Report of the autumn
2017 Strategic Development
Location events is available
at: www.southglos.gov.uk/
newlocalplanfeb2018 and this will
help us to produce draft policies
for the next stage in consultation
on the new Local Plan.
2.38 We emphasise that this is the
starting point and that, subject to
the outcome of the JSP, we would
expect to be undertaking further
events along similar lines with our
communities that are most directly
affected. This will form part of the
ongoing community engagement
as we progress the Local Plan.
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How the JSP and new Local Plan
policies will work together
2.39 The council proposes that
JSP policies 7.8-7.12 should be
further developed through the
new Local Plan. As part of the
work associated with bringing
forward the SDLs the council
will, in accordance with the JSP,
explore opportunities to extend
the Green Belt, particularly at
Thornbury and Buckover.
2.40 We are proposing that each
of the SDLs will therefore have a
policy which does the following,
as appropriate:
1.	Provides a Framework Diagram
(showing red line edge and
location of key transport links
and green infrastructure)
2.	Refines the target amount and
mix of development including
35% Affordable Housing
3. Provides guidance on the form,
scale and appearance of new
development
4.	Make appropriate amendments
to the Green Belt boundary

How will we work with
communities and partners going
forward?
2.41 As explained above, in
order to achieve effective
SDL policies the council has
already undertaken a series
of interactive exhibitions with
local communities and received
considerable feedback on issues
and aspirations relating to each
SDL. Ongoing discussions with
landowners, developers and other
stakeholders, including statutory
infrastructure providers, also
continue and this process will test,
develop and refine information in
respect of the delivery challenges.
2.42 This information will be used
to inform the emerging Local
Plan SDL policies and emerging
Infrastructure Delivery Plan
(IDP). Key infrastructure delivery
partners include the West of
England Combined Authority,
Local Enterprise Partnerships,
Local Education Authority &
Academy chains, NHS Trust and
Clinical Commissioning Group /
GP clusters, utility providers and
SGC transport, community and
waste teams.

5.	Refines infrastructure
requirements
6. Refines renewable and low
carbon objectives
7. S
 ets out key dependencies and
phasing issues
8.	Sets out key policy and guidance
required to inform planning
applications and delivery
9. Supporting explanatory text
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2.43 Each SDL will have specific
challenges and require key
infrastructure elements at different
times. Policy will therefore seek
to set out any key elements
that may be dependent on the
delivery of another piece of
infrastructure, i.e. it may not be
possible to deliver a specific
phase of development until a
key transportation improvement
has taken place or capacity
in local school(s) has been
increased. Understanding such
dependencies and objectives is
critical to infrastructure delivery,
respective capital programmes
and developer viability
calculations. Early signalling of
such dependencies is therefore
critical to the effectiveness of the
Plan, policies and subsequent
successful delivery of the new
growth areas.

2.45 Careful consideration of
the best way to bring forward
development is required to
avoid unnecessary policy
hurdles. Indeed the NPPF states
that, ‘Supplementary planning
documents should be used where
they can help applicants make
successful applications or aid
infrastructure delivery, and should
not be used to add unnecessarily
to the financial burdens on
development.’
2.46 The council intends to
undertake further engagement
with communities as plans are
developed. This may be jointly
with the developer promoter of
the site. There is an expectation
that developers will engage with
communities as they bring forward
the sites.

2.44 Each SDL also has different
landowner and developer
relationships. The council would
normally seek a comprehensive
delivery approach, supported
by adoption of a Supplementary
Planning Document setting out
further detailed requirements.
However, this may not be
necessary where only a single
or small number of landowners
control a site. In this context,
issues can be resolved via a
planning application process, and/
or there may be an opportunity
to release a part(s) of the SDL
earlier than the rest to bring some
delivery forward.
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Non-Strategic Development in
the rest of South Gloucestershire
The Joint Spatial Plan (JSP) sets out that 1,300 new homes and
potentially some small scale employment areas, will need to be
allocated in South Gloucestershire to meet requirements for
Non-Strategic Growth6.
2.47 The new Local Plan will
need to set out a strategy to
accommodate this level of growth
within selected rural communities
in South Gloucestershire. This
potentially includes rural areas
adjacent to the urban edges.
The new Local Plan will then
need to identify allocation sites
to ensure delivery and provide
certainty of where the growth will
take place. The JSP identifies a
requirement for 1,300 new homes
from non-strategic development
sites. The JSP also proposes a
contingency from non-strategic
sites, comprising an additional
500 new homes. The intention,
subject to being confirmed
through the JSP, is that the
release of the contingency will be
considered through the process
of Plan review, conducted every 5
years following adoption. Release
of the contingency will only take
place where it is demonstrated
that housing provision is not being
delivered at the levels being
planned for and where there
would be no reasonable prospect
of planned delivery being met
otherwise. Further details about
the JSP can be found here:
www.jointplanningwofe.org.uk
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2.48 A plan led approach to
meeting this growth will allow full
discussion, community engagement
and the investigation of:
♦	the

benefits of sustainable
growth for our rural
communities;

♦	rural

places where growth could
take place;

♦	the

scale and type of growth
that could take place in each
place;

♦	the

potential positive effects
and impacts of development on
individual sites; and;

♦	the supporting services and

facilities, infrastructure and
improvements that are needed
by the community to achieve the
objective of sustainable growth.
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6 Please see The
West of England
Joint Spatial
Plan November
2017 (www.
jointplanningwofe.
org.uk)
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What is contained in this consultation document?
♦	An

explanation of the need for
non-strategic growth

♦	Options

♦	What

♦	Summary

♦	Which

♦	Next Steps and how to comment

non-strategic means - for
places and sites
places are being
investigated for non-strategic
growth?

growth

for non-strategic

of positive and
negative impacts

Why are we doing this?
2.49 Planning for new homes,
employment, key services and
facilities in suitable rural places
has an important role in ensuring
the long term vitality, vibrancy and
sustainability of rural communities by:

♦	Supporting the long term success

♦	Oﬀering

♦	Ensuring sites for development

opportunities for
home ownership and renting for
younger people, families and an
increasingly aging population
that wish to stay in their rural
communities;

♦	Allowing

for some employment
opportunities within easy reach
of where people live;

♦	Creating

a customer and user
base to support existing and
enhanced key services and
facilities in rural communities,
such as the local shop(s),
community centres, public
houses, broadband connectivity,
local employment opportunities
and viability of rural public
transport connections to towns
and urban areas;

of rural education facilities. A
number of rural primary schools
in South Gloucestershire have
seen a decline in class sizes in
recent years;

across the district, in a range of
places and a range of scales.
Historically Local Plans in South
Gloucestershire have focussed
on larger sites in a limited range
of places, for example growth
in Yate, Thornbury and at Filton
Airfield. This has contributed
to a reliance on relatively large
sites, in a small number of places
to meet the district’s need for
deliverable homes, and directs
the benefits of growth to a
limited number of places.

Planning for our future
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What does non-strategic mean?
2.50 The JSP considers strategic development, as a minimum, to be
approximately 500 homes, or a 25 hectare site. This therefore provides
the ‘upper limit’ of non-strategic growth in any one rural place, whether
delivered as a single site or cumulatively on multiple sites. However, in
many circumstances only a level of growth much lower than 500 homes
in one rural place will be acceptable. Non-strategic growth will need to
be sensitive to the existing scale of each settlement and have a positive
impact on the character and function of communities.
2.51 Non-strategic growth by
definition will not be of a scale that
would lead to a strategic change
of a rural place, for example
changing small villages into very
large villages or new towns. The
council is seeking proportional
growth of its existing villages,
settlements and rural places,
which provides the benefits of
growth without significant harm,
or loss, of built and natural assets.
Proportional growth will differ
from place to place, based on a
number of factors, including;
♦	The size of the existing village or

settlement e.g. would one or a
number of sites result in strategic
levels of change or growth;

♦	The

capacity for delivery in a
place, this is dependent upon
both seeking to avoid harm
to built and physical assets
(heritage, ecology, flood risk
etc.), local character and
understanding if there are
development sites which are
suitable and “deliverable” in the
Plan period;

♦	The

current level of sustainable
access to key services and
facilities as well as the scale
and requirement for new
infrastructure.
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2.52 The council is also mindful of
the need to create a portfolio of
sites across the district, including
a wide range of smaller sites.
Emerging government guidance is
for 10% of the Plan’s total to be on
sites of 0.5ha, or less. The benefits
of this are:
♦	Providing

a wider range of sites
and places which gives greater
choice both for those needing
a new home and those building
the homes;

♦	Smaller

and medium scale
sites which will complement
the planned development in
existing and new Strategic
Development Locations. This
should help ensure that the
delivery of new homes rises
overall and delivery rates are
less vulnerable to fluctuations in
the housing market;

♦	A

portfolio of smaller and
medium sites could help
stimulate new sources of
supply, for example from smaller
builders, private individuals
or self-build proposals, who
are unable or unwilling to
develop at the scale required
in the Strategic Development
Locations.
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2.53 At a site level, a non-strategic
level of growth will be any single
site capable of delivering at least
10 homes (approximately 0.5ha
site), this is the ‘lower limit’.
2.54 Sites for fewer than 10
homes can still be investigated
in rural communities through the
Neighbourhood Planning Process
and Rural Housing Exception
Schemes. These can be submitted
as a planning applications to be
considered on balance with all
policies in the Plan.
2.55 For the next stage of the
Plan individual sites within and
surrounding rural places, which
have been submitted to the
council through call for sites
exercises, will be assessed to
understand if they could have
potential to be “deliverable”
in the plan period as a nonstrategic site for new homes.
This process of assessment is
called the Housing and Economic
Land Availability Assessment
(HELAA). www.southglos.gov.uk/
newlocalplanfeb2018

Does this mean all rural places
have to be considered?
2.56 An initial list of all villages,
settlements and urban edge
places within the rural areas of
South Gloucestershire is available
to view in Appendix 1. This
initial list contains settlements
and villages with either defined
settlement boundaries, or
recognised collections of
dwellings7, rather than more
general and wider parish areas.
The list also includes rural areas
within 400 metres (5 minute walk)
of the urban edges of South
Gloucestershire, which have
existing walking, cycling and
public transport access to services
and facilities, and registered
development interest for nonstrategic growth, through the call
for sites process.
2.57 To assess whether
these places would be realistic
and suitable to investigate for
non-strategic growth we have
assessed them against two key
planning issues;
♦	Creating

sustainable patterns
of development; and

♦	Sequential

flood risk.

approach to

2.58 As a result of these two
issues we have included some
places and discounted others.
Appendix 1 sets out which initial
places have been included for
further investigation for nonstrategic growth, and those which
have not.
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7 Villages and
settlements with
existing settlement
boundaries, defined
on the policies map
and considered
for settlement
boundaries or
growth as part of the
Policies, Sites and
Places (PSP) Plan
rural housing review
have been included
in the initial list of
villages, settlement
and rural places.
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2.59 We have excluded Oldburyon-Severn from the list of places
proposed for investigation for
Non-Strategic growth, as the
Neighbourhood Planning Group
is leading on similar work. They
are investigating and testing the
opportunities and constraints for
additional housing development,
with support from the council.
2.60 Appendix 2 provides an
overview of the planning context
and information evidence base,
relating to sustainable access and
flood risk that has been used to
include or discount certain places.
As part of this consultation we
are asking for views on whether
this initial discounting process
is considered to have identified
the right rural places for further
assessment.

What about rural places within
and surrounded by Green Belt?
2.61 National planning policy places
great weight on retaining Green Belt
land. The approach to planning for
non-strategic growth will recognise
the important role of the Green Belt
and one option which will need to
be investigated is whether the Local
Plan should exclude rural places
which are within or bounded by the
Green Belt.
2.62 However, the Green Belt
covers 61% of the district. The
requirement to accommodate
at least 1,300 new homes and
the potential additional 500 new
homes contingency, in a number
of places across the rural area, on
a range of smaller sites, is likely
to require places both outside
and within the Green Belt to be
investigated. Therefore we will
be looking at options for nonstrategic growth in and around
rural places which are in the
Green Belt.
2.63 Appendix 1 sets out those
places which are within or
surrounded by Green Belt
- this includes places which
are partially surrounded (e.g.
Tytherington and Marshfield).
Appendix 3 provides more
information on existing Green Belt
assessments that have taken place.
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What about places within the
Cotswold Area of Outstanding
Natural Beauty?
2.64 The eastern parts of rural
South Gloucestershire form part of
the Cotswold Area of Outstanding
Natural Beauty (AONB), an area of
national significance for landscape
quality and beauty. National and
local planning policy recognises the
important landscapes of the AONB
and sets out clear direction that
harm to them should be avoided.
2.65 At this early stage of
investigating non-strategic growth
and having regard to the need
for the new Local Plan to create a
portfolio of smaller sites across the
district to benefit rural communities,
it is considered appropriate to
include places in the AONB where
they do not conflict with the key
issues already discussed.
2.66 In those places suggested
for investigation for allocation
of non-strategic sites, careful
consideration of the AONB and
its setting will be needed to avoid
any harmful effects. Appendix 3
contains more information on
consideration of AONB through
the plan making process.

Rural Growth
- Places for investigation
2.67 Based on the key issues we
have identified 35 rural places to
investigate for non-strategic rural
growth.
Table 1 - Places for Investigation
Almondsbury

Mangotsfield 

Alveston

Marshfield

Bitton

Old Down

Bridgeyate

Old Sodbury

Chipping Sodbury

Oldland 

Cold Ashton

Olveston

Cromhall

Pucklechurch

Easter Compton

Rangeworthy

Engine Common

Rudgeway

Falfield

Shortwood

Frampton Cotterell

Tockington

Hambrook

Tytherington

Hanham 

Warmley 

Hawkesbury Upton

Westerleigh

Hortham Village

Wick

Horton

Wickwar

Iron Acton

Winterbourne

Longwell Green 
 Outside Urban Area

Planning for our future
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2.68 Including a place for further
investigation within this document,
for non-strategic growth, carries
no weight in the determination of
planning applications.
Approach to Rural Growth Testing Options
2.69 The council needs your
assistance in determining a
preferred approach. This will
establish places which should
be further investigated to find
individual sites for non-strategic
growth, and determine the
level of non-strategic growth
appropriate at each place.
2.70 Taking account of the
key issues which need to be
considered in formulating a plan
for non-strategic growth, three
broad options are suggested,
containing places drawn from
those listed in Table 1 above.

2.72 Further work will be needed
to determine the appropriate level
of growth for each rural place, and
whether there are suitable sites in
each rural place that could deliver
the growth. The council therefore
has ruled out an option which would
require a blanket growth approach
across all rural places e.g. all have
5% or 10% more homes.

Option 1

Rural Places
Outside the Green Belt

Option 2

Rural Places
Inside the Green Belt

Option 3

Rural Places
Both Inside and Outside the
Green Belt

2.71 Each option suggested
would need to provide for the
1,300 new homes required
and the potential additional
500 new homes contingency.
These dwellings would need
to be distributed within and
surrounding the places in
each option, on individual
non-strategic sites.
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Option 1

ern

Rural Places Outside the Green Belt
Under Option 1 the distribution of 1,300 new homes and the potential
additional 500 new homes contingency, would be on sites within and
surrounding rural places that are outside of the Green Belt.
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2.73 From the 35 places (set out in Table 1) 12 are outside and not
entirely surrounded by Green Belt. These form Option 1 and are shown
on the map in the previous page. Previous consultation responses to
the JSP revealed a strong preference for protecting the existing area of
Green Belt in South Gloucestershire. The Planning and Housing White
Paper suggests places outside the Green Belt should be investigated
for development prior to any loss of Green Belt.
2.74 Severn Beach has a train station, which does enable a level
of sustainable access to key services and facilities. However, it is
surrounded by Flood Zones 2 and 3 and is therefore not considered
suitable to include as a potential place at this stage. This maybe reconsidered if there is insufficient capacity in places within Flood Zone 1.
A full list of other places, outside the Green Belt but not included in this
option, due to a conﬂict with the key issues, are shown in Appendix 1.
Summary of Potential Impacts
Option 1 - Outside the Green Belt
 Positive
This option would safeguard the existing extent of the Green Belt in
South Gloucestershire.
There are no nationally protected Sites of Special Scientific Interest
(SSSI) within or surrounding the places in this option. These assets
would be safeguarded under this option.
Certain places in this option, including Chipping Sodbury, Engine Common,
Frampton Cotterell, Marshfield and Wickwar, have walking and cycling
access to some key services and facilities as well as public transport
connections (below 30 minute journeys and 35 minutes from Marshfield) to
places containing facilities not within walking and cycling distance. This can
reduce dependency on car journeys and avoid isolated rural dwellings.
However, there are fewer places (outside the Green Belt) with walking,
cycling and public transport access to services and facilities, than in options
2 & 3 (which include places in the Green Belt).
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 Neutral
The majority of places in this option, Hawkesbury Upton, Tytherington,
Falfield, Rangeworthy, Old Sodbury and Horton, lack walking and
cycling access to most key services and facilities. Higher levels of
development in these places would be dependent on rural public
transport links, most of these links all have a journey time of under 30
minutes. The dependence on rural public transport is considered to
have less positive impacts on reducing car dependency, than places
which also have walking and cycling access to a wider range of key
services and facilities.
 ? Negative/Uncertain
Cromhall lacks walking and cycling access to most key services and
facilities. Development in this place would be dependent on rural
public transport links, which may not mitigate the lack of walking and
cycling access, due to journey times which take 40 minutes or more to
reach other places. Compared to other places in this option, with better
walking cycling access and shorter public transport journeys, higher
levels of development in Cromhall could result in increased levels of
car use and dependency.
The following issues will need consideration at a site level, to
understand the certainty of impact. Compared to Options 2 and 3 the
chance to avoid harm by developing in alternative places is reduced,
due to the small range of rural places available for development in this
option (Outside the Green Belt).
♦	This option includes four places,

more than Option 2, within and
directly adjacent to the Area of
Outstanding Natural Beauty.

♦	Scheduled

Ancient Monuments
are located near to Tytherington
and Horton and five places
contain or are adjacent to
Conservation Areas, many
places have Listed Buildings.

♦	There

are a number of Sites of
Natural Conservation Interest
(local ecological sites) within
and surrounding, Tytherington,
Wickwar, Engine Common,
Chipping Sodbury and
Hawkesbury.

♦	Flood

Zones 2 and 3 have
limited corridors running
through places in this option
including, Frampton Cotterell,
Chipping Sodbury and around
Falfield in particular.

♦	The

levels of growth required,
in a relatively limited range
of places, may affect the
rural setting of the heritage,
landscape and ecological
assets mentioned.
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Option 2

Rural Places Inside the Green Belt
Under Option 2 the distribution of 1,300 new homes and the potential
additional 500 new homes contingency, would be on sites within and
surrounding rural places inside the Green Belt.
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2.75 From the 35 places set out in Table 1, nine are in close proximity to
the urban edge and in the Green Belt, 19 more are beyond the urban
edge in the wider Green Belt. Areas in the North and East Fringes of
Bristol contain Enterprise Areas (The Bristol and Bath Science Park
and Filton Enterprise Areas), a large number of major employers and
safeguarded employment areas (Aztec West, University of the West
of England, Stoke Gifford and Ministry of Defence), these areas also
contain multiple town centres, supermarkets, healthcare, education and
community facilities.
2.76 There is a need to understand urban edge places in the Green
Belt which have existing walking, cycling or public transport access to
the wide range of key services and facilities in the urban area. There
are also a large number of rural places away from the urban area in
the wider Green Belt, which range in size and have different levels of
sustainable access to key services and facilities.
Summary of Potential Impacts
Option 2 - Inside the Green Belt
 Positive
With many more places than Option 1, there is increased potential to
allocate a range of non-strategic sites across the district and allow a
range of smaller site sizes. A larger range of places would also reduce
the percentage increase in settlement size required at each place.
Compared to Option 1, more places in this option have walking and
cycling access to some key services and facilities, and public transport
connections (below 30 minute journeys) to places containing services
and facilities. This can help reduce dependency on car journeys
and avoid isolated rural dwellings. Places around the urban edge in
the Green Belt and larger places in the wider Green Belt (Alveston,
Frampton Cotterell and Winterbourne) generally have a higher level of
walking, cycling and public transport access to key services and facilities.
 Neutral
Places such as Cold Ashton, Iron Acton, Hortham village, Old Sodbury,
Olveston, Rangeworthy, Rudgeway, Tytherington, Tockington and
Westerleigh, lack walking and cycling access to most key services
and facilities. Higher levels of development in these places would be
dependent on rural public transport links. Although these links all have a
journey time under 30 minutes, this is considered to have a less positive
impact on reducing car dependency than places which also have walking
and cycling access to a wider range of key services and facilities.
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? Uncertain
The following issues will need consideration at a site level, to understand
the certainty of impact. However, compared to Option 1 the chance to
avoid harm is increased, due to the larger range of alternative places
available for development.
♦	Flood Zones 2 and 3 within

and surrounding parts of
Easter Compton and Olveston
and flood risk corridors run
through Bridgeyate, Hambrook,
Winterbourne, Frampton, Chipping
Sodbury, Wick and Bitton.

♦	There

are a number of national
Sites of Special Scientific
Interest (SSSI) sites near
Hanham and Cold Ashton
There are a number of Sites of
Natural Conservation Interest
(local ecological sites) within
and surrounding 13 places, this
includes Ancient Woodland
near to Cold Ashton, Hanham,
Easter Compton and Wick.

♦	11 places contain or are near

Conservation Areas, 6 are
also near Scheduled Ancient
Monuments. Many listed buildings
are within or surrounding places
in this option.

♦	Option

2 has three places
within (Cold Ashton, Marshfield,
Old Sodbury) and another (Wick)
directly adjacent to the Area
of Outstanding Natural Beauty
(AONB). This option has fewer
places in the AONB than
Option 1 (Outside the Green
Belt). The potential landscape
impacts would need further
assessment at a site level.

 Negative
Loss of Green Belt - possibly around the urban edge and in wider
countryside. Further Green Belt assessment will be necessary to
determine the nature of impact and significance of Green Belt loss at
different places.
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Option 3

ern

Rural Places Both Inside and Outside the Green Belt
Under Option 3 the distribution of 1,300 homes and the potential
additional 500 new homes contingency, would be on sites within and
surrounding rural places both within and outside of the Green Belt.
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2.77 All 35 places would be investigated under this option, resulting in
the largest number of places and variations in existing size of villages
and settlements.
2.78 By providing the largest range of alternative places and potential
sites for non-strategic growth it will enable a more selective approach
to growth at each place and future selection of individual sites. This
will facilitate an approach of directing growth to places with the highest
levels of sustainable access and places which avoid and minimise harm
to existing built and natural assets.
Summary of Potential Impacts
Option 3 - Both Inside and Outside the Green Belt
 Positive
Option 3 has the highest number of places, this creates the best
opportunity to allocate a range of non-strategic sites across the district
and allow a range of smaller site sizes.
With the largest number of places Option 3 also offers the best
opportunity for a lower percentage increase in existing settlement size,
to avoid overloading of individual rural villages.
Option 3 has the largest number of places with walking and cycling
access, and public transport connections (below 30 minute journeys)
to places containing key services and facilities. This can help reduce
dependency on car journeys and avoid isolated rural dwellings.
Places around the urban edge in the Green Belt and the larger places,
both outside Green Belt (Chipping Sodbury, Wickwar), and in the wider
Green Belt (Alveston, Frampton and Winterbourne) generally have
a higher level of walking, cycling and public transport access to key
services and facilities.
 Neutral
Smaller places in the countryside and also within the wider Green Belt
lack walking and cycling access to most key services and facilities.
Higher levels of development in these places would be dependent on
rural public transport links, although these links all have a journey time
under 30 minutes, this is considered to have a less positive impact on
reducing car dependency, than places which also have walking and
cycling access to a wider range of key services and facilities.
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? Uncertain
The same issues highlighted for places in Options 1 and 2 will need
consideration at a site level, to understand the certainty of impact. These
issues include flood risk, heritage assets, ecological assets, landscape
impact, the Area of Outstanding Natural Beauty (AONB) and local
landscapes. However, in comparison to option 1 or 2, this option offers the
best potential to avoid harming known assets and constraints, due to the
range of alternative places available to investigate for development.
 ? Negative/Uncertain
Loss of Green Belt - possibly around both the urban edge and in the
wider countryside.
The level of Green Belt loss is likely to be lower than Option 2, due to the
contribution which non Green Belt places can make to meeting levels
of growth required. Further Green Belt Assessment will be necessary
to determine the nature of impact and significance of Green Belt loss at
different places.
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What Happens Next?
2.79 Your opinion is sought on
which option, or combination
of options, should be used to
determine the places which
will be subject to further, more
detailed investigations. Please see
questions set out below.
2.80 Consultation feedback and
any additional evidence will be
used to define a set of rural places
which will form the Preferred
Approach to non-strategic growth.
2.81 This will allow debate, further
investigation and consultation on
all suitable and deliverable sites
within and surrounding places that
form the Preferred Approach. It
will also allow further assessment
and information on the level of
non-strategic growth which might
be appropriate at each rural place.

2.83 The next version of the
Plan released for consultation,
along with supporting technical
information will include;
♦	The

places which form the
Preferred Approach;

♦	Further

information on
places which form the
Preferred Approach;

♦	Information

on “deliverable”
sites at each place; and

♦	Potential

levels of growth at
the places - and the sites this
could take place on.

2.82 Further investigation and
consultation will enable us to
discuss sites for non-strategic
growth which bring about the
most benefit to communities and
avoid harm to natural and built
assets, whilst meeting the overall
need for 1,300 new homes and
the potential additional 500 new
homes contingency.
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 Question 3
 Question 3

Non-Strategic Growth
3.1 	Do you have any comments on the approach used to
determine the 35 rural places we are proposing to investigate
for non-strategic growth? (Please see paragraphs 2.56-2.66
and appendices 1, 2 and 3)
3.2	Select one option that we should use to investigate sites for
non-strategic growth?
i.	Option 1 (Outside the Green Belt); or
ii. Option 2 (Inside the Green Belt); or
iii.Option 3 (Both Inside & Outside the Green Belt)
3.3	Do you think there are other combinations of rural places we
should investigate for non-strategic growth?
(please state which places and rationale)
3.4 Do you have any comments or further information on individual
rural places mentioned in this document?
3.5 If you have land/buildings that you wish the council to consider
for non-strategic growth in rural places please complete a
Call for Sites form which can be found at
www.southglos.gov.uk/callforsites
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Part
3

Policy Discussion Points

Introduction
3.1 We have progressed our
thinking on how policies from the
Core Strategy and the Policies
Sites and Places (PSP) Plan may
fit together and evolve in the
new Local Plan.
3.2 Feedback on the Local
Plan Prospectus (January 2018)
was supportive of the following
structure for the new Local Plan.
1.	Introduction, Issues, Vision and
Objectives;
2.	Locational Visions, Strategic
Policies and Site Allocations;
3.	Other policies, covering:
a.	High Quality Design
and Climate Change
b.	Managing the
Environment and Heritage

3.3 With section 3 based upon an
updating of the policy groupings
used in the chapter headings
of both the Core Strategy and
Policies, Sites and Places Plan.
3.4 In this consultation document
we’ve set out the titles of the
strategic development policies
which we intend to include in the
new Local Plan. We have also set
out other more detailed policy
areas and are seeking comments
on specific discussion points
relating to those policies. These
discussion points take account
of; the Joint Spatial Plan (JSP),
national policy and new evidence
which may require us to change
aspects of our adopted Core
Strategy and Policies, Sites and
Places Plan policies or introduce
new policies.

c. 	Maintaining Economic
Prosperity
d.	Providing Housing for all
e.	Successful Communities
(Accessibility, Infrastructure
and Service Provision)
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Proposed Strategic Policies
3.5 We intend to include the following strategic policies.
These will set the overarching policies approach to deliver
the new spatial narrative set by the Joint Spatial Plan and
detailed in Part 2 of this document. The policies will be
developed following the outcome of this current round of
consultation and progression of the Joint Spatial Plan.
Residential Development

Will replace Core Strategy policies
CS5 - Location of development (including Green Belt)
CS15 - Distribution of Housing

Employment Development

Will replace Core Strategy policies:
CS11 - D
 istribution of economic development land
CS12 - Safeguarded areas for economic
development
CS13 - Non-safeguarded economic development
sites,
and Policies, Sites and Places Plan policy:
PSP26 - Enterprise Areas

Town Centres & Retail Uses

Will replace Core Strategy policy:
CS14 - Town centres and retail
and Policies, Sites and Places Plan policy;
PSP31 - Town Centre Uses

Strategic Transport

Will replace Core Strategy policy:
CS7 - Strategic transport infrastructure
and Policies, Sites and Places Plan policies:
PSP12 - Motorway Service Areas and Roadside
Facilities
PSP13 - Safeguarding Strategic Transport Schemes
and Infrastructure
PSP14 - Safeguarding Rail Schemes and
Infrastructure
PSP15 - Park and Ride/Share
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Nationally Significant
Infrastructure Projects (NSIPs)

Will replace Core Strategy policies
CS36 - Major Infrastructure Proposals
CS37 - Nuclear Build
and Policies, Sites and Places Plan policy
PSP46 - Oldbury New Nuclear Build (NNB)
The South Gloucestershire new Local Plan provides
the authority with an opportunity to update and
amend as appropriate existing policy on NSIPs
(previously Major Infrastructure Projects) and
Oldbury NNB. It also provides the opportunity to
develop a revised and more up to date policy
framework in respect of such development, which
may come forward in South Gloucestershire over
the plan period, this could include introduction of
new policy.
The intention is to update Policies CS36 and CS37
of the Core Strategy and Policy PSP46 of the PSP
Plan, and consider the introduction of new policies
in respect of decommissioning and radioactive
waste (see Discussion Points K and L).
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Specific Policy Discussion Points
3.6 In this section we set out specific areas of policy, which we are seeking your views
at this stage of consultation. This is because we are intending to introduce new policies
or new approaches to existing policies.
For each policy area we set out points for discussion and a consultation question related
to these points. Many of these are detailed technical issues so may be of particular
interest to those involved in the implementation of some or all of the specific policies.
3.7 The policy areas included in this section are:
A.	High Quality Design and Health Impact
Assessments (HIAs)

I.	Parking Standards including Electric
Vehicle Charging Points

B.	Development in the Green Belt

J.	Broadband Provision

C.	Designated Local Green Spaces

K. D
 ecommissioning of the Oldbury Power
Station

D.	Private Rented Sector
(Build to Rent)

L.	The storage of Radioactive waste and
other hazardous waste

E. Extra Care Housing

M.	Energy Management in
New Development; and Renewable and
Low Carbon Energy Systems

F.	Affordable Housing
G. Internal Space and Accessibility
Standards for Dwellings

N.	Gypsy and Traveller Accommodation

H.	Residential Conversions, Sub-Divisions
and Houses in Multiple Occupation

O.	Travelling Showpeople
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A.

 igh Quality Design and Health Impact Assessments
H
(HIAs)

Our intention is to combine the following existing policies:
CS1 - High Quality Design
PSP1 - Local Distinctiveness
PSP9 - Health Impact Assessments
PSP43 - Private Amenity Space Standards
Points for discussion
We are considering introducing an additional emphasis on inclusive design and
ensuring health and wellbeing objectives, to ensure developments take account of
these areas.
The principles of inclusive design are that developments:
♦	Can

be used safely, easily and with
dignity by all regardless of ability,
age, gender, ethnicity or economic
circumstances.

♦	Are

♦	Are convenient and welcoming with

♦	Are

no disabling barriers, so everyone can
use them independently without undue
effort, separation or special treatment.

flexible and responsive taking
account of what different people say
they need and want, so people can
use them in different ways.
realistic, offering more than one
solution to help balance everyone’s
needs, recognising that one solution
may not work for all.

These principles support the delivery of lifetime neighbourhoods which are welcoming,
accessible, and inviting for everyone, regardless of age, or health, or disability. Lifetime
neighbourhoods are sustainable in terms of changing climatic conditions, and provide
housing, transport services, public services, civic space and amenities which make it
possible for everyone to take part in the life of the community around them.
The health and wellbeing objectives for new developments are the:
♦	Recognition

of the associations
between the built environment
and health and wellbeing; use this
knowledge to design developments
which actively encourage physical,
mental, and social wellbeing.

♦	Consideration

of local health needs
in the design of developments; to
provide developments that support
and promote health widely, but
also seek to address local health
inequalities.

 Question 4
A.	High Quality Design and Health Impact Assessments (HIAs)
Do you have any comments on the additional emphasis on inclusive design and
ensuring health and wellbeing objectives for the combined high-quality design and
Health Impact Assessments policy?
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B.Development in the Green Belt
Our current intention is to retain policy: PSP7 - Green Belt
Points for discussion
We are considering the introduction of an additional policy criterion, which would be
beneficial in guiding development control decisions upon ancillary buildings in the
Green Belt. Ancillary buildings generally accommodate anything a person could do
normally in a standard house as built, e.g. eat, sleep, watch TV etc.
We are considering this because these are applications we regularly advise on and
determine applications upon. The intention is that by having policy wording the
position of the authority on ancillary buildings is clearly expressed for all parties. This
would be an additional criterion added to policy PSP7.
The proposed criterion will need to consider proximity to the main building and have
regarding to the implications of Permitted Development rights.

 Question 5
B. Development in the Green Belt
Do you have any views on the introduction of an additional criterion on ancillary
buildings in the Green Belt?
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C.


Designated Local Green Spaces

Our intention is to retain policy: PSP4 - Designated Local Green Spaces and the
associated designated Local Green Spaces
Points for discussion
1.	The Policies, Sites and Places (PSP) Plan Inspector concluded that all spaces
nominated but not designated in the PSP Plan should be reassessed as part of this
new Local Plan. We intend to do this by taking account of the conclusions reached
by the Inspector, which included:
♦	the

use of a 15m buffer relating to future transport investment;

♦	assessment

of whether sites already protected for other purposes would derive
additional local benefit from Local Green Space (LGS) designation; and

♦	assessment

of whether several designated sites together would constitute an
extensive tract of land.

2.	We will also reassess those parts of spaces not designated in the PSP Plan where a
15m highway buffer was used, as the reason for exclusion from designation.
3.	Whether entirely new spaces, which have not previously been assessed through
the preparation of the PSP Plan would be more appropriately considered by
communities through the production of Neighbourhood Plans.
		More information on Local Green Spaces can be found here:
www.southglos.gov.uk/newlocalplanfeb2018 including details on; existing
designated spaces, how to comment on those spaces which will be reassessed, and
how to nominate other spaces.

 Question 6
C.	Designated Local Green Spaces
Do you have any views on the above discussion points in relation to designated
Local Green Spaces?
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D.


Private Rented Sector (Build to Rent)

This is a new policy area and so no adopted policies will be superseded
Points for discussion
Underlying demographic and economic conditions, a lack of housing supply and
lifestyle choices are all creating a need for more rented homes. This is coupled with
the availability of institutional capital seeking long term investment in residential
property.
Build to Rent (BtR) is a small but rapidly growing element of the private rented sector. The
emerging characteristics of BtR developments are:
♦	Long

term investment by institutional
investors, from pension schemes to
local authorities and public sector
organisations;

♦	Development

at scale i.e. typically
over 50 and up to 600 dwellings and
100% rented;

♦	High quality on-site management and

possibly additional services e.g.
communal spaces, gyms, workspaces;

♦	Investment

in good quality materials
and public spaces; and

♦	Located

in relatively accessible
locations.

The key benefits of BtR are that it will help boost housing supply, improve quality and
choice in the housing market, enhance economic growth and provide investment
opportunities. The Government therefore welcomed BtR as a “desirable and enduring
feature of the housing market” in the 2017 Housing White Paper (www.gov.uk/
government/collections/housing-white-paper). DCLG also carried out a consultation
on BtR and has confirmed (August 2017) its intention to support BtR, however, no
timetable for changes to national policy has been provided at this point.
The BtR market is generally robust in the West of England and has already attracted
investment in Bristol and Bath. Therefore we consider that there would be benefit in
including a BtR policy in the new Local Plan.
At this stage of consultation we are seeking your views on our proposed approach to any of
the following potential elements of a BtR policy.
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1.	It is proposed to provide a definition of Build to Rent based on the Greater London
Authority definition, unless this is updated by national guidance, as follows:
♦	A development, or block/phase within

a development, of at least 50 units;

♦	The

homes to be held as Build to
Rent under a covenant for at least 15
years (affordable units in perpetuity);

♦	Unified

ownership and unified
management of the development
with professional and on-site
management;

♦	Longer

tenancies (ideally three years
or more) with defined in-tenancy rent
reviews;

♦	Property

manager to be part of an
accredited ombudsman scheme
and a member of a recognised
professional body. (Source: GLA
(2016) Draft Affordable Housing and
Viability SPG)

♦	All

units to be self-contained and
let separately;

2.	Guidance will be provided on how the elements of BtR will be secured e.g. through
Section 106 planning obligations and covenants. It is considered likely that this issue
will be covered by changes to national policy.
3.	The delivery of the affordable housing element of BtR will be controlled through
the Affordable Housing policy which will recognise the specific viability issues
associated with BtR and include a definition of affordable private rent which is
specifically tied to BtR schemes.
4.	It is proposed that the policy does not seek specific design standards however
it could contain a criterion which encourages design that provides for a range of
end-users e.g. younger people, sharers, families, downsizing single people/couples
and students. This benefits both end users and developers by providing enhanced
flexibility and choice.
5.	It is considered that some flexibility on parking standards could be allowed on BtR
schemes to reflect the lower car ownership rates of renters but only in accessible
locations and where appropriate standards of site accessibility are met e.g. suitable
drop off points.
6. Propose that making individual allocations for BtR is not appropriate but that there
is potential to require an element of BtR in strategic development locations if
Government policy changes to support this approach e.g. to create a new use class
and targets for BtR.

 Question 7
D.	Private Rented Sector (Build to Rent)
Do you have any comments on our intended approach to Build to Rent?
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E.Extra Care Housing
We intend to update Core Strategy Policy: CS20 - Extra Care Housing
Issue for discussion
Core Strategy Policy CS20 - Extra Care Housing, sets out the council’s requirements
to assist in meeting the housing needs for older people, and creating sustainable,
inclusive and mixed communities using the provision of Extra Care Housing. We intend
to update this policy in relation to the Use Class definitions.
CS20 states that regard would be had as to the nature of the scheme to determine
whether it comes within category C2 (residential institutions) or C3 (dwelling houses) of
the Use Classes Order. If determined as C3 the scheme is subject to the provisions of
Policy CS18 - Affordable Housing in relation to affordable housing provision. However,
if determined as C2 no affordable housing provision is required.
Whilst Policy CS20 and the supporting Affordable Housing and Extra Care Housing
Supplementary Planning Document have resulted in some success, the delivery of
mixed tenure schemes and specifically affordable units by the private sector has
proved to be challenging. The Use Class definition has been consistently challenged
and has resulted in a range of decisions with C2 classification marginally favoured,
resulting in exemption from the affordable requirement. It remains our contention that
Extra Care accommodation is self-contained with varying levels of care available and is
therefore primarily independent living housing with care product. The definition for C2
Use Class refers to “the provision of residential accommodation and care to people in
need of care”. The accommodation has traditionally been exempt from an affordable
requirement because bed provision is en-suite or in an open ward configuration.
However, Extra Care is quite different and has been developed subsequent to the
Use Class definition. In addition whilst providing for people in need of care, Extra Care
is also attractive to those people with no care needs and who select this option as a
lifestyle choice.
We intend, therefore, that whether determined as C3 or C2 Use Class an application
will be required to deliver affordable units in line with the new Local Plan’s Affordable
Housing policy. The suggested criteria would be:
♦	Affordable

Housing will be required within Extra Care housing schemes where it
meets with the definition of ‘being single self- contained unit of occupation used as a
single dwelling for an individual household’ (regardless of whether C2 or C3)

 Question 8
E.	Extra Care Housing
Do you have any views on our proposed approach to the Use Class definitions in
our Extra Care housing policy?

Planning for our future

PAGE 81

South Gloucestershire Local Plan 2018 - 2036 consultation document

F.Affordable Housing
This policy will replace Core Strategy Policy: CS18 - Affordable Housing
Issue for discussion
Core Strategy Policy CS18 - Affordable Housing, requirements include the percentage
of affordable dwellings (35%) and the threshold at which it is applied, as well as the mix
of house types and development standards. The new Local Plan Affordable Housing
policy will cover topics brought forward from Policy CS18 and those identified to deliver
new national policy and guidance.
In addition, the forthcoming West of England Joint Strategic Plan (JSP) will have regard
to the need for Affordable Housing across the sub-region. The new Local Plan policy
will need to be consistent with the JSP which may include supplementary planning
guidance, although some of the details of delivery may be different to the other
authorities in the West of England.
Points for discussion
At this stage of consultation we are seeking your views only on the following areas
where we are proposing changes to the current policy approach.
1.	Affordable Housing contribution will be sought from residential developments
including self and custom build, student accommodation and Extra Care Housing
(whether classed as Planning Use Class C3 or C2), where the individual units of
accommodation can be defined as self-contained.
2.	A revised viability procedure, including a requirement to include evidence with an
application and make it publicly available.
3.	Affordable Housing is defined as social rented, affordable rented and intermediate
housing provided to households whose needs are not met by the market with
regard to local incomes, house prices and rents. Intermediate housing currently
can include several housing products such as starter homes, other low cost home
ownership products and discounted rent products, some of which may not meet the
council’s affordability standards. It is the Government’s intention to extend the range
of housing products to be included as intermediate housing. The new policy would
retain affordability criteria to ensure that Affordable Housing is accessible to those
who cannot meet their housing needs in the market.
4.	Due to the high level of affordable housing need in the District, review the policy
position on thresholds for Affordable Housing taking into account local evidence,
emerging JSP policy and National Planning Practice Guidance (NPPG).
5.	Bring forward new policy for delivery of affordable housing on Build to Rent schemes
(see Discussion point D - Private Rented Sector (Build to Rent)). Details of the
definition of affordable market rental products will need to be included and identified
as an exception to usual tenures.
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6.	Include a requirement to provide Affordable Dwellings which are integrated with the
design and layout principles of the development as a whole, so that the tenure is,
as far as possible, indistinguishable from the market dwellings, as currently required
by paragraph 50 of the National Planning Policy Framework (NPPF).In addition to
the new Local Plan Affordable housing policy the following are also required by
legislation or national government guidance. Details of implementation of these
matters will be set out in the revised Affordable Housing SPD:
♦	In accordance with adopted PSP Plan Policy PSP37, all Affordable Housing must

comply with the Nationally Described Space Standards and optional Building
Regulation Part M4(2) accessibility standards. M4(2) is nearest equivalent to the
Lifetime Homes Standard, which can no longer be required. 8% of the Affordable
Housing must meet the optional Building Regulation Part M4(3) wheelchair adapted
standard, in line with the recommendations of the Wider Bristol SHMA 2016.

♦	Vacant

Building Credit was introduced by Government through the Written
Ministerial Statement of 28th November 2014 and the National Planning Policy
Guidance. Our approach to this will be set out in the revised SPD.

 Question 9
F. Affordable Housing
Do you have any views on the intended approach to Affordable Housing?

G.Internal Space and Accessibility Standards for Dwellings


Our intention is to retain policy PSP37, which is currently only applicable to Affordable
Homes.
Points for discussion
The PSP Plan Inspector concluded that the evidence only supported the application of
this policy for Affordable Homes. The Inspector stated that:
‘Demographically, the characteristics of South Gloucestershire’s population in respect
of age and poor health/disability broadly reflect the national picture. However, growth
in the population aged 85 years and over is expected to be higher; and there is some
national-level data to suggest a shortage of existing dwellings which could be adapted
to be fully accessible. These factors, together with the scale of the private rental
market, might lead the council to consider a more targeted policy of this nature in the
NLP, but the evidence does not justify the universal approach in PSP37.’
The council intends to investigate how this evidence could be established and if policy
could be effective in addressing the size of homes and access requirements to meet the
needs in market housing.
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The council is also mindful of the indication by Government in the Housing White Paper
(www.gov.uk/government/collections/housing-white-paper) to: ‘review the Nationally
Described Space Standard to ensure greater local housing choice, while ensuring we
avoid a race to the bottom in the size of homes on offer’. We will continue to monitor
how Government brings forward this review and take it into account in developing the
new Local Plan.

 Question 10
G.	Internal Space and Accessibility Standards for Dwellings
Do you have any views on our intended approach to internal space and
accessibility standards?

H.

 esidential Conversions, Sub-Divisions
R
and Houses in Multiple Occupation

We intend to replace PSP39 Residential Conversions
- Sub-Divisions and Houses in Multiple Occupation.
Points for discussion
We are currently assessing whether there is a need to update the council’s planning
policy approach to Houses in Multiple Occupation (HMOs), currently set in PSP39.
We intend to review evidence in a systematic way, collecting and analysing data
through a monitoring and review mechanism.
The objective of the review is to see if a different approach is needed to address the
harm arising, if harm is demonstrated. The overall policy focus is to maintain mixed and
balanced communities. This could be through for example a concentration threshold,
above which planning permission for HMOs would be refused. As part of this review
the use of an Article 4 Direction will be considered alongside any new policy. Since
conversion of housing to HMOs is permitted development (PD) nationally, any planning
based approach to address HMO issues would require the introduction of an Article
4 Direction to require planning permission to be obtained for such a change of
use. Information regarding the use of Article 4 Directions can be viewed in a report
(https://council.southglos.gov.uk/ieDecisionDetails.aspx?ID=951) which was recently
approved by the council.
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We are currently considering the following policy options:
1.	Continue with the current policy approach
Or a revised policy approach:
2.	Considering the use of Article 4 Direction to control HMOs in an area or areas; and/or
3. Promoting development of accommodation types to slow HMO conversion rate
through planning.
We will weigh up the following aspects in respect of the use of Article 4 Directions:
i. T
 heir use should be limited to situations where this is necessary to protect local
amenity or the wellbeing of the area.
ii. The potential harm that the direction is intended to address should be clearly
identified.
iii.	The justification for making the direction must be compelling and the evidence of the
actual harm that is occurring (and which needs to be addressed) should be readily
available to justify that course of action.
iv.	The resource implications and any additional costs.
v. T
 he likely impact having regard to recent appeal decisions, as Article 4 directions,
merely remove National Permitted Development Rights, thus a planning application
will still need to be determined.

 Question 11
H.	Residential Conversions, Sub-Divisions and Houses in Multiple Occupation
Do you have any comments on the above options for Houses in Multiple
Occupation?
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I.

	
Parking Standards including Electric Vehicle Charging Point

Our intention is to retain policy: PSP16 - Parking Standards and review its scope.
Points for discussion
The PSP Plan Inspector determined to remove car parking standards for all non-C3 uses
(i.e. those land uses which are not dwelling houses).
We will monitor the effects of this and assess whether there are arising situations
where parking provision has adverse impacts. We will also investigate joint working
with the West of England Councils to establish a shared evidence base on the local
need for car parking standards. This may include the consideration of targeted parking
standards in specific areas, for specific uses to address specific local issues.
We are considering the inclusion of specific standards for the requirement of electric
vehicle charging points. We are:
♦	Investigating

the need to set specific standards to allow people to charge their
vehicles at their homes and when they travel to a destination (e.g. a place of work).

♦	Considering

what percentage of the requirement is to be fully operational and
what capacity should be built in to allow for future provision to be easily made fully
operational in the future.

 Question 12
I.	Parking Standards including Electric Vehicle Charging Points
Do you have any views on our intended approach to parking standards and electric
vehicle charging points?
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J.Broadband Provision
We are considering the introduction of the new policy on
broadband provision.
Points for discussion
We are considering the inclusion of a specific requirement for the provision of
Superfast Broadband infrastructure within the new Local Plan.
North Somerset Council adopted the following policy in 2016:
Broadband Provision
For new residential developments over 10 dwellings and employment developments
above 200sq m applicants should demonstrate how the proposal will be able
to accommodate superfast broadband (24Mbps+) and be compatible with local
broadband fibre networks where relevant. Where needed, multiple ducts will be
provided to enable several providers access to the site.
Appropriate technology will be identified that will deliver superfast broadband
as part of infrastructure planning and should be considered early on as part of a
comprehensive utility network plan.
Costs associated with additional works can be considered as part of any viability
assessment.
These requirements will be sought through the use of conditions.
We consider that broadband provision is becoming an increasingly essential utility for
people in carrying out their lives, similar to electricity. For this reason we are keen to
ensure our policy reflects this importance.

 Question 13
J.	Broadband Provision
Do you have any views on the introduction of this new policy requirement on
Superfast Broadband and whether the North Somerset policy would be appropriate
for South Gloucestershire?
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K.Decommissioning of the Oldbury Power Station
Magnox will commence with the process for de-commissioning during the plan period.
The new Local Plan will need to provide the policy framework to support this.
The intention is that the updated policies in respect of Nationally Significant
Infrastructure Projects (NSIPs) and Oldbury New Nuclear Build (NNB) are set out at the
start of this section, with the new policies to follow.
Points for discussion
We will continue to work with the Nuclear Decommissioning Authority (NDA) and
the operators of the existing Power Station site in respect of the decommissioning
proposals and programme for the site, in particular, any implications this may or may
not have for the release of land to reuse for NNB or other uses. In addition, maximising
legacy benefits for the local community, businesses, visitors and the environment
and minimising the environmental, social or economic impacts arising from the
decommissioning proposals, will need to be carefully articulated.
There is a risk that if the council considers individual planning applications and
notifications for various works associated with decommissioning, without considering
the cumulative impact of the overall decommissioning plans of the existing Oldbury
power station, that a full understanding of the overall project may not be gained and the
regulations for Environmental Impact Assessment may not be complied with. A planning
framework and phased masterplan document is therefore considered to be required.
It is likely that the development of a planning framework and masterplan will be
beyond the resources of the council, therefore a Planning Performance Agreement in
accordance with the council’s Charter 8, and as set out in the updated NSIP policy will
be required. This will ensure a project managed approach, to include a project plan
and agree the necessary resourcing for delivery.
Prior to developing proposals for a policy relating to the decommissioning of the Oldbury
‘A’ station, the council has identified the following issues for consideration in drafting such
a policy, both in the context of interim and end states. This new policy could also apply to
all land associated with the former power station, regardless of ownership.
The key issues that we would welcome feedback on are as follows:
1.	Policy to support the retention and development of Magnox’s Technical Centre at
Oldbury as a centre of excellence supporting the decommissioning of the Magnox
fleet of power stations
2. Reuse of redundant facilities, land and/or buildings, prioritising integration with the
NNB before other development.
8 www.southglos.gov.uk/documents/pte090338.pdf
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To ensure delivery on 1 and 2 above:
♦	A

planning framework and phased masterplan to be prepared by Magnox for the
decommissioning of the existing power station site including intermediate, interim
and end states, management regimes and uses proposed, against which future
planning applications and notifications will be considered by the council. This
framework would be expected to address / deliver on the following:
	Promoting accelerated
decommissioning of the Magnox
power station to enable earlier
reuse of previously developed
land, facilities, buildings and or
materials particularly for use in the
construction and development of a
new nuclear power station
	The need for an Environmental
Impact Assessment and a Habitats
Regulation Assessment in the
context of the overall programme
of decommissioning works
	Biodiversity / habitat conservation/
legacy and heritage issues
	Transport related to decommissioning
activity, including control of routes
for construction traffic
	Non-radioactive waste processing
and disposal
	Radioactive waste incl. import,
processing, storage, disposal

	Appearance of both the buildings
and the wider site, including
management and maintenance:
implications for landscape character
and effects on local and wider views
	Environmental Health issues in
respect of noise, dust and vibration.
Protection of water and air quality
	Timing in relation to the proposed
NNB construction programme, and the
potential for cumulative or beneficial
effects including socioeconomic,
environmental and transport
	Interim and final restoration
proposals, including proposals
to improve public access and its
amenity particularly along the
shoreline
	To address the detrimental
effects arising from the loss of
employment at the existing power
station through the delivery
of education, training & skills
initiatives. This will offset the loss
of local employment opportunities
arising from the decommissioning
of the existing power station.

 Question 14
K.	Decommissioning of the Oldbury Power Station
Do you think a decommissioning policy is required?
Please state your reasons.
		If so, please let us know if you think the above adequately addresses all the matters
necessary for a decommissioning policy in the Plan, or if you think there are any
other issues/matters that need to be addressed?

Planning for our future

PAGE 89

South Gloucestershire Local Plan 2018 - 2036 consultation document

storage of Radioactive waste and
L.The
other hazardous waste
We are considering the introduction of a new policy on radioactive waste.
The intention is that the updated policies in respect of NSIPs and Oldbury NNB are set
out at the start of this section, with the new policies to follow.
Points for discussion
Radioactive waste is produced in the UK from a range of sources including the nuclear
industry and non-nuclear industrial research and medical sources. The largest source
in South Gloucestershire would be from the generation of nuclear power. As a priority,
radioactive waste and material should be managed throughout its transportation, use,
processing and storage, in a way that avoids any significant impact on people and on
the environment.
The interim storage of radioactive waste and spent fuel on site forms an integral part
of any nuclear power station and associated facilities. As there is currently no national
facility for the disposal
of Intermediate Level radioactive waste, such material can be expected to remain on
site for a very considerable time period - potentially up to 140 years or so.
Intermediate Level Waste (ILW) from the existing Oldbury Power Station is proposed to
be stored at the nearby Berkeley power station in Gloucestershire until such time as a
national facility becomes available (This is in the very early planning stage and there is
currently no location identified).
As part of the decommissioning work at the existing Magnox power station, all the fuel
has been removed and shipped to Sellafield for reprocessing. This has removed 99%
of the radioactivity from the site. Plans for demolition of buildings at the power station
site will also result in other hazardous waste including asbestos and other conventional
non-hazardous waste.
The approach to dealing with waste arising either from the existing or proposed
nuclear power stations at Oldbury should be to minimise impact on the host
communities and environment. Given the particular nature of radioactive waste, this
will also need to consider issues of perception relating to the storage of materials on
site. It may be therefore that appropriate and comprehensive packages of developer
contributions are required to mitigate and compensate for any new and increased
levels of impact and harm associated with this major project, including to address
issues of perception.
In addition to contributions, the council may also require packages of community benefits
to be provided by the developer to offset and compensate the community for the burden
imposed by hosting the project. Any such fund will be used to off-set the burden on the
locality, and would identify potential legacy uses, including transport, social, economic
and community infrastructure which would benefit the community in the long term.
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Community benefits which go beyond the requirements of the Planning Acts may
be sought through the provisions of the Local Government Acts, or other legislation,
or alternatively through voluntary agreement with the project provider, or in
accordance with an industry protocol.
Prior to developing proposals for a policy relating to the storage of radioactive
waste, and other hazardous waste, the council has identified the following issues for
consideration in drafting a policy.
The key issues that we would welcome feedback on are as follows:
♦	Policy

to be consistent with the
national strategy for radioactive waste
management

♦	Policy

to consider the issue of any
long term impacts including issues of
perception

♦	Minimise

social, economic and
environmental impacts and
demonstrate that the environmental,
social and economic benefits
outweigh any negative impacts

♦	Promoting

the management of waste
at the highest practicable level of the
waste hierarchy

♦	Policy

to minimise transport
movements off site and through the
surrounding area, to minimise impact
on the surrounding communities, for
example where appropriate, defining
routes, restricting the timing and
setting limits to traffic volumes.

♦	Promoting

the beneficial recycling
and reuse of inert materials on site in
the restoration of the site and/or its
preparation of other interim or end
uses where this would:
	reduce the overall level of
environmental impact, and
	the need for transport off site

♦	For

hazardous materials, promoting
the proximity principle whereby the
closest available and suitable facility
is used for offsite disposal

♦	Promote

the use of rail transport

♦	Sharing

of facilities to be considered
(between both existing and new build
power stations)

♦	The

need for community benefits to
offset the burden of hosting the long
term storage of radioactive waste on
behalf of the nation.

 Question 15
L.	The storage of Radioactive waste and other hazardous waste
Do you think a radioactive waste/hazardous waste policy is required?
Please state your reasons.
		If so, please let us know if you think the above adequately addresses all the matters
necessary for a policy in the Plan, or if you think there are any other issues/matters
that need to be addressed?
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Management in New Development; and Renewable
M.Energy
and Low Carbon Energy Systems
The Core Strategy (CS) and Policies, Sites and Places (PSP) Plan set out the council’s
planning policies in relation to sustainable building design, energy efficiency and
renewable and low carbon energy generation. These policies help guide development
in a way that mitigates, and adapts to, climate change. Addressing climate change is
a key driver for the council’s policies, plans and strategies. How energy is generated
(e.g. low carbon), distributed (e.g. decentralised systems) and stored (e.g. battery
storage) will be a key areas of change over the life time of the new Local Plan.
The current planning policies that are in place are:
CS1(8) - High Quality Design (Point 8 - Sustainable Construction)
CS3 - Renewable and low carbon energy generation
CS4 - Renewable or low carbon district heat networks
PSP6 - On site renewable and low carbon energy
It is proposed that the four policies set out in the Core Strategy and PSP Plan will be
replaced by two policies in the new Local Plan, which will cover:
♦	Energy Management in new development; and
♦	Renewable and Low Carbon Energy Systems
The new policies will cover the same issues that are covered by the four current
policies, but the wording will be rationalised and refined. In addition, the policies may
be expanded to address other key issues that are currently being explored. These
additions would enable the policies to go further in addressing the impacts of climate
change and also grasping related economic opportunities. The findings of evidence
studies being undertaken, and the responses received to this consultation, could result
in significant changes to the policy position proposed in the new Local Plan.
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The key issues / potential policy changes that we would welcome feedback on are
as follows:
CO2 emissions and Renewable Energy generation
1.	We are considering incorporating the South Gloucestershire Climate Change
Strategy targets for CO2 emissions and Renewable Energy generation into planning
policy in order to: reflect good practice; give the targets appropriate weight in
planning terms; and, make it clear to applicants that we expect all new development
to contribute to the targets. The policy will require development proposals to
demonstrate how they will help to deliver the targets in a manner proportionate to
the scale of development. We are suggesting that all major development proposals
(10 or more dwellings, and 1000sqm or more of ‘non-domestic’ floorspace) should
contribute to their maximum potential where technically feasible and viable. The
policy would need to set out criteria that should be satisfied in order to demonstrate
contribution to the targets.
What do you think about this approach?
What criteria should be set?

Design Standards
2.	Existing policy encourages high standards of energy conservation and efficiency in
the design of development, for example BREEAM ‘very good’. This will be a primary
indicator of good design. It is suggested that a similar approach is retained in the
new policies, but that higher standards are encouraged, for example the Passivhaus
Standard and/or BREEAM ‘Excellent’.
What are your views on this?

3.	Overheating is an increasingly significant impact of climate change and other local
authorities are exploring ways of addressing the issue through planning policies.
We are proposing to incorporate the issue into the list of factors that are to be
addressed through the design of development, for example, orientation of buildings,
roof pitches, etc.
What are your views on this?
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Reducing CO2 Emissions
4. Advances in technology, building design, and also falling costs of renewable
energy infrastructure means that the scope of the current ‘Merton Rule’ policy (set
out in Policy PSP6, which requires all major (10 dwellings) greenfield residential
developments to reduce CO2 emissions by at least 20% via the use of renewable
and / or low carbon energy sources on or near the development) could potentially
be extended. Research is underway which seeks to demonstrate if it is practical and
viable for the Strategic Development Locations (SDLs) identified in the Joint Spatial
Plan (JSP) to be developed as ‘Zero Carbon’. Further evidence is being gathered
to explore how far the requirement to reduce CO2 emissions by at least 20% using
Renewable Energy or Low Carbon energy generation figure can be extended
towards 100% (Zero Carbon) for all developments and types of site. For example, we
are exploring:
a.	The extension of the ‘Merton rule’ policy to include major residential brownfield (and
at what percentage);
b. The potential for increasing the requirement beyond 20% for major greenfield
residential development;
c.	The extension of the policy to cover non-domestic development over 1000sqm of
floorspace, and if so at what percentage;
d.	The potential for SDLS to achieve 100% (zero carbon);
e.	The future potential for developments to become carbon positive (i.e. over 100%).
What are your views on this?
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Heat Networks & Energy Systems
5.	With regard to the policy that covers heat networks, we are considering removing
the rigid density threshold criteria (50 dwellings per hectare (dph)) to make the
policy apply more flexibly, and to future proof it to take into account advances
in technology and falling costs which could enable heat networks to be viable
at densities below 50dph. We are also considering reducing the 10,000sqm of
floorspace threshold to 1,000sqm, but need to undertake some research to see
whether this is feasible.
What are your views on this?
	Some concern has been expressed over the current policy which requires smaller
developments to connect or be ready to connect to a district heat network if it is
practical and viable. The concerns relate to tying developments into a particular
provider of heat, thereby limiting consumer choice.
What are your views on this?

6.	We wish to consider the implications and where appropriate support the
development of renewable and low carbon energy generation installations,
district heat networks, and the move towards a smarter energy systems including
distribution and storage.
		What are the policy implications and other technologies that are coming forward
which should be taken into consideration?

7.	We have commissioned a study jointly with Bristol City Council to look at the delivery
of a Strategic Heat Network to serve both Bristol and South Gloucestershire.
Evidence is emerging and the study is due to report in 2018. The study will include
the identification of the land that is needed for essential heat network infrastructure.
It is our intention to safeguard the land identified through the new Local Plan as this
will help to deliver the heat networks and associated infrastructure.
What are your views on this?
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Geothermal Energy
8.	There is geothermal energy potential in South Gloucestershire, for example, at
Coalpit Heath (SDL), where there is minewater (that is at a temperature of 14 degrees
C) which could be extracted from a well, heated up (using electric power) and then
pumped to heat residential development. There are potential funding sources
available to undertake a feasibility study.
Is this an opportunity that we should explore further?

 Question 16
M.	Energy Management in New Development; and Renewable and
Low Carbon Energy Systems
What are your views on our intended approach and the questions in italics under
points 1–8 above?

N.Gypsy and Traveller Accommodation
Core Strategy (CS) policy CS21 - Gypsy and Traveller accommodation, will be replaced
with a new policy. The current policy safeguards existing authorised Gypsy and
Traveller sites and provides a criteria-based policy against which new applications for
Gypsy/Traveller sites are determined. Policy CS21 also encourages pitch intensification
on existing Gypsy/Traveller sites.
New Local Plan Policies
Local planning authorities are required under national planning policy (Planning
Policy for Traveller Sites) to make their own assessment of ‘travellers’ accommodation
needs for the purposes of planning. We have recently updated our evidence base
(as required by Policy CS21), following revisions to national planning policy in August
2015. Accordingly, the level of overall need for new Gypsy/Traveller pitches in
South Gloucestershire is 61 for the period 2017 - 2032. This is set out in the South
Gloucestershire Gypsy and Traveller Accommodation Assessment explanatory note,
which can be viewed at: www.southglos.gov.uk/newlocalplanfeb2018.
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Planning Policy for Traveller Sites (PPTS) requires local planning authorities, in their
Local Plans, to identify and update annually, a supply of specific deliverable sites
sufficient to provide 5 years’ worth of sites against their locally set level of need. It
also requires the council to identify a supply of specific, developable sites, or broad
locations for growth, for years 6 to 10 and, where possible, for years 11-15 (para 10).
Alongside this, the Public Sector Equalities Duty (PSED), requires local authorities
to have due regard to the need to eliminate discrimination, advance equality of
opportunity and foster good relations between different groups when carrying out their
activities, such as plan-making.
In order to meet the requirements of national policy and responsibilities in relation
to equalities, it is necessary for the council to consider its approach to meeting the
accommodation needs of the Gypsy/Traveller community and the provision of new
pitches/ sites in South Gloucestershire.
Set out below is the council’s proposed approach to doing so.
The key issues / potential policy changes that we would welcome feedback on
are as follows:
In order to provide a supply of specific, deliverable sites within the first five years (05) of the new Local Plan, the council proposes to provide additional pitches through
intensification on existing, authorised sites, where possible and the allocation of new
Gypsy/Traveller sites.
Intensification
The intensification of existing, authorised sites would only be permitted within the
existing ownership boundaries of the site. The area shown on the Policies Map would
reﬂect the land to be used for residential pitches only, not therefore in some cases, the
whole site ownership boundary.
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New sites
In addition to the pitches delivered through intensification, it will also be necessary
to allocate land for use by Gypsies/Travellers to meet the level of need. In order to
identify land for future Gypsy/Traveller accommodation, the council will be undertaking
a review of its own land holdings, and consider the possibility of other publicly owned
land, to investigate its suitability for allocation for such a use. In addition, as part of the
new Local Plan consultation process, the council will also invite the submission of sites
for consideration for future allocation from private landowners and the Gypsy/Traveller
community.
In the periods which follow (years 6-10 and 11-15), the council will seek to provide
additional pitches through the allocation of new sites (as above), and the opportunity
for Gypsy/Traveller provision through the delivery of the strategic development
locations currently identified within the Joint Spatial Plan.
The council is also looking at the possibility of transit provision/temporary stopping places.
If you have land that you wish the council to consider for future Gypsy/Traveller
provision, please complete a Call for Sites form which can be found at
www.southglos.gov.uk/callforsites
The new Local Plan will continue to contain a criteria based policy, as set in Policy
CS21, against which applications for new sites/ pitches not promoted through the Local
Plan process should be assessed.
Permanent Allocation of Existing Sites
It is council policy that existing, authorised Gypsy and Traveller sites are safeguarded
until such time that it can be proven there is no longer an outstanding need for such
sites (Policy CS21, Core Strategy). The council’s position is to retain its existing supply
of sites capable of use by Gypsies and Travellers. To give up existing sites will only
compound the existing shortfall and make the challenge of finding new sites more
difficult. In order to address this in the new Local Plan, the council intends to continue
with this approach.
For this reason, all existing and authorised Gypsy/Traveller sites within South
Gloucestershire are proposed to be allocated in the new Local Plan as a permanent
site for Gypsy/Traveller use. In doing this, the council recognises that many existing
sites currently lie in the Green Belt. National policy states that the mechanism
for enabling the delivery of these sites, is to remove the Green Belt designation
(“insetting”) and allocate for this use.
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The exceptional circumstances which justify the release of land from the Green Belt
are the need to:
♦	Meet

future housing need, whilst
retaining our existing supply of sites
capable of use by Gypsies and
Travellers;

♦	Provide site allocations for Gypsy/

♦	Create

♦	Duty

and plan comprehensively for
sustainable communities, ensuring
the council plans positively and in
accordance with the presumption in
favour of sustainable development, as
required by national policy, including
meeting its 5 year pitch supply
requirements;

Traveller use pursuant to the Direction
by the Secretary of State (2006) that
the council still remains subject to; and
to Cooperate - other LPAs are
not capable of meeting the need for
Gypsy and Travellers arising in South
Gloucestershire.

In order to ensure that those sites, which are removed from the Green Belt as a result
of their allocation continue to remain in Gypsy/Traveller use only, other policies in
the new Local Plan will ensure that the replacement of residential caravans or mobile
homes on traveller sites with permanent buildings will not be permitted.
Allocated sites will be retained until such time as it can be proved that the use of the
site has been abandoned and there is no longer a need for Gypsy/Traveller sites in
South Gloucestershire. In circumstances where sites have been taken out of the Green
Belt, the council will re-consider the allocation and returning the land to its previous
Green Belt status.

 Question 17
N.		Gypsy and Traveller Accommodation
Do you have any views on our intended approach to Gypsy and Traveller
accommodation?
			If you have land that you wish the council to consider for future Gypsy/Traveller
provision, please complete a Call for Sites form which can be found at
www.southglos.gov.uk/callforsites
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O.Travelling Showpeople
Core Strategy (CS) policy CS22 Travelling Showpeople, is to be updated. The current
policy safeguards existing authorised sites for Travelling Showpeople and provides
a criteria-based policy against which applications for new sites for use by Travelling
Showpeople are determined.
Points for discussion
Local planning authorities are required under national planning policy (Planning Policy
for Traveller Sites) to make their own assessment of ‘travellers’ accommodation needs
for the purposes of planning. We have recently updated our evidence base following
revisions to national planning policy in August 2015. Accordingly the level of overall
need for new Travelling Showpeople plots in South Gloucestershire is 24 for the
period 2017 - 2032. This is set out in the South Gloucestershire Gypsy and Traveller
Accommodation Assessment explanatory note, which can be viewed at:
www.southglos.gov.uk/newlocalplanfeb2018
Planning Policy for Traveller Sites (PPTS) requires local planning authorities, in their
Local Plans, to identify and update annually, a supply of specific deliverable sites
sufficient to provide 5 years’ worth of sites against their locally set level of need. It
also requires the council to identify a supply of specific, developable sites, or broad
locations for growth, for years 6–10 and, where possible, for years 11–15 (para 10).
Alongside this the Public Sector Equalities Duty (PSED), requires local authorities
to have due regard to the need to eliminate discrimination, advance equality of
opportunity and foster good relations between different groups when carrying out their
activities, such as plan-making.
In order to meet the requirements of national policy and responsibilities in relation
to equalities, it is necessary for the council to consider its approach to meeting the
accommodation needs of the Travelling Showpeople community and the provision of
new plots/ sites in South Gloucestershire.
Set out in the following pages is the council’s proposed approach to doing so.
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The key issues / potential policy changes that we would welcome feedback on are
as follows:
In order to provide a supply of specific, deliverable sites within the new Local Plan, the
council proposes to provide additional pitches through the allocation of new sites.
New sites
In order to identify land for the accommodation of Travelling Showpeople, the council will
be undertaking a review of its own land holdings, and consider the possibility of other
publicly owned land, to investigate its suitability for allocation for such a use, and, as part
of the Local Plan consultation process, invite the submission of sites for consideration for
allocation from private landowners and the Travelling Showpeople community.
If you have land that you wish the council to consider for future Travelling Showpeople
use, please complete a Call for Sites form which can be found at
www.southglos.gov.uk/callforsites.
Safeguarding Sites
The new Local Plan will continue to contain a criteria based policy, as set in Policy
CS22, against which applications for new sites/ plots not promoted through the Local
Plan process should be assessed.
It is council policy that existing, authorised Travelling Showpeople sites are
safeguarded until such time as it can be proven there is no longer an outstanding need
for such sites. The council intends to continue with this approach of safeguarding in the
new Local Plan.
We are however not proposing to allocate all existing and authorised Travelling
Showpeople sites in South Gloucestershire as in the case of Gypsy/Traveller sites. A
large number of Travelling Showpeople sites lie in the Green Belt and would require
the justification of ‘exceptional circumstances’ in order to allocate for such a use. The
need for Travelling Showpeople sites is not considered to be at a level that the council
could demonstrate a case for exceptional circumstances, required to justify removing
the Green Belt designation (“insetting”) and allocating for this use. Furthermore,
adequate levels of past delivery in non-Green Belt locations does not support the case
for exceptional circumstances to be established.

 Question 18
O.		Travelling Showpeople
Do you have any views on the intended approach to Travelling Showpeople?
			If you have land that you wish the council to consider for future Travelling
Showpeople use, please complete a Call for Sites form which can be found at
www.southglos.gov.uk/callforsites
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APPENDIX 1:
Non Strategic Growth
 Key issues analysis
Some Sustainable Access to Surrounding Area NOT entirely
Key Services and Facilites? covered by Flood Zone 3 or 2?

Include as a place
for investigation

Initial Places

Flood Zone Commentary - Extent of Zone 3 and 2 within and surrounding places

Acton Turville





Flood Zone 3 corridor trough northern area of settlement. Surrounding area no Zone 3.

Almondsbury





Alveston





Aust



Green Belt
NO

No

YES

Yes

YES

Yes



Zone 3 surrounding southern edge. East, north and west, surrounding area no zone 3.

NO

No

NO

No

Badminton





Two Zone 3 corridors running east to west through settlement. Area to east surrounded
by zone 3. Remaining area no flood zones.

Bitton





Zone 3 corridor through middle and surrounding southern edge. Remainder area no zone 3.

YES

Yes

YES

Yes

YES

No 

Bridgeyate





Southeast area surrounding settlement Zone 3. West and majority of north no Zone 3.

Chipping Sodbury





Small areas to east and north west flood zone 3. Remaining surrounding area no zone 3.

Cromhall





YES

No

Cold Ashton





YES

Yes

Doynton





NO

Yes

Dyrham





NO

Yes

Easter Compton





YES

Yes

Elberton





NO

Yes

Engine Common





YES

No

Falfield





Zone 3 corridors to west and east. North and south no zone 3.

YES

No

Frampton Cotterell





Zone 3 corridor runs north, south through settlement. Surrounding area East, west and
area outside north and south flood corridor, no Zone 3 or 2.

YES

Partial  

Hallen





West and south surrounded by Zone 3. East and some of north no Flood Zone 3.

NO

Yes

Hambrook





Corridor running east, west through southern area of settlement. Remaining surrounding
area no zone 3

YES

Yes

Hanham
Outside Urban Area





YES

Yes

Hawkesbury Upton





YES

No

NO

No

Zone 3 surrounding western edge of settlement. East, south and north/east areas no Zone 3.

Hill





Hinton





NO

Yes

Hortham Village





YES

Yes

Horton





YES

No

Iron Acton





YES

Yes

Latteridge





NO

Yes

Littleton Upon Severn





NO

Yes

Longwell Green
Outside Urban Area





YES

Yes

Mangotsfield
Outside Urban Area





YES

Yes





YES

Partial

Marshfield
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Some Sustainable Access to Surrounding Area NOT entirely
Key Services and Facilites? covered by Flood Zone 3 or 2?
Initial Places

Include as a place
for investigation

Flood Zone Commentary - Extent of Zone 3 and 2 within and surrounding places

Green Belt

Old Down





YES

Yes

Old Sodbury





YES

Partial





Oldland
Outside Urban Area





Olveston





Oldbury-on-Severn

Majority of settlement covered by Zone 3 and 2. Surrounding area west and east mostly
within flood zone 3 and 2. Areas to north east, north west and south of settlement no
Zone 3 or 2.

Neighbourhood
Plan
investigating
allocations



Partial


YES

Yes

Area to east surrounded by Zone 3. No Zone 3 on all other sides of settlement.

YES

Yes

Surrounded on all sides by Zone 3. Exception railway corridor.

NO

Yes

Pilning





Pucklechurch





YES

Yes

Rangeworthy





YES

Partial

Redwick





Surrounded on all sides by Zone 3. Exception road and rail infrastructure.

NO

Yes

Rockhampton





West, north and majority south surrounding area within Zone 3. Eastern areas mostly not Zone 3.

NO

No

Rudgeway





YES

Yes

NO

No



Severn Beach





Shortwood





YES

Yes

Siston





NO

Yes

Tockington





YES

Yes

Tormarton





NO

No

Tytherington





YES

Partial

Upton Cheyney





NO

Yes

Warmley
Outside Urban Area





YES

Yes

West Littleton





NO

No

Westerleigh





Wick



Surrounded on all sides by Zone 3.



YES

Yes



Thin corridor running north south through settlement. Remaining no Zone 3.

YES

Yes

YES

No

YES

Yes

Wickwar





Corridor to north is Zone 3. Remaining surrounding area no Zone 3.

Winterbourne





Southern edge has corridor of Zone 3. Remaining surrounding area and beyond
southern edge, no Zone 3 or 2.

- Southern area considered through JSP
- North, East and West is Green Belt
   - South, East and West is Green Belt
    - South is Green Belt
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APPENDIX 2:
Non-Strategic Growth
 Key Issues further Information
Creating Sustainable Patterns of Development
- Avoiding Isolated Rural Dwellings
Plans for growth should create sustainable
patterns of development that co-locate the
new homes, employment and key services
and facilities required by communities.
This means enabling walking, cycling and
public transport as modes of transport as
opposed to a dependency on car journeys,
and, particularly for rural development,
avoiding the creation of isolated dwellings.
Within rural areas one of the key issues
is focussing growth in places within and
surrounding villages, settlements and
urban edge places where key services and
facilities and public transport connections
are present. Evidence in relation to the level
of walking, cycling and public transport
access to key services and facilities, across
the villages, settlements and urban edge
places has been prepared by the council.
This is available at www.southglos.gov.uk/
newlocalplanfeb2018)
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i.	The approach to constructing this
evidence base is detailed in the
Sustainable Access Methodology;
ii.	Individual Sustainable Access Profiles for
each village, settlements and urban edge
places have been produced;
iii.	To allow comparison between these
information sources the council has also
released;
♦	Sustainable

Access - Village and
Settlement Findings, and

♦	Sustainable

Findings.

Access - Public Transport

The evidence demonstrates that certain
villages and settlements do not have
access to key facilities and services by
walking, cycling or suitably frequent and
timed public transport. Allocating 10 or more
dwellings in those places, for non-strategic
growth, would create unsustainable
patterns of growth, which is car dependent
and likely lead to isolated rural dwellings.
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Suitable Places
- Sequential Approach to Flood Risk
At this early stage of plan making
in most instances there has not
been the level of investigation,
appraisal and consultation
necessary to discount places as
having potential for growth, due
to potential harm and damage
to environmental assets and
constraints. However, there are
some focused planning issues
where new homes and other
sensitive uses would be in direct
conflict with explicit requirements
set out in the National Planning
Policy Framework. Suitable to
consider at this early stage in
the Plan making process, is the
sequential approach to flood risk.
At this stage it will not be suitable
for the council to suggest new
homes which would be within and
surrounded by Flood Zone 3 and
2, when potential sites for new
homes exist within Flood Zone 1.
If sufficient new homes cannot be
located in Flood Zone 1, it would
be necessary to revisit places in
Flood Zone 2 and then Flood Zone 3.
The council has utilised the
Environment Agency’s data
to determine Flood Zones
3 and 2. The coastal area of
South Gloucestershire contains
villages and settlements that are
surrounded by and covered by
Flood Zone 3. Flood Zone 2 and
3 also exist within and around
certain river corridors. However, a
larger number of other places exist
which are not surrounded by or
within these Flood Zones.
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APPENDIX 3:
Non-Strategic Growth
 Green Belt and Areas of
Outstanding Natural Beauty
(AONB)
Green Belt - Further Information
The Stage 1 and Stage 2 Green Belt Assessment for the Joint Spatial
Plan (JSP - www.jointplanningwofe.org.uk) demonstrated that the
Green Belt in South Gloucestershire has different purposes depending
on where it is. Green Belt adjacent to the urban edges of Bristol, and
surrounding rural settlements close to the urban edge, has a particularly
important role in preventing sprawl of the urban area and merger.
Green Belt in the wider countryside, covering rural villages away
from the urban edge, generally has the purpose of safeguarding the
countryside from encroachment by development.
Only some areas of the Green Belt adjacent the urban edge and within
the wider countryside were assessed as part of the JSP, it may be
necessary for further detailed Green Belt assessment of places within or
adjoining Green Belt. This will assess at a more local level the value and
potential impact from development on smaller parcels of Green Belt land
within and surrounding rural places.
Cotswold Area of Outstanding Natural Beauty (AONB) Further Information
The Cotswolds AONB Management Plan (2013-2018)
(www.cotswoldsaonb.org.uk/planning/cotswolds-aonb-management-plan)
sets out objectives, policies, actions and an Engagement Plan for particular
areas of the AONB including sections in South Gloucestershire.
Within the South Gloucestershire areas of the AONB, as in many rural
areas of South Gloucestershire, there has not been planned, allocated
development for some time. Nearby authorities in Stroud and Wiltshire
regularly allocate new homes in larger urban centres and villages, to
ensure communities in the AONB are able to benefit from the positives
provided by an appropriate scale and design of growth.
Sites suggested to the council which are in the AONB will need to be
accompanied by landscape and visual, heritage and ecological impact
assessments and have regard to the Cotswolds AONB Management
Plan, to ensure the scale and design is appropriate to the AONB.
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List of Abbreviations
A

AONB Area of Outstanding
Natural Beauty

B

BtR Build to Rent
BREEAM Building Research
Establishment’s Environmental
Assessment Manual

C

CIL Community Infrastructure Levy
CS Core Strategy

D

DCLG Department of Communities
and Local government
DtC Duty to Co-operate
DPH Dwellings Per Hectare

G

GLA Greater London Authority

H

HIA Health Impact Assessment
HMO Houses in Multiple Occupation
HELAA Housing Economic Land
Availability Assessment

I

IDP Infrastructure Delivery Plan
ILW Intermediate Level Waste

J

JSP Joint Spatial Plan

L

LGSD Local Green Space
Designation
LPA Local Planning Authority

N

NHS National Health Service
NPPF National Planning Policy
Framework
NPPG National Planning Practice
Guidance
NSIP Nationally Significant
Infrastructure Projects
NNB New Nuclear Build
NDA Nuclear Decommissioning
Authority

O

OAN Objectively Assessed Need

P

PD Permitted Development
PPTS Planning Policy for Traveller
Sites
PSP Policies, Sites and Places
Plan
PSED Public Sector Equalities
Duty

S

SSSI Sites of Special Scientific
Interest
SGC South Gloucestershire
Council
SGLP South Gloucestershire Local
Plan
SDL Strategic Development
Location
SHMA Strategic Housing Market
Assessment
SPD Supplementary Planning
Document
SPG Supplementary Planning
Guidance
SAPs Sustainable Access Profiles
SA Sustainability Appraisal

U

UWE University of the West of
England
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