
South Gloucestershire Council Officer Response to Questions Raised by Falfield Parish Council  

The JSP 1. 

1. What happens next?  What happens if the inspectors reject it?  

Officer response 

The Technical Document Consultation closed on 7th January. The 4 West of England Councils are 

currently reviewing the comments made and these, along with the Key Issues raised, will be passed 

to the Inspectors. The West of England Councils currently expect the oral hearing to commence from 

mid-May. A further update will be provided once we have received feedback from the Inspectors.   

 

Flooding  

2. Our area floods during heavy rainfall, who will be liable if existing residents’ properties 

flood as a result of the proposed works.   

Officer response 

Development should be made safe for its lifetime without increasingly flood risk. Through 

the master planning process opportunities will be progressed to reduce the causes and 

impacts of flooding where appropriate through for example the use of natural flood 

management techniques.  Developers will need to undertake site specific flood risk 

assessments as part of the planning application process.   

 

Transport improvements  

3. How will the metro bus travel down the A38? Will there be guided rails or a separate bus 

lane?  Is it just a rebranded bus?  How will the service be guaranteed, will it be 24/7?   

Officer response 

It is envisaged that the MetroBus would work in a similar way to the existing MetroBus 

routes with services secured through a quality partnership scheme. It is intended to be a high 

quality, frequent, commercially run bus service. Bus priority will be provided where 

congestion is worst, rather than it being a fully segregated route.  The detail of the timetable 

will be agreed through the Quality Partnership Scheme process nearer to the time of 

operation. 

 

4. Do existing residents have to drive to the Metrobus?  

Officer response 

We are at an early stage of developing a business case for MetroBus. Its extent beyond 

Thornbury is to be determined.  



There is an intention to have a Park and Ride located on the A38 which would enable 

residents (not served directly) to transfer onto MetroBus.  

 

5. How do our parishioners get to the railway station?   

Officer response 

Pre-application discussions have commenced with developers at Charfield. These discussions 

include potential improvements to the bus service connecting Charfield to Thornbury (via 

Falfield).  

A new rail station at Charfield would include appropriate car and cycle parking provision. 

 

The A38  

6. What are the proposals for the A38 through our parish? How will it be made safer?  

 7. Why is Buckover being developed on both sides of the A38? It will create a divided 

community?  

8. Why is there no consideration of a ring road around Buckover in the JSP as suggested at 

workshops?    

9. Why have any improvements at the Falfield lights been ignored?  

10. Why are you only promoting one route into Bristol? Our residents need to travel to 

other places  

11. What will be done to ensure the local roads can cope with the increased traffic?  

Officer A38 Response 

The Council has recently begun pre-application discussions with the developers at Buckover. 

Transport issues will be a key part of these discussions. The Council will seek to ensure the 

impact on local roads is minimised, and sustainable travel is promoted. Through that 

process, the Council will seek to work with the developers to retain the capacity of the A38 

and a diversion route for the M5. The final alignment of the A38 is also yet to be determined 

and will be taken forwarded through the more detailed work to support the Council’s new 

Local Plan.   

Many settlements have developed along prime arterial routes. Traffic passing through can 

provide valuable trade to assist sustain new businesses and facilities. Careful consideration 

will however, clearly be required to ensure the flow of traffic and speeds is balanced with the 

needs of pedestrians and cyclists to be able to walk and cycle along and cross the highway 

safely. 

The Bristol Urban area (including major employers in the North Fringe) is the key destination 

for employment trips and for accessing key services and facilities (e.g. hospitals and national 



transport connections). Discussions with developers to improve local bus services to 

Thornbury, Charfield, Wotton-under-Edge and other destinations are on-going.  

The requirement for specific local mitigation measures for Falfield and the local road 

network will be assessed further as proposals develop and will be taken forwarded through 

the more detailed work to support the Council’s new Local Plan. 

 

Timing of infrastructure  

12. Why will South Gloucestershire Council not commit to wording on the provision of 

infrastructure to be built before the housing in the JSP, as other Councils have?  For 

example, Portishead is still waiting for its rail links, how will you ensure Charfield also does 

not have such a long wait?  

Officer response 

The delivery of infrastructure alongside housing and employment growth is a complex issue 

that requires multi-agency working. Infrastructure delivery can also and often does consist of 

short, medium and long-term measures. Detailed understanding of existing capacity is also 

required and the Council will also have to balance all these considerations with ongoing 

housing delivery to meet Central Government requirements. A pragmatic approach to these 

issues is inevitably required and will be kept under constant review. The new Local Plan 

provides the best vehicle for setting out more detailed infrastructure requirements and 

timing stipulations.  

 

Benefits for existing residents  

13. Why are existing residents being treated like second class citizens at the Buckover 

workshops?  Very few are getting invited.  

Officer response 

The Buckover development team has carried out a number of public consultation events to 

date, including for local residents. We will pass your concerns on as they will be concerned to 

know that the PC feels this is the case. 

 

14. How will you ensure existing residents get benefit of connection to mains gas and mains 

sewage etc?  

Officer response 

We would welcome clarification of which existing residents you refer to. 

15. How will the council protect the amenities of the existing residents, who are at risk of 

increased noise, light pollution, traffic, loss of property value, construction disruption etc.  

Many chose to live in a rural environment.  



Officer response 

The Council continues to encourage the Buckover developer team to liaise with people who 

may be affected, so as to be pro-active in finding solutions and coming to agreement with 

those most directly affected, where possible. Development of any nature is clearly disruptive. 

Planning and other health and environmental legislation and policy is applied to balance the 

needs for growth with impacts on existing communities. The Council will endeavour to apply 

such regulation and policy appropriately as the development progresses.  

 
 

Emergency Services 

16. We have very poor Red1 and 2 emergency response times here, this has been ignored in 

the JSP, how will this be resolved? 

17. How will residents get to the hospitals? 

18. What extra provision for police and fire services locally? 

Officer response  

The emergency services are consulted at every stage in the plan making process and in 

respect of major development, so they can plan to ensure they meet any necessary service 

standards. Strategic sites also often make financial contributions towards new policing and 

accommodation where necessary. The NHS Trust is also consulted at every stage and is 

responsible for provision of hospital care to meet their required service standards and 

targets. Residents will get to hospitals in the usual ways.   

 

Call for sites – local plan 

19. How will the local plan take into account the swamping of Thornbury and Buckover with 

development? 

Officer response 

Unplanned speculative development around Thornbury remains a concern for the Council. 

The JSP proposes limited further growth at Thornbury. The Council agrees that all steps 

should be taken to then allow Thornbury a period of consolidation whilst planned growth of 

the new Garden Village takes place up to and beyond 2036. The Local Plan will set out a 

vision and policy to achieve these aims, and the Council will do all that it can to ensure a 5 

year land supply. However, as is well known construction of housing is predominantly left to 

the market and developers and is not in the gift of the Council, so 5 year land supply issues 

and any such future similar Government policy remains a risk.    

 

 

 



20. How will speculative development be controlled moving forwards? 

Officer response 

Your concerns about the level of new house building in Thornbury is shared. The Council is 

committed to ensuring all new developments contribute towards the delivery of high quality 

and sustainable places. While we need to continue to provide sufficient new homes, like you 

we have been very concerned about the impact of speculative developments which have 

been granted on appeal, i.e. against the recommendation of South Gloucestershire Council. 

We are taking steps to address this by bringing forward our new Local Plan and ensuring we 

can demonstrate sufficient sustainable housing land is available in the District.  We also 

continue to ensure all new developments fully meet the council’s requirement for 35% on site 

Affordable Housing.  

 

21. How will the council stop the spread of Buckover outside of its boundary? 

Officer response 

Buckover is a proposed allocation for strategic development. The Local Plan will establish an 

allocation boundary which will set the settlement edge for the new garden village. Planning 

policy thus seeks to control development outside of settlement boundaries.  

 

22. What happens if the strategic green gap is developed? 

Officer response 

It is not the intent of the Council to see the green gap developed. The Council is investigating 

appropriate policy measures such as greenbelt and green gap policies which will be brought 

forward through the new Local Plan. However, as you will be aware the current appeal for 

land south of Gloucestershire would, if approved, impact on how the green gap is delivered. 

The council has objected in principle to this speculative development at Thornbury, although 

the final decision will be made by the appointment inspector.  

 

23. Where will the additional infrastructure be built i.e. waste processing, recycling centre, 

and electric substation, parking for “metrobus – who determines this, the council or the 

private developer? 

Officer response 

Buckover is a privately lead development proposal. They however, like all developers must 

make a planning application. The planning application is carried out in consultation with 

relevant internal specialist officers and external statutory consultees, plus the local 

community at which time all relevant issues will be discussed, negotiated and consulted 

upon, including those above. The Local Planning Authority will then determine the 

application in the usual way and secure necessary provisions and mitigation as appropriate.   



Affordable housing 

24. How will you stop developers reducing the Affordable housing percentage?  

 

Officer response 

National planning policy requires Local Planning Authorities to take account of the viability 

of new development and allows developers to seek and appeal viability reappraisals should 

economic circumstances change. The Council also has to balance the need for new housing 

and infrastructure with the viability implications of providing affordable housing.  

The Council though places a high priority on the delivery of affordable housing and working 

with the West of England Combined Authority is continually seeking new funding sources for 

new infrastructure and affordable housing. The WoE also intends to introduce new viability 

guidance and SGC regularly employs professional viability advice to challenge such viability 

claims.   

 

Buckover 

25. Parts of Buckover will be sold off, how will you control ‘the vision’? (When there is one) 

Officer response 

Major developments of the scale of BGV are required to agree Urban Design objectives, 

parameters and Design Codes for all parts of the development. Design Codes are essentially 

rules that new development has to accord with in order to receive planning permission. They 

can vary in detail depending upon the context. Design Codes will be agreed with the BGV 

team ahead of each phase of development. This way regardless of who land may be sold to 

standards of design should be maintained. The Tortworth Estate also intends to take a long-

term interest in the Garden Village, as effectively the master developer so will also have no 

interest in seeing design standards and the ‘vision’ being eroded by other developers. In such 

situations master developers often vet design standards of prospective third parties well 

before they reach the local authority to ensure standards are protected. 

 

26. How will you maintain the communal spaces within Buckover. Tortworth Estate are 

currently poor at managing the needs of existing tenants. 

Officer response 

Garden Village principles require that a Governance structure is set up that captures some of 

the uplift in land-value both at the outset and in perpetuity that is then recycled into the 

provision and maintenance of communal spaces and facilities. The governance structure will 

be required to involve representatives of the community, local councils and business and 

other stakeholders that agree how funds are raised and utilised. In addition to pump priming 

management and maintenance funds through such an endowment, Garden Towns and 

Villages also utilise management charges on residents and income from the use of 



communal facilities and lease or rent of business premises. This is why policy 7.8 of the JSP 

uniquely includes a requirement to agree an appropriate delivery body, including land value 

capture, ownership, management of assets, long-term stewardship and governance 

arrangements (for the benefit of the community) with the Council following consultation 

with the local community, Parish & Town Councils and other relevant stakeholders.  The 

Governance structure is thus a critical component of delivering a true Garden Village and the 

Council will endeavour to do all that it can to ensure it is set up in an appropriate manner. 

For clarity the BGV team support this requirement and are intent on working with the 

Council positively to achieve this objective. 

 

END 

 

South Gloucestershire Council, 15th February 2019 


