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This is one of a series of draft town centre profiles which will be used to inform future
planning policy. Initial comments were invited to arrive by 31st December 2013.
Comments were made by or on behalf of:
 The Council’s urban design and project officer working on proposals for the East of
Harry Stoke new neighbourhood.
 J Sainsbury who control part of the land at Fox Den Road which is identified within
the Core Strategy as a possible site for a new District Centre.
 AXA, as landowners of a vacant site at the junction of Great Stoke Way and Fox
Den Road. (Received May 2014)
 Britel Fund Trustees Ltd comprising the Abbey Wood Shopping Park and
undeveloped land next to it. (Received June 2014). Not that site is also referenced
as Abbeywood Retail Park. Comments are summarised at Appendix 1.

Stoke Gifford Potential District Centre
1. Location
Stoke Gifford does not currently have a defined town centre. The village centre is north
of the railway line close to the Church and local services at Ratcliff Drive. This is too
small to be considered as a town centre or to accommodate major change.
North of the railway line Stoke Gifford Village is now an established residential area.
The area south of the railway line stretches from Abbeywood in the west, to the M4 and
M32 in the east and to the Cheswick Village and the District boundary with Bristol at
Lockleaze.
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2. Origin
Stoke Gifford and Harry Stoke were originally agricultural and coal mining communities
but the area has changed radically with development since the 1970s.
Stoke Gifford developed as a residential community.
South of the railway line planning policies initially sought to promote employment
floorspace. There was development for specific major end users e.g. UWE, Axa Hewlett
Packard and the MOD. There was also more general office development at Lime Kiln
Close and Bristol Business Park. This all contributed to major commuting pressures.
More recent planning policies have sought to provide a better balance of land-uses
within the area by reallocating some unused employment sites for housing.
This broad area now includes:


The MOD Procurement Executive on sites at Abbeywood north and south of the
Ring Road.



The University of the West of England main Frenchay campus – which includes
teaching space, student accommodation, Exhibition and conference centre, bus
station/public transport hub, and the proposed site for the UWE Stadium (21,000
+ seats) for Bristol Rovers.



The Wise Campus – which specialises in sports related education.



Abbeywood Community School and the adjacent Bristol Technology and
Engineering Academy



Major office uses at Friends Life (former Axa), Parkway Business Park and
Bristol Business Park.



Major Retail facilities – at Fox Den Road (Sainsbury and B+Q) and the
Abbeywood Shopping Park.



Hotels – Holiday Inn and Holiday Inn Express



Main line railway stations at Bristol Parkway and Abbeywood



Residential communities –



o

Existing - including areas of Stoke Gifford south and east of the railway,
Harry Stoke Village and Stoke Park

o

Emerging and under construction – Cheswick Village and the new Harry
Stoke development for Crest (1200 homes);

o

Proposed – Land East of Coldharbour Lane (500 + dwellings) and the
proposed East of Harry Stoke new neighbourhood (2,000 dwellings).

Proposed Bus Rapid Transit system through the Coldharbour Lane and East of
Harry Stoke New Neighbourhood.

3. Character
Although this area has many facilities normally associated with a town or city centre
there is no discernable centre at present. Rather it appears as a series of separate
‘campus’ style developments which are not well integrated and which are separated by
the strategic scale roads which serve them.
The retail uses have also been in large format stores at Fox Den Road and Abbeywood.
There are local centres at Ratcliff Drive and Cheswick Village and new local centres are
proposed with the Harry Stoke and East of Harry Stoke development areas. These are
not of a scale that could meet the strategic needs of the major residential, student and
business communities in this area.
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4. Strategies and Research
The Core Strategy provides a vision and policy (CS25) for the Bristol North Fringe as a
whole and for the proposed East of Harry Stoke New Neighbourhood (CS27) and UWE
Campus (CS28) but there is no comprehensive plan for this area as a whole at present.
There are proposals for individual development areas which should help to achieve the
Core Strategy Vision.


The University of the West of England (UWE) is seeking to remodel its campus
including the development of a new transport hub and student accommodation in
line with an agree concept statement and masterplan (PT12/3809/O).



Remodelling of the UWE Campus also includes provision for a new stadium for
Bristol Rovers FC (PT12/0888/F).



Cheswick Village – 1200 dwellings (300 in Bristol) with a new primary school and
local centre – all nearing completion. (See also PT12/0684/RM - Provision of local
neighbourhood centre to comprise of 2,425 square metres of retail floorspace (Class
A1/A2/A3/A4/A5), 633 square metres of D1 floorspace (including 262 sq metres nursery);
363 square metre gymnasium (Class D2); 137 residential units (C3); with car parking,
landscaping and infrastructure works. (Approval of reserved matters to be read in
conjunction with planning permission PT04/0684/O).



Harry Stoke Housing – 1200 dwellings with primary school and local shops under construction. (See PT06/1001/O)



East of Harry Stoke New Neighbourhood - a proposed development of around
2,000 dwellings with local facilities - draft development framework SPD was
endorsed by the Council in January 2013 and a revised version is subject of
further consultation in summer 2014 with a view to its adoption.



Land East of Coldharbour Lane – proposed for in excess of 500 dwellings - a
concept statement has been endorsed and planning application submitted. (See
PT14/1260/O)



Sainsbury has planning permission to extend its Fox Den Road store.
(PT09/0408/F and for development of a dental surgery (PT13/1763/F)



The Abbey Wood Shopping Park has been redeveloped to include an Asda
foodstore (PT11/2290/F) and new public space. Landowner representations seek
scope for further development (See Appendix 1)



Communication routes will also change with proposed construction of the Stoke
Gifford Transport Link and development of the bus based rapid transit routes
linking the North Fringe at Cribbs Causeway, via this area, to the City Centre and
Hengrove. This will also have a route linking to Emersons Green. (See
PT0600/R3F)

In total summary well over 3,500 new dwellings are planned in this general area
together with further academic and employment uses but at present there is no
discernable town centre.
5. Catchment Area and Competition
To date this area appears to have traded strongly. In the absence of a large local
resident community the assumption must be of drawing some trade from the local
workforce and suburbs of north Bristol. This has reinforced the car dominated feel of the
area.
Future residential growth is planned but as yet the nature and scale of new retail and
community facilities to serve that growth has not been resolved.
The emerging Core Strategy does indicate a potential way forward. Policy CS14
identifies Sainsbury’s/B&Q, Stoke Gifford as a potential new District centre to be
investigated to serve the Stoke Gifford, Harry Stoke, UWE and Cheswick village area.
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The supporting text states that
“A new centre is also proposed, potentially on land currently occupied by Sainsburys
and B&Q off Great Stoke Way, to serve the new housing areas to be developed along
the Ring Road in the Stoke Gifford/Filton area, UWE and nearby existing housing and
employment areas. As part of the development and re-modelling of the area between
Filton and the M32, a broader range of uses, including an element of retail, will be
promoted at Abbey Wood Retail Park in line with its location adjacent to a main line rail
station, major employment and housing areas, and away from the sale of bulky goods.
The park will continue to be treated as out of centre for the purposes of national
planning policy (see Policy CS25).”
6. Retail provision - From SGC Monitoring
The Council’s monitoring considers the Fox Den Road area and Abbey Wood Retail
Park separately.
Retail Floorspace Fox Den Road Area
2013

Floorspace

%

Units

%

Sq m
Total

16037

3

Convenience

4850*

1

Comparison

6587

1

4600

1

Service Uses
Vacant floorspace
Edge of Centre


*Sainsbury has permission (PT09/0406/F) to increase floor area 2053 sq m net.



Vacant store is part of original B+Q unit.

Key – traders

Sainsbury, B+Q

Key community uses.

None within the retail area but UWE, The Wise Campus and
Abbeywood Community School do provide a range of publicly
accessible facilities.

Markets

None

Drawn from SGC Annual Town Centre and Retail audit.

Abbeywood Retail Park
2013

Total

Floorspace
sq m

%

Units

11156

%

9

Convenience

2722

24.4

1

11.1

Comparison

7659

68.7

7

77.8

0

0

0

0

Service Uses
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Vacant floorspace

775

6.9

1

11.1

Edge of Centre
Key – traders

Asda (now trading), Matalan, Next, Pets at Home.

Key community uses.

Limited provided as part of the redevelopment but noyt yet
occupied – Application: PT11/2290/F

Markets

None

7. Retail Frontages
Retail frontages are not defined or monitored in this area at present. Representations in
respect of Abbey Wood Shopping Park suggest designation of frontages there as
primary frontage but it is generally not appropriate to identify primary frontages outside
of a primary retail area. The first decision to be taken is therefore whether this area
should be designated as a primary retail area. The Core Strategy does not support that
approach.
8. Health Check
As there is no defined town centre here the RTP Study did not undertake a health
check.
9. Non-retail uses
Although there is no defined town centre at present there are many town centre uses
within this area including large scale offices and educational facilities. The scale of
these uses would be similar to many town or small city centre areas. High street style
retail and community facilities are, in contrast limited. In addition to the retail offer there
is:
o

Commercial floorspace – limited provision of ‘high street’ banks, buildings
society’s etc but major office floorspace at Abbewyood (MOD Procurement
Executive), Bristol Business Park and Parkway Office Park. The UWE campus
is also functions like a commercial use and has in the order of 27,000 students.

o

Community Uses –
o

There are established and expanding community facilities at Stoke
Gifford Village centre (St Michaels).

o

The Wise Campus, Abbeywood Community School and UWE have
facilities which can be used by the public. A potential community space
has been provided within the Abbey Wood Shopping Park.

o

Community uses are proposed within the harry Stoke and East of Harry
Stoke development areas.

o

Cheswick Village has a school and community facilities.

o

Facilities required at LECL are under discussion.

o

Service uses – Medical facilities are currently limited. The UWE Library can be
used for reference.

o

Hotels, Pubs and commercial leisure – Currently only one pub The Fox Den,
two hotels (one with conference facilities), UWE Conference Centre. Proposed
football stadium to include a commercial gym.

o

Residential uses – With the exception of the original Harry Stoke Village and a
few properties on New Road the residential communities tend to be located at
the margins of the area with the more intensive commercial uses being central.
This pattern would be hard to breakdown and the main approach is likely to be to
ensure bus, footpath and cycle routes help to make improved linkages between
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the residential and service areas.
o

Community Activity – detail to be added

10. Evening Economy
Given the presence of a major university campus the evening economy in the
surrounding area is surprisingly undeveloped. Students presumably look to Bristol City
Centre. There is for example only one public house at present (The Fox Den) although
there are pubs in the wider area at Stoke Gifford Village and Filton. A pub is also to be
provided at Cheswick Village local centre.
11. Governance
Fox Den Road is part owned by Sainsbury with the B+Q site owned by Canada Life.
Abbeywood Retail Park is in single ownership with the British Telecom pension fund.
There is no overall management arrangement for the area.
12. Safety and Security
CCTV systems etc. are managed by individual development areas.
13. Accessibility issues
Pedestrian and cycle routes - around Stoke Gifford routes are generally in place but
hampered by major road crossings and the impact of heavy traffic.
Public Transport – While both retail areas have stops nearby neither is penetrated by
bus services. While Abbey Wood Shopping Park is close to the rail station pedestrian
links are not direct.
Car parks – The two Fox Den Road stores have their own car parks. Abbey Wood
Shopping Park has a central car park which has recently been remodelled. Both areas
suffer from congestion
Mobility issues – blue badge holders have good access to the stores.
14. Environmental Quality
Heritage – There is not a core town centre with any notable heritage.
Environment – The local environment suffers from the impact of the major road
network. Buildings tend to be located fronting on to car parks and hidden behind
strategic landscaping which reduces visual presence and increases walking times form
residential areas.
15. Tourism
The two main hotels and UWE conference centre provide for some business tourism
needs. There may be further opportunities.

16. Health Check Summary
Health Check Tests

Comments

Diversity of uses

The area as a whole has a mix of uses including retail
facilities, offices, hotels and a major University but these
tend to be in campus style buildings which do not amount
to a unified town or district centre at present.

Proportion of vacant
street level property

Part of the B+Q store is vacant. Part of the Abbey Wood
Shopping Park was vacant but has been remodelled and is
fully occupied at ground floor. There is currently some
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vacant first floor space there for community/service uses.
Commercial Yields on
non-domestic property

No data available

Customers’ views and
behaviour

No data available

Retailer representation
and intentions to
change representation

Dominated by large chains in large units – Sainsbury, B+Q,
Asda, Matalan, Pets at Home, Next etc.

Commercial rents

No data available

Pedestrian flows

No data available

Accessibility

Disabled parking assumed to be satisfactory – but
generally the area is dominated by car borne traffic which
detracts from walking and cycling.

Perception of safety
and occurrence of
crime

Some additional issues of safety and policing may arise
with operation of the UWE Stadium.

State of town centre
environmental quality

Generally poor environment to date due to car dominance
and large scale format of retail units. The remodelling of
Abbey Wood Shopping Park has been successful but is
still inward looking.

Health issues

The impact of the area on physical and mental health need
to be considered. This may include air quality,
opportunities for sport and informal recreation, walking and
cycling etc.

17. Key Messages from Roger Tym Study
There may be potential to develop a new or improved retail and town centre area in the
M32/Filton Corridor. This ideally would be located in areas where the new growth is
proposed, to encourage localism, provide a heart and focus for any new community and
promote the creation of a sustainable pattern of growth.
18. Consultation and feedback
Initial feedback was from Sainsbury. There has been recent correspondence on behalf
of both Axa and the owners of the Abbey Wood Shopping Park. Issues raised are
summarised at Appendix 1. Given the Core Strategy has been found sound and
adopted and that submissions have been late in the process the scope to make major
changes in policy at this stage have been limited. The profile does however provide
context to ongoing work which will be necessary for inclusion in a submission Policies,
Sites and Places Plan. It is recognised that there is still opportunity to bring forward a
more coherent vision of how this area should look and function in future.
19. Policy: Role and Function
Core Strategy Policy CS14 suggests that the Fox Den Road area should be investigated
as a possible District Centre. The detail of how that might be shaped, and of new
facilities within the East of Harry Stoke area should ideally be set out in the Policies,
Sites and Places Plan.
Area Specific Policies of the Core Strategy which are relevant include:
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o

Section 12 which sets a vision for the Bristol North Fringe as a whole.

o

Policy CS25.4 seeks to enhance the vitality of the Abbeywood Retail Park by
providing a broader range of uses.

o

CS25.5 supports the investigation, planning and potential redevelopment of the
Sainsbury’s and B+Q retail sites to provide a new district centre.

o

CS27 – sets out proposals for the East of Harry Stoke New Neighbourhood
including a multi-use building comprising a doctor’s surgery, library and
community meeting space, with local retail, food and drink outlets.

o

CS28 – is for the UWE campus and includes provision to be a focal point for
wider community, exhibition, and conference, sporting and cultural facilities.

20. Vision and Actions
Suggested Vision
That the Stoke Gifford area, including the proposed residential areas east of Harry
Stoke be served by at least one recognisable town or district centre incorporating a mix
of retail, service and community uses and with easy access by foot, cycle and public
transport.
21. Land-use issues and opportunities issues
There are two retail areas at present which are not well connected. Most new housing
development will be to the east of the area – around 3,500 new dwellings.
Given the scale of existing and proposed commercial and academic uses in this area it
might be argued that a town centre boundary should be drawn around a very wide area
including for example the University Campus and main line railway stations. This would
represent a very major town centre.
One alternative is to identify a smaller town centre area focused on one or both of the
two existing retail areas and develop that area as a more coherent town centre with a
range of retail, community and commercial uses. This is the approach reflected in the
following proposals.
The fundamental issues are:


Where the town centre and primary retail area boundaries should be drawn



What level of retail development is appropriate



How should non retail needs be met e.g. to expand the evening economy linked
to the local workforce, student and growing resident population?



What other needs should be met including community and cultural needs (and
the extent to which the University Campus can or should provide a focus for
that)



How can remodelling of the area provide a more coherent town centre?



Does the recent remodelling of the Abbey Wood Shopping Park result in it being
a more logical basis for the Primary Retail Area than the Fox Den Road area?



To what extent can Fox Den Road also be remodelled?



How can high quality public realm and green access routes from residential
areas be developed into a remodelled centre?

Strategy

A clear strategy is required for the future development of this area so
that it looks and functions more as a town centre to serve neighbouring
communities. There is no coherent plan at present and this should be
a priority given planned residential development nearby.

Development

The capacity for further retail development would appear positive with
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needs/ sites:

both demand from a growing catchment and potential development
sites at both Fox Den Road and Abbeywood. A working assumption of
3,000 sq m of new comparison floorspace with potential for leisure and
community uses to provide a more mixed-use environment.

Retail growth



Convenience floorspace

Given the extant permission to extend Sainsbury’s and the recent
development of ASDA it is assumed that the scope for more
convenience floorspace, above that already committed, is limited
although further competition or specialist local outlets would be
encouraged.


Comparison floorspace

There has been a net loss of comparison floorspace to convenience
with development of the ASDA store. There would still appear to be
scope for further comparison floorspace and a working assumption of
around 3,000 sq m being developed. Opportunities for site
development include remodelling and extension of Fox Den Road and
some further limited development at Abbeywood.
Markets

None at present and no opportunities identified.

Public Realm.

This part of Stoke Gifford is dominated by the Ring Road and large
format buildings. I is generally recognised that the recent remodelling
of the Abbeywood Retail Park has provided a visual improvement.

Public Transport

The UWE Campus is a major bus interchange and the area is
generally well served by public transport including two rail stations.
The proposed MetroBus route North Fringe – Hengrove will pass to
the east of the area. Local connections will be important.

Walking, Cycling
routes

There is scope to further improve the footpath and cycle path network
to facilitate linked trips.

Mobility:

A detailed strategy for this area should consider the needs of those
with impaired mobility.

Parking

Parking at both Fox Den Road and Abbeywood is privately managed,
free and time limited and appears to be adequate. Both areas are
essentially car based centres at present.

Traffic
management

The area is car dominated at present and it is difficult to manage those
pressures. Further retail development could aggravate that position
unless well linked by cycle walkways etc into the new neighbourhoods.

Centre
Management

Consider funding for and appointment of a Town Centre Manager to
help manage the area as a whole.

Promotion

Current promotion is on behalf of individual traders rather than Stoke
Gifford as a retail destination. That position could change if the area is
further remodelled.

Visitors/Tourism

There is potential for hotels and similar to support both the business
and academic communities.

Evening economy

Consider scope to provide better family leisure facilities.

Community

Provision of a richer mix of social cultural and economic opportunities.
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Stoke Gifford Summary
At present the general area has two retail areas, Fox Den Road and Abbeywood Retail
Park, with different policy tests applying.
Core Strategy Policy CS14 identifies the Sainsbury/ B+Q area at Fox Den Road as a
potential new District Centre to serve the Stoke Gifford, Harry Stoke, UWE and
Cheswick Village areas where there are major employment and residential areas. A
remodelled centre here would also serve the proposed new neighbourhoods east of
Harry Stoke where only a local centre is proposed.
The nearby Abbeywood area is identified in the Core Strategy as a retail park although it
is recognised that there has been a recent change in character arising in part at least
from the ASDA development. It is proposed to confirm the retail park as a distinct policy
area using boundaries established in the South Gloucestershire Local Plan. As such it
will continue to be treated as ‘out of centre’ for planning purposes and any further
development proposals would need to be subject of the sequential and impact tests.
The two retail zones are separated by the Ring Road and there is an issue whether this
area can, or should, be remodelled and brought together within a wider town centre
boundary that includes other service uses including offices, a pub and hotel. This is the
approach reflected in the diagram below but which needs to be evaluated.
It would take significant remodelling and possible extension of retail and service uses at
Fox Den Road to provide a more comprehensive mixed -use district centre. For this
reason it is not considered appropriate to define primary and secondary retail frontages
in either the Fox Den Road or Abbeywood areas at this stage. However there is
considered to be both retail and physical capacity for remodelling at Fox Den Road
which could provide in the order of 3,000 sq m of new comparison floorspace. A more
detailed strategy is required to take these proposals forward.

Stoke Gifford New District Centre and Retail Park Centre Proposed Policy
Diagram

Legend
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Appendix 1 – Stoke Gifford - feedback from consultation
Town and Parish Council Questionnaire feedback
Q3. Please list any land use/building projects that your local community consider would benefit
their area and where known your preferred location. Responses relevant to the Town Centre.
Response from

Project/Proposal

Preferred Location (if known)

Q4
(a). Please indicate any significant issues/problems your community feel are present in the town
centres that they most frequently use.
For example do the community have good access to shops, banks, cultural and community
facilities etc?
(b) Please also indicate if there are positive aspects of particular town centres that the
community value.
Feedback is summarised below:
Comment by

Issue/Problem with Centre

Positive Aspects of Centre

b. Feedback on the draft profile
1. SGC Urban Design officer

Suggested Change

1 Location Map - should include the whole of the EoHS
allocation in order to illustrate better where the ‘centre of
gravity’ for a future town centre might be

Plan included.

4 Strategies and Research - May want to add the outline
permission for the Harry Stoke 1 as that has a local centre
in its masterplan, adjacent to the superstore/office
complexes

Text included.

9 – community uses

Text included

Need to add reference to St Michaels school rooms
community use – major extension being carried out, with
large conference/performance space ‘Heart of the
Community’ project
Ought we to include the stations?
12 Stadium security may need expanded section – impact
on whole area

Text included.

13 Mention the proposed strategic east/west cycle route
linking Cribbs to Emersons.

The profile seeks to reflect the general
challenges of the area – more detail can be
provided if and when a more focused strategy
is prepared to set out proposals for delivery.

Severance to the north west by railway & by A4174 and
SGTL to south and east.
Also main destinations are not necessarily well integrated
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with the ped/cycle network (eg Parkway links to the
employment/superstore area).
Add planned SGTL – planning permission given.
Mobility issues – how accessible is the area generally for an
ageing population? Need to start considering this kind of
future proofing as part of walking/ cycling/ public transport
network.
Perhaps consider using a walking and cycling isochrone to
link walk times with uses. A quick and dirty survey shows
that the HS1 local centre is the natural point for a centre to
serve the whole of the Stoke Gifford area. It also is on the
good north/south walking cycling route between UWE and
Parkway
14 However, area as a whole does have notable heritage.
Testimony to this heritage is now dispersed in small groups
of listed buildings and place names that need to be
acknowledged and linked in some way to the future
‘culture’ of the town centre eg using ’heritage’ walk?

This underlines the need for a coherent
strategy for the whole area – the profile is
simply focused on the scope to develop a
town or District Centre at its heart.

Noise issues from roads and motorways. Air quality – not
yet a hotspot but nudging the limits. There are several
AQM points here because of the potential impacts.
Access to central recreational green space eg a central
park, is difficult. Also links to linear green spaces via PROW
& Community Forest Path along Hambrook?
16 Perception of safety - From the 1/4/2010 to 31/3/2011
there were 1282 crimes recorded in the two beats adjacent
to the proposed EoHS new development. From the
1/4/2011 to the 31/3/2012 this rose to 1343 crimes.

More work is required to establish the nature
of those recorded incidents and whether they
are town centre related.

18 See comment in ‘4’ re Harry Stoke 1 local centre and its
proximity & placement at centre of area once new housing
is complete.

The integration of local

20 EoHS SPD may be a better place to think about how
local centre may be shaped!

Ideally proposals for the new neighbourhood
and its local centre will be developed in
parallel with those for the new District/Town
centre which will serve a wider catchment.

21 Public realm changes to facilitate better movement and
access options and also to create a ‘centre’

Agreed

2. SAINSBURY’S SUPERMARKETS LTD (Extracts) – White
Young Green

Officer Response

The Core Strategy (Policy CS25) identifies that Local
Development Documents will take account of the vision
and partnership priorities for the communities of the North
Fringe of Bristol and will, inter alia, “support the
investigation, planning and potential redevelopment of the
Sainsbury’s and B&Q retail sites at Stoke Gifford to provide
a new ‘district centre’ to serve the North Fringe South
Area”. This is echoed in Policy CS14 which identifies that a
new district centre is investigated at the Sainsbury’s/B&Q
sites.

The revised profile and proposed text at
Policy 28 of the Policy Sites and Places Plan
make clear that to be consistent with the
Core Strategy the aim is to consider the Fox
Den Road area as a Primary Retail area and
to further ‘investigate’ the scope for that
area to accommodate growth and to become
a District centre..
That area does not sit in isolation and recent
remodelling of the Abbey Wood site means
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In contrast both policy CS14 and CS25 specifically identify
that Abbeywood Retail Park is to be treated as an out-ofcentre location where development proposals will need to
satisfy the sequential test.

that it has a retail and service role within this
area and so should logically be considered as
part of a larger whole to serve this southern
part of the North Fringe.

Accordingly, the inclusion of Abbey Wood Retail Park
within the suggested district centre boundary is wholly at
odds with recently examined policy in the adopted Core
Strategy. Furthermore, given that these two sites are
separated by a major road gyratory, the whole area
included within the boundary could not effectively perform
as one district centre where one trip could serve a variety
of purposes.

Officers were hopeful that the landowners in
the Fox Den Road area would come together
and positively investigate and demonstrate
the potential of that area to form a better
focus for a district/town centre than it does
at present. The landowners have, however,
been slow to respond.

In order to conform with the Core Strategy the Stoke
Gifford District Centre needs to include only the Sainsbury’s
and B&Q site. It is illogical and contrary to the express
provisions of the Core Strategy to extend the district centre
to the south and west beyond the ring road (A4174) to
include Abbey Wood Retail Park.

The revised profile is seeking to show a way
forward which still allows for growth at Fox
Den while not precluding further change at
Abbey Wood and which helps both areas to
read as a whole.

Non-conformity with the NPPF
Paragraph 23 of the NPPF identifies that in drawing up
Local Plans, local planning authorities should, inter alia,
define the extent of town centres and primary shopping
areas, based on a clear definition of primary and secondary
frontages in designated centres, and set policies that make
clear which uses will be permitted in such locations.

The description of used has been changed
from Core Retail area to Primary Retail area
to be better aligned with the NPPF. There
are no discernable primary frontages at Fox
Den Road on which to model a Primary Retail
Area.

The NPPF does not set out any requirements for planning
authorities to identify a Core Retail Area boundary for a
defined centre. Whilst it is unclear what a Core Retail Area
is the identification of such an area within a Local Plan
document is contrary to the requirement of the NPPF.

The suggested area therefore reflects the
geographic area which should also be the
focus for future remodelling to provide for a
district centre which it might be expected to
have a greater diversity in retail units, more
discernable retail frontages and
fundamentally a wider diversity of
community and commercial uses.

In accordance with the NPPF the Town Centres and Retail
Development document should define the extent of the
District Centre boundary. On the basis that Stoke Gifford is
an emerging centre at this stage it is not possible for the
document to identify primary and secondary shopping
frontages. These should be identified following/during the
delivery of the centre.
Concluding Remarks - Our client raises significant
objections to the draft policy area district centre
boundaries identified in the Stoke Gifford Potential District
Centre – Draft Profile (November 2013). The draft policy
boundaries are wholly contrary to policies set out in the
Council’s Adopted Core Strategy and the NPPF

Officers do not agree that the approach set
out in the profile and draft policy PSP 28 is
contrary to the NPPF but indicates a
reasoned and reasonable approach.
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Extracts From Representations To Stoke Gifford Potential District Centre – Draft Profile November 2013 - On
Behalf Of Britel Fund Trustees Limited.
(Paul Kentish and Co - 5th June 2014).
INTRODUCTION
Subsequent to your email of 27 November and our meeting on 10 December 2013, we, together with Evans
Communications, have sought to arrange for a combined response to be made to the above draft profile from
key interests/organisations in the centre. Regrettably, despite our efforts, this has not proved possible and
therefore we are unable to provide a unified vision for the future of this potential district centre.
As a consequence we can only make representations relating to that part owned by Britel Fund Trustees Ltd
comprising the Abbey Wood Shopping Park and undeveloped land next to it, together edged in blue on the
attached Plan A.
Adjacent land to this (hatched in red) is owned by South Gloucestershire Council having inherited it from the
Highway Authority, Gloucestershire County Council on the formation of South Gloucestershire Council as a
Unitary Authority. This land forms an integral part of that owned by Britel Fund Trustees Ltd and as such these
representations are made with regard to it, as well.

REPRESENTATIONS
Major inaccuracies or gaps in the evidence base
Section 1 “Location” correctly states that there is no defined
town centre in the Stoke Gifford Area which includes:

Officer Response
Agreed

To the south of the A4174;
o a major university campus,
o a railway station,
o the MOD Procurement HQ,
o the Abbey Wood Shopping Park
o a proposed sports stadium
To the north of the A4174
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o a railway station,
o offices at Parkway,
o a Sainsbury’s and B&Q at Fox Den Road
To the east
o a proposal for 4,000 new dwellings
It is in this context that the need to create a defined district
centre has been raised within the Core Strategy.
It is not correct, however, to refer to the Abbey Wood
Shopping Park as a “retail park” and the Sainsbury’s and B&Q
at Fox Den Road as “two major stores”.

Not agreed – the Core Strategy does draw a
planning policy distinction between the
areas.

There is no distinction between the two sites. Indeed, the
whole emphasis of Core Strategy policy which has been
applied through the grant of planning permission (ref
PT11/2290/F dated 20 March 2012) and its implementation
has been to move the former Abbey Wood retail park away
from such a description and notation to it being a new
development with a sense of place having an important social
function enhancing its location. It comprises an investment of
over £14 million, a foodstore let to Asda, an urban square with
A1 and A3 outlets, and additional retail and supporting
activities and tenants, within a newly created public realm.

small A1/A3 units similar to that provided by the
planning permission reference 11/2290/F dated 20
March 2012;

o

A2 units such as banking;

o

A4 units (public house);

o

Specialist food retailing e.g. M&S Simply Food,
Iceland Frozen Foods;

o

Value hotel/gym uses.

Potential development sites
The attached Plan A identifies edged green land which
benefits from an extant planning permission P95/0056/38
dated 30th January 1997 for construction of a petrol filling
station including a small retail outlet. The land is readily
available and could form a second phase to the Abbey Wood
Shopping Park responding to unmet needs outlined above.
Land hatched in red is owned by South Gloucestershire
Council and subject to its acquisition, could form a part of this
second phase of development.
Land washed pink could be the subject of additional
development should the release of covenants be successfully



Abbey Wood is identified as an out
of centre retail park (Policy CS14).

It is recognised that there has been recent
investment in and remodelling of the retail
park but that does not in itself override the
hierarchy set out in the Core Strategy. The
onus remains to investigate the potential of
Fox Den Road in the first instance and if that
proves not deliverable other options can be
explored.

The profile due to the out of date references having been
given to the Fund’s ownership is fundamentally flawed and
should be redrafted on the basis of the completion and
opening of Abbey Wood Shopping Park. This is a major gap
leading to major inaccuracy.

o

Fox Den Road is proposed for
investigation as a District Centre.

The profile and emerging policy PSP28 seek
to reflect that hierarchy and show how the
sequential test will be applied.

It is a new “place” encouraging visitors to it with the aim of
meeting, dwelling, shopping and relaxing. It is a “centre” and
no longer a “retail park”.

Unmet needs – retail, service and community needs
We are advised by the letting agents to Britel Fund Trustees
Ltd that there is demand for:



The sequential test is clear on how proposals
should be addressed.
Under existing Policy CS14 and proposed
policy PSP28 there may be a case for
developing at Abbey Wood if there is no
realistic prospect of an identified need being
met within a town or district centre.

Agreed that there may be potential
development sites within the shopping/retail
park at Abbeywood.
That does not mean that they are
sequentially preferable to Fox Den Road or
that if a modest scale that they would fail an
impact test.
Both main retail areas are identified as being
within a potential town centre. Ideally they
would both continue to serve identified
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negotiated with the Ministry of Defence.

needs.
However at present neither is particularly
well related to existing or proposed
residential areas and the real issue is how
the area as a whole can better relate to the
communities they will serve.

Suggested Vision
The recent completion of the Abbey Wood Shopping Park has
been heralded a success and a very welcome addition to
Filton. There is scope for a second phase involving land
referred to under potential development sites above. This
may enable reconfiguration of existing uses between it and
the flank of the northern terrace.
It is accepted that the A4174 creates a physical interruption
between those parts of the potential district centre to its
north and that part to its south. Whilst it is preferable for a
district centre to form a cohesive whole with easy access
between its parts, it is not essential. In this case due to the
“weight” of demand for use of its services from the MOD
Procurement HQ, the University of the West of England,
Abbey Wood railway station and other proposals to the
south of the A4174, it is considered that a “split” district
centre is feasible and of benefit.

There is no doubt that Abbey Wood has
improved but it still retains a predominantly
shopping/retail park character in line with
Policies CS14 and CS25.4.
The desired for feeling of place should not be
viewed in isolation but as part of the wider
commercial and residential areas within
which it sits.

This part of the district centre would bring with it further
services and facilities, as referred to above, as Phase 2 of the
Abbey Wood Shopping Park development. The feeling of
“place” would be thereby further enhanced in accordance
with the Core Strategy objectives for the area, and the former
Abbey Wood Retail Park in particular.
Suggested Policy Area boundaries:
Town Centre Boundary

Noted

We support the suggested boundary as defined in the draft
profile for the proposed district centre boundary. It is logical and
encompasses a range of uses and services which would be
expected to be found within a district centre.
Core retail area boundary
There is not seen to be any need (at this stage at least) to define
a core retail area boundary. We would, however, suggest the
designation of Primary and Secondary Shopping Frontages, the
former of which we would propose as identified in yellow on Plan
A.
We would seek that you take the above comments into account
in advancing your draft profile of the Stoke Gifford District Centre
and any policies which may flow from this evidence base within
the proposed Policies, Sites and Places Plan.

There should be a link between the primary
and secondary frontages a primary retail
area.
It would not be appropriate to define
primary frontages within a retail/shopping
park. The aim remains to investigate
options to develop Fox Den Road as the
focus of the new district centre. If that is not
achievable within a reasonable timescale
other options can be considered.
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AXA - Land at Junction of Great Stoke Way and Fox Den Road, Stoke Gifford, Bristol.
(Jones, Lang, LaSalle limited (21 May 2014)
Introduction
AXA, as landowners, wish to make representations to submit the land at the junction of Great Stoke Way and
Fox Den Road, Stoke Gifford for consideration under the emerging South Gloucestershire Council Policies,
Sites and Places Plan - ‘Draft Town Centre Profiles’.
The aforementioned land (herein “the site”) extends to an area of approximately 1.8 hectares (4 acres) and is
located within the Stoke Gifford commercial area. A site plan is at Appendix A. The site has come forward for
redevelopment having lain vacant for several years and it is therefore pertinent to consider its re-use as part
of emerging local planning policy. Ownership has now passed to AXA.
The site was previously used as a visitor centre and car park in connection with the Sun Life development and
has a Safeguarded Employment Area designation in the Local Plan under Policy E4. In the time since, the Core
Strategy has been adopted and the site now lies within an area earmarked for redevelopment to a proposed
District Centre. These written representations will demonstrate that, given a shift in focus towards provision
of a District Centre, the site will be best used for a retail function as part of the Core Retail area of the
proposed Stoke Gifford District Centre Boundary.
The site has recently been discussed with officers (Sarah Fordham and Mike Luton) who have agreed that
they are willing to accept these written representations despite the deadline for responses having previously
been set at 31 December 2013.
These written reps propose the following:
1.

Remove the site from the Parkway Business Park area and thus remove the employment protection
enforced by Core Strategy Policy CS12.

2.

Confirm the site’s location within the proposed District Centre (there is currently ambiguity between
the Core Strategy and the draft Policies, Sites and Places Plan).

3.

Include the site within the proposed Core Retail Boundary.

Site Location Plan
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Representations

Officer Comment

Site Description (including Planning History)
The site occupies a large corner plot at the junction of
Great Stoke Way and Fox Den Road within the Bristol
north fringe. The site has an area of approximately 1.8
hectares (4.4 acres).
The land is open in character with no buildings erected
across it. There is an area of hard standing in the
southern corner, linked to what appear to be the remains
of a former building to the north-west. To the south east
is a wide vehicular access onto Fox Den Road, currently
enclosed by a security gate. The lawful use of the site is
unclear and in planning terms is most likely to have been
Sui Generis.
The site is well served by an arterial road network, with
good links to the M32 motorway and other areas within
the Bristol north fringe. The site is set within an area
providing predominantly commercial uses including B1A
(offices), A1 (retail and supermarkets), D1 (education),
with some C3 (residential) to the west.
Sainsbury’s supermarket adjoins the site’s south west
boundary. A B&Q DIY centre and an office complex lie on
the opposite side of Fox Den Road to the south/south east
at a higher level. A further office complex lies to the north
west of Great Stoke Way. The Friends Life office complex
car park lies to the north/north east of the site, separated
by a roundabout.
This site is approximately 0.5 miles from Parkway Railway
station, approximately 0.6 miles from the University of
the West of England and approximately 1.1 miles from
Junction 1 of the M32.
Under the adopted Local Plan the site is shown located
within a settlement boundary, in an area designated as a
safeguarded employment area and also within the Forest
of Avon. The South Gloucestershire Core Strategy ‘Changes to the Policies Map’ (adopted December 2013)
shows the site within the Parkway Business Park area
under Proposals Map 6 (see Appendix B) which is a
protected employment area (Policy CS12). The wider Core
Strategy Policy shows the site within an area proposed as
a District Centre (see Appendix C).
The emerging South Gloucestershire Council Policies, Sites
and Places Plan provides further details with regard to the
Stoke Gifford area in the ‘Draft Town Centre Profile’
identifying the site within the District Centre boundary,
immediately adjacent to the suggested Core Retail Area
boundary (see Appendix D).
Planning History
Details of planning history provided.

Noted

The Case for Retail Development

Noted

Further explanation given – summarised in conclusions
below.
Conclusion

There is no particaulr reason why a site cannot
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The site comprises approximately 1.8 hectares of
previously developed land at the heart of the commercial
area of Stoke Gifford/Parkway within the proposed
District Centre.
The site is currently protected for employment uses.
However, it has remained undeveloped for a number of
years. Its redevelopment for alternative uses is therefore
encouraged by the NPPF.
There is demand for the site to be used for retail purposes
and the site represents a logical extension to the
proposed Core Retail Area under the draft Policies, Sites
and Places Plan - ‘Draft Town Centre Profiles’. This will
help to consolidate and strengthen the proposed District
Centre.
The retail use proposed would be a mix of comparison
and convenience. It could include ancillary café and
restaurant uses, plus other community facilities. This
would complement the existing retail offer of the District
Centre and Fox Den Road sites and also provide for a
degree of social inclusion as required by Adopted Core
Strategy Policy CS14 to help achieve the aims of the
proposed District Centre.

fall both within a town/district centre
boundary and a safeguarded employment
area.
At this satge it is not propsoed to include the
AXA site within the deisganted primary retail
area which is focused on the Sainsbury and
B+Q sites in line with the Core Strategy Policy
CS14. Howver as a vacant site adjacent to a
priamry retail area I would be logical to
consider scope for inclusion of this site as part
of retail/mixed use scheme.
Rather than further change existing and
proposed policy boundaries at this stage it is
preferable to undertake further work to
establish what a remodelled Fox Den Road
centre might look like and what this site could
contribute to it and to a wider town centre
focused in this general area. .

A retail use would also deliver a substantial amount of
employment at the site.
It is therefore submitted that, to support the principle of
delivering retail uses in future to support the growing
district and provision of a successful District Centre;
1.

The site be removed from the Parkway
Business Park area and thus removed from the
employment protection enforced by Core
Strategy Policy CS12;

2.

The site should be confirmed as within the
proposed District Centre (there is currently
ambiguity between the Core Strategy and the
draft Policies, Sites and Places Plan);

Include the site within the proposed Core Retail Boundary.
Appendix A – Site Location Plan - Site Shown
Edged Red
Appendix B – Map 6: ‘Core Strategy Changes to
Policies Map’ (Dec 2013)
Appendix C – Core Strategy: North Fringe of Bristol
Urban Area (Dec 2013)
Appendix D – Policies, Sites and Places Plan Draft
Town Centre Profiles: Core
Retail Area Boundary Plan (Dec 2013)
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