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Executive Summary 
This report summarises the third and final stage of the Council’s Employment Land 
Review.  It recommends a portfolio of sites and associated policy to meet future 
employment needs.  It builds on two earlier reports.  
Stage 1 – Supply Side report (GVA Grimley, January 2009)  

The Stage 1 ‘supply side’ study set out to take stock of the existing situation with 
employment land supply. The Study was undertaken by Council officers and 
consultants GVA Grimley who prepared the final report.  

The study identified approximately 180 sites of over 0.4 hectares which were in, 
or were proposed for, employment related uses.  These sites are mapped at 
Appendix 1 of this report.  

Individual sites were reviewed and categorised into those which were considered 
likely to remain in employment use, those where a significant turnover was likely 
and those where there might be pressure for change.  From this an overview of 
the employment land supply position was generated for the District and for six 
areas within it – Severnside, Communities of the North Fringe of Bristol, 
Kingswood, Emersons Green, Yate/Chipping Sodbury and the Rural Areas 
(including Thornbury.) 

The main outputs from the study were a database of sites and a report which 
provides a preliminary indication of local employment land availability. Key 
findings are summarised at Chapter 2 below. 

Stage 2 – Demand Side Report (GVA Grimley October 2009)  
The Stage 2 ‘demand side’ set out to create a picture of future requirements for 
employment land over the period 2006-2026. It was prepared by GVA Grimley. It 
provides an assessment of likely pressure for employment land.  

The study used alternative economic growth forecasts with the aim of 
estimating potential future demand for employment land in three broad 
categories – General Industrial, Warehousing and Distribution and Offices.  
The Stage 2 study also included a survey of local businesses to draw out 
issues and improve understanding of employers’ problems, needs and 
aspirations.  Key findings are summarised in Chapter 2 of this report. 

Stage 3 – Identifying a New Portfolio of Sites 

Stage 3 of the Employment Land Review is summarised in this report.  It has 
been prepared by Council officers and draws on the evidence of Stages 1 and 2, 
together with wider policy objectives, to recommend a future portfolio of 
employment sites.   

Recommendations are given for: 

• An overall employment land strategy for the District and for sub-areas 
within it.  

• The policy approach required to provide and maintain a portfolio of sites 
and to manage change where redevelopment is proposed. 

• A list of sites to be safeguarded in future policy.  These are listed at 
Appendix 2.  

The recommendations have been used to inform preparation of the Council’s Draft 
Core Strategy. 
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1 Outline Of The Study 
 
Introduction 

1.1 This report summarises the third and final stage of the Council’s Employment Land 
Review.  It recommends a portfolio of sites and associated policy to meet future 
employment needs.    

1.2 The Employment Land Review will become part of the evidence base for the 
Council’s Core Strategy Development Plan Document (DPD) and so inform future 
planning policy.  It has been prepared in line with national guidance (ODPM Guidance 
Note on Employment Land Reviews, December 2004). 

1.3 This final report builds on two earlier reports prepared for the Council by GVA Grimley 
together with a wide range of other relevant information. The overall review has three 
stages: 

• Stage 1 – The Supply of Employment Land - taking stock of the existing situation. 

• Stage 2 – Demand for Employment Land in the period to 2026 - creating a picture 
of future requirements.  

• Stage 3 – Developing a new portfolio of sites – recommendations for future policy 
for employment land including the safeguarding of existing employment sites and 
the possible allocation of new sites.   

 
Policy Context  

1.4 The policy context for employment land provision was summarised at Section 3 of the 
GVA Grimley Stage 1 report. This summarised policies at national, regional and local 
level. The policy position has evolved subsequently with publication of PPS4 Planning 
for Sustainable Economic Development (December 2009) and with proposed 
changes in regional planning. The emerging updated policy position is summarised at 
Chapter 3 of this report and in the paragraphs below.   

 
National Policy 

1.5 It is a key theme of national and regional policy to create sustainable patterns of 
development.  Economic growth principles are set out in PPS1 (Delivering 
Sustainable Development January 2005) and are amplified in PPS4 – (Planning for 
Sustainable Economic Growth December 2009).   

1.6 PPS4 was published during the course of preparing this Study. It brings together 
policies for traditional B class uses, town centre uses and a wide range of other 
employment and wealth creating activities.  However, it does not change the 
underlying requirement, which is for active review of those employment sites which 
were ‘safeguarded’ in earlier plans.  

1.7 PPS4 confirms the need for an evidence based approach to positive planning.  Policy 
EC1.4 sets out key requirements, which are relevant to this Study:  

“At the local level, the evidence base should: 

a) Be informed by regional assessments 
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b) Assess the detailed need for land or floorspace for economic development, 
including for all main town centre uses over the plan period 

c) Identify any deficiencies in the provision of local convenience shopping and 
other facilities which serve people’s day to day needs, 

d) Assess the existing and future supply of land available for economic 
development, ensuring that existing site allocations for economic development 
are reassessed against the policies in this PPS, particularly if they are for 
single or restricted uses. Where possible, any reviews of land available for 
economic development should be undertaken at the same time as, or 
combined with, strategic housing land availability assessments.  

e) Assess the capacity of existing centres to accommodate new town centre 
development taking account of the role of centres in the hierarchy and identify 
centres in decline where change needs to be managed.” 
 
(PPS 4 Policy EC1.4) 

1.8 This Study is particularly relevant to point d) of the list which requires the 
reassessment of employment land supply against policies in PPS4. Furthermore, in 
looking at safeguarding sites for office use, regard has also been had to the 
appropriateness of these sites when considered against the sequential assessment 
set out in PPS4.   

1.9 This Study has also been programmed to co-ordinate with the parallel Town Centre 
and Retail Study (Roger Tym’s report for South Gloucestershire), the Council’s 
Strategic Housing Land Availability Study and the emerging Core Strategy. 

1.10 Policy EC2 of PPS4 requires councils to ensure that their development plan, amongst 
other things: 

a)  Sets out a clear economic vision and strategy for their area which positively and 
proactively encourages sustainable economic growth, identifying priority areas 
with high levels of deprivation that should be prioritised for regeneration 
investment, having regard to the character of the area and the need for a high 
quality environment. 

b)  Supports existing business sectors, taking account of whether they are 
expanding or contracting and, where possible, identifies and plans for new or 
emerging sectors likely to locate in their area, such as those producing low 
carbon goods or services… 

c)  Positively plans for the location, promotion and expansion of clusters or 
networks of knowledge driven or high technology industries….  

d)  Seeks to make the most efficient and effective use of land, prioritising previously 
developed land which is suitable for re-use…… 

h)  At the local level, where necessary to safeguard land from other uses, identifies 
a range of sites, to facilitate a broad range of economic development, including 
mixed uses.  Existing site allocations should not be carried forward from one 
version of the development plan to the next without evidence of the need and 
reasonable prospect of their take up during the plan period.  If there is no 
reasonable prospect of a site being used for the allocated economic use, the 
allocation should not be retained, and wider economic or alternative uses should 
be considered 

(PPS 4 Policy EC2) 
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1.11 It follows from point h) that the review of policy for safeguarding sites should be 
consistent with the overall economic strategy of the Development Plan (Core 
Strategy).   

1.12 The underlying principle taken from the Core Strategy Paragraph 3.12 is that: 

“There is a disparity in job opportunities across South Gloucestershire. A key 
challenge will be to provide a more equitable distribution of opportunities and thereby 
share prosperity between all of the resident workforces.”    

1.13 This Study provides a fundamental appraisal of likely land needs for business over 
the period 2006 to 2026. It considers overall supply and demand across the District 
and within identified sub areas.  On the basis of that analysis it recommends an 
approach to future policy for the safeguarding and provision of employment land.  

 
 Format of Stage 3   

1.14 This report is presented in nine Chapters with three appendices.  

 

• Chapter 2 summarises the key findings from Stages 1 and 2. 

• Chapter 3 looks at the economic context and District wide vision for 
employment in South Gloucestershire and suggests overall objectives. 

• Chapters 4 to 8 look at specific sub-areas: 

o Chapter 4 – Bristol North Fringe 

o Chapter 5 – The East Fringe including the Kingswood and Emersons 
Green sub-areas from Stages 1 and 2.  

o Chapter 6 – Severnside 

o Chapter 7 – Yate and Chipping Sodbury  

o Chapter 8 – The Rural Areas including Thornbury. 

• Chapter 9 – provides an overall summary with conclusions and 
recommendations. 

• Appendix 1 – Provides site identification maps. 

• Appendix 2 – Lists each of the surveyed sites with a summary of the main 
recommendation and how that has been reflected in the Draft Core Startegy. 

• Appendix 3 – Reproduces draft Core Strategy Policies 

o CS11- Distribution of Economic Development Land 

o CS12 – Safeguarded areas for Economic Development 

o CS13 – Non-Safeguarded Economic Development Sites    
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2 Findings Of Stages 1 And 2 Of The Study 
 

Review of Stage 1 – The Supply Side Report  
2.1 GVA Grimley was employed as the main consultant for the Stage 1 ‘supply’ report.  

The Council took the lead in shaping the methodology, identifying sites to be 
surveyed and undertaking initial fieldwork and analysis.  GVA Grimley’s role was 
essentially to vet the process, review initial pilot studies, check site assessments and 
prepare the final report. 

2.2 In line with national guidance the sites investigated focused on traditional ‘B’ land use 
classifications – primarily:    

• B1 – Business (e.g. Offices, Research and development, light industrial) 

• B2 – General Industrial 

• B8 – Storage or Distribution  

2.3 Many other sites provide jobs but fall outside of the ‘B’ use classes and were 
generally excluded from the study.  This includes hospitals, schools, retail and leisure 
uses and rural businesses, including quarries, farms, farm shops, hotels, golf courses 
and training centres.   While these excluded sites were not considered in the review 
they do make a very significant contribution towards overall employment within the 
District.  

2.4 Initial analysis by officers identified 239 existing and potential employment sites 
across the District.  These were recorded by sub-area. In order to focus on those 
sites with greatest employment potential a threshold of 0.4ha was applied which 
reduced the total number of sites surveyed to 178.   These ranged significantly in 
terms of size and character.  

2.5 An employment sites database was established and populated with details for the 
178 sites to be surveyed.  An initial appraisal of each site was made by officers to 
provide basic information including: 

• Location 

• General usage - For those sites which have a mix of employment uses 
and/or vacant plots within them the overall principal character was 
recorded. 

• Site area (ha) 

• Planning History and Policy designations  

• Site characteristics - based on the overall character of a site rather than 
individual plots. 

• Site Pressures 

• Anticipated outcome for the site over the next twenty years. 

2.6 The anticipated outcome for the sites was summarised as either:  

o Status Quo – continued operation with limited turnover or change in 
character of the site. 

o Significant Turnover – continued employment operation but frequent 
changes in occupier (typical of smaller sites and business start up units) 
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o Pressure for Major Change – this includes employment sites where there 
is likely to be pressure for change to other uses such as retail or residential. It 
also includes brownfield employment sites which are currently vacant and 
awaiting redevelopment; and greenfield sites which are currently allocated for 
employment uses but which are not yet developed.   

2.7 The preliminary analysis gave a strategic indication of future employment land stock 
and of those sites which may be under pressure for change.  While the review 
considers all sites the focus of the study has been on those which are under pressure 
for change.  

2.8 The main findings for South Gloucestershire as a whole can be summarised as: 

• At August 2008 South Gloucestershire had approximately 1504 hectares of land 
in, or with potential for employment use, with a broad mix of site characteristics 
(Table 1). The runway at Filton accounts for a further 80 hectares.  

• Overall about 40% of sites were recorded as general industrial but this 
accounted for only 19% of the total employment. 

• 20% of sites were dominated by a single employer. A further 10% 
(approximately) were identified as predominantly office locations. 

• A significant amount of land (627 hectares - about 40% of the stock) was 
recorded as vacant (see footnote*).  

• Finer grain analysis shows that the majority of vacant land was within 
Severnside where particular circumstances apply due to a planning permission 
dating from 1957. 

Table 1 – Characterisation of South Gloucestershire Employment Sites. 

  
Main Character of Sites* Number % Total (Ha) %

Office location 17 9.6 66.6 4.4

High Quality Business Park 5 2.8 59.7 4.0

Research/Science Park** 0 0 0 0

Warehouse and Distribution 12 6.7 146.5 9.7

General Industrial/Business 75 42.1 292.8 19.5

Heavy/Specialist Industrial Site 6 3.4 57.5 3.8

Incubator/SME Cluster 2 1.1 1.9 0.1

Freight Terminal 0 0 0 0

Site for Specific Occupier 32 20.0 230.5 15.3

Recycling Facility 1 0.6 1.7 0.1

Vacant land*   21 11.8 627 41.7

Other 7 3.9 19.9 1.3

Total 178 1,504.1 

  Source : GVA Stage 1 Report and SGC Employment Land Database 

 
*Footnote: ‘Vacant land’ in this context includes: 
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• unused former employment sites like the Rolls Royce East Works;  

• greenfield sites with planning permission as, for example, land at Severnside  

• greenfield ‘allocated’ employment sites such as the strategic allocations at Emersons Green 
adjacent to the M4 motorway.  

• The study focused on the overall character of a site and therefore individual vacant premises as 
part of general industrial and office sites for example are not separately recorded.   
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Table 2 Employment Land Supply by Geographic Area    
 

South Gloucestershire North Fringe Emersons 
Green 

Kingswood Severnside Yate Rural  

 

Main Character of Sites* No % Hectares % No. Ha. No. Ha. No. Ha. No. Ha. No. Ha. No. Ha. 

Office location 17 9.6 66.6 4.4 4 57.1   2 1.1   2 1.5 9 6.9 

High Quality Business Park 5 2.8 59.7 4.0 4 29.4 1 30.3         

Research/Science Park** 0 0 0 0             

Warehouse and 
Distribution 

12 6.7 146.5 9.7 3 45     1 77.1 1 7.5 7 16.9 

General 
Industrial/Business 

75 42.1 292.8 19.5 9 103.6   24 48.8   11 91.8 31 48.6 

Heavy/Specialist Industrial  6 3.4 57.5 3.8     1 0.4 2 47.8 3 9.3   

Incubator/SME Cluster 2 1.1 1.9 0.1     2 1.9       

Freight Terminal 0 0 0 0             

Site for Specific Occupier 32 20.0 230.5 15.3 10 172.9   3 5.9   4 15 15 36.7 

Recycling Facility 1 0.6 1.7 0.1 1 1.7           

Vacant land  21 11.8 627 41.7 7 56.8 3 45.4 4 8.4 4 509 1 2.6 2 4.8 

Other 7 3.9 19.9 1.3 2 12.2   5 7.65       

Total 178  1,504.1  40 478.7 4 75.7 41 74.2 7 633.9 22 127.7 64 113.9 

Source : GVA Stage 1 Report and SGC Employment Land Database 
* Note that the survey analysed sites by principal character and therefore minor variations in a site were not separately analysed.  For example, vacant plots or buildings 
on an otherwise developed site were not separately recorded.    
** Note that The Emerson’s Green Science Park, Spark, was recorded as vacant pending development.
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2.9 Detailed analysis (Table 2) shows variations in typical site characteristics between 
sub-areas.  These variations are explored in more detail in this Stage 3 report but the 
broad overview is that: 

1) The Bristol North Fringe contains a number of modern large strategic sites 
with a broad spectrum of typologies; 

2) Kingswood and Yate are dominated by general industrial/ business sites and 
in strategic terms appear to have a low level of vacant land, despite the tired 
nature of some sites; 

3) Severnside and Emersons Green are dominated by vacant strategic sites 
identified for future employment development in the South Gloucestershire 
Local Plan;  

4) The rural market area is dominated by small traditional employment sites 
meeting local needs with a bias towards general industrial sites, but also has 
the highest proportion of ‘sites for specific occupiers’. 

2.10 The supply side report is effectively a snap shot in time at 2008.  However the 
database which has been created allows for updating as the study has progressed 
and will also provide a basis for future monitoring of trends.  

2.11 The main recommendations arising from Stage 1 were in summary: 

• For the inclusion within the database of 5ha of land at Emersons Green which 
is safeguarded for employment use beyond 2011. 

• For all sites identified as under pressure for change to be revisited and survey 
information updated. 

• For Stage 3 to include more specific assessment of site quality for the sites 
under pressure for change.  The methodology and survey records for this is 
set out as a separate Annex.  
 

Review of Stage 2 – The Demand Side Report 
2.12 The demand report looks to estimate additional employment floorspace requirements 

for the period 2006 -2026.  It is based on an overview of the South Gloucestershire 
commercial property market, the historic take up of employment land, economic 
forecasting and a business survey.  Given the specialist nature of econometric 
modelling and the need for detailed knowledge of local property markets, Stage 2 
was undertaken by specialist consultants GVA Grimley.   

2.13 The study was largely based on an economic model (Cambridge Econometrics data).  
The report recognised the depth of the current recession but, as a basis for projecting 
demand, assumed that the economy as a whole would grow by an average of 2.8% 
over the period to 2026.  Two further scenarios were tested: low growth (2.5%) and 
high growth (3.2%) to test the impact on demand of alternative growth trends.  The 
3.2% figure is similar to that used as a basis for the Regional Spatial Strategy1. The 
key findings are summarised in Table 3. 

2.14 GVA Grimley project that depending on actual growth rate over the period 2006-2026 
there will be an additional total requirement for between 317,817 sq m and 379,076 
sq of employment floorspace for B-class uses in South Gloucestershire. This equates 
to between 42.5ha and 57.6ha of land (Table 3).  
 

                                            
1 As at June 2010 the Secretary of State has indicated that the government intends- to abolish the 
Regional Spatial Strategy 
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Table 3 Projected Demand For Employment Land Based On Alternative Growth Scenarios 
 

Additional Floorspace Demand (Sq m) 

 Low Growth Scenario 
(2.5% growth) 

Base Case Scenario 
(2.8% growth) 

High Growth Scenario 
(3.2% Growth) 

Office  
(B1) 

295,442 
(-1,666 growth on base case scenario) 

297,108 297,108 
(+0 growth on base case scenario) 

Other Business 
Space  

(B2) 

75,340  
(-617 growth on base case scenario) 

-74,723 -32,707 
(+42,016 growth on base case scenario) 

Warehousing  
(B8) 

98,232  
(-515 growth on base case scenario) 

98,747 115,192  
(+16,445 growth on base case scenario) 

Total 317,817 (-2798 growth on base case 
scenario) 

320,615 379, 076 (+58 461 growth on base case 
scenario). 

 

 Additional Demand For Land (Hectares) 

Office 
(B1) 

 

36.8  
(-0.2HA on base case scenario) 

37 37  
(+0 growth on base case scenario) 

Industrial  5.7  
(-0.3 Ha on base case scenario) 

6 20.6 
(+14.6 growth on base case scenario) 

Total 42.5  
(-0.5ha on base case scenario) 

43 57.6  
(+14.6 growth on base case scenario) 
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2.15 It is notable that the model predicts change in employment across all sectors.  The 
study concentrates on those sectors which will impact on demand for employment 
land.  It applies a floorspace to employee formula to generate an estimate of new 
floorspace requirements and, through that, demand for employment land. The study 
concluded that:  

• Total employment growth: Using the standard 2.8% base case growth the 
forecasting exercise indicated an employment growth total of 19% between 
2006–2026 within South Gloucestershire.   

• Growth sectors: The highest number of employees is currently, and will 
continue to be, in the non-B use class sectors in particular: 

• Other Business Services (+62% growth),  

• Distribution (+33%)  

• Education and Health (+29%).   

• This includes growth in retail and public sector jobs which are unlikely to 
create demand for traditional employment land/business parks which are the 
subject of this study.    

• Declining Sectors: The largest projected declines in employment are 
expected in Transport Equipment (-60%), Agriculture (-43%) and Food, 
Textiles and Wood (-35%).  GVA Grimley also advised that given the 
downturn in the financial services since August 2008 the Council should 
continue to keep this sector under review.  

• Although a strong decline is projected in the Transport Equipment sector this 
is based on a broad industrial sector and a national pattern which may not be 
experienced locally.  Specifically the manufacture of aircraft sector falls 
within this category and is a major employer within the District. The retention 
and/ or growth of this sector locally could make a large difference in overall 
land availability or demand requirements in the District throughout the 
planning period.   

• Land Requirements: The Demand Study has made allowances for 
expected windfall losses and for churn demand and for high and low growth 
scenarios. It arrives at projected floorspace needs and through that projects 
demand for approximately 40-60 hectares of employment land above 
existing take up at 2006.   

• Offices: Employment in offices is currently significantly below the numbers 
employed in non-B class sectors but is projected to increase in the years to 
2026.  The requirement for office space is projected to increase significantly - 
between 295,442 sq m and 297,108 sq m. or approximately 37ha of land.   

• The huge projected increase in demand for office floorspace is likely to be 
targeted at existing office locations in the Bristol North Fringe and at 
Emersons Green. However it is recognised that policy may seek to spread 
that pressure to other locations, including Kingswood and Yate, to ensure 
that the benefits of growth are shared, commuting pressures are reduced 
and the needs of expanding communities are recognised and met. 

• Other business space; The number of employees in other business space 
(B1c & B2) is set to decline slightly until 2026. The requirement for ‘Other 
Business space’ is expected to decline from between 32,707 sq m and  
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• 75,340 sq m from 2006 levels.   When translated into land demand, between 
5.7ha and 20.6ha of additional land are likely to be required for industrial 
uses in the period to 2026.   

• Warehousing: Employment in warehousing is set to remain steady but there 
is a projected demand for between 98,232 sq m and 115,192 sq m of 
floorspace for warehousing. 

• Business Survey: The Stage 2 Study included a survey of local businesses. 
Key findings were:  

• A requirement for cheap rents and good security, particularly within 
the Emersons Green and Severnside areas.  

• On-site parking is a key consideration for businesses, and is 
particularly important within the Bristol North Fringe and Emersons 
Green.  

• The business profile of the respondents suggests a low average length of 
presence for occupiers.  However, there was a general picture that for most 
relocation was not a likely future option, but that if it was it would be within 
the District or at least the wider Bristol area. 

2.16 The main recommendation of the Stage 2 report was for: 

• The above findings to be considered alongside the conclusions of the Stage 1 
Supply Side report to identify employment land shortfalls/over provision within 
Stage 3 of this Employment Land Study which will then seek to develop a 
portfolio of new sites. 

 
Other factors affecting the employment land strategy. 

2.17 This review has been undertaken in a time of recession and projections of demand 
are based on strategic growth models which can only give a generalised picture of 
likely pressures.  They are also based on national employment patterns and so may 
mask local circumstances.  They do however give a broad indication of potential 
market trends and issues to be addressed. 

2.18 There has also been ongoing work at a regional and sub regional level to identify 
future employment land requirements.  Of particular note is the Roger Tym’s Study 
for the South West Regional Assembly (now South West Councils).      

2.19 Many other factors will impact on demand for employment land locally including:  
• Local relocations – even where demand is not driven by growth there can be 

pressure for local relocations to improve efficiency and consolidate operations, 
as has been the case with the Tesco distribution centre at Severnside (relocated 
from Chepstow) and the Council’s own move into the Badminton Road office 
from several separate buildings.  

• Major infrastructure projects - In the period to 2026 any major construction 
projects could impact on the supply chain and demand for land;  

• Changed trading patterns – for example, development of a major new 
container port at Avonmouth could impact on local demand for storage and 
distribution space; There are also potential trends arising from: 

• New technologies and working practices which may impact on job densities;  

• More efficient use may be made of floorspace;  
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• More people may chose to work from home;  

• Legislative changes – pressure for waste reduction and reprocessing and for 
the development of green technologies may stimulate demand for premises. 

• Policy changes - The existing and future pattern of residential development will 
also influence locational strategies for employment land. Also, as noted in 
Chapter 1, national policy has evolved with publication of PPS4 and indications 
are of further changes in national economic and regional policy.    

• Competing land pressures - Pressure for retail, housing and other uses on 
some employment sites may result in rising land values and, if unchecked, may 
result in significant intensification in use of existing sites rather than demand for 
new land.  

2.20 In the absence of a confirmed sub-regional strategy and with uncertain economic and 
employment trends this report seeks to maintain sufficient flexibility to respond to 
changing economic circumstances and policy.  

2.21 The overall conclusion is that the while best endeavours have been used to ensure 
accurate projections of future demand based on an economic growth model there are 
many other factors which will impact on demand for land and premises. For that 
reason it is the ‘key messages’, rather than ‘detailed projections’, which are important 
to Stage 3 and the future portfolio of sites.  These are set out below.   
 

 Key messages 
2.22 The Supply side report indicates that the District has approximately 1500 hectares of 

‘employment land’ with a broad range of characteristics.   

2.23 Of the overall supply about 630 hectares (42%) is vacant (i.e. unused pending 
development). There are also a number of vacant sites and premises within 
established business parks which add to the available stock of sites for potential 
employers.   

2.24 The demand side report indicates uncertainty following a period of recession, but an 
indication of likely demand for 40-60 hectares of employment land resulting from 
growth and additional requirements arising from local relocations. 

2.25 Given a supply of approximately 630 hectares of vacant land and demand for only 40 
-60 hectares, it follows that there is a current theoretical over provision of employment 
land of at least 570 hectares.  However this overall supply position masks local 
issues.  

2.26 The extensive supply of land at Severnside distorts the overall District wide position 
and tends to obscure localised shortages in the Kingswood and Yate areas.  It is 
therefore not appropriate to rely on a district wide approach but to provide a finer 
grain analysis and sub-area approach to the provision of employment land. This is set 
out in subsequent Chapters of this report. 
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3  Economic Context and Vision 
 
Introduction 

3.1 The future portfolio of sites needs to be informed by current supply and projected 
demand but also by the wider planning, economic visions and policy ambitions for the 
District. These are considered in this Chapter.  

 

Economic Context 
3.2 A National Market Overview is given at Section 2 of the GVA Grimley Demand Side 

Report. This predicts a marked decline in rental and capital growth through to the end 
of 2009, but with weak growth in 2010 followed by steady growth, but with uncertainty 
and volatility in the market. (GVA Demand Side Report paragraph 2.6). 

3.3 While there have been redundancies in some sectors within the District there have 
been relatively few company closures to date and no substantial increase in vacant 
land and premises.  The principal effect of recession has been in the delayed take-up 
of development opportunities with major sites including Northfield/Charlton Hayes, the 
former Rolls Royce East Works and the Science Park at Emersons Green. 

3.4 In the short to medium term any economic recovery is thought likely to result in 
companies recruiting and taking up existing floorspace and vacant premises rather 
than developing new land.   

3.5 It is, however, notable that even in this period of recession there have been enquiries 
for major office developments in the Bristol North Fringe, the development of 
manufacturing and distribution facilities at Severnside and space for new 
technologies at Emersons Green. This demonstrates the underlying strength and 
competitive advantage of the District, especially in those areas which are close to the 
motorway network. 

3.6 In areas where demand has been weaker (notably Kingswood and Yate) there are 
indications of job losses and of increasing vacant premises which, if not countered, 
may result in increasing out–commuting with resulting transportation problems. It 
follows that it may be necessary to provide some pump priming stimulus to create 
demand, business and employment opportunities in these areas. 

3.7 In some older employment areas premises are dated and inefficient and so may 
prove difficult to let.  Strategies are required for the renewal of these areas. Some 
may be renewed for employment use while others may be considered for release for 
housing or mixed uses both to aid renewal and to meet objectives for more balanced 
communities.    

 
 Economic Policy  

A) National Policy 
3.8 National planning policy for economic development is set out both in PPS1 and in 

PPS4.   

3.9 PPS1 – Delivering Sustainable Development states in relation to the economy: 

“The Government is committed to promoting a strong, stable, and productive 
economy that aims to bring jobs and prosperity for all. Planning authorities should: 
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(i) Recognise that economic development can deliver environmental and social 
benefits; 

(ii) Recognise the wider sub-regional, regional or national benefits of economic 
development and consider these alongside any adverse local impacts; 

(iii) Ensure that suitable locations are available for industrial, commercial, retail, public 
sector (e.g. health and education) tourism and leisure developments, so that the 
economy can prosper; 

(iv) Provide for improved productivity, choice and competition, particularly when 
technological and other requirements of modern business are changing rapidly; 

(v) Recognise that all local economies are subject to change; planning authorities 
should be sensitive to these changes and the implications for development and 
growth; 

(vi) Actively promote and facilitate good quality development, which is sustainable 
and consistent with their plans…. 

(viii) Ensure that infrastructure and services are provided to support new and existing 
economic development and housing; 

(ix) Ensure that development plans take account of the regional economic strategies 
of Regional Development Agencies, regional housing strategies, local authority 
community strategies and local economic strategies; and, 

(x) Identify opportunities for future investment to deliver economic objectives.” 

(PPS1 Delivering Sustainable Development paragraph 23.) 

 
B) Regional Policy 

3.10 In May 2010 the Government announced plans to abandon preparation of Regional 
Spatial Strategies.  The previous intention had been for regional strategies to set the 
context for local development plans.  The extent to which regional planning and 
economic policy will continue to influence local provision is therefore uncertain but is 
summarised here for completeness. 

3.11 The latest version of the South West Regional Spatial Strategy was published in July 
2008.  It proposed that Bristol, as a strategically significant city (SSCT), should have 
major growth with 92,000 new jobs within the Bristol Travel to Work Area (137,200 
jobs within the Bristol Housing Market Area). Job numbers were not broken down to 
district level.  However, some indication of the future role of sub areas was given: 

• The North Fringe of Bristol was recognised as an economic centre of national 
importance as an advanced engineering/aerospace cluster. 

• Yate was identified as suitable for expansion to strengthen its service centre 
role.   

• Severnside was promoted for a range of employment uses 

3.12 The Regional Spatial Strategy was supported by further studies and strategies: 

• Roger Tym & Partners/SWRA – Employment Projections (2008) 
This gave employment forecasts, expected employment change by jobs and net 
floorspace requirements for the SSCTs.  It was published in August 2008 (prior to 
the RSS Proposed Changes).  
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• Regional Economic Strategy for the South West (2006-2016) 
Prepared by the South West Regional Development Agency the strategy has 
three core objectives: 

o to raise business productivity,  
o to increase economic inclusion 

o to improve regional communications.   
• The West of England Employment Land Study  

This sub-regional study is intended to provide guidance on the need for future 
employment land for each of the four districts within the West of England sub-
area.  The study is currently being prepared and should, in time, inform and be 
informed by the Employment Land Reviews in each of the Districts. 
 

C) Local Policy   
South Gloucestershire Local Plan 

3.13 The current detailed development plan for South Gloucestershire is the South 
Gloucestershire Local Plan (adopted January 2006).  Its main policy for safeguarding 
land for employment purposes is Policy E4. The Policy lists 39 sites within the urban 
areas and villages which are to be safeguarded. It should be noted that for the 
purposes of this study some of the 39 safeguarded sites have been sub-divided to aid 
analysis.  

3.14 It is to be noted that the Local Plan also effectively ‘safeguards’ a large number of 
rural sites in policies for the Green Belt (GB1) and for rural economic development 
and housing (E6, E7 and H10).  

3.15 The Local Plan also allocated additional land for employment purposes at Filton 
Northfield (E1/M1), Emersons Green (E1/M2) and Stover Road Yate (E1). The major 
extant planning permissions at Severnside are recognised at Policy E2. 

3.16 The Local Plan runs until 2011 and the need is to review the safeguarding policy (E4) 
and the list of sites to be safeguarded and to feed this into the Core Strategy DPD 
which has a time horizon of 2026.   

3.17 In preparing the Core Strategy there is also a need to consider the scope to 
encourage more mixed uses on employment sites and the need to provide new 
employment areas.  This report provides evidence to support this process. 

 Minerals and Waste Local Plan 
3.18 Policies of the South Gloucestershire Minerals and Waste Local Plan also have some 

employment land implications.  In terms of waste, the draft Joint Waste Core Strategy 
has identified need for waste management and /or recycling facilities some of which 
may be considered for existing or future employment sites.  

 
D)  Non Statutory Plans and Strategies 

3.19 A number of other local plans and strategies are material to the preparation of the 
employment land strategy set out in this study. 
 

The South Gloucestershire Sustainable Communities Strategy (2026) 
3.20 The Sustainable Communities Strategy has key themes with potential implications for 

employment including: 
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• Maintaining Economic Prosperity:  
So that South Gloucestershire’s local economy is sustainable and balanced, 
and prosperity is shared by all.   To achieve this the priorities are: 

o Business competitiveness and economic growth 

To improve productivity and competitiveness, and safeguard/increase jobs 
in key sectors including aerospace, engineering, other manufacturing 
sectors, defence, environmental technologies, high technology, financial 
services, creative industries, and the rural economy. 

o Business development 

To increase the number, survival rates and growth rates of starter and 
small enterprises in South Gloucestershire including social enterprises. 

o Skills and workforce development 

To raise skill levels and meet the skill and workforce needs of employers 
including the growing sustainability industry. 

o Employment land and premises 

To meet the employment land and premises requirements of indigenous 
businesses and key sector businesses, where sustainable and consistent 
with strategic employment and regeneration objectives. 

o Sharing the benefits of economic growth 

To ensure that all parts of South Gloucestershire and all groups share the 
benefits of economic development; in particular priority areas, rural areas 
and disadvantaged groups. 
 

South Gloucestershire Economic Development Strategy 2007-2015 

3.21 The Economic Development Strategy takes the Sustainable Community Strategy 
priorities above and sets out operational objectives relating to each priority.  The 
strategy has a number of linked themes and action points which include: 

• Ensuring that South Gloucestershire’s economy is recognised as one of 
the most prosperous, innovative and vibrant in Europe, where provision of 
sufficient land, strategic access and a skilled workforce ensure that the 
aerospace, research & development, financial and business services 
sectors are supported and successful, small businesses fostered, skills 
developed and adapted, and opportunities taken to diversify the economic 
profile of both the urban and rural areas of the district. 

• Ensuring that South Gloucestershire plays its role in making the West of 
England economy one of the most prosperous, innovative and vibrant in 
Europe by providing a range of employment land for existing and new 
businesses of all sizes; in particular providing for the key sectors of 
advanced engineering, including aerospace and defence, finance and 
business services, higher and further education and retail.   

• Take opportunities to provide balanced employment across the district so 
that every community, including rural and priority neighbourhoods has 
access to a range of employment opportunities locally. 

3.22 The following operational objectives from the Economic Development Strategy 
Employment Land and Premises priority are most closely linked to the Core Strategy. 
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• Critically assess alternative uses on safeguarded employment sites; 

• Review employment land allocations and requirements for the next 20 
years through the LDF; 

• Maintain and extend the provision of small workspaces and offices units. 

 
Community Profiles 

3.23 Sub-area summaries have been prepared for Core Strategy purposes. In summary 
these show that: 

• There are approx twice as many jobs as resident workers in the North 
Fringe of Bristol.   

• In the East Fringe of Bristol there are twice as many workers as jobs 
leading to significant out commuting particularly towards central Bristol. 

• There are significant levels of out commuting from Yate and Chipping 
Sodbury to the North Fringe of Bristol and Bristol City Centre. 

 
Local Consultation 

3.24 A number of consultation events have been undertaken to inform the Core Strategy. 
The key views on economic prosperity for the whole area and five spatial areas within 
it can be summarised as follows: 
  
Economic Prosperity Theme 
1. The Core Strategy must support productivity led growth through focus on key 

drivers like skills, innovation, enterprise, infrastructure.  The skills gap could 
constrain development. 

2. The needs of the aerospace industry at Filton must be met so as to safeguard 
the future of the industry 

3. Retention of small, medium and large business is key to South  
Gloucestershire’s prosperity 

4. Sustainable communities mean local jobs  

5. 65% of respondents support a policy which safeguards employment land 

6. Two thirds of respondents opposed a policy which prioritises employment over 
other uses. 

7. The voluntary sector is important and suffers from a lack of affordable office 
space 
 

Spatial Strategy Issues 
The following notes summarise feedback for the District and for sub areas within it:  

 
South Gloucestershire wide 

•    Link jobs to new housing  

•   Broaden employment base 

•   Protect existing employment land   
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•   Effective transport links between residents and employment areas are 
required  

North Fringe of Bristol 

• The operational integrity of the airfield needs to be protected as the 
aerospace industry is crucial to the economic prosperity of the area.  The 
amenity of any new residents living in the proposed new housing near the 
airfield would be of paramount importance. 

• Re-balancing of the mix of uses needs to continue. 

• Strong support for a better balance between jobs and workers -Three 
quarters of people at Issues & Options did not think additional employment 
land should be allocated in the North Fringe of Bristol. 

East Fringe of Bristol 

• The existing urban area has low employment provision compared with 
workers. There should be a better balance between jobs and workers. 

• The south of the area has the least jobs and significant recent job losses at 
Bitton and Keynsham have exacerbated the situation. 

• A range of employment uses should be protected in the existing urban area 
and the new urban extension should provide more employment  

• Travel to Bristol City Centre and the Bristol North Fringe should be made 
easier. 

• Employment should be complementary to the SPark 

• New employment should benefit the priority neighbourhoods. 

Severnside:  Severnside was not separately addressed in consultation.  Account 
needs to be taken of the existing consent for employment development. 
Yate/Chipping Sodbury 

• Widen the employment base/maximise diversity in types of jobs and dilute 
concentration of blue collar jobs. 

• To aid the sustainability of the towns some more development should be 
accommodated, particularly to attract more opportunities for employment 
growth. 

• Better balance between jobs and housing (Just over 50% of respondents 
would want priority for employment uses on non-employment land that 
becomes available for re-development) 

Thornbury 

• There should be some development at Thornbury, but there needs to be a 
joined-up approach between housing, employment and public transport to 
reduce in/out commuting. 

• More professional/office based jobs should be provided around Thornbury 
to encourage a reduction in commuting to Bristol for work and to reduce the 
current ‘mismatch’ between housing type and employment type within the 
town (i.e. expensive houses and lower paid jobs). 
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Villages and Rural Areas 

• A policy is needed to ensure the protection of employment sites in villages. 

• There is a need to link employment with growth in villages. 

• There was significant support for the aim of creating a balance between 
jobs and housing in rural areas 

 

Conclusions on Economic Context and Policy. 
3.25 In shaping future policy and identifying a portfolio of employment sites account has to 

be taken of the full range of statutory and non-statutory plans and policies and of local 
consultation.  An overall strategic policy will be required for the District as a whole but 
the Core Strategy will also need to be sensitive to needs and issues in each sub-
area.  

3.26 Current Local Plan policies are intended to cover the period to 2011. In looking to 
develop future policy to 2026 (to be set out in the Core Strategy DPD) the Council 
has consulted widely and commissioned a number of studies including the 
Employment Land and Town Centre & Retail studies.  

3.27 It is one role of this Study to recommend an overall approach and policy for both the 
safeguarding of appropriate existing employment sites and to recommend an 
approach to any future employment land allocations.  

3.28 The three key messages which emerge from national policy and local visioning are:  

• To aim for sustainable economic growth 

• To recognise that not all sectors of the economy will grow equally 

• To recognise the particular strengths and weaknesses of individual sub areas 
and to plan accordingly. 

 
Recommended Approach To Policy And Site Safeguarding  

3.29 The overall approach adopted in this study has therefore been to look at supply, 
demand and strategic issues in each part of the District and to make 
recommendations for the future of surveyed sites under four main categories.  
  

1. To maintain an adequate supply of employment land through safeguarding key 
sites and provision of new sites where necessary. 

• Sites proposed to be retained in employment use through a safeguarding 
policy are listed as ‘A’ sites in the Table at Appendix 1.  

• These sites and the supporting policy are stated at draft Core Strategy 
policy CS12.  In time the policy and list will replace Policy E4 of the South 
Gloucestershire Local Plan. 

• New sites are only proposed to be allocated where new communities are 
proposed and only if there is a current shortfall in employment land within 
the sub area. 
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2. To release some existing identified employment sites where there is an adequate 
supply of alternative employment land in the locality or where site circumstances 
make safeguarding inappropriate.  

• Policy recommendations are made as ‘B’ sites in the Table at Appendix 1. 

 

3. To provide further review of some key sites to establish their future role. 

• These are employment sites where a particular policy steer is required (e.g. 
to facilitate regeneration or to meet a local need). For these sites it is 
proposed that site specific concept statements are prepared to inform future 
policy and manage change. These are the ‘C’ sites listed in Appendix 1 and 
which are identified in draft Core Strategy Policy CS 12 Table 2 for interim 
safeguarding. 
  

4. To maintain the presumption against loss of rural sites. 

• The intention is to maintain policies which limit loss of employment sites in 
rural areas. Sites which were identified within this study are reflected as the 
‘D’ sites in the Table at Appendix 1. 
 

3.30 To date policies have not sought to restrict loss of the smaller employment sites in 
urban areas and within village settlement boundaries.  It has therefore been assumed 
in most cases that they can be released for housing under SGLP policy H2.   

3.31 Concerns have been expressed that in some areas these sites provide important 
local employment and business opportunities and that their loss is prejudicial to local 
interests.  The Council is therefore proposing a new policy (Core Strategy policy CS 
13) which seeks to limit and manage change in smaller employment sites and to 
retain employment opportunities where it is practical to do so.   

3.32 For convenience Draft Core Strategy Policies CS 12 and CS13 are reproduced as 
Appendix 4 to this study. 

3.33 The next four Chapters consider sub-area specific employment land issues and 
recommendations.   
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4 Bristol North Fringe 
 

Introduction 
4.1 The Bristol North Fringe falls within the wider Bristol Urban area and is bound by the 

M5 motorway to the north and west and the M4 and M32 to the north and east.  It 
includes the communities of Filton, Patchway, Bradley Stoke, Stoke Gifford, Harry 
Stoke and Frenchay.   

4.2 Employment in the area has traditionally been dominated by the aerospace sector 
based around Filton Airfield.  The employment base has broadened over recent years 
to include major office developments at Aztec West and Stoke Gifford. The retail 
sector is also strongly represented with The Mall Shopping Centre at Cribbs 
Causeway towards the north.  

4.3 The North Fringe now comprises the most significant employment area within the 
South West and forms the main economic driver for Bristol and the wider sub- region.  
It accounts for an estimated 75,000 jobs - over 50% of the South Gloucestershire 
total. 

4.4 Major allocations of employment land were made in the 1980s. In drafting the South 
Gloucestershire Local Plan the Council recognised that the North Fringe had a 
significant over supply of employment land which if developed would result in 
potential over heating of the economy and additional traffic pressures.  For that 
reason, a number of sites that had previously been allocated and safeguarded for 
employment purposes in earlier plans were re-designated to meet housing pressures 
with the overall aim of providing for more balanced communities.  This included land 
at Wallscourt Farm previously controlled by Hewlett Packard.   

 
 Findings of Stage 1 - Supply 
4.5 The Supply side study identified 40 employment sites in the North Fringe area, 

amounting to approximately 480 hectares of land.  A further 80 hectares are currently 
safeguarded as part of the runway at Filton Airfield. Table 4.1   
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Table 4.1 – Employment Land Character – Bristol North Fringe 
 

  
 
 
 
 
 
 
 
 
 

 
Source: GVA Grimley – Stage 1 Report  

4.6 The area has a variety of employment types but is characterised by large industrial 
and office sites. 

General Industrial: 

• The main industrial clusters are around the aerospace sector at Filton - 
Airbus (62ha) and Patchway - Rolls Royce (31ha). There is continuing 
reinvestment in these plants.  

• The area is generally not characterised by smaller industrial sites or by 
older premises which would serve a local market.  

Warehousing and Distribution:  

• Only 3 of the 40 identified sites fall into the ‘warehouse and distribution’ 
category.   

• Patchway Trading Estate is of a mixed employment character but has an 
increasing number of vacancies suggesting that it is becoming tired and 
dated. 

• The planning permission granted to Rolls Royce for the former East Works 
site allows for a high proportion of Warehouse/Distribution uses.  

Office Uses:  

• The wider area includes major office parks at Aztec West, Woodlands Lane, 
Stoke Gifford and Bristol Business Park. There are also campus style office 
premises with the MoD and AXA at Stoke Gifford. 

• Vantage Office Park has developed during the course of this study. 

• Planning Policy Statement 4 has revised policy to make a more specific 
sequential approach to future office development with the aim of directing 
investment into city and town centres.  

 

Main Character of Sites No. Hectares % 
Office location 4 57.10 10.2 
High Quality Business Park 4 29.40 5.25 
Research / Science Park 0 0 0 
Warehouse & Distribution 3 45.0 8.04 
General Industrial / Business 9 103. 60 18.5 
Heavy / Specialist Industrial Site 0 0 0 
Incubator / SME Cluster Site 0 0 0 
Freight Terminal 0 0 0 
Site for Specific Occupier 10 253.7* 45.3 
Recycling Facility 1 1.70 0.3 
Vacant Land 7 56.80 10.1 
Other 2 12.20 2.2 
Total 40 559.5*  

(* includes runway *80.8 ha)  
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Vacant Land:  

• The site surveys identified approximately 57ha of ‘vacant’ land within the 
North Fringe area. Most of this land is already earmarked for re- 
development, including:  

o Filton Northfield/Charlton Hayes – a mixed use scheme of 74 
hectares which includes 14 hectares of employment land. 

o The Rolls Royce East Works Site (26.4ha) – Has planning 
permission for mixed employment uses 

o Vacant land at the Hewlett Packard site (9.5ha) (now owned by the 
University of the West of England) 

4.7 The survey focused on the overall character of sites and did not record vacant plots 
and premises within otherwise active sites.  Within the North Fringe there are some 
significant vacant plots of land within existing business parks such as Hempton Court 
at Aztec West and within the Airbus site at Filton.  There are also a number of vacant 
units within Patchway Trading Estate. The overall study will therefore tend to 
understate the total availability of employment land/sites.   

Pressure for change 
4.8 Site assessments identified 15 sites where ‘pressure for major change’ or where 

‘significant turn over’ was expected over the next 20 years.  Combined, these account 
for 115.7ha or 24% of the total identified employment land in the North Fringe.   

 
Findings of Stage 2 demand  
4.9 The North Fringe is the most economically vibrant market area in the District and 

GVA Grimley expect this to continue into the future.  The majority of growth is 
expected in the ‘banking and insurance’ and ‘other business services’ sectors. 

4.10 The study noted potential for the North Fringe to be a strong distribution location and 
viewed the Pro-Logis decision to withdraw from development of the former Rolls 
Royce East Works site as a temporary issue. However there will be competition for 
any footloose ‘distribution’ investment as and when land is made available at 
Severnside. 

4.11 The University of West England’s decision to purchase a large parcel of land formerly 
owned by Hewlett Packard also indicates the potential for future growth in the 
“Education and Health” sector in the North Fringe. Part of the site has been turned 
into a major conference facility but a further 9 hectares remains undeveloped.  The 
University is investigating a range of options for this site including scope for sports 
and cultural facilities which would complement its academic role. A further policy 
review would be appropriate if the site is used for academic and sporting rather than 
employment uses.  

4.12 In summary key points arising from the GVA Grimley Demand report (paragraph 
2.54) are:  

• The Bristol North Fringe includes major business centres and key occupiers. 

• There are pressures for redevelopment and reuse of land for a variety of 
purposes   

• Strong values and rents have been achieved to date.  
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• The area is attractive to the office market and industrial agents have commented 
that the pressures are on industrial land from office development. 

• The aim should be to maintain a strong supply of employment land and balance 
the pressures for introducing non-employment uses against such supply.  

• There is a potential requirement for a small business strategy particularly if sites 
being looked at for alternative uses are leading to the relocation of 
smaller/vulnerable businesses.  

• Should work to ensure that the Bristol North Fringe is complementary to 
Emersons Green (and vice versa). 

• The role of B8 development should be considered carefully in light of the strategic 
location and potential loss of higher employment generating uses. 

• The area includes a significant cluster of aerospace industries which must be 
addressed in policy.  

 
Policy Considerations 

4.13 Consultation for the emerging Core Strategy has highlighted that:  

• The operational integrity of the airfield needs to be protected as the aerospace 
industry is crucial to the economic prosperity of the area.  The amenity of any 
new residents living in the proposed new housing near the airfield would be of 
paramount importance. 

• Re-balancing of the mix of uses needs to continue. 

• Strong support for a better balance between jobs and workers -Three quarters 
of people who responded at Issues & Options stage did not think additional 
employment land should be allocated in the Bristol North Fringe. 
 

4.14 Overall there are a number of issues which need to be addressed in shaping a future 
portfolio of sites in the Bristol North Fringe. 

• The value of the aerospace industry to the regional and national economy and 
consequent need to protect the operational integrity of the airfield. 

• The continuing strength of the service (retail) sector which is focused around 
Cribbs Causeway and the education sector around UWE. 

• The projected decline in demand for manufacturing floorspace.   

• Pressure for warehousing development in the North Fringe – subject to 
competition from emerging land at Severnside.   

• The projected strength of the office sector and continuing demand for office 
floorspace, which if met, would tend to aggravate existing competing pressures. 

• Revised national planning policy (PPS4) which seeks to direct office uses into city 
and town centre locations. The role and status of existing office parks and vacant 
spaces within them will need to be clarified within a sequential approach to 
investment. 

• There is strong public support for a better balance between jobs and workers. It 
follows that there is a continuing need to make provision for more housing and to 
provide a better housing to job balance.  
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• There is need to recognise a diversity of pressures for use of land in the North 
Fringe to complement economic and social objectives.  
 

Summary and Core Strategy Approach 
4.15 The approach recommended to employment land within the North Fringe is: 

• To recognise and protect the operational integrity of the airfield and 
associated aerospace cluster. 

• To safeguard the larger strategic employment sites. 

• To release land in the Cribbs Causeway area to help meet housing and other 
needs. 

• To protect a small number of smaller sites and create opportunities within 
strategic sites and any new communities for mixed uses to offer opportunities 
for smaller/start up businesses. 

• To provide specific guidance for sites which are most likely to be promoted for 
redevelopment.  

• To re-designate former Hewlett Packard land now controlled by the University 
of the West of England. 

• To make limited new provision of employment land with any new strategic 
housing allocation in the M32 corridor to help provide for a viable and 
balanced new community and reinforce the proposed rapid transit route.  

4.16 The principles set out above have been used to assess the future role of the 41 
individual sites identified in the Stage 1 study as detailed in the Tables below and in 
Appendix 1.  Based on the individual site assessments the recommendations are that 
of the 41 identified employment sites in the Bristol North Fringe area: 

• 25 are confirmed for safeguarding (447.6 hectares).  This includes the runway 
(80.6 hectares). 

• 6 sites surveyed are not proposed for safeguarding (16 hectares). 

• 10 sites (95.33 hectares) are subject of interim safeguarding pending a more 
detailed policy review.  These sites are mainly around Cribbs Causeway, 
where there may be some potential for residential development, and adjacent 
to the University of the West of England where there may be scope for uses 
linked to academic needs.  

• In combination these recommendations provide a realistic portfolio of 
employment sites to balance projected needs with policy objectives. 
 

Recommendations – North Fringe Employment Land Sites   
A. North Fringe - Sites to be Safeguarded  

 
Site ID Name Hectares Justification 

BNF  1 Grove Industrial Estate / 
Toyota Garage 

1.3 Currently provides an important local role (atypical of the North Fringe area) 
but may become under pressure for changes to alternative uses.  Scores well 
in terms of suitability criteria.  

BNF  4 West of England Royal 
Mail Centre 

6.4 Major specific occupier site (Royal Mail) and it is assumed current use will 
continue.  The site is within the aerospace cluster which additionally justifies its 
safeguarded recommendation. 
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Site ID Name Hectares Justification 

BNF  5 Rolls Royce 30.8 Major employer of international significance. Site scores well on most suitability 
criteria. 

BNF  6 Benson Brothers site 1.35 Smaller site and currently available but under consideration for police use. 
Scores well on most suitability criteria.  Within aerospace cluster.  

BNF  7a Filton Northfield Site 
(Part A) 

9.6 Boundaries of employment areas will become more defined as masterplanning 
work develops. 

BNF  7b Filton Northfield Site 
(Part B) 

3 Boundaries of employment areas will become more defined as masterplanning 
work develops. 

BNF  7c Filton Northfield Site 
(Part C) 

2.67 Boundaries of employment areas will become more defined as masterplanning 
work develops. 

BNF  14 Aztec West 61.3 An established high quality business park with major redevelopment / 
intensification schemes in the pipeline.  Likely pressure to redevelop first 
generation offices / warehousing into higher density office accommodation.   

BNF  15 Fairway Trading Estate 0.6 Scores well on most suitability criteria and is within aerospace cluster. 

BNF  17 Abbey Wood Business 
Park.  (Filton side 
(west) of railway South 
of A4174).  

1.7 Provides general industrial / business use which is scarce in the North Fringe 
area.  The site scores well on most criteria. 

BNF  18 Northway.(Site off A38 
south of Distribution 
Park) 

1.7 The site scores well on most criteria.  Location currently dictates limited 
alternative use but within aerospace cluster. 

BNF  19 North Bristol 
Distribution Park 

10 Recently completed B2/B8.  The site scores well on most criteria and is within 
aerospace cluster. 

BNF  20 Rolls Royce East Works 
Site.  

26.4 Scores well on most criteria.  Not considered suitable as housing site due to 
flight path issues and isolation from community facilities. 

BNF   21a Airbus UK 
Works.(Excluding 
runway see BNF21b) 

61.67 One of South Gloucestershire’s Key employment sites as part of aerospace 
cluster.  Includes vacant site fronting A38.  

BNF  21b Filton Airfield Runway 
(excl Works see 
BNF21a) 

80.82 The Airfield is critical to the aerospace cluster. It is also an employer in its own 
right and there may be further business opportunities within it.  It needs 
protection from development which might otherwise constrain its operation. 

BNF  23 Bristol Business Park 15.9 A recently developed site which scores well in terms of suitability criteria. 

BNF  24 Parkway Business Park 31.6 A large ‘site’ which incorporates several parcels of land which are likely to 
come forward for employment related development.  Performs very well in 
terms of suitability criteria. 

BNF  27 Ministry of Defence - 
Abbey Wood 

39.2 Major employment site – no reason to change current safeguarded status.  

BNF  28 Parkway North 
Business Park 

5.3 Popular office location. Scores well in terms of suitability criteria.  

BNF  32 Pegasus Park  5.5 Scores well in terms of most suitability criteria.  Within aerospace cluster.  

BNF  34 Vantage Park 4.3 New office park. Scores well in terms of most suitability criteria. 

BNF  35 Amcor Flexibles 4.2 Forms part of employment cluster to east of Bradley Stoke. Scores well in 
terms of most suitability criteria. 

BNF  36a Almondsbury Business 
Park - Part A 

12.59 Established high quality business park providing mix of employment uses.  
Intensification of employment use likely. Scores well in terms of most suitability 
criteria. 
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Site ID Name Hectares Justification 

BNF  36b Almondsbury Business 
Park - Part B 

22.4 Established high quality business park providing mix of employment uses.  
Intensification of employment use likely. Scores well in terms of most suitability 
criteria. 

BNF  36c Almondsbury Business 
Park - Part C 

7.3 Established high quality business park providing mix of employment uses.  
Intensification of employment use likely. Scores well in terms of most suitability 
criteria. 

Total 447.6  

 
B North Fringe - Sites Not to be Safeguarded 
 

Site ID Name Hectares Justification 

BNF  16 HSS Site.  North of 
A4174) west of railway)  

0.5 Small site not currently safeguarded and could provide for residential or other 
uses if available for redevelopment.   

BNF  22 Travis Perkins site 0.8 Builders’ merchant site sandwiched between residential areas. Pressure for 
Change of use is possible. A sustainable location for housing.  

BNF  30 22 The Green 0.5 Suffers from poor access for business purposes with significant other 
employment opportunities in the immediate vicinity.  No real justification for 
safeguarding. 

BNF  31 Station Road 1.4 Site scores poorly in terms of suitability criteria – business access is potentially 
problematic.  No real justification for safeguarding.  

BNF  33 The Conifers 8.4 Hotel site not strictly within definition of the study and not considered 
appropriate to give specific safeguarding.  

BNF  36d Almondsbury Business 
Park - Part D 

4.4  Park homes site.  Although bounded by employment land, this is not an 
employment site per se. and safeguarding not justified 

Total  16  
 
C North Fringe - Sites to be subject of Interim Safeguarding Pending Policy 
Review  
 

Site ID Name Hectares Justification 

BNF  8 Patchway Industrial 
Estate 

22 Older yet functional site, scores well on most suitability criteria. Could provide 
for mixed used redevelopment  to better link Cribbs Causeway to Patchway.  

BNF  9 Land North of Cribbs 
Causeway Centre 
(Former Harry 
Ramsdens) 

4.3 Significant recent market activity on site.  Scores well on suitability criteria but 
within area of potential policy change.   

BNF  10 Jupiter Road. 
(Former Telecom site, 
staff car park and 
reservoir).  

7.8 Scores well on most suitability criteria.  Would provide capacity for future 
employment related development. Could also provide for mixed used 
redevelopment  to link Patchway to Cribbs Causeway. 

BNF  11 Land south of Lysander 
Road (West of the 
Venue) 

7 Further work required to outline cohesive approach for future development in 
the area. 

BNF  12 Land north of Lysander 
Road (Makro and 
Safeway depot)  

16 Further work required to outline cohesive approach for future development in 
the area. 

BNF  13 Cribbs Causeway Centre. 
(Light industrial units 

6.6 Further work required to outline cohesive approach for future development in 
the area. 
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Site ID Name Hectares Justification 

south of hotel)  

BNF  25 Hewlett Packard Former 
Buildings 1 and 2 

15.93 Now incorporated within the University (UWE) complex and used in part as a 
conference centre.  Core Strategy to have a site specific policy for the 
University.  Interim safeguarding recommended pending conformation of future 
policy.   

BNF  25a Hewlett Packard 
Premises 

4.5 HP operational site – unrelated to UWE Campus but if released could be 
considered as part of that wider complex. 

BNF  26 Hewlett Packard 
undeveloped site. 
[Enterprise Park] 

9.4 Now incorporated within the University (UWE) complex and identified within the 
UWE Concept Statement as an opportunity site with possibility of a sports 
academy and or business use.  Recommend cover with a specific Policy for 
UWE rather than for general employment land. 

BNF  29 Pearce/ Auto Techniques 
site 

1.8 Site allocated for Park and Ride site.  Application for Office Use refused and 
appeal dismissed. Council likely to pursue Park and ride scheme.  Recommend 
maintain as Transportation site and review if not developed for that purpose.     

 Total 95.33  
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5 The East Fringe of Bristol 
 
Introduction  

5..1 The East Fringe of Bristol comprises the main built up areas between the M4 
Motorway in the north and the River Avon in the south with the City Boundary to the 
west and Green Belt to the east.  For the purposes of this study some Green Belt 
sites close to the urban edge have been included within the East Fringe area rather 
than the wider rural area.   

5.2 For analytical purposes Stages 1 and 2 have looked separately at the old ‘Kingswood’ 
area and the emerging employment areas at Emersons Green. These are brought 
together in Stage 3 with an analysis and strategy for the East Fringe as a whole.  

5.3 Through much of the 20th Century Kingswood had a significant industrial base with 
clothing, specialist engineering and packaging sectors offering opportunities for 
people to live relatively close to their place of work.  Over the past two decades there 
has been a significant loss in manufacturing employment.   

5.4 The Emersons Green employment area forms the north east urban extension of 
Bristol and is based on existing and extended employment allocations.  It includes the 
science park designation east of the A4174 and west of the M4, the emerging 
‘Harlequin Office Park’ and the major Sainsbury’s Distribution Centre.  

5.5 Concerns have been expressed for the older urban area with rising unemployment, 
relatively low wage sectors and the continuing erosion of the economic base. This is 
coupled with concerns at current over reliance on out-commuting and on the strategic 
land allocation at Emersons Green which is not yet fully realised and which may tend 
to be specialised in nature.  

   

Findings of Stage 1 - Supply 
4.6 The survey work identified 41 sites in the Kingswood sub-area amounting to 74.2ha 

of land.  A further 23 sites were identified in the initial trawl but were later discounted 
because they fell below the 0.4ha threshold.  The Supply Study noted that the 
Kingswood area is characterised by smaller traditional employment sites dispersed 
amongst residential properties. Longwell Green has strategic scale sites developed in 
the 1980s.  Even so the 41 Kingswood sites that were included in the study had an 
average size of only 1.8 hectares.  

4.7 Emersons Green has modern strategic allocations either recently developed or 
pending development. The Stage 1 Study identified four employment sites amounting 
to 75.7ha of land.  These are all new and of strategic importance.  A further 5 
hectares is identified for potential employment uses beyond the Local Plan period. 
The study found that:  

General Industrial: 

• In Kingswood over half of the sites (24) were classified as ‘general 
industrial/business’, which in land take, covers approximately two thirds of 
the total identified employment land in the area.   

• The older areas and sites tend to cater for indigenous businesses which 
due to their number make a significant contribution towards the wider South 
Gloucestershire economy.   
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• These sites are under pressure from residential and other development and 
careful management of the employment land stock is required to ensure 
that key sites are protected and their potential realised. 

• The strategic assessment confirmed that Emersons Green is set to develop 
over the next 10-15 years into a significant regional employment hub 
providing a high quality mix of employment sites and premises.   

Warehousing and Distribution 

• No sites at Kingswood or Emersons Green were recorded as predominantly 
warehousing or distribution (although there is a major Sainsbury’s 
Distribution Centre as part of the developed employment area at Emersons 
Green.) 
  

Table 5.1 – Employment Land Character - Kingswood and Emersons Green  

NB The vacant land category includes land identified for but not yet developed as the Science 
Research Park (SPark) and also an allocation of 5 hectares made in the South Gloucestershire Local 
Plan (M2D) to meet needs beyond 2011.)  

 

Office Uses: 

• Only two ‘predominantly office locations’ were identified. 

Vacant Land: 

• In total the combined East Fringe area has approximately 155 hectares of 
employment land of which approximately 58.8 ha (38%) was vacant at the 
time of study. However vacant land is concentrated at Emersons Green 
(50.4 hectares).   

• Within Kingswood the 8.4 hectares vacant at the time of Study are not 
readily available:   

•   Portland Road (0.5ha)  
Is subject to a planning application for residential use. 

 Kingswood Emersons Green 
Main Character of Sites No. Hectare % No. Hectare % 

Office location 2 1.1 1.5 0 0 0
High Quality Business Park 0 0 0 1 30.3 37.6
Research / Science Park 0 0 0 0 0 0
Warehouse & Distribution 0 0 0 0 0 0
General Industrial / Business 24 48.8 65.8 0 0 0
Heavy / Specialist Industrial Site 1 0.4 0.5 0 0 0
Incubator / SME Cluster Site 2 1.9 2.6 0 0 0
Freight Terminal 0 0 0 0 0 0
Site for Specific Occupier 3 5.9 8.0 0 0 0
Recycling Facility 0 0 0 0 0 0
Vacant Land 4 8.4 11.3 3 50.4* 62.4
Other 5 7.65 1.3 0 0 0
Total 41 74.2 4 80.7 
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•   The Siston Centre (1.6ha)  
Has subsequently been developed for an employment use (HGV Training 
Centre)  

•   Longwell Green Industrial Estate part b (2.8ha)  
Is currently under development for a mix of employment related uses. 

•   The former Kleeneze site at Hanham (3.5ha) 
This was acquired by Tesco who are promoting a retail based scheme 
(foodstore) with some small employment units. Therefore while the site is 
vacant it is not at the current time available to potential employers.   

• The 50 hecatres of vacant land at Emersons Green includes: 

•  the site for the Science Park (Spark) – 22.5ha at the heart of the site 
where construction has started during 2010.  

•   19.4ha adjacent to the M4 for meeting local needs 

•   3.5ha of land comprising Emerald Park, Brook Office Park and the 
emerging Harlequin Business Park.  

•   5 hectares allocated for development beyond the Local Plan period. 

 
Pressure for Change: 

•    In Kingswood approximately two thirds of the sites surveyed (27 out of 41) 
are perceived to be ‘under pressure for major change’, or are expected to 
experience ‘significant turnover’ over the next 20 years. 

•   Due to the suburban characteristics of the sub-area and the pressure for 
finding residential sites, a significant proportion of the sites appear to be 
under consideration for residential development. 

 

 Findings of Stage 2 - Demand 
5.8 The GVA Grimley Stage 2 report does not specifically quantity the future likely 

demand for employment space in the Kingswood and Emersons Green areas.  

5.9 However for Kinsgwood, GVA suggested that the commercial stock will continue to 
be focussed towards small indigenous businesses, with particular emphasis on the 
manufacturing sector, and that likely demand for office space (other than at 
Emersons Green) is likely to remain low.  

5.10 For Emersons Green the report suggests that the sub-area will:   

•  provide a major focus for new office and high technology businesses via the 
science park development  

•  experience a proportion of the Distribution sectors growth due to the area’s 
strategic location  

 
 Policy Considerations  
5.11 The strategic sites assessment has identified the East Fringe as having a significant 

number of traditional employment sites in the older urban areas where there is a high 
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proportion of ageing stock. The qualitative assessment as part of Stage 3 has 
confirmed some of the older buildings to be unfit for modern purposes.  

5.12 There have been issues in trying to bring new employment opportunities to these 
older areas which tend, amongst other issues, to suffer from poor local access 
arrangements.  The trend has therefore been towards redevelopment for residential 
purposes. 

5.13 As such there is a low supply of high quality sites and premises within the Kingswood 
Area.  It follows that it may prove difficult to attract new footloose employment uses 
into the older urban area and that it will be necessary to ‘grow from within’ by 
nurturing small local businesses.  These are likely to depend on a good supply of 
cheap premises of varying size and flexible terms.   

5.14 There has also been delay in bringing the main employment land at Emersons Green 
forward and the consequence is a continuing trend towards out-commuting 
particularly to the City Centre and increasingly to work in the Bristol North Fringe.   

5.15 Issues raised through preparatory work and consultation for the Core Strategy 
include: 

• The existing Kingwood urban area has low employment provision compared with 
resident workers (an average of 2 workers to each job).   

• There should be a better balance between jobs and workers  

• The south of the area has the lowest number of jobs. Significant recent job losses 
at Bitton and Keynsham has further exacerbated the situation.   

• Since 1996 approximately 16ha of employment land which is not safeguarded in 
the SGLP has been lost to residential development in the East Fringe.  These 
losses have exacerbated the imbalance between the resident workforce and jobs 
in the area leading to high levels of out commuting. 

• The Kingswood sub-area has some of the highest levels of unemployment and 
multiple deprivation in the district. This highlights the importance of maintaining a 
strong local employment base.  

• New employment should benefit the priority neighbourhoods. 

• A range of employment uses should be protected in the existing urban area and 
any new urban extension should provide more employment  

• Employment should be complementary to the SPark development at Emersons 
Green; and  

• Travel to Bristol City Centre and the North Fringe should be made easier. 
 

 Summary and Core Strategy Approach. 
5.16 As there is currently no significant supply of sites within the older areas of Kingswood 

it makes it increasingly important that where sites do become vacant they are, in the 
first instance at least, considered for re-use for employment purposes.   

5.17 The main way in which planning policy can protect employment opportunities is by 
safeguarding employment land.  This is particularly important in the East Fringe area 
and east Bristol where there have been significant losses of employment land to 
residential and retail development. This approach is reflected in Core Strategy 
policies CS12 and CS13.   
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5.18 It is to be noted that there has been uncertainty at a strategic level (emerging RSS 
and Core Strategy) in the amount of housing to be developed in new communities 
within the East Fringe.  The Draft Core Strategy does not propose new communities 
in this area.  Consequently this Chapter assumes no major Green Belt land releases 
for housing or employment uses.  It is therefore focused on safeguarding existing 
employment land and existing allocations at Emersons Green to meet the needs of 
the existing population and to facilitate more balanced communities.  

5.19 It follows that in shaping a new portfolio of employment sites for the East Fringe area 
account needs to be taken of: 

• the remaining supply of employment sites,  

• market demand for the types of sites the area can offer 

• competing pressure to convert these sites to alternative uses including 
residential and retail 

• policy objectives to have a more robust economic base with local employment 
opportunities. 

• the aim of spreading economic benefits from the North Fringe to the East 
Fringe  

• a potential skills gap between the new opportunities being created at 
Emersons Green and the resident population of the East Fringe. 

5.20 A strategic ‘qualitative assessment’ of the 41 employment sites in the Kingswood sub-
area and the major allocations at Emersons Green has been used to inform the policy 
recommendations for the sites detailed in the table below and at Appendix 1. Further 
information about the methodology of the qualitative assessments is provided at 
Appendix 4. 

5.21 In summary the following approach is recommended: 

• That 32 Kingswood sites totalling 64 ha gross and 5 Emersons Green sites 
totalling 80.7 hectares are safeguarded for employment. 

• That 5 sites totalling 6.75 ha currently in employment use are not to be 
safeguarded.  

• No sites within this area are specifically identified for interim safeguarding.  

• 3 sites totalling 3.3 ha which were included within the Kingswood area for 
analytical purposes are covered by Green Belt and countryside policies. 

 

Recommendations – East Fringe Employment Land Sites   
A. East Fringe - Sites to be Safeguarded  

 
Site ID Name Hectares Justification 

K  3 Eclipse Office Park 0.5 Staple Hill needs as many employment sites as possible. A good site offering 
jobs close to the High Street. 

K  4 Morley Road Area 1.1 Although a tired site, could be redeveloped to provide useful employment 
opportunities.  Site is of reasonable size with reasonable access. 

K  6b Hayward Industrial Estate 0.7 Reasonable size and location of continued employment use in an area of 
relative deprivation. 
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Site ID Name Hectares Justification 

K  10 Bristol Uniforms site 0.66 Staple Hill needs as many employment sites as possible.  This site is central 
and can continue to provide employment opportunities.  It is adjacent to Staple 
Hill priority neighbourhood therefore if redeveloped retention of jobs should be 
encouraged. 

K  14 Oatley Trading Estate 0.43 Small but useful site within 2km of a priority neighbourhood providing 
opportunities for small scale/ start-up businesses.  Strategic access is not good 
but provides facilities for small local businesses. 

K  20 The Civic Centre 0.6 As Council Office very unlikely to be available for redevelopment but for 
consistency of approach should safeguard in policy as a prime office site close 
to town centre (in area with lack of B1a space). 

K  22 Moravian Road area 1.5 Subject of Outline application in Sept 2009 (PK09/5338/O) for 14 dwellings and 
1,059 sq m of employment space.  Decision to grant planning permission 
subject to signing of legal agreement.  Should continue to ‘safeguard’ as 
employment use on site and forms part of a cluster of sites close to the town 
centre.  

K  23 Moravian Road Business 
Park 

1.5 Part of a cluster of sites close to the town centre and offering business space 
and employment opportunities.   

K  24 Wood Road / West Point 
Trading Estate 

1.2 Part of a cluster of sites close to the town centre and offering business space 
and employment opportunities.  

K  25 Douglas Road Industrial 
Area 

1.5 Part of a cluster of sites close to the town centre and offering business space 
and employment opportunities. Permission for a Gym on part of the site won at 
appeal. 

K  34 1 Chapel Lane 0.6 Retain for employment use as could make a useful contribution to local 
employment opportunities - provides B1a office space in area with lack of office 
accommodation. 

K  35 2 - 8 London Road, 
Bridgeyate 

0.8 Site can continue to provide employment opportunities. 

K  37 St. Ivel Way 9.4 A large site, strategic location.  

K  38 Crown Industrial Estate 2.8 A large site, strategic location. 

K  39 Alcan site 4.1 A large site, strategic location. 

K  40 Caxton Business Park 2 A large site, strategic location.  

K  41 Land on the north side of 
Tower Lane 

1.1 Well located in part of wider employment area and should be retained unless 
some conservation benefit as part of the Warmley Garden Complex. 

K  42 Land on the south side of 
Tower Lane 

0.7 Well located in part of wider employment area and should be retained unless 
some conservation benefit as part of the Warmley Garden Complex. 

K  43 Bridge Road 1.1 Continuing need for this type of employment site - reasonable access to the 
Ring Road. 

K  44 Bridge Road Industrial 
Estate 

4.2 A large site which is well located, separate from main residential areas.  Would 
benefit from some redevelopment of individual buildings to provide 
environmental improvements. 

K  45 Station Road Workshops 1.1 Currently safeguarded, no reason to change.  Scores well in qualitative 
assessment.  Provides well located and useful business premises. 

K  46 CSC Building 0.5 Currently safeguarded, no reason to change.  Scores well in qualitative 
assessment.  Provides well located and useful business premises. 

K  47 Station Road Business 
Park / Solar House 

0.9 Currently safeguarded, no reason to change.  Scores well in qualitative 
assessment.  Provides well located and useful business premises. 
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Site ID Name Hectares Justification 

K  48 The Siston Centre 1.6 Recently redeveloped for employment related purposes.  Scores well in 
qualitative assessment.  No reason to change from current safeguarding. 

K  53a Southway Drive Industrial 
Area South 

1.87 Key employment site. 

K  53b Southway Drive Industrial 
Area North 

3.9 Key employment site. 

K 54 Mc Braida site 1.2 A useful employment site - well located.  No immediate pressure for change 
perceived.   

K  57a Longwell Green Industrial 
Estate West (Part A) 

4.9 Good employment site.  Role could be considered as part of any plan for an 
enhanced Longwell Green Centre.  Development brief for whole area would be 
required. 

K  57b Longwell Green Industrial 
Estate East (Part B) 

2.8 Role could be considered as part of any plan for an enhanced Longwell Green 
Centre.  Development brief for whole area would be required. 

K  58 Kingsfield Lane / The 
Coachworks 

2.5 A well located employment site which, although poorly laid out at present, 
should be retained for future use. 

K  59 Hanham Business Park 
area Memorial Road 

1.8 Useful site for small businesses. There may be a case for redevelopment 
during the lifetime of the plan but employment role should be maintained. 

K 60 Former Kleeneze site, 
Martins Road, Hanham 

3.5 A key site within proximity of town centre.  Although currently vacant has the 
potential to provide future business and job opportunities close to the town 
centre. Council resolved to refuse planning permission for mixed retail and 
employment scheme on 10th December 2009. 

K 61 34 Bath Road 1.1 A well located and useful employment site. 

E  1 Emersons Green Science 
Park (SPark) 

22.5 One of the sub-regions key future employment sites. 

E  2 Allocated  Employment 
Site, close to M4 at 
Emersons Green East 

19.4 Potential to provide local employment opportunities within SPARK economic 
cluster. 

E  3 Emersons Green Area B 
(developed area) 

3.5 New high quality office development within SPARK economic cluster. 

E  4 Viceroy Gate (Harlequin 
Park – under development) 

30.3 Provides a range of new employment related functions within SPARK 
economic cluster. 

E  6 Emersons Green - 
Additional employment land 
under SGLP Policy M2  

5 Land reserve for period beyond 2011. Potential to provide local employment 
opportunities within SPARK economic cluster. 

 
B East Fringe – Sites Not to be Safeguarded 
 

Site ID   Justification 

K  7 Portland Road Area 0.5 Has planning permission for housing therefore not appropriate to safeguard. 

K  18 Kingswood Industrial Estate 0.7 Not safeguarded and now developed for housing. 

K  21 Land south of Douglas 
Road 

4.7 Site currently allocated for housing and redevelopment proposals / concept 
statement actively being progressed. 

K  28 Oakfield Business Park 0.4 Site now included within proposals for housing use of land south of Douglas 
Road. 
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Site ID   Justification 

K  30 1 - 13 Hanham Road 0.45 Allow for mixed use redevelopment which may provide an environmental 
improvement in this edge of town centre location. 

 
C East Fringe - Sites to be subject of Interim Safeguarding Pending Policy 
Review  
 
None 
 
D East Fringe - Sites Covered by Green belt and Countryside policies  
 

Site ID Name Hectares Justification 

K  49 The Saw Mills 1.4 Not identified as safeguarded in SGLP but covered by Green Belt Policy. 
Provides useful Sawmill allied to Community Forest. 

K  50 Alec Jarrett site.   1.1 Not identified as safeguarded in SGLP but covered by Green Belt Policy. If lost 
as an abattoir use it is not a location where alternative major employment uses 
would be encouraged (Greenbelt).  

K  51 Trubody's Yard 0.8 Not identified as safeguarded in SGLP but covered by Green Belt Policy.   
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6  Severnside 
 
 Introduction 
6.1 The Severnside area forms part of a larger employment area with Avonmouth within 

Bristol. Much of the Severnside area is subject of an extant planning permission 
granted to ICI in 1957.  The permission has only been partially built out.    

 
 Findings of Stage 1 - Supply  
6.2 For the purposes of the Study the area was considered in 7 land parcels amounting 

to 633.9 ha.  Of this at the time of the study 509 hectares (80% of the land) was 
recorded as vacant.  Most of the vacant land is ‘greenfield’ with only the former 
GrowHow site ‘vacant brownfield’ awaiting redevelopment.  

   
 
 

 

 

 

 

 

 

 

 

 

6.3 The two main developed sites were Astrazeneca and GPark.  The first is essentially a 
single occupier site.  The latter is a distribution park with several different operators 
including Dixons, Warburtons, Constellation Europe, Next and Royal Mail. 

6.4 There has been some development since the original site surveys with the 
development of a Chilled Distribution Centre by Tesco on approximately 25 hectares 
– providing 33,900 sq m of floorspace.  There is active interest in developing other 
sites – principally for Distribution uses. 

6.5 The key characteristics of Severnside were summarised as: 

• Major strategic Distribution Sites  

• Large areas of greenfield land and former industrial sites 

• Stronger policy review required in light of commencement of implementation of 
historic consent. 

• Strategic Infrastructure being improved. 

• Significant constraints including environmental, flood risk and archaeology will 
require further consideration. 

Main Character of Sites No. Hectares % 
Office location  
High Quality Business Park  
Research / Science Park  
Warehouse & Distribution 1 77.1 12.2 
General Industrial / Business  
Heavy / Specialist Industrial Site 2 47.8 7.54 
Incubator / SME Cluster Site  
Freight Terminal  
Site for Specific Occupier  
Recycling Facility  
Vacant Land 4 509 80.3 
Other  
Total 7 633.9  
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 Findings of Stage 2 – Demand 
6.6 The Study noted recent land sales and further interest in developing distribution and 

manufacturing within the Severnside area. Key points noted were; 

• Highly accessible area in strategic location attractive to speculative industries, 
major manufacturing and distribution and which has seen major speculative 
investment in property not seen previously at such a  scale in the south west. 

• It will be important to ensure that supply is maintained in the medium term through 
pro-active reuse of previously developed land and to agree a strategy for bringing 
forward the greenfield land. 

• Waste management and energy related developments have difficulty in finding 
appropriate sites, apart from Severnside, so ensure policy plans for this. 

• Links with Avonmouth and Bristol port need to be considered. 

• In light of development now coming forward, full consideration needs to be given 
to the implications of the historic 1957/58 permissions. 

6.7 It is notable that since the Stage 2 report was prepared the Parliamentary Bill required 
to develop a major Container Port at Bristol has been passed; that Ariva and other 
landowners have started to bring sites to the market and that SITA has submitted 
plans for a waste processing plant at the southern end of the area all of which confirms 
continuing and perhaps accelerating pressure to develop in this area without a 
strategic approach having been agreed to date.  
    

 Summary and Policy Considerations 

6.8 There is a substantial supply of land at Severnside which has been previously 
developed or which benefits from extant planning permissions.   

6.9 Not all of the identified land will be developable due to environmental constraints – 
but the developable area is still of a very large scale and could meet demand for 
distribution and some manufacturing uses providing constraints can be overcome. 
The availability of land around Severnside and the continuing demand for distribution 
in this area suggests it will take a large proportion of the projected 33% growth in the 
distribution sector in South Gloucestershire.  

6.10 The area has the potential to meet specialist needs which could not easily be met 
elsewhere e.g. waste reclamation and power generation.   

6.11 Although overall manufacturing in South Gloucestershire is forecast to stay relatively 
steady, or decline, until 2026, relocations from other locations in the sub-area may 
mean an increase in manufacturing employment in Severnside. This could potentially 
impact on traditional manufacturing areas such as Filton and Kingswood which are 
closer to the residential workforce.  

6.12 Severnside is not seen as an office location so the likelihood of growth of banking and 
insurance and other business services is not strong and is not something the Council 
would encourage given distance to principal residential areas.   

 
 Policy Considerations 

6.13 The current local plan (Policy E2) states that “The Council is committed to realising 
the long-term economic potential of the major strategic location at Severnside” and 
goes further to set criteria including a focus on B2 (general Industrial) and B8 
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(Warehousing) uses, the need to provide improved highway infrastructure and to 
protect ecological and landscape interests. 

6.14 The policy also calls for a limit on development until a comprehensive Masterplan is 
prepared and agreed but that has proved problematic in delivery given that significant 
development can take place without the need for new planning permissions. 

6.15 The strategic assessment indicates that because the sites are so strategic in nature 
they vary in quality within their own boundaries.  A significant contamination risk is 
also likely on some of these sites.  In addition, whilst the vacant greenfield sites offer 
largely flat unconstrained land there are potential strategic constraints in terms of 
access, flood risk, environmental (including habitats regulation issues), archaeology 
and Health and Safety Consultation zones. 

6.16 In shaping a future policy the Council has little choice but to confirm that there is a 
significant supply of employment land at Severnside that will more than adequately 
meet projected District wide growth and sub-regional needs for warehousing and 
general industrial needs.  The Council is mindful however that while the area is well 
located in relation to strategic routes (motorways and the Port of Bristol) it is not 
ideally situated in terms of meeting the employment needs of the wider District.  Major 
development here would be likely to result in major commuting problems.  

6.17 Ideally therefore the area is suited to low intensity employment related uses including 
warehousing, recycling and energy generation.  Waste Management and energy 
related developments have difficulty in finding appropriate sites, apart from at 
Severnside, so policy should allow for this in a controlled way. 

6.18 In practice the take up of land will be largely driven by market forces for these uses 
and by the ability to overcome site specific constraints including access and flooding. 
It is therefore hard to predict take up rates as they will be opportunity driven.  

6.19 It will be important to ensure that supply is maintained in the medium term through 
proactive reuse of previously developed land and to agree a strategy for bringing 
forward the greenfield land, working where appropriately with Bristol City Council. 

6.20 The Severnside area has not been considered in detail as part of the Issues and 
Options consultation for Core Strategy purposes.   It is understood however that there 
is local concern at the potential impact on the area of any significant additional 
development of the employment land.    
 

 
 Core Strategy Approach: 
 
6.21 The following approach is recommended: 
 

• Revise policy through the Core Strategy process to encourage a partnership and 
pro-active approach to bringing the area forward in a managed way and which 
recognises environmental constraints. 
 

• Confirm the seven identified sites as employment sites  
(NB the existing policy E2 and E4 are shown separately with E2 relating to the 
main area of the 1957 consent and E4 identifying as safeguarded only those 
areas which have been previously developed.   
 

• All 7 sites are to be safeguarded for employment use – totalling 634 ha gross.  
These sites are listed below in Table 6.2 
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Table 6.2  Site Recommendations – Severnside 
 
A – Severnside – Sites recommended for Safeguarding. 
 

Site ID Name Hectares Justification 

SS  1 Severn View 
Industrial Park 

15.7 Site in active employment use. No reason to change safeguarded designation. 

SS  2 AstraZeneca Site 32.1 Site in three main areas – operational area, previously developed vacant area 
and greenfield vacant area.  Concept Statement to be prepared to coordinate 
development of vacant areas within constraints applying.  

SS  3 Terra Nitrogen / 
Growhow site 

37.1 Site currently vacant but expected to be brought back in to active use for 
employment. No reason to change safeguarded designation.  Concept 
Statement to be prepared. 

SS  4 Western Approaches) 
(WAP 1) now called G 
Park 

77.12 Active site with modern units. No reason to change safeguarded designation. 

SS  5 Residual Land west of 
the M49 / Land South 
of WAP1 

298.7 Site benefits from planning permission for employment uses. Masterplan 
Strategy for development would help realise potential while addressing 
constraints - not all of area is  developable due to site constraints 

SS  6 East of M49 - North 
Sector 

51.5 Site benefits from planning permission for employment uses. Masterplan 
Strategy for development would help realise potential while addressing 
constraints - not all of area is developable due to site constraints. 

SS  7 Residual ICI / Redrow 
Land east of the M49 
- South Section 

121.7 Site benefits from planning permission for employment uses. Masterplan 
Strategy for development would help realise potential while addressing 
constraints - not all of area is developable due to site constraints.  
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7 Yate and Chipping Sodbury Area 
 
 Introduction 
7.1 Yate and the adjoining settlement of Chipping Sodbury have distinct, yet 

complementary heritage, character and roles. They account for 18,160 jobs (2001 
census). 

7.2 Chipping Sodbury has a history of quarrying and has strong links to the agricultural 
community. It retains a market town feel with limited industry, garages and some 
office development at Bowling Hill. 

7.3 Yate is also a market town. It expanded during World War Two with factories and 
warehousing supporting the war effort, with further rapid expansion In the post war 
period.  Some of the older factory and warehouse areas have been redeveloped for 
housing and new employment areas were developed to the west and north of the 
town. 

7.4 The older post war employment areas were based on manufacturing and 
warehousing. This continues but the earlier developments around Stover Road and 
North Road are now looking tired and dated.  These form a key gateway to the town.   

7.5 The Yate and Chipping Sodbury Area has to date not been a major centre for office 
development but there has been some provision at Bowling Hill and during the course 
of this study South Gloucestershire Council has developed a major new office 
building at Badminton Road. 

7.6 Yate and Chipping Sodbury town centres and local schools are significant employers 
but are largely outside the remit of this study.  

7.7 There are some concerns that the area has not been able to attract new footloose 
investment.  In part this is because potential employers have viewed the Bristol North 
Fringe as a better strategic location.  

 Findings of Stage 1 - Supply 

7.8 Yate is a comparatively large employment area primarily consisting of manufacturing 
and distribution focussed industrial estates. Employment land can be considered in 
two broad groups – the larger estates on the western side of Yate and the smaller 
more constrained sites within Chipping Sodbury. 

7.9 The survey identified 22 sites amounting to 127.7 ha. The general business sites vary 
in age and character.  Older areas developed in the 1960s are tending to look tired 
and in need of modernisation. 

7.10 Only two small sites were identified as office locations. 

7.11 Only 1 site of 2.6 ha was recorded as vacant.  This has subsequently been developed 
as the Council’s new Badminton Road Office leaving no wholly vacant sites in the 
area.  There are, however, some individual plots available within the larger sites. 
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7.12 Of the surveyed land area 46% was recorded as facing pressure for ‘major change’ or 
‘significant turnover’.  This reflects the aging nature of the stock and potential 
transitional nature of Yate.   

7.13 Older industries are tending to be in decline and the town is having to compete with 
the Bristol North Fringe and other areas for any footloose investment.  

7.14 The town continues to have a manufacturing and warehouse sector but this is 
potentially in decline due to national trends for larger sites and strategic locations 
close to the motorway network. 

7.15 The Chipping Sodbury sites tend to be controlled by car dealerships and are 
constrained by poor access. 

7.16 The key messages from Stage 1 were that the Yate area is:  

• significant in having a sub-regional employment role over and above the usual 
scale for the size of settlement although there is a low level of office 
representation. 

• characterised by industrial estates of moderate quality; 

• constrained for modern distribution requirements - leading to vacant mid-size 
warehouse premises. 

• subject to pressures for retail (and some residential) uses on employment sites in 
the light of employment areas being adjacent to the town centre. 

 Findings of Stage 2 - Demand 
7.17 The report noted that the main industrial areas are fully developed and therefore 

supply is limited to second hand properties or redevelopment opportunities. The 
supply of good quality industrial stock is low with the majority of stock being occupied.   

7.18 Take up of employment land had been 13.31 hectares between April 1999 and March 
2006 averaging almost 2 hectares per annum.  

Main Character of Sites No. Hectares % 
Office location 2 1.5  
High Quality Business Park  
Research / Science Park  
Warehouse & Distribution 1 7.5  
General Industrial / Business 11 91.8  
Heavy / Specialist Industrial Site 3 9.3  
Incubator / SME Cluster Site  
Freight Terminal  
Site for Specific Occupier 4 15  
Recycling Facility  
Vacant Land 1* 2.6  
Other  
Total 22 127.7  

* Site for Council office now developed  
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7.19 Agents consider the employment areas to be important in terms of the industrial 
supply but confirm that Yate is not currently an office destination.  This is of concern 
as the only major growth expected within the District is within the Office sector. The 
report notes that the office sector will become increasingly important if residential 
expansion is confirmed through the planning process. The Council’s new office may 
result in release of some floorspace elsewhere in the town. 

7.20 The Report concluded in respect of the Yate area: 

• Employment Land is centred on Beeches Industrial Estate, Great Western 
Business Park and Stover Trading Estate on the western side.  These 
employment areas create a significant employment mass of mainly B2/B8 uses 
and serve a very important role for the town and the wider sub region. 

• Under representation of office stock and supply within the town suggests that 
further land could be made available to complement the well established light and 
general industrial base in the area. 

• An appropriate balance of employment floorspace to residential development will 
need to be considered. 

• Market perception of the town as a low to mid quality employment location needs 
to be addressed in order to attract high end occupiers and reduce out-commuting 
of the existing and future working population. 

• Pressures from alternative uses will need to be carefully managed particularly on 
sites close to the town centre which may perform reasonably against retail 
sequential test requirements. 

 
 Summary and Policy Considerations  
7.21 It is apparent that to date Yate has been relatively successful in maintaining a strong 

economic base. There has been a steady take-up of employment land which is now 
exhausted.  Opportunities are generally limited to re-use of existing sites which 
become vacant.  These tend to be small and set within the context of estates of 
industrial and generally tired character. 

7.22 If new employers are to be attracted there needs to be a strategy for renewal of the 
older estates to provide for both environmental and functional improvement. It follows 
that priority should be given to the areas around the station which are both old and 
tired but also an important gateway to the town. 

7.23 Yate sites are increasingly falling short of modern requirements being offered 
elsewhere. This suggests that its position as a location for distribution and 
manufacturing may not sustain through the planning period with the presence of 
Severnside and to a lesser extent Emersons Green. The demands of modern 
distribution companies for large premises and motorway access will make areas such 
as Severnside more attractive than Yate for this sector. 

7.24 Remaining warehouse uses are some cause for concern due to their impact on the 
surrounding rural road network. Although distance to the M4 motorway to the east is 
not great the major employment areas are to the west of the town which results in 
heavy vehicles having to pass through the town industrial areas. 

7.25 The areas around the station are in need of renewal and while there may be pressure 
for retail use to facilitate change there is a concern that this would conflict with wider 
retail policy which seeks to consolidate the established town centres at Yate and 
Chipping Sodbury. 
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7.26 The ideal scenario would be for Office type uses close to the Rail Station and main 
bus routes. However there is some concern that there may be market resistance to 
office development in Yate given competition from the North Fringe of Bristol, Bristol  
City Centre and other strategic locations.  This underlines the need for a qualitative 
improvement in the area.  

7.27 The Stage 2 report advocates consideration of office development with the proposed 
new community to the North of Yate.  To date modelling for that area has included 
provision of 9 hectares for employment purposes. This would appear a reasonable 
land allocation given past take up in Yate and the aim to create a balanced 
community.  However there is some concern that this could meet need and through 
that undermine potential to re-invest in the station area.  For that reason a phased 
programme is recommended with initial priority to the Station Road areas.  

7.28 The consultation process for the Core Staregy highlighted the extent of home working 
in Yate/Chipping Sodbury which is considered to be a good location to live while 
offering strategic access via the rail and motorway network when required. Mention 
was made of the need to encourage home working but also to facilitate it through an 
enhanced wifi network and also provision of support services such as printing and 
secretarial cover. 

7.29 Other aims identified through consultation have been: 

• Widen the employment base/maximise diversity in types of jobs and dilute 
concentration of blue collar jobs. 

• To aid the sustainability of the towns some more development should be 
accommodated, particularly to attract more opportunities for employment 
growth. 

• Better balance between jobs and housing (Just over 50% of respondents would 
want priority for employment uses on non-employment land that becomes 
available for re-development) 

7.30 The Joint Waste Core Strategy identifies a medium to long-term need for additional 
waste recovery facilities in the town with the suggestion of identifying a site on the 
western employment areas.  Opportunities will need to be considered as sites 
become available.    

 
 Core Strategy Approach 
7.31 The approach recommended for Yate and Chipping Sodbury is essentially one of 

renewal through a qualitative lift in the character of the older industrial areas and 
particularly those close to the Station and main gateway to the town. 

7.32 There is also a need to consider the future role of the smaller employment areas in 
Chipping Sodbury and Yate some of which are problematic due to access or conflict 
with residential areas. One option would be to allow for car sales and servicing within 
prescribed parts of the western employment areas allowing for relocation and 
redevelopment of the Chipping Sodbury sites for new potentially mixed uses. 

7.33 Based on this approach and with potential for up to 9 hectares of new employment 
land as part of any new community at North Yate, recommendations for individual 
sites are made as set out in the Tables below and as in Appendix 1.   

7.34 A total of 14 sites amounting to 102 hectares are proposed for site specific 
safeguarding. None are proposed to be released.  Nine sites (25.6 hectares) are 
proposed for interim safeguarding pending a policy review but most of these would be 
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re-used for employment uses or mixed use of some kind rather than being released 
for residential purposes.   

    
Table 7.2 Recommendations for Employment Sites 
A Yate Area – Sites to be safeguarded.  

 
Site ID Name Hectares Justification 

Y  3 Beeches Industrial 
Estate 

12.9 This is an active site with potential to meet future employment needs. 

Y  4 Great Western 
Business Park 

21.8 Site undergoing some change, but with remaining potential to serve continued 
employment needs. 

Y  5 Great Western 
Business Park 

11.6 Site undergoing some change, but with remaining potential to serve continued 
employment needs. 

Y  9 Indesit Site 4.7 Well located employment site and should continue to meet the needs of a 
specific and important local employer. 

Y  12 Badminton Road 
Industrial Estate 

7.5 Although potential for visual improvement site should continue to offer 
employment opportunities. 

Y  13 Sites fronting 
Badminton Road 

3.3 Well located site for heavier industry but with scope for visual improvement as 
gateway to town centre. 

Y  14 Westerleigh Business 
Park 

22 Modern employment site with no reason to change from employment use. 

Y  15 Council Site 2.55 Under development for offices, no reason to promote change. 

Y  17 Council Offices 1.3 Safeguard current occupiers may change, but still a good location for offices in 
an area of limited supply. 

Y  18 Bowling Hill Trading 
Estate 

1.1 In active use and no reason to promote change. 

Y  19 Station Road 5 Currently active use.   Some concerns about risks and scope to restrict use to 
less hazardous uses as worry about contaminated run-off into river and nearly 
woods.  Also noise to nearby Ridge residents 

Y  21 Hanson site 2.3 Currently active use.  A concept statement or brief would be required if major 
change proposed. 

Y  24 Broad Lane depots 6 Two sites providing employment opportunities. No reason to change current 
safeguarding designation. 

 
B – Yate Area - Sites Not to be Safeguarded  
None  
 
 

C. Yate Area – Sites to be subject of Interim Safeguarding pending a Policy 
review. 
 

Site ID Name Hectares Justification 

Y  1 Minelco Site / Yate 
Mills 

1 Not safeguarded at present. Role could be re-considered as part of a North 
Yate New community.    

Y  6 Badminton Centre 0.4 Good site but potential for some change with neighbouring sites to provide for 
an improved station. 

Y  7 Badminton Court 0.2 Below threshold but linked to neighbouring land. Good site but potential for 
some change with neighbouring sites to provide for an improved station. 



South Gloucestershire Employment Land Review Stage 3                   
June 2010   

48 

Site ID Name Hectares Justification 

Y  8 Dairy Crest Site 2 Good site but potential for some change with neighbouring sites to provide for 
an improved station. 

Y  10 Stover Industrial 
Estate 

12.9 In principal site should continue in employment use, but has potential for some 
redevelopment to provide a wider mix of uses for which specific guidance 
should be prepared. 

Y  11 North Road area 5.9 The area appears tired and would benefit from being considered for 
redevelopment for employment use in tandem with site Y10. 

Y 16 Coopers Site 1.4 Small isolated site, which causes nuisance to residential areas.   Could be 
considered for lower impact uses with concept statement to manage review 
process. 

Y 22 Chipping Edge 
Industrial Estate 

1.2 Although providing business opportunities, the site does not enhance this part 
of the town and some redevelopment might bring benefit subject to detail 
through a concept statement process. 

Y 23 TT Trading Estate 0.6 Although providing business opportunities, the site does not enhance this part 
of the town and some redevelopment might bring benefit subject to detail 
through a concept statement process. 
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8 Rural Areas including Thornbury  
 
 Introduction 
8.1 For the purposes of this study the rural area was considered in six sub-areas 

including Thornbury.  The sub areas are: 
• Cotswold 
• Pucklechurch 
• Severnvale 
• Thornbury 
• Wick and Bitton 
• Winterbourne, Westerleigh and Frampton Cotterell. 

8.2 The rural areas vary both in topography and employment character with those closer 
to urban areas tending to have employment areas which developed in and around 
villages prior to planning controls being introduced. 

 
 Findings Stage 1 - Supply: 
8.3 A total of 64 sites were identified across the rural areas amounting to 114ha of land.  

Almost half these sites (31) are classified in the ‘general industrial / business’ 
category and account for 48.6ha (42%) of the areas total land take.  The rural area 
also has the highest number (15) of ‘sites for specific occupiers’, accounting for 
nearly a third of the areas’ land stock (36.7ha). 

8.4 Only two sites (amounting to 4.8ha) are described as ‘vacant’; the Whale Wharf office 
site (which is subject to a restrictive Section 52 agreement – that reduces the 
chances of the site coming forward for employment development); and the ‘Intier Site’ 
in Bitton which is vacant due the former occupier leaving the site. 

8.5 Just under a third of sites (21 of 64) are perceived to be subject to ‘pressures for 
major change’ or ‘significant turnover’, accounting for about a quarter (29ha) of land 
area.  Most of the sites identified as being under pressure for change are for 
residential uses, most likely explained by the lack of viability of redeveloping sites in 
rural areas for employment purposes and the high residential land values in rural 
areas.  It is worth noting however that of the 15 rural sites identified as being under 
‘pressure for major change’, 6 are located within the Green Belt and would therefore 
have restrictions on residential use. 

8.6 In summary, the Stage 1 report provides a broad understanding of the overall supply 
position and the key challenges which will need to be addressed in shaping future 
employment land policy in South Gloucestershire.  The key findings were 
summarised as: 

• The sites comprise generally small sites with traditional users serving local 
markets 

• A significant proportion of sites are occupied by single users and developed 
for their needs over time 

• The majority suffer from poor access to the strategic road network and 
services 

• There are some anomalies of modern business facilities such as Arnolds 
Fields at Wickwar. 

 
 Findings of Stage 2 - Demand 
8.7 The report confirmed that the rural areas make a significant contribution to overall 

employment in the district and help to meet some specific needs which would be 
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difficult to meet in the urban areas. 
 

8.8 As sites vary in character it proved difficult to provide an overall market view of needs 
and demand. 

8.9 Many rural sites would potentially be at risk of pressure for other uses (e.g. 
residential) if they were not covered by general Green Belt and Countryside policies 
which offer them some ‘safeguarding’ protection.  

8.10 Some sites within settlement boundaries do not receive such policy protection at 
present but fall to be considered under Local Plan policy H2 which generally allows 
for redevelopment for residential purposes.  Overtime this may diminish the stock of 
sites and employment opportunities in the villages. 

 
 Summary and Policy Considerations  
8.11 Rural sites make a major contribution to overall employment and business 

opportunities in the District. They do not figure large in this study because in general 
terms they are covered by other forms of safeguarding policy and are assumed to 
continue to offer those opportunities. 

8.12 Consultation for the Core Strategy has indicated views that;   
 
Thornbury 

• There should be some development at Thornbury. Over the plan period there 
needs to be a joined-up approach between housing and provision of a more 
successful and vibrant market town. 

• More professional/office based jobs should be provided around Thornbury to 
encourage a reduction in commuting to Bristol for work and to reduce the current 
‘mismatch’ between housing type and employment type within the town (i.e. 
expensive houses and lower paid jobs). 

Villages and Rural Areas 

• A policy is needed to ensure the protection of employment sites in villages. 

• There is a need to link employment with growth in villages. 

• There was significant support for the aim of creating a balance between jobs and 
housing in rural areas 

 
 Policy Recommendations 
8.13 The full list of recommendations by site is given at appendix 1.  In summary this 

provides for: 
• most rural sites amounting to 66.48 hectares to continue in employment use.  

This approach is supported by policy tests set out for rural areas in PPS4. 
 

• Overall the approach allows for specific safeguarding of 33.8 hectares on sites 
as listed in the Table below. 
 

• The recommendation is not to safeguard a total of 12.73 hectares – but with 
these sites the aim would be to allow for some element of mixed uses. 
 

• No sites are suggested for interim safeguarding. 
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Recommendations 
A. Rural Sites to be Safeguarded.  
 

Site ID Name Hectares Justification 

CW  2 MJ Fews Site, Station Road, Charfield 0.85 Active employment site which can continue to offer 
employment opportunities. 

CW 14 Sungard Vivista Premises, Marshfield 0.53 Useful employment site within settlement boundary 
– needs specific safeguarding.  

CW  18 Arnolds Fields Trading Estate, Wickwar 2.25 Useful employment site within settlement boundary. 
Needs specific safeguarding. 

CW  22 Station Road, east of Main Road - 
Wickwar 

0.51 Useful employment site mostly within settlement 
boundary. Needs specific safeguarding.  

CW  19 Old Cider Mill, Brewery site west of main 
road Wickwar 

0.81 Useful employment site mostly within settlement 
boundary. Needs specific safeguarding.  

P  10 Pucklechurch Trading Estate 6.99 Active employment, providing local employment 
opportunities. Site which appears to be operating 
well.  Continue to safeguard for employment 
purposes. 

P  11 Beaufort Trading Estate, Pucklechurch 1.1 Active employment, providing local employment 
opportunities. Site which appears to be operating 
well.  Continue to safeguard for employment 
purposes. 

SV  1 Hallen Industrial Estate, Hallen 1.21 Active employment site offering local employment 
opportunities. 

TAR  3 The Council Offices, Thornbury                    0.9 Active, prime office space close to town centre.  
Safeguarding allocation recommended. 

TAR  8 Thornbury Industrial Estate (Main 
Employment Site) 

12.1 Active employment site continue to safeguard. 

TAR  9 Midland Way (area near Alexandra 
Workware) 

5.9 Active employment site continue to safeguard. 

WFC  5b Station Premises and Yard, Hicks 
Common Road (West - Part B), 
Winterbourne 
 

0.65 Site within settlement boundary but not suitable for 
housing - due to location adjacent to railway line and 
access difficulties. 

 

B. Rural Sites Not to be safeguarded. 
Site ID Name Hectares Justification 

CW  9 Bill Bennett Engineering, Horton 0.49 Useful employment site. Settlement boundary 
divides site.  Rural part is covered by E6, E7.  
Policy is needed to cover area within the settlement 
boundary. 

CW  12 Badminton Buffer Station / Badminton 
Station 

4.5 Useful employment site. Need specific policy to 
manage change. 

P  1 Clip/Bezier/ Iveson, Wick 1.7 Good employment site within settlement boundary 
washed over by Greenbelt.   

P  5 Cemex Works, Wick 1.55 Good employment site within settlement boundary 
washed over by Greenbelt.   

WB  2 Intier site, Bitton 3 Site actively under investigation for redevelopment 
through Concept Statement process with a view to 
housing use (allowable under SGLP Policy E2). 
However village has limited employment 
opportunities and service outlets so the principle of 
some mixed uses is to be encouraged. Site is not 
suitable for heavy or intensive employment uses as 
roads are congested and HGV movements here 
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Site ID Name Hectares Justification 

inappropriate.  

WFC  14 339 Badminton Road, Downend 0.6 Site within predominantly residential area close to 
new and emerging employment sites therefore no 
overriding need to safeguard. (Could be included 
as a Kingswood ‘K’ site)  

WFC  27 Jorrocks Estate, Westerleigh Road 0.98 Site within settlement boundary, Concern about the 
way this site has been allowed to develop, its 
untidiness and the impact on the green belt and on 
residential amenity Change would need to be 
carefully controlled but could help to improve traffic 
and visual impacts. 

 

C. Rural Sites subject of Interim Safeguarding 
None 
D. Rural sites – subject of existing policies. 
All other rural sites. 
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9 Summary, Conclusions and Recommendations 
 
 Summary and Conclusions 
9.1 This Study provides a fundamental appraisal of likely land needs for business over 

the period 2006 to 2026. It considers overall supply and demand across the District 
and within identified sub-areas.  On the basis of that analysis it recommends an 
approach to future policy for the safeguarding and provision of employment land.  

9.2 The main conclusion is that the total supply of employment land exceeds likely 
demand.  However this District wide picture is distorted by the significant supply of 
vacant land at Severnside.   

9.3 In other areas there is a more limited supply of vacant land and the aim is generally to 
protect existing sites to meet future employment needs.   

 
 Recommendations 
9.4 In all 1362 hectares of land within the ‘urban areas and villages’ are proposed for 

safeguarding with a further 70 hectares in Green Belt and countryside areas covered 
by other forms of ‘safeguarding policy (Table 9.1).  

9.5 A few existing sites totalling 35 hectares are not proposed for safeguarding – 
principally because they are already allocated for alternative use or have the benefit 
of planning permission.  

9.6 A number of sites totalling 120 hectares are identified for future policy review.  Some 
of these, principally in the Bristol North Fringe, may subsequently be released from 
employment use to provide for academic or housing needs.  Others, principally in the 
Yate area, may be re-used for employment uses but with a degree of flexibility to 
encourage regeneration.   

9.7 With safeguarding of sites as proposed there is considered to be broadly sufficient 
land to meet future needs although there is need to re-consider needs with any major 
housing land development to promote mixed and balanced communities. For this 
reason inclusion of about 9 hectares of employment land is recommended with the 
proposed new community at North Yate.   

9.8 There is also need to ensure that where existing small employment sites are 
considered for redevelopment, policy should require a review to promote re-use for 
employment purposes or a mixed use scheme in the first instance. 

9.9 These recommendations have been used to inform Draft Core Strategy policies 
CS11, CS12 and CS13. 

 



South Gloucestershire Employment Land Review Stage 3                   
June 2010   

54 

Table 9.1 South Gloucestershire Employment Land Survey – Summary of 
Future Portfolio of Sites by Area 
        

Area Total areas A B C D Total 

Bristol North Fringe 558.93 447.6 16 95.33 0 558.93

Emersons Green 80.7 80.7 0 0 0 80.7

Kingswood 74.21 64.16 6.75 0 3.3 74.21

Severnside 633.92 633.9 0 0 0 633.92

Yate area 127.65 102.1 0 25.6 0 127.65

Rural Total  113.01 33.8 12.73 0 66.48 113.01

 South Gloucestershire Total 1588.47 1362.23 35.48 120.93 69.78 1588.47

Rural Areas              

Cotswold 19.98 4.95 4.9 0 10.13 19.98

Pucklechurch  12.47 8.09 3.25 0 1.13 12.47

Severnvale 8.94 1.21 0 0 7.73 8.94

Thornbury 34.52 18.9 0 0 15.62 34.52

Wick and Bitton 5.05 0 3 0 2.05 5.05

Winterbourne, Westerleigh, Frampton  32.05 0.65 1.58 0 29.82 32.05

Rural Total  113.01 33.8 12.73 0 66.48 113.01
 
A – Urban and Village sites proposed for employment safeguarding 
B – Sites which are not proposed for safeguarding 
C – Sites which are proposed for interim safeguarding pending a site specific policy review. 
D – Green Belt and rural employment sites which are covered by other forms of safeguarding 
policy.   
 



South Gloucestershire Employment Land Review Stage 3                   
June 2010   

55 

Appendix 1 Site Identification Maps
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Appendix 2 – Summary of Recommendations for a Future Portfolio of Sites         
 
The following tables list employment sites identified in the employment land review by area.  

• Only sites of over 0.4 hectares were included in the final analysis.  
• Sites surveyed focused on traditional employment sites and business parks and therefore the survey did not include all major sites or employers. For 

example, retail premises, schools and hospitals are excluded unless part of a business park.   
• Rural employment sites are included where they are of a general employment character – but rural quarries, garden centres, farms, farm shops, hotels, golf 

courses and training establishments are generally excluded.   
• It is recognised that small sites and urban and rural employers which have been excluded from the study make a major contribution to overall employment 

opportunities within the District. 
• This study is strategic in nature and inclusion of individual sites should not be taken to imply that existing uses are necessarily lawful or that any given site 

can be fully utilised for employment purposes.  Many sites include green space and roads and other site constraints which limit the overall developable area.     
   
Within the tables which follow the main columns show: 

 Column Content 

1  Site identifier  

2 Site name  

3 Approximate area of site in hectares.  Note the lower threshold for inclusion in this study has been 0.4 hectares  

4 Ward  

5 Description of site land-use character based on 12 options e.g. office location, warehouse/distribution, general industrial, vacant land. 

6 SGLP Policy – a list of existing policies (mainly Local Plan) which apply to the site.   

7 Officer Recommendation for future policy: 
A – Formal Safeguarding under Core Strategy Policy CS 12 (Table 1) . 

B – Not formally safeguarded but covered by Core Strategy Policy CS 13 allowing for balanced change. 

C – Interim Safeguarding pending a review of policy – under Core Strategy Policy CS 12 Table 2. 

D – Rural Sites not formally safeguarded but covered by existing policies which limit options for change. 

Total – confirmation of site area. 

8 Officer explanation/justification for recommendation.  Where relevant this draws on the qualitative assessment undertaken as part of Stage 3. 

9 Core Strategy outcome – confirmation of how the site is proposed to be treated in future policy.  

10-13  Confirmation of site area under each policy category providing for totalling an overall indication of the broad amount of land proposed to be available for employment 
uses in each sub area.   

14 Total - Confirmation of site area 

 Note also that where appropriate there is a foot note row at the end of a section to identify any outstanding issues or potential strategic allocations.  
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Bristol North Fringe  
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
1 

Grove 
Industrial 
Estate / 
Toyota 
Garage 

1.3 Patchway General 
industrial / 
business 

Not 
safeguarde
d 

A Currently provides an 
important local role (atypical of 
the North Fringe area) but may 
become under pressure for 
changes to alternative uses.  
Scores well in terms of 
suitability criteria.  

Safeguarded as part of Land 
East of A38 Filton/Patchway.  

1.3       

1.3 

BNF 
4 

West of 
England 
Royal Mail 
Centre 

6.4 Filton Site for 
specific 
occupier 

E4(1) A Major specific occupier site 
(Royal Mail) and it is assumed 
current use will continue.  The 
site is within the aerospace 
cluster which additionally 
justifies its safeguarded 
recommendation. 

Safeguarded as part of West 
of A38.  

6.4       

6.4 

BNF 
5 

Rolls 
Royce 

30.8 Patchway 
/ Stoke 
Gifford 

Site for 
specific 
occupier 

E4(1) A Major employer of 
international significance. Site 
scores well on most suitability 
criteria. 

Safeguarded as part of Land 
East of A38 Filton/Patchway.  

Note area of amenity land at 
North End. 

30.8       

30.8 

BNF 
6 

Benson 
Brothers 
site 

1.35 Patchway Vacant Land E4(1) A Smaller site and currently 
available but under 
consideration for police use. 
Scores well on most suitability 
criteria.  Within aerospace 
cluster.  

Safeguarded as part of Land 
East of A38 Filton/Patchway.  

1.35       

1.35 

BNF 
7a 

Filton 
Northfield 
Site (Part 
A) 

9.6 Patchway Vacant Land H1(4), E1, 
M1 

A Boundaries of employment 
areas will become more 
defined as masterplanning 
work develops. 

Safeguarded as part of 
Employment Land at Filton 
Northfield.  

9.6       

9.6 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
7b 

Filton 
Northfield 
Site (Part 
B) 

3 Patchway Vacant Land H1(4), E1, 
M1 

A Boundaries of employment 
areas will become more 
defined as masterplanning 
work develops. 

Safeguarded as part of 
Employment Land at Filton 
Northfield.  

3       

3 

BNF 
7c 

Filton 
Northfield 
Site (Part 
C) 

2.67 Patchway Vacant Land H1(4), E1, 
M1 

A Boundaries of employment 
areas will become more 
defined as masterplanning 
work develops. 

Safeguarded as part of 
Employment Land at Filton 
Northfield.  

2.67       

2.67 

BNF 
8 

Patchway 
Industrial 
Estate 

22 Patchway Warehouse 
and 
distribution 

E4(2) C Older yet functional site, 
scores well on most suitability 
criteria. Could provide for 
mixed used redevelopment  to 
better link Cribbs Causeway to 
Patchway.  

Interim Safeguarded (Policy 
CS12 Table 2) as Patchway 
Industrial Estate. 

    22   

22 

BNF 
9 

Land 
North of 
Cribbs 
Causeway 
Centre 
(Former 
Harry 
Ramsdens
) 

4.3 Patchway Vacant Land E4(3) C Significant recent market 
activity on site.  Scores well on 
suitability criteria but within 
area of potential policy 
change.   

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Cribbs Causeway. 

    4.3   

4.3 

BNF 
10 

Jupiter 
Road. 
(Former 
Telecom 
site, staff 
car park 
and 
reservoir).  

7.8 Patchway Other E4(3) C Scores well on most suitability 
criteria.  Would provide 
capacity for future employment 
related development. Could 
also provide for mixed used 
redevelopment  to link 
Patchway to Cribbs 
Causeway. 

Interim Safeguarded (Policy 
CS12 Table 2) as Jupiter 
Road. 

    7.8   

7.8 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
11 

Land 
south of 
Lysander 
Road 
(West of 
the 
Venue) 

7 Patchway Warehouse 
and 
distribution 

E4(3) C Further work required to 
outline cohesive approach for 
future development in the 
area. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Cribbs Causeway.  

    7   

7 

BNF 
12 

Land north 
of 
Lysander 
Road 
(Makro 
and 
Safeway 
depot)  

16 Patchway Warehouse 
and 
distribution 

E4(3) C Further work required to 
outline cohesive approach for 
future development in the 
area. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Cribbs Causeway.  

    16   

16 

BNF 
13 

Cribbs 
Causeway 
Centre. 
(Light 
industrial 
units south 
of hotel)  

6.6 Patchway General 
industrial / 
business 

E4(3) C Further work required to 
outline cohesive approach for 
future development in the 
area. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Cribbs Causeway.   

    6.6   

6.6 

BNF 
14 

Aztec 
West 

61.3 Patchway High quality 
business park 

E4(4) A An established high quality 
business park with major 
redevelopment / intensification 
schemes in the pipeline.  
Likely pressure to redevelop 
first generation offices / 
warehousing into higher 
density office accommodation.   

Safeguarded as Aztec West.  61.3       

61.3 

BNF 
15 

Fairway 
Trading 
Estate 

0.6 Filton General 
industrial / 
business 

Not 
safeguarde
d 

A Scores well on most suitability 
criteria and is within 
aerospace cluster. 

Safeguarded as part of Land 
West of A38 South – 
(including Airbus). 

0.6       

0.6 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
16 

HSS Site.  
North of 
A4174) 
west of 
railway)  

0.5 Filton General 
industrial / 
business 

Not 
safeguarde
d 

B Small site not currently 
safeguarded and could 
provide for residential or other 
uses if available for 
redevelopment.   

Not specifically safeguarded 
but covered by policy CS13 to 
manage change. 

  0.5     

0.5 

BNF 
17 

Abbey 
Wood 
Business 
Park.  
(Filton 
side (west) 
of railway 
South of 
A4174).  

1.7 Filton General 
industrial / 
business 

E4(12) A Provides general industrial / 
business use which is scarce 
in the North Fringe area.  The 
site scores well on most 
criteria. 

Safeguarded as Abbey Wood 
Business Park, Emma Chris 
Way.  

1.7       

1.7 

BNF 
18 

Northway.(
Site off 
A38 south 
of 
Distributio
n Park) 

1.7 Filton Recyling 
facility 

Not 
safeguarde
d 

A  The site scores well on most 
criteria.  Location currently 
dictates limited alternative use 
but within aerospace cluster. 

Safeguarded as part of Land 
East of A38 Filton/Patchway  

1.7       

1.7 

BNF 
19 

North 
Bristol 
Distributio
n Park 

10 Filton General 
industrial / 
business 

Not 
safeguarde
d 

A Recently completed B2/B8.  
The site scores well on most 
criteria and is within 
aerospace cluster. 

Safeguarded as part of Land 
East of A38 Filton/Patchway. 

10       

10 

BNF 
20 

Rolls 
Royce 
East 
Works 
Site.  

26.4 Filton Vacant Land E4(1) A  Scores well on most criteria.  
Not considered suitable as 
housing site due to flight path 
issues and isolation from 
community facilities. 

Safeguarded as part of Land 
East of A38 Filton/Patchway 

26.4       

26.4 

BNF 
21a 

Airbus UK 
Works.(Ex
cluding 
runway 
see 
BNF21b) 

61.67 Filton Site for 
specific 
occupier 

E4(1) A  One of South 
Gloucestershire’s Key 
employment sites as part of 
aerospace cluster.  Includes 
vacant site fronting A38.  

Safeguarded as part of Land 
West of A38 South – 
(including Airbus) 

61.67       

61.67 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
21b 

Filton 
Airfield 
Runway 
(excl 
Works see 
BNF21a) 

80.82 Filton / 
Patchway 

Site for 
specific 
occupier 

E4(1) and 
E5   

A  The Airfield is critical to the 
aerospace cluster. It is also an 
employer in its own right and 
there may be further business 
opportunities within it.  It 
needs protection from 
development which might 
otherwise constrain its 
operation. 

Safeguarded as part of West 
of A38.   

Area identified is carried 
forward from SGLP 
safeguarding policy. The 
actual extent of runway is 
greater.   

80.82       

80.82 

BNF 
22 

Travis 
Perkins 
site 

0.8 Frenchay 
and Stoke 
Park 

Site for 
specific 
occupier 

Not 
safeguarde
d 

B Builders’ merchant site 
sandwiched between 
residential areas. Pressure for 
Change of use is possible. A 
sustainable location for 
housing.  

Not specifically safeguarded 
but covered by policy CS13 to 
manage change. 

  0.8     

0.8 

BNF 
23 

Bristol 
Business 
Park 

15.9 Frenchay 
and Stoke 
Park 

Office location E4(24) A A recently developed site 
which scores well in terms of 
suitability criteria. 

Safeguarded as Bristol 
Business Park. 

15.9       

15.9 

BNF 
24 

Parkway 
Business 
Park 

31.6 Frenchay 
and Stoke 
Park 

Office location E4(25) A A large 'site' which 
incorporates several parcels of 
land which are likely to come 
forward for employment 
related development.  
Performs very well in terms of 
suitability criteria. 

Safeguarded as Parkway 
Business Park. 

31.6       

31.6 

BNF 
25 

Hewlett 
Packard 
Former 
Buildings 
1 and 2 

15.93 Frenchay 
and Stoke 
Park 

  E4(26) C Now incorporated within the 
University (UWE) complex and 
used in part as a conference 
centre.  Core Strategy to have 
a site specific policy for the 
University.  Interim 
safeguarding recommended 
pending conformation of future 
policy.   

Interim Safeguarded (Policy 
CS12 Table 2) as part of UWE 
site and also by UWE Policy. 

    15.93   

15.93 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
25a 

Hewlett 
Packard 
Premises 

4.5 Frenchay 
and Stoke 
Park 

Site for 
specific 
occupier 

E4(26) C HP operational site – 
unrelated to UWE Campus but 
if released could be 
considered as part of that 
wider complex. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of UWE 
site.   
Although in separate 
ownership to UWE the whole 
area needs to be considered 
as one.  

    4.5   

4.5 

BNF 
26 

Hewlett 
Packard 
undevelop
ed site. 
[Enterprise 
Park] 

9.4 Frenchay 
and Stoke 
Park 

Vacant Land E4(26) C Now incorporated within the 
University (UWE) complex and 
identified within the UWE 
Concept Statement as an 
opportunity site with possibility 
of a sports academy and or 
business use.  Recommend 
cover with a specific Policy for 
UWE rather than for general 
employment land. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of UWE 
site and also by UWE Policy. 

    9.4   

9.4 

BNF 
27 

Ministry of 
Defence - 
Abbey 
Wood 

39.2 Frenchay 
and Stoke 
Park 

Site for 
specific 
occupier 

E4(27) A Major employment site – no 
reason to change current 
safeguarded status.  

Safeguarded as Ministry of 
Defence, Abbey Wood. 

39.2       

39.2 

BNF 
28 

Parkway 
North 
Business 
Park 

5.3 Stoke 
Gifford 

Office location E4(37) A Popular office location. Scores 
well in terms of suitability 
criteria.  

Safeguarded as Parkway 
North Business Park. 

5.3       

5.3 

BNF 
29 

Pearce/ 
Auto 
Technique
s site 

1.8 Stoke 
Gifford 

General 
industrial / 
business 

T3 C Site allocated for Park and 
Ride site.  Application for 
Office Use refused and appeal 
dismissed. Council likely to 
pursue Park and ride scheme.  
Recommend maintain as 
Transportation site and review 
if not developed for that 
purpose.     

Policy presumption against 
employment use maintained. 
Interim safeguarding pending 
policy review. 

    1.8   

1.8 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
30 

22 The 
Green 

0.5 Stoke 
Gifford 

Site for 
specific 
occupier 

Not 
safeguarde
d 

B Suffers from poor access for 
business purposes with 
significant other employment 
opportunities in the immediate 
vicinity.  No real justification 
for safeguarding. 

Not specifically safeguarded 
but covered by policy CS13 to 
manage change. 

Planning permission for  
care home PT08/2676/F 

  0.5     

0.5 

BNF 
31 

Station 
Road 

1.4 Stoke 
Gifford 

General 
industrial / 
business 

Not 
safeguarde
d 

B Site scores poorly in terms of 
suitability criteria - business 
access is potentially 
problematic.  No real 
justification for safeguarding.  

Not specifically safeguarded 
but covered by policy CS13 to 
manage change. 

  1.4     

1.4 

BNF 
32 

Pegasus 
Park  

5.5 Stoke 
Gifford 

General 
industrial / 
business 

E4(1) A Scores well in terms of most 
suitability criteria.  Within 
aerospace cluster.  

Safeguarded as part of Land 
East of A38 Filton/Patchway. 

5.5       

5.5 

BNF 
33 

The 
Conifers 

8.4 Winterbou
rne 

Site for 
specific 
occupier 

Green Belt B Hotel site not strictly within 
definition of the study and not 
considered appropriate to give 
specific safeguarding.  

Not specifically safeguarded 
but covered by policy CS13 to 
manage change. 

  8.4     

8.4 

BNF 
34 

Vantage 
Park 

4.3 Bradley 
Stoke 
South 

Office location E4(36) A New office park. Scores well in 
terms of most suitability 
criteria. 

Safeguarded as part of Old 
Gloucester Road Hambrook. 

4.3       

4.3 

BNF 
35 

Amcor 
Flexibles 

4.2 Bradley 
Stoke 
South  

Site for 
specific 
occupier 

E4(36) A Forms part of employment 
cluster to east of Bradley 
Stoke. Scores well in terms of 
most suitability criteria. 

Safeguarded as part of Old 
Gloucester Road Hambrook. 

4.2       

4.2 

BNF 
36a 

Almondsb
ury 
Business 
Park - Part 
A 

12.59 Bradley 
Stoke 
North 

High quality 
business park 

E4(5) A Established high quality 
business park providing mix of 
employment uses.  
Intensification of employment 
use likely. Scores well in terms 
of most suitability criteria. 

Safeguarded as part of 
Almondsbury Business Park. 

12.59       

12.59 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

BNF 
36b 

Almondsb
ury 
Business 
Park - Part 
B 

22.4 Bradley 
Stoke 
North 

High quality 
business park 

E4(5) A Established high quality 
business park providing mix of 
employment uses.  
Intensification of employment 
use likely. Scores well in terms 
of most suitability criteria. 

Safeguarded as part of 
Almondsbury Business Park. 

22.4       

22.4 

BNF 
36c 

Almondsb
ury 
Business 
Park - Part 
C 

7.3 Bradley 
Stoke 
North 

High quality 
business park 

E4(5) A Established high quality 
business park providing mix of 
employment uses.  
Intensification of employment 
use likely. Scores well in terms 
of most suitability criteria. 

Safeguarded as part of  
Almondsbury Business Park. 

7.3       

7.3 

BNF 
36d 

Almondsb
ury 
Business 
Park - Part 
D 

4.4 Bradley 
Stoke 
North 

Other E4(5) B Park homes site.  Although 
bounded by employment land, 
this is not an employment site 
per se. and safeguarding not 
justified 

Not Safeguarded   4.4     

4.4 

   Total  558.9       447.6 16 95.33 0 558.93 

Additional Sites and Major Employers 

The retail sector is a major employer in the North Fringe with the Regional Shopping Centre at Cribbs Causeway, town centres at Bradley Stoke and Filton, Retail Parks at Cribbs Causeway and Abbeywood. 

Frenchay Hospital, just to the east of the area, is currently a major employer but the majority of staff will be transferred to Southmead in 2013/14. 

The University of the West of England has approximately 27,000 students on full or part time courses and is also a major employer in its own right.  There are further education facilities at Filton College and at new 
Road (WiISE) campuses.  There are Secondary schools at Bradley Stoke, Filton and Patchway and Primary schools throughout the area.   

The retail and service sectors are assumed to continue as major employers within the North Fringe Area.  
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Emersons Green 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

E 
1 

Emersons 
Green 
Science 
Park 
(SPark) 

22.5 Emersons 
Green 

Vacant Land M2,E1, 
H1(5) 

A One of the sub-regions key 
future employment sites. 

All Emersons Green 
Employment Sites grouped 
together and safeguarded.  

22.5       

22.5 

E 
2 

Allocated  
Employme
nt Site, 
close to 
M4 at 
Emersons 
Green 
East 

19.4 Emersons 
Green / 
Boyd 
Valley 

Vacant Land M2,E1, 
H1(5) 

A Potential to provide local 
employment opportunities 
within SPARK economic 
cluster. 

All Emersons Green 
Employment Sites grouped 
together and safeguarded. 

19.4       

19.4 

E 
3 

Emersons 
Green 
Harlequin 
Park 

3.5 Emersons 
Green 

Vacant Land E4(11) A New high quality office 
development within SPARK 
economic cluster. 

All Emersons Green 
Employment Sites grouped 
together and safeguarded. 

3.5       

3.5 

E 
4 

Viceroy 
Gate 
(develope
d area)   

30.3 Emersons 
Green 

High quality 
business park 

E4(11) A Provides a range of new 
employment related functions 
within SPARK economic 
cluster. 

All Emersons Green 
Employment Sites grouped 
together and safeguarded.  

30.3       

30.3 

E 
6 

Emersons 
Green - 
Additional 
employme
nt land 
under 
SGLP 
Policy M2  

5 Emersons 
Green / 
Boyd 
Valley 

Vacant Land M2 A Land reserve for period 
beyond 2011. Potential to 
provide local employment 
opportunities within SPARK 
economic cluster. 

All Emersons Green 
Employment Sites grouped 
together and safeguarded. 

5       

5 

   Total  80.7             80.7 0 0 0 80.7 
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 Kingswood 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
3 

Eclipse 
Office 
Park 

0.5 Staple Hill Office location Not 
safeguarded 

A Staple Hill needs as many 
employment sites as possible. 
A good site offering jobs close 
to the High Street. 

Safeguarded as Eclipse Office 
Park. 

0.5       

0.5 
K 
4 

Morley 
Road Area 

1.1 Staple Hill General 
industrial / 
business 

Not 
safeguarded 

A Although a tired site, could be 
redeveloped to provide useful 
employment opportunities.  
Site is of reasonable size with 
reasonable access. 

Safeguarded as Morley Road 
Area.  

1.1       

1.1 
K 
6b 

Hayward 
Industrial 
Estate 

0.7 Staple Hill General 
industrial / 
business 

Not 
safeguarded 

A Reasonable size and location 
of continued employment use 
in an area of relative 
deprivation. 

Safeguarded as Hayward 
Industrial Estate. 

0.7       

0.7 
K 
7 

Portland 
Road Area 

0.5 Staple Hill Vacant Land Not 
safeguarded 

B Has planning permission for 
housing therefore not 
appropriate to safeguard. 

Not Safeguarded.   0.5     

0.5 
K 
10 

Bristol 
Uniforms 
site 

0.66 Staple Hill General 
industrial / 
business 

Not 
safeguarded 

A Staple Hill needs as many 
employment sites as possible.  
This site is central and can 
continue to provide 
employment opportunities.  It 
is adjacent to Staple Hill 
priority neighbourhood 
therefore if redeveloped 
retention of jobs should be 
encouraged. 

Safeguarded as Bristol 
Uniforms Site. 

0.66       

0.66 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
14 

Oatley 
Trading 
Estate 

0.43 Kings 
Chase 

General 
industrial / 
business 

Not 
safeguarded
. 

A Small but useful site within 
2km of a priority 
neighbourhood providing 
opportunities for small scale/ 
start-up businesses.  
Strategic access is not good 
but provides facilities for small 
local businesses. 

Safeguarded as Oatley Trading 
Estate  

0.43       

0.43 
K 
18 

Kingswoo
d 
Industrial 
Estate 

0.7 Kings 
Chase 

General 
industrial / 
business 

Not 
safeguarded 

B Not safeguarded and now 
developed for housing. 

Not Safeguarded   0.7     

0.7 
K 
20 

The Civic 
Centre 

0.6 Kings 
Chase 

Site for 
specific 
occupier 

Not 
safeguarded 

A As Council Office very 
unlikely to be available for 
redevelopment but for 
consistency of approach 
should safeguard in policy as 
a prime office site close to 
town centre (in area with lack 
of B1a space). 

Safeguarded as The Civic 
Centre. 

0.6       

0.6 
K 
21 

Land 
south of 
Douglas 
Road 

4.7 Woodstoc
k 

General 
industrial / 
business 

H1(1) B Site currently allocated for 
housing and redevelopment 
proposals / concept statement 
actively being progressed. 

Not Safeguarded.  Housing 
allocation maintained 

  4.7     

4.7 
K 
22 

Moravian 
Road area 

1.5 Woodstoc
k 

General 
industrial / 
business 

E4(32) A Subject of Outline application 
in Sept 2009 (PK09/5338/O) 
for 14 dwellings and 1,059 sq 
m of employment space.  
Decision to grant planning 
permission subject to signing 
of legal agreement.  Should 
continue to ‘safeguard’ as 
employment use on site and 
forms part of a cluster of sites 
close to the town centre.  

Safeguarded as part of North 
of Douglas Road. Strategy for 
renewal requires to be co-
ordinated with neighbouring 
sites through a site re-
development brief. 

1.5       

1.5 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
23 

Moravian 
Road 
Business 
Park 

1.5 Woodstoc
k 

General 
industrial / 
business 

E4(32) A Part of a cluster of sites close 
to the town centre and 
offering business space and 
employment opportunities.   

Safeguarded as part of North 
of Douglas Road. Needs 
strategy for renewal co-
ordinated with neighbouring 
sites through a site brief. 

1.5       

1.5 
K 
24 

Wood 
Road / 
West Point 
Trading 
Estate 

1.2 Woodstoc
k 

General 
industrial / 
business 

E4(32) A Part of a cluster of sites close 
to the town centre and 
offering business space and 
employment opportunities.  

Safeguarded as part of North 
of Douglas Road. Needs 
strategy for renewal co-
ordinated with neighbouring 
sites through a site 
redevelopment brief.   

1.2       

1.2 
K 
25 

Douglas 
Road 
Industrial 
Area 

1.5 Woodstoc
k 

General 
industrial / 
business 

E4(32) A Part of a cluster of sites close 
to the town centre and 
offering business space and 
employment opportunities. 
Permission for a Gym on part 
of the site won at appeal. 

Safeguarded as part of North 
of Douglas Road. Needs 
strategy for renewal co-
ordinated with neighbouring 
sites through a site 
redevelopment brief 

1.5       

1.5 
K 
28 

Oakfield 
Business 
Park 

0.4 Woodstoc
k 

Heavy / 
specialist 
industrial site 

Not 
safeguarded 

B Site now included within 
proposals for housing use of 
land south of Douglas Road. 

Not Safeguarded – Covered by 
Policy CS13 

  0.4     

0.4 
K 
30 

1 - 13 
Hanham 
Road 

0.45 Woodstoc
k 

Other Not 
safeguarded 

B Allow for mixed use 
redevelopment which may 
provide an environmental 
improvement in this edge of 
town centre location. 

Not Safeguarded – Covered by 
Policy CS13 

  0.45     

0.45 
K 
34 

1 Chapel 
Lane 

0.6 Siston Office location Not 
safeguarded 

A Retain for employment use as 
could make a useful 
contribution to local 
employment opportunities - 
provides B1a office space in 
area with lack of office 
accommodation. 

Safeguarded as Chapel Lane, 
Warmley. 

0.6       

0.6 



South Gloucestershire Employment Land Review Stage 3                   
June 2010   

86 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
35 

2 - 8 
London 
Road, 
Bridgeyate 

0.8 Siston Other Not 
safeguarded 

A Site can continue to provide 
employment opportunities. 

Safeguarded as London Road, 
Warmley. 

0.8       

0.8 
K 
37 

St. Ivel 
Way 

9.4 Siston General 
industrial / 
business 

E4(35) A A large site, strategic location.  Safeguarded as part of larger 
Tower Road, Warmley. 

9.4       

9.4 
K 
38 

Crown 
Industrial 
Estate 

2.8 Siston General 
industrial / 
business 

E4(35) A A large site, strategic location. Safeguarded as part of larger 
Tower Road, Warmley. 

2.8       

2.8 
K 
39 

Alcan site 4.1 Siston Site for 
specific 
occupier 

E4(35) A A large site, strategic location. Safeguarded as part of larger 
Tower Road, Warmley. 

4.1       

4.1 
K 
40 

Caxton 
Business 
Park 

2 Siston General 
industrial / 
business 

E4(35) A A large site, strategic location.  Safeguarded as part of larger 
Tower Road, Warmley. 

2       

2 
K 
41 

Land on 
the north 
side of 
Tower 
Lane 

1.1 Siston General 
industrial / 
business 

E4(35) A Well located in part of wider 
employment area and should 
be retained unless some 
conservation benefit as part of 
the Warmley Garden 
Complex. 

Safeguarded as part of larger 
Tower Road,  Warmley. 

1.1       

1.1 
K 
42 

Land on 
the south 
side of 
Tower 
Lane 

0.7 Siston General 
industrial / 
business 

E4(35) A Well located in part of wider 
employment area and should 
be retained unless some 
conservation benefit as part of 
the Warmley Garden 
Complex. 

Safeguarded as part of larger 
Tower Road,  Warmley. 

0.7       

0.7 
K 
43 

Bridge 
Road 

1.1 Rodway General 
industrial / 
business 

E4(34) A Continuing need for this type 
of employment site - 
reasonable access to the 
Ring Road. 

Safeguarded as part of Station 
Road Kingswood. 

1.1       

1.1 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
44 

Bridge 
Road 
Industrial 
Estate 

4.2 Rodway General 
industrial / 
business 

E4(34) A A large site which is well 
located, separate from main 
residential areas.  Would 
benefit from some 
redevelopment of individual 
buildings to provide 
environmental improvements. 

Safeguarded as part of Station 
Road Kingswood. 

4.2       

4.2 
K 
45 

Station 
Road 
Workshop
s 

1.1 Rodway Incubator / 
SME cluster 
site 

E4(34) A Currently safeguarded, no 
reason to change.  Scores 
well in qualitative 
assessment.  Provides well 
located and useful business 
premises. 

Safeguarded as part of Station 
Road Kingswood. 

1.1       

1.1 
K 
46 

CSC 
Building 

0.5 Rodway General 
industrial / 
business 

E4(34) A Currently safeguarded, no 
reason to change.  Scores 
well in qualitative 
assessment.  Provides well 
located and useful business 
premises. 

Safeguarded as part of Station 
Road Kingswood. 

0.5       

0.5 
K 
47 

Station 
Road 
Business 
Park / 
Solar 
House 

0.9 Rodway General 
industrial / 
business 

E4(34) A Currently safeguarded, no 
reason to change.  Scores 
well in qualitative 
assessment.  Provides well 
located and useful business 
premises. 

Safeguarded as part of Station 
Road Kingswood. 

0.9       

0.9 
K 
48 

The Siston 
Centre 

1.6 Rodway Vacant Land E4(34) A Recently redeveloped for 
employment related 
purposes.  Scores well in 
qualitative assessment.  No 
reason to change from current 
safeguarding. 

Safeguarded as part of Station 
Road Kingswood. 

1.6       

1.6 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
49 

The Saw 
Mills 

1.4 Siston Other Green Belt 
E6/E7/H10 

D Not identified as safeguarded 
in SGLP but covered by 
Green Belt Policy. Provides 
useful Sawmill allied to 
Community Forest. 

Not Safeguarded – any change 
covered by Policy CS13 

     1.4  

1.4 
K 
50 

Alec 
Jarrett 
site.   

1.1 Oldland 
Common 

Other 
(Abattoir) 

Green Belt 
E6/E7/H10 

D Not identified as safeguarded 
in SGLP but covered by 
Green Belt Policy. If lost as an 
abattoir use it is not a location 
where alternative major 
employment uses would be 
encouraged (Greenbelt).  

Not Safeguarded – any change 
covered by Policy CS13 

     1.1  

1.1 
K 
51 

Trubody's 
Yard 

0.8 Siston Incubator / 
SME cluster 
site 

Green 
BeltE6/E7/H
10 

D Not identified as safeguarded 
in SGLP but covered by 
Green Belt Policy.   

Not Safeguarded – any change 
covered by SGLP Policy E6, 
E7 H10 and by PPS4 Policy 
EC 12. 

     0.8  

0.8 
K 
53a 

Southway 
Drive 
Industrial 
Area 
South 

1.87 Oldland 
Common 

General 
industrial / 
business 

E4(14) A Key employment site. Safeguarded as part of 
Southway Drive, Bath Road, 
Bridgeyate. 

1.87       

1.87 
K 
53b 

Southway 
Drive 
Industrial 
Area North 

3.9 Oldland 
Common 

Other E4(14) A Key employment site. Safeguarded as part of 
Southway Drive, Bath Road, 
Bridgeyate. 

3.9       

3.9 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
54 

Mc Braida 
site 

1.2 Siston Site for 
specific 
occupier 

E4(39) A A useful employment site - 
well located.  No immediate 
pressure for change 
perceived.   

Safeguarded as McBraida Site. 1.2       

1.2 
K 
57a 

Longwell 
Green 
Industrial 
Estate 
West (Part 
A) 

4.9 Longwell 
Green 

General 
industrial / 
business 

E4(13) A Good employment site.  Role 
could be considered as part of 
any plan for an enhanced 
Longwell Green Centre.  
Development brief for whole 
area would be required. 

Safeguarded as part of 
Longwell Green Industrial 
Estates. 

4.9       

4.9 
K 
57b 

Longwell 
Green 
Industrial 
Estate 
East (Part 
B) 

2.8 Longwell 
Green 

Vacant Land E4(13) A Role could be considered as 
part of any plan for an 
enhanced Longwell Green 
Centre.  Development brief for 
whole area would be required. 

Safeguarded as part of 
Longwell Green Industrial 
Estates. 

2.8       

2.8 
K 
58 

Kingsfield 
Lane / The 
Coachwor
ks 

2.5 Longwell 
Green 

General 
industrial / 
business 

E4(13) A A well located employment 
site which, although poorly 
laid out at present, should be 
retained for future use. 

Safeguarded as part of 
Longwell Green Industrial 
Estates. 

2.5       

2.5 
K 
59 

Hanham 
Business 
Park area 
Memorial 
Road 

1.8 Hanham General 
industrial / 
business 

E4(38) A Useful site for small 
businesses. There may be a 
case for redevelopment 
during the lifetime of the plan 
but employment role should 
be maintained. 

Safeguarded as Hanham 
Business Park Memorial Road 
Area. 

1.8       

1.8 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

K 
60 

Former 
Kleeneze 
site, 
Martins 
Road, 
Hanham 

3.5 Hanham Vacant Land E4(33) A A key site within proximity of 
town centre.  Although 
currently vacant has the 
potential to provide future 
business and job 
opportunities close to the 
town centre. Council resolved 
to refuse planning permission 
for mixed retail and 
employment scheme on 10th 
December 2009. 

Safeguarded as Former 
Kleeneze Site Martins Road 
Hanham. Would benefit from a 
concept statement to consider 
future opportunities. 

3.5       

3.5 
K 
61 

34 Bath 
Road 

1.1 Bitton General 
industrial / 
business 

Not 
Safeguarde
d 

A A well located and useful 
employment site. 

Safeguarded as Bath Road 
Bitton. 

1.1       

1.1 
   Total  74.21             64.16 6.75 0 3.30 74.21 

Additional Sites and Major Employers. 
There are town centres at Downend, Staple Hill, Kingswood, Hanham and Longwell Green and a major retail park and leisure centre at Longwell Green. 

There are a number of primary and secondary schools and a further education college at Soundwell.   

Frenchay Hospital is a major employer at the north of the area but is due to relocate most services to Southmead in 2013/14.  The District Police HQ is currently at Staple Hill but most services are expected to relocate 
to Emersons Green within 2-3 years.    

Notes: The Core Strategy does not promote new communities within the East Fringe.  If new development areas are released (e.g. through the appeal process) it would be reasonable to expect an appropriate scale of 
employment land to be provided within them to contribute to mixed and balanced communities.  Guidance is provided within the main stage 3 Report. 
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 Severnside 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

SS 
1 

Severn 
View 
Industrial 
Park 

15.7 Pilning 
and 
Severn 
Beach 

Heavy / 
specialist 
industrial site 

E2, E4(10), 
L3, L4 

A  Site in active employment 
use. No reason to change 
safeguarded designation. 

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside 

15.7       

15.7 
SS 
2 

AstraZene
ca Site 

32.1 Pilning 
and 
Severn 
Beach 

Heavy / 
specialist 
industrial site 

E2, E4(10), 
L3, L4 

A  Site in three main areas – 
operational area, previously 
developed vacant area and 
greenfield vacant area.  
Concept Statement to be 
prepared to coordinate 
development of vacant areas 
within constraints applying.  

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside  
32.1 hectares - not all 
developable due to site 
constraints 

32.1       

32.1 
SS 
3 

Terra 
Nitrogen / 
Growhow 
site 

37.1 Pilning 
and 
Severn 
Beach 

Vacant Land E2, E4, L3, 
L4 

A  Site currently vacant but 
expected to be brought back 
in to active use for 
employment. No reason to 
change safeguarded 
designation.  Concept 
Statement to be prepared. 

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside 

37.1       

37.1 
SS 
4 

Western 
Approache
s) (WAP 
1) now 
called G 
Park 

77.12 Pilning 
and 
Severn 
Beach 

Warehouse 
and 
distribution 

E2, E4(10) A  Active site with modern units. 
No reason to change 
safeguarded designation. 

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside 

77.12       

77.12 
SS 
5 

Residual 
Land west 
of the M49 
/ Land 
South of 
WAP1 

298.7 Pilning 
and 
Severn 
Beach 

Vacant Land E2, L3, L4 A  Site benefits from planning 
permission for employment 
uses. Masterplan Strategy for 
development would help 
realise potential while 
addressing constraints - not 
all of area is  developable due 
to site constraints 

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside. 
121.7 hectares - not all 
developable due to site 
constraints 

298.7       

298.7 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

SS 
6 

East of 
M49 - 
North 
Sector 

51.5 Pilning 
and 
Severn 
Beach 

Vacant Land E2, L4, E2 A  Site benefits from planning 
permission for employment 
uses. Masterplan Strategy for 
development would help 
realise potential while 
addressing constraints - not 
all of area is developable due 
to site constraints. 

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside. 
51.5 hectares - not all 
developable due to site 
constraints 

51.5       

51.5 
SS 
7 

Residual 
ICI / 
Redrow 
Land east 
of the M49 
- South 
Section 

121.7 Pilning 
and 
Severn 
Beach 

Vacant Land L3, L4, E2 A  Site benefits from planning 
permission for employment 
uses. Masterplan Strategy for 
development would help 
realise potential while 
addressing constraints - not 
all of area is developable due 
to site constraints.  

Safeguarded under Severnside 
Employment Area and covered 
by Policy CS35 – Severnside.  
121.7 hectares - not all 
developable due to site 
constraints 

121.7       

121.7 
  Total   633.9             633.92 0 0 0 633.92 

 Notes – See also SV1 – Hallen Industrial Estate which forms part of the same land area. 
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Yate Area 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

Y 
1 

Minelco 
Site / Yate 
Mills 

1 Yate 
North 

Heavy / 
specialist 
industrial site 

Not 
safeguarded 

C Not safeguarded at present. 
Role could be re-considered 
as part of a North Yate New 
community.    

Interim Safeguarded (Policy 
CS12 Table 2) Minelco 
Site/Yate Mills  

    1   

1 

Y 
3 

Beeches 
Industrial 
Estate 

12.9 Ladden 
Brook 

General 
industrial / 
business 

E4(16) A This is an active site with 
potential to meet future 
employment needs. 

Safeguarded as Beeches 
Industrial Estate 

12.9       

12.9 

Y 
4 

Great 
Western 
Business 
Park 

21.8 Ladden 
Brook 

General 
industrial / 
business 

E4(18) A Site undergoing some 
change, but with remaining 
potential to serve continued 
employment needs. 

Safeguarded as part of Great 
Western Business Park  

21.8       

21.8 

Y 
5 

Great 
Western 
Business 
Park 

11.6 Ladden 
Brook 

General 
industrial / 
business 

E4(18) A Site undergoing some 
change, but with remaining 
potential to serve continued 
employment needs. 

Safeguarded as part of Great 
Western Business Park  

11.6       

11.6 

Y 
6 

Badminton 
Centre 

0.4 Yate 
North 

General 
industrial / 
business 

E4(22) C Good site but potential for 
some change with 
neighbouring sites to provide 
for an improved station. 

Interim Safeguarded (Policy 
CS12 Table 2) Badminton 
Court/Dairy Crest Site, Station 
Road  

    0.4   

0.4 

Y 
7 

Badminton 
Court 

0.2 Yate 
North 

Office location E4(22) C Below threshold but linked to 
neighbouring land. Good site 
but potential for some change 
with neighbouring sites to 
provide for an improved 
station. 

Interim Safeguarded (Policy 
CS12 Table 2) Badminton 
Court/Dairy Crest Site, Station 
Road  

    0.2   

0.2 

Y 
8 

Dairy 
Crest Site 

2 Yate 
North 

Site for 
specific 
occupier 

E4(22) C Good site but potential for 
some change with 
neighbouring sites to provide 
for an improved station. 

Interim Safeguarded (Policy 
CS12 Table 2) Badminton 
Court/Dairy Crest Site, Station 
Road  

    2   

2 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

Y 
9 

Indesit 
Site 

4.7 Yate 
North 

Site for 
specific 
occupier 

E4(22) A Well located employment site 
and should continue to meet 
the needs of a specific and 
important local employer. 

Safeguarded as Indesit Site, 
Station Road 

4.7       

4.7 

Y 
10 

Stover 
Industrial 
Estate 

12.9 Westerlei
gh 

General 
industrial / 
business 

E4(15) C In principal site should 
continue in employment use, 
but has potential for some 
redevelopment to provide a 
wider mix of uses for which 
specific guidance should be 
prepared. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Stover and North Road 
Industrial Estates. *The 
intention is for redevelopment 
for primarily employment uses 
in line with an endorsed 
concept statement. 

    12.9   

12.9 

Y 
11 

North 
Road area 

5.9 Westerlei
gh 

General 
industrial / 
business 

E4(15) C The area appears tired and 
would benefit from being 
considered for redevelopment 
for employment use in 
tandem with site Y10. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
Stover and North Road 
Industrial Estates. *The 
intention is for redevelopment 
for primarily employment uses 
in line with an endorsed 
concept statement. 

    5.9   

5.9 

Y 
12 

Badminton 
Road 
Industrial 
Estate 

7.5 Westerlei
gh 

Warehouse 
and 
distribution 

E4(17) A Although potential for visual 
improvement site should 
continue to offer employment 
opportunities. 

Safeguarded as part of 
Badminton Road Trading 
Estate 

7.5       

7.5 

Y 
13 

Sites 
fronting 
Badminton 
Road 

3.3 Westerlei
gh 

Heavy / 
specialist 
industrial site 

E4(17) A Well located site for heavier 
industry but with scope for 
visual improvement as 
gateway to town centre. 

Safeguarded as part of 
Badminton Road Trading 
Estate 

3.3       

3.3 

Y 
14 

Westerleig
h 
Business 
Park 

22 Westerlei
gh 

General 
industrial / 
business 

E4(19) A Modern employment site with 
no reason to change from 
employment use. 

Safeguarded as Westerleigh 
Business Park 

22       

22 

Y 
15 

Council 
Site 

2.55 Westerlei
gh 

Vacant Land E1 A Under development for 
offices, no reason to promote 

Safeguarded as Council 
Offices, Badminton Road 

2.55       

2.55 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

change. 

Y 
16 

Coopers 
Site 

1.4 Yate 
Central 

General 
industrial / 
business 

E4(20) C Small isolated site, which 
causes nuisance to residential 
areas.   Could be considered 
for lower impact uses with 
concept statement to manage 
review process. 

Interim Safeguarded (Policy 
CS12 Table 2) as Coopers 
Works, Westerleigh Road. 
*Aim for office use, limited 
hours light industrial or a mix of 
uses. 

    1.4   

1.4 

Y 
17 

Council 
Offices 

1.3 Chipping 
Sodbury 

Office location E4(21) A Safeguard current occupiers 
may change, but still a good 
location for offices in an area 
of limited supply. 

Safeguarded as part of Bowling 
Hill Chipping Sodbury 

1.3       

1.3 

Y 
18 

Bowling 
Hill 
Trading 
Estate 

1.1 Yate 
Central / 
Chipping 
Sodbury 

General 
industrial / 
business 

E4(21) A In active use and no reason to 
promote change. 

Safeguarded as part of Bowling 
Hill Chipping Sodbury 

1.1       

1.1 

Y 
19 

Station 
Road 

5 Yate 
Central 

Heavy / 
specialist 
industrial site 

E4(21) A Currently active use.   Some 
concerns about risks and 
scope to restrict use to less 
hazardous uses as worry 
about contaminated run-off 
into river and nearly woods.  
Also noise to nearby Ridge 
residents 

Safeguarded as part of Bowling 
Hill Chipping Sodbury. If 
occupiers were ever to re-
locate site could be considered 
for change.  A concept 
statement or brief would be 
required 

5       

5 

Y 
21 

Hanson 
site 

2.3 Chipping 
Sodbury 

Site for 
specific 
occupier 

E4(31) A Currently active use.  A 
concept statement or brief 
would be required if major 
change proposed. 

Safeguarded as The Ridge 
Yate. 

2.3       

2.3 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

Y 
22 

Chipping 
Edge 
Industrial 
Estate 

1.2 Chipping 
Sodbury 

General 
industrial / 
business 

E4(30) C Although providing business 
opportunities, the site does 
not enhance this part of the 
town and some 
redevelopment might bring 
benefit subject to detail 
through a concept statement 
process. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
hatters Lane, Chipping 
Sodbury. 
 *Aim for office use, limited 
hours light industrial or a mix of 
uses. If business use continues  
commercial  vehicle access 
should be denied from Broad 
St end 

    1.2   

1.2 

Y 
23 

TT 
Trading 
Estate 

0.6 Chipping 
Sodbury 

General 
industrial / 
business 

E4(30) C Although providing business 
opportunities, the site does 
not enhance this part of the 
town and some 
redevelopment might bring 
benefit subject to detail 
through a concept statement 
process. 

Interim Safeguarded (Policy 
CS12 Table 2) as part of 
hatters Lane, Chipping 
Sodbury. 
 *Aim for office use, limited 
hours light industrial or a mix of 
uses. If business use continues 
commercial vehicle access 
should be denied from Broad 
St end. 

    0.6   

0.6 

Y 
24 

Broad 
Lane 
depots 

6 Ladden 
Brook 

Site for 
specific 
occupiers 

E4(23) A Two sites providing 
employment opportunities. No 
reason to change current 
safeguarding designation. 

 Safeguarded as Broad Lane 
Yate. 

6       

6 

   Total  127.7             102.05 0 25.6 0 127.65 

Additional sites and Major Employers  
The retail sector is strong in Yate and to a lesser extent in Chipping Sodbury.   

There are three secondary and many primary schools within the area.  

Consultation indicated Yate/Chipping Sodbury as a good location for those working from home.   

Note -   
Clarks Yard. North Rd Yate, Ladden Brook, Yate Community Transport was omitted from the initial survey. 
An Employment Allocation is likely within any new community delivered at North Yate  (Core Strategy Policy CS11 proposes - Up to 9 hectares – detail to be established through site Concept 
Statement. 
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 Rural Areas  - Cotswold 
 

Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP Policy Rec Officer Justification Core Strategy A B C D 
Total 

CW1 Charfield 
Mill, 
Charfield 

2.58 Charfield General 
industrial / 
business 

E6, E7, H10 D Useful employment site.  Covered by policy SGLP E6, E7, 
H10 and PPS4 Policy EC12 

      2.58 

2.58 
CW2 MJ Fews 

Site, Station 
Road, 
Charfield 

0.85 Charfield Site for 
specific 
occupier 

E4(29) A Active employment site which 
can continue to offer 
employment opportunities. 

Safeguarded as Station Road 
Charfield 

0.85       

0.85 
CW3 Woodend 

Farm, 
Cromhall 

0.6 Charfield Office location E6, E7, H10 D Useful employment site.  Covered by policy SGLP E6, E7, 
H10 and PPS4 Policy EC12 

      0.6 

0.6 
CW8 Former TNT 

Depot, Bath 
Road, Old 
Sodbury 

1.99 Cotswold 
Edge 

Warehouse 
and 
distribution 

Green Belt, 
L2, E6, E7, 
H10 

D Useful employment site.  Covered by policy SGLP GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.99 

1.99 
CW9 Bill Bennett 

Engineering, 
Horton 

0.49 Cotswold 
Edge 

General 
industrial / 
business 

L2, H2 within 
settlement 
boundary, 
E6&E7 
outside 

B/D Useful employment site. 
Settlement boundary divides 
site.  Rural part is covered by 
E6, E7.  Policy is needed to 
cover area within the 
settlement boundary. 

Area outside settlement 
boundary protected by rural 
policies.  Area within settlement 
boundary not specifically 
safeguarded but covered by 
Policy CS13 – Non-safeguarded 
economic development sites. 

  0.4   0.09 

0.49 
CW12 Badminton 

Buffer 
Station / 
Badminton 
Station 

4.5 Cotswold 
Edge 

Warehouse 
and 
distribution 

H2, L2 B Useful employment site. Need 
specific policy to manage 
change. 

Within settlement boundary. Not 
specifically safeguarded but 
covered by Policy CS13 – Non-
safeguarded economic 
development sites. 

  4.5     

4.5 
CW13 Martor 

Trading 
Estate, 
Marshfield 

0.78 Boyd 
Valley 

General 
industrial / 
business 

L2, E6, E7, 
H10 

D Useful employment site.  Covered by SGLP policy L6, E6, 
E7, H10 and PPS4 Policy EC12 

      0.78 

0.78 
CW14 Sungard 

Vivista 
Premises, 
Marshfield 

0.53 Boyd 
Valley 

Site for 
specific 
occupier 

H2, L2 A Useful employment site within 
settlement boundary – needs 
specific safeguarding.  

Safeguarded as Sungard Vivista 
premises, Marshfield 

0.53       

0.53 
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Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP Policy Rec Officer Justification Core Strategy A B C D 
Total 

CW15 Lower Ledge 
Farm, 
Dyrham / 
Doynton 

0.72 Boyd 
Valley 

General 
industrial / 
business 

Green Belt, 
L2, E6, E7, 
H10 

D Useful employment site.   Cover by SGLP policy GB1, L2, 
E6, E7, H10 and PPS4 Policy 
EC12. 

      0.72 

0.72 
CW16 Nimlett 

House, A46 
Nimlett 

1.15 Boyd 
Valley 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10, 
L2 

D Useful employment site.   Cover by SGLP policy GB1,L2, 
E6, E7, H10 and PPS4 Policy 
EC12. 

      1.15 

1.15 
CW17 Lower Field 

Farm, Hinton 
0.89 Boyd 

Valley 
General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Useful employment site.   Cover by SGLP policy GB1, E6, 
E7, H10 and PPS4 Policy EC12. 

      0.89 

0.89 
CW18 Arnolds 

Fields 
Trading 
Estate, 
Wickwar 

2.25 Ladden 
Brook 

General 
industrial / 
business 

E4(8) A Useful employment site within 
settlement boundary. Needs 
specific safeguarding. 

Safeguarded as Arnolds Fields 
Trading Estate , Wickwar. 

2.25       

2.25 
CW22 Station 

Road, east 
of Main 
Road - 
Wickwar 

0.51 Ladden 
Brook 

General 
industrial / 
business 

E4 (9) A Useful employment site mostly 
within settlement boundary. 
Needs specific safeguarding.  

Safeguarded as part of Old Cider 
Mill Trading Estate, Wickwar. 
Need to review site boundary as 
part of site is outside settlement 
boundary. 

0.51       

0.51 
CW19 Old Cider 

Mill, Brewery 
site west of 
main road 
Wickwar 

0.81 Ladden 
Brook 

Warehouse 
and 
distribution 

E4(9) A Useful employment site mostly 
within settlement boundary. 
Needs specific safeguarding.  

Safeguarded as part of Old Cider 
Mill Trading Estate, Wickwar. 
Need to review site boundary as 
part of site is outside settlement 
boundary. 

0.81       

0.81 
CW20 Transport 

yard / 
Bagstone 
Garage, 
Rangeworthy 

0.81 Ladden 
Brook 

General 
industrial / 
business 

E6, E7, H10 D Useful employment site.   Covered by SGLP policy E6, E7, 
H10 and PPS4 Policy  

      0.81 

0.81 
CW21 Datastor 

Site, 
Cromhall 

0.52 Charfield Office location E6, E7, H10 D Useful employment site.   Covered by SGLP policy E6, E7, 
H10 and PPS4 Policy EC12 

      0.52 

0.52 
    19.98 0 0 0 0 0 0 4.95 4.9 0 10.13 19.98 
Additional Sites:  
CW 22 – Marshfield Bakery - void site as below size threshold.  
CW  23 - A46/M4 J18 - used by Highways Agency, VOSA site and training site - Site over .4 hectares. Various uses – mapped but not included in Study totals.     
CW 24 - A46 Roman Camp - Garage and Car Repairs & Sales – mapped but not included in Study totals. 
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Pucklechurch Area 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

P 
1 

Clip/Bezie
r/ Iveson, 
Wick 

1.7 Boyd 
Valley 

General 
industrial / 
business 

Green Belt, 
H2 

B Good employment site within 
settlement boundary washed 
over by Greenbelt.   

Not specifically safeguarded but 
covered by Policy CS13. 

  1.7     

1.7 
P 
3 

Bury 
Manor 
Castle, 
Wick 

0.57 Boyd 
Valley 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Cover by policy GB1, E6, E7, 
H10. 

Covered by SGLP policy E6, 
E7, H10 and PPS4 Policy EC12 

      0.57 

0.57 
P 
5 

Cemex 
Works, 
Wick 

1.55 Boyd 
Valley 

Site for 
specific 
occupier 

Green Belt, 
H2 

B Good employment site within 
settlement boundary washed 
over by Greenbelt.   

Not specifically safeguarded but 
covered by Policy CS13. 

  1.55     

1.55 
P 
6 

Greenway 
Farm 

0.56 Boyd 
Valley 

Office location GB1, L2, 
E6, E7, H10 

D Site appears to be operating 
well as an employment site.   

Covered by SGLP policy E6, 
E7, H10 and PPS4 Policy EC12 

      0.56 

0.56 
P 
10 

Pucklechu
rch 
Trading 
Estate 

6.99 Boyd 
Valley 

Warehouse 
and 
distribution 

E4(7), H2 A Active employment, providing 
local employment 
opportunities. Site which 
appears to be operating well.  
Continue to safeguard for 
employment purposes. 

Safeguarded as part of 
Pucklechurch Trading Estate  

6.99       

6.99 
P 
11 

Beaufort 
Trading 
Estate 

1.1 Boyd 
Valley 

Warehouse 
and 
distribution 

E4(7), H2 A Active employment, providing 
local employment 
opportunities. Site which 
appears to be operating well.  
Continue to safeguard for 
employment purposes. 

Safeguarded as part of 
Pucklechurch Trading Estate  

1.1       

1.1 
   Total 12.47             8.09 3.25 0 1.13 12.47 
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Severnvale Area 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

SV 
1 

Hallen 
Industrial 
Estate 

1.21 Almonds
bury 

General 
industrial / 
business 

E4(10) A Active employment site 
offering local employment 
opportunities. 

Safeguarded as part of 
Severnside 

1.21       

1.21 

SV 
2 

Sampson 
Business 
Park 

0.79 Almonds
bury 

General 
industrial / 
business 

GB1, E6, 
E7, H10 

D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.79 

0.79 

SV 
3 

Manor 
Farm 

0.93 Severn Office 
location 

GB1, E6, 
E7, H10 

D Active employment site 
offering local employment 
opportunities.   

Covered by SGLP policy GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.93 

0.93 

SV 
4 

MMT 
Centre 

1.49 Severn Site for 
specific 
occupier 

GB1, E6, 
E7, H10 

D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.49 

1.49 

SV 
5 

Whale 
Wharf 

1.82 Severn Vacant Land GB1, E6, 
E7, H10 

D Continue to cover by E6, 
E7 and H10. 

Covered by SGLP policy GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.82 

1.82 

SV 
7 

Redhill 
Business 
Park 

1.19 Severn General 
industrial / 
business 

GB1, E6, 
E7, H10 

D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy GB1, 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.19 

1.19 

SV 
10 

Great 
Leaze 
Farm 

1.51 Severn Site for 
specific 
occupier 

E6, E7, 
H10 

D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy E6, 
E7, H10 and PPS4 Policy EC12 

      1.51 

1.51 
   Total  8.94 0 0 0 0 0 0 1.21 0 0 7.73 8.94 

  Additional Sites –  SV11 - Norton’s Yard, Redham Lane, off Northwick Rd.  A remote site occupied by transport related businesses - approximately 0.6ha. Mapped but not added to Study totals.  

Note: Major Infrastructure proposals – Oldbury Nuclear Power Station decommissioning, the Severn Barage and new Oldbury Nuclear Power Station would impact on local employment and land 
demand if approved.   
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Thornbury Area 
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

TAR 
1 

Pound Mill 
Business 
Centre, 
Duckhole 

0.8 Thornbury 
North 

General 
industrial / 
business 

E6, E7, H10 D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy E6, 
E7, H10 and PPS4 Policy EC12 

      0.8 

0.8 
TAR 
2 

The 
Rearing 
Unit, 
Oldbury 

1.26 Severn General 
industrial / 
business 

E6, E7, H10 D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy E6, 
E7, H10 and PPS4 Policy EC12 

      1.26 

1.26 
TAR 
3 

The 
Council 
Offices 

0.9 Thornbury 
North 

Site for 
specific 
occupier 

H2, A Active, prime office space 
close to town centre.  
Safeguarding allocation 
recommended. 

Safeguarded as SGC Offices, 
Thornbury, 

0.9       

0.9 
TAR 
6 

Briarlands 
Office 
Park, 
Rudgeway 

0.6 Thornbury 
South and 
Alveston 

Office location Green Belt 
(1), E6, E7, 
H10 

D Active employment site 
offering local employment 
opportunities. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.6 

0.6 
TAR 
8 

Thornbury 
Industrial 
Estate 
(Main 
Employme
nt Site) 

12.1 Thornbury 
South and 
Alveston 

General 
industrial / 
business 

E4(6), H2 A Active employment site 
continue to safeguard. 

Safeguarded as part of 
Thornbury Industrial Estate 

12.1       

12.1 
TAR 
9 

Midland 
Way (area 
near 
Alexandra 
Workware
) 

5.9 Thornbury 
South and 
Alveston 

General 
industrial / 
business 

E4(28), H2 A Active employment site 
continue to safeguard. 

Safeguarded as part of 
Thornbury Industrial Estate 

5.9       

5.9 
TAR 
10 

Castle 
Quarry / 
Old Main 
Quary 

0.46 Ladden 
Brook 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.46 

0.46 
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Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

TAR 
11 

The Lift 
House, 
Woodhous
e Down 

0.77 Severn Site for 
specific 
occupier 

Green Belt D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.77 

0.77 
TAR 
12 

Over 
Court 
Barn 

1 Almondsb
ury 

Office location Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      1 

1 
TAR 
13 

Ibstock 
Brick 
Works 

6.76 Almondsb
ury 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      6.76 

6.76 
TAR 
14 

SG 
Council 
Depot - 
Almondsb
ury 

2.7 Almondsb
ury 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      2.7 

2.7 
TAR 
15 

Fernhill 
Court, 
Woodhous
e Down 

0.34 Severn Office location Green Belt 
(1), E6, E7, 
H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.34 

0.34 
TAR
16 

Hortham 
Farm 

0.93 Almondsb
ury 

Warehouse 
and 
distribution 

Green Belt 
(1), E6, E7, 
H10 

D Active employment site.  
Continue to cover by E6, E7 
and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.93 

0.93 
   Total 34.52 0 0 0 0 0 0 18.9 0 0 15.62 34.52 

Additional sites and other local employers: 
Eastwood Park Estate, Eastwood Park Prison, Leyhill Prison, Tortworth Court Hotel, Tortworth Estate.  

Renishaw – just outside District. 
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Wick & Bitton  
 

Site 
ID Name 

Area 
(ha) Ward 

Site 
character 

SGLP 
Policy Rec Officer Justification 

Core Strategy A B C D Total 

WB 
2 

Intier 
site, 
Bitton 

3 Bitton Vacant Land H2 B Site actively under 
investigation for 
redevelopment through 
Concept Statement 
process with a view to 
housing use (allowable 
under SGLP Policy E2). 
However village has 
limited employment 
opportunities and service 
outlets so the principle of 
some mixed uses is to be 
encouraged. Site is not 
suitable for heavy or 
intensive employment uses 
as roads are congested 
and HGV movements here 
inappropriate.  

Not safeguarded – but 
covered by Policy CS13. 

  3     

3 

WB 
5 

Redfield 
Lodge 
Works, 
Bitton 

0.4 Bitton General 
industrial / 
business 

Green 
Belt, E6, 
E7, H10 

D Active employment site.  
Continue to cover by GB1 E6, 
E7 and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.4 

0.4 

WB 
6 

Swinefor
d Mill, 
Bitton 

0.81 Bitton General 
industrial / 
business 

Green belt 
E6, E7, 
H10 

D Active employment site.  
Continue to cover by GB1 E6, 
E7 and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.81 

0.81 

WB 
7 

Londond
erry 
Farm, 
Bitton 

0.84 Bitton Office 
location 

Green 
Belt, E6, 
E7, H10 

D Active employment site.  
Continue to cover by GB1 E6, 
E7 and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.84 

0.84 
   Total  5.05 0 0 0 0 0 0 0 3 0 2.05 5.05 
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Winterbourne, Westerleigh & Frampton Cotterell 
 

Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP 
Policy 

Rec Officer Justification Core Strategy A B C D 
Total 

WFC
1 

Saw Mills, 
Cuckoo 
Lane, 
Winterbou
rne Down 

0.9 Winterbou
rne / 
Emersons 
Green 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by GB1 E6, 
E7 and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.9 

0.9 
WFC
4 

Greenacre
s Farm, 
Old 
Glouceste
r Road 

0.58 Winterbou
rne 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Active employment site.  
Continue to cover by GB1 E6, 
E7 and H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.58 

0.58 
WFC
5b 

Station 
Premises 
and Yard, 
Hicks 
Common 
Road 
(West - 
Part B) 

0.65 Winterbou
rne 

General 
industrial / 
business 

H2 A Site within settlement 
boundary but not suitable for 
housing - due to location 
adjacent to railway line and 
access difficulties. 

Safeguarded as Station 
Premises and Yard, 
Winterbourne 

0.65       

0.65 
WFC
6 

Forest 
Timbers/ 
former 
Sureways 
Transport 
site 

0.66 Winterbou
rne 

Warehouse 
and 
distribution 

Green Belt 
E6, E7, H10 

D Site in Green Belt and 
incremental change covered 
by Green Belt and rural 
policies but also within M32 
Corridor area for New 
Community so long term 
strategy to be resolved. 

Rural site but also covered by 
Policy CS27 East of Harry 
Stoke New Neighbourhood   

      0.66 

0.66 
WFC
10 

Cog Mill 
Farm 

0.81 Frampton 
Cotterell 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Site appears to be used for a 
range of commercial activities 
but not an ideal site due to 
Access and Green belt 
issues. Potential change 
covered by policy GB1, E6, 
E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.81 

0.81 
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Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP 
Policy 

Rec Officer Justification Core Strategy A B C D 
Total 

WFC
14 

339 
Badminton 
Road, 
Downend 

0.6 Emersons 
Green 

Site for 
specific 
occupier 

Not 
safeguarde
d 

B Site within predominantly 
residential area close to new 
and emerging employment 
sites therefore no overriding 
need to safeguard. (Could be 
included as a Kingswood ‘K’ 
site)  

Covered by policy CS13   0.6     

0.6 
WFC
16 

Robinswo
od Farm, 
Iron Acton 

1 Frampton 
Cotterell 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Covered by existing policy 
GB1, E6, E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      1 

1 
WFC
18 

Backfield 
Farm, 
Wotton 
Road, Iron 
Acton 

2.93 Frampton 
Cotterell 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Major employment site 
covered by existing policy. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      2.93 

2.93 
WFC
19 

Henfield 
Farm, 
Cloverlea, 
Coalpit 
Heath 

0.65 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Site covered by policy GB1, 
E6, E7, H10.  It is within the 
Quiet Lanes Scheme which 
would be a material 
consideration in any 
proposals, 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.65 

0.65 
WFC
20 

Danco 
Site, 
Coalpit 
Heath 

6.87 Westerleig
h 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Active site covered by policy 
GB1, E6, E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      6.87 

6.87 
WFC
21 

Ram Hill 
Business 
Park, 
Coalpit 
Heath 

1.27 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Site covered by policy GB1, 
E6, E7, H10.  It is within the 
Quiet Lanes Scheme which 
would be a material 
consideration in any 
proposals, 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12, 

      1.27 

1.27 
WFC
23 

Henfield 
Business 
Park, Off 
Westerleig
h Road 

0.49 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Small but sensitive site 
covered by policy GB1, E6, 
E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12. 

      0.49 

0.49 
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Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP 
Policy 

Rec Officer Justification Core Strategy A B C D 
Total 

WFC
24 

Mays Hill 
Industrial 
Estate, 
Frampton 
Cotterell 

1.34 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Covered by policy GB1, E6, 
E7, H10. Local concerns 
about intensification and 
or/expansion  

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.34 

1.34 
WFC
25 

Westerleig
h Oil 
Terminal 

4.63 Boyd 
Valley 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Covered by policy GB1, E6, 
E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      4.63 

4.63 
WFC
26 

Tulip 
Fresh 
Meats 

5.26 Westerleig
h 

Site for 
specific 
occupier 

Green Belt, 
E6, E7, H10 

D Intensively used of a 
specialist nature (abattoir) in 
Greenbelt.  Owner has 
requested recognition as a 
major developed site in eth 
green belt with flexibility to 
accommodate minor changes. 
This best addressed not 
through a change in policy but 
a ‘concept statement’ to show 
future ambitions and scope 
for change.  

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      5.26 

5.26 
WFC
27 

Jorrocks 
Estate, 
Westerleig
h Road 

0.98 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
H2 

B Site within settlement 
boundary, Concern about the 
way this site has been 
allowed to develop, its 
untidiness and the impact on 
the green belt and on 
residential amenity Change 
would need to be carefully 
controlled but could help to 
improve traffic and visual 
impacts. 

Site not safeguarded.  
Proposals would fall to be 
considered under Policy CS13.  

  0.98     

0.98 
WFC
29 

Poole 
Farm, 
Westerleig
h 

0.89 Westerleig
h 

General 
industrial / 
business 

Green Belt, 
E6, E7, H10 

D Covered by policy GB1, E6, 
E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      0.89 

0.89 
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Site 
ID 

Name Area 
(ha) 

Ward Site character SGLP 
Policy 

Rec Officer Justification Core Strategy A B C D 
Total 

WFC
30 

Says 
Court 
Farm 

1.54 Westerleig
h 

Office location Green Belt, 
E6, E7, H10 

D Covered by policy GB1, E6, 
E7, H10. 

Covered by SGLP policy GB1 
E6, E7, H10 and PPS4 Policy 
EC12 

      1.54 

1.54 
 Total 32.05       0.65 1.58 0 29.82 32.05 
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Appendix 3 – Draft Core Strategy Policies CS11, CS12 and CS 13  

Distribution of Economic Development Land 
 

POLICY CS11 - DISTRIBUTION OF ECONOMIC DEVELOPMENT LAND  

 

The Council will maintain a supply of economic development land in 
accordance with the Strategy for Development set out in Policy CS5.  
This will be distributed as follows: 
Location Total 

(Ha.) 
North Fringe of Bristol urban area  
- Safeguarded areas 448 Ha. 
East Fringe of Bristol urban area  
- Safeguarded areas 152 Ha. 
Yate & Chipping Sodbury  
- Safeguarded areas  102 Ha. 
- Allocated within the new neighbourhood at North 
Yate  

9 Ha. 

Thornbury  
- Safeguarded areas 19 Ha.  
Rural Area  
- Safeguarded areas 14 Ha. 
Severnside  
- Safeguarded area (existing area with planning 
permission) 

635 Ha. 

In addition Policy CS13 will manage change on those economic 
development sites not safeguarded by Policy CS12 

 
9.6  The South Gloucestershire Employment Land Review analysed the existing supply 

of employment land, economic forecasts, recent trends in the take up of 
employment land and local policy objectives to quantify the amount of land for 
employment uses required in the district to 2026. This policy sets out the overall 
quantum and distribution of land safeguarded or allocated in the Core Strategy in 
line with the recommendations of the Employment Land Review, the Strategy for 
Development and Policy CS5 (Location of Development).  Safeguarded sites 
include those already in employment use, as well as South Gloucestershire Local 
Plan allocations and commitments which are at an advanced stage of planning 
and are central to the Strategy for Development.   

Delivery 
9.7 The policy will be implemented through Policy CS12 which safeguards land for 

economic development with criteria for managing change. Policies CS26, CS27 
and CS31 provide detailed guidance on the new neighbourhoods at Cribbs/ 
Patchway, East of Harry Stoke and North Yate. South Gloucestershire Local Plan 
Policies E1, M1 and M2 set out detailed requirements for the major developments 
at Charlton Hayes (Northfield) and Emersons Green East.  
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Safeguarded Areas for Economic Development 
 

POLICY CS12 -  SAFEGUARDED AREAS FOR ECONOMIC 
DEVELOPMENT 

 
Land identified in Table 1 will be safeguarded for economic 
development. Proposals for change from B Use Classes to other 
economic development uses, including town centre uses, or to 
non-employment uses, will need to demonstrate that: 
1 The proposal would not prejudice the regeneration and 

retention of B Use Classes elsewhere within the defined 
employment area; and 

2 It can be clearly demonstrated that it would contribute to a 
more sustainable pattern of development in the local area 
as a consequence of the appropriateness of the proposed 
use to the location; and  

3 The proposal would improve the number or range of jobs 
available in the local area; and 

4 No suitable alternative provision for the proposal has been 
made elsewhere in the Local Development Framework. 

Proposals for major change in the form and character of these areas 
should be considered through the concept statement process. 

Sites identified in Table 2 will be safeguarded by this policy until their 
future use is resolved through endorsed Concept Statements or the 
Sites and Policies DPD. 

Table 1 - Safeguarded Areas 
North Fringe of Bristol 
Abbey Wood Business Park – 
Emma Chris Way 

Land West of A38 (inc.Airbus) - 
South   

Almondsbury Business Park   Land West of A38 (inc.runway & 
Royal Mail Depot)   

Aztec West   Ministry of Defence - Abbey 
Wood   

Bristol Business Park   Old Gloucester Road, Hambrook   
Employment Land at Filton 
Northfield   

Parkway Business Park   

Land East of A38, 
Filton/Patchway   

Parkway North Business Park   

East Fringe of Bristol 
Emersons Green  Morley Road Area   
Chapel Lane, Warmley   McBraida site   
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Tower Road, Warmley   Longwell Green Industrial Estates  
Bristol Uniforms site   Southway Drive, North Common   
Oatley Trading Estate, 
Kingswood  

Hanham Business Park 

The Civic Centre, Kingswood   Former Kleeneze site 
Station Road, Kingswood   Bath Road, Willsbridge   
North of Douglas Road   Hayward Industrial Estate   
Eclipse Office Park   2-8 London Road, Warmley 
Yate and Chipping Sodbury 
Badminton Road Trading Estate  Great Western Business Park   
Beeches Industrial Estate   Indesit Site, Station Road   
Bowling Hill, Chipping Sodbury   The Ridge, Yate   
Broad Lane, Yate   Westerleigh Business Park   
Council Offices, Badminton 
Road   

 

Thornbury and Rural Area 
Thornbury Industrial Estate   Pucklechurch Trading Estate   
SGC Offices, Thornbury   Station Premises and Yard, 

Winterbourne  
Arnolds Fields Trading Estate, 
Wickwar   

Station Road, Charfield   

Old Cider Mill Trading Estate, 
Wickwar   

Sungard Vivista Premises, 
Marshfield   

Severnside  
Severnside Employment Area  

 
 Table 2 - Interim Safeguarded Areas 

North Fringe of Bristol 
Cribbs Causeway   Pearce/ Auto Techniques site, 

Hambrook Lane   
Jupiter Road   University of the West of England 

Site  (see Policy CS28) 
Patchway Industrial Estate    
Yate and Chipping Sodbury 
Badminton Court / Dairy Crest 
Site 

Minelco Site / Yate Mills, Broad 
Lane   

Coopers Site Stover Industrial Estate   
Hatters Lane  

 
9.8 National policy requires that a supply of employment land is maintained to meet 

the identified needs of businesses. Consultation has highlighted support for: 
continuing to protect employment land, meeting the needs of the aerospace 
cluster/airfield and UWE and improving the balance between jobs and workers in 
the different communities of South Gloucestershire.  
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9.9 The South Gloucestershire Employment Land Review has considered the current 
supply and projected demand for employment land up to 2026, as well as an 
assessment of the suitability for continued employment use of existing and new 
sites. Sites for safeguarding have been chosen to reflect the Strategy for 
Development set out in Policy CS5 and in the spatial policies in Part 2 of the Core 
Strategy. The chosen sites are listed in Tables 1 and 2.  
  

9.10 Priority on the safeguarded sites will be given to uses which fall within the B Use 
Classes. Retail and other main town centre uses will have to meet the sequential 
test set out in PPS4. However, office development outside town centres may be 
appropriate as this reflects the existing pattern of development in South 
Gloucestershire and is in line with the local and sub-regional strategy. Residential 
use will not be acceptable as provision has been made elsewhere in the Core 
Strategy. 
 

9.11 Within the boundaries of some safeguarded areas there are areas of Green 
Infrastructure which will continue to be protected and managed as green assets. 
 

9.12 Assessing contributions to sustainable patterns of development includes 
consideration of the range of jobs and services in the locality, transport and 
accessibility, the availability of alternative locations and the relationship to town 
and local centres. The area visions and policies in Part 2 of the Core Strategy 
should also be used in assessing a proposal’s contribution to the local area. 
 

9.13 The Council has identified some existing employment areas which will be subject 
to review (see Table 2).  These are primarily in the Cribbs Causeway/Patchway 
area where new residential neighbourhoods are proposed, and at UWE, as part of 
the long term expansion of the University.  In the long term, alternative uses on 
these areas may be more appropriate, such as residential or mixed use. These 
sites will be safeguarded until their long term future is determined through Concept 
Statements or the Sites and Policies Development Plan Document. 
  

9.14 Opportunities to redevelop existing employment sites, through intensification or re-
modelling, will be encouraged.  Redevelopment can increase productivity through 
the more efficient use of land and enable the site to make a better contribution to 
the local area through better design and improving the number and range of jobs 
available.  Where major change is proposed, more detailed guidance should be 
prepared.  Sites listed in Table 2 will be reviewed on a regular basis and amended 
as necessary where there is clear evidence to support revisions.  

Delivery 
9.15 This policy will be delivered through the development management process.  

Developers promoting major development proposals will be required to carry out 
pre-application consultation in accordance with the Council’s concept statement 
process as set out in the Statement of Community Involvement. The Sites and 
Policies Development Plan Document will provide further detailed guidance 
through site allocations or Urban Design Frameworks.  
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Non-Safeguarded Economic Development Sites 
 

POLICY CS13 -  NON-SAFEGUARDED ECONOMIC DEVELOPMENT 
SITES 

Proposals for change of use on economic development sites not 
safeguarded in Policy CS12, within the settlement boundaries of the 
urban areas and villages defined on the Proposals Map, will not be 
allowed unless it can be clearly demonstrated that all reasonable 
attempts have failed to secure a suitable economic development re-
use.  

Where these circumstances occur, then priority will be given to 
alternative uses in the following sequence: 

1.   a mixed use scheme; 

2.   a residential only scheme.  
 

9.16 Evidence shows that in the last ten years, locally significant amounts of non-
safeguarded employment land have been lost to residential uses in the urban 
areas and villages. The need to prevent further losses of smaller scale 
employment opportunities in the context of pressure to meet housing targets has 
been identified through engagement as a key issue.  In the light of local evidence 
of loss of employment sites in villages, this policy sets out a preferred sequence 
for change of use on economic development sites and a process for determining 
when change of use would be acceptable.   

 
9.17 Proposals for residential re-use of buildings will need to be accompanied by a 

statement clearly demonstrating that a market appraisal has been undertaken to 
assess alternative economic development uses, and that every reasonable 
attempt to secure a suitable re-use has been made and failed.   

 
9.18 This assessment should take account of the visions and policies for the local areas 

set out in Part 2 of the Core Strategy and demonstrate that a sustainable solution 
for the local community has been found. In some cases a mixed use or residential 
scheme may be the most sustainable and appropriate solution for a site.  

Delivery 
9.19 This policy will be delivered through the development management process.   
 
9.20 Policy EC12 of PPS4 sets out criteria for determining applications for economic 

development in rural areas. Policy CS13 will be used in addition to Policy EC12 of 
PPS4 to determine the circumstances in which a continued economic development 
use will not be the preferred option within village settlement boundaries. 

 
9.21 Where the loss of a community or cultural building is proposed, the tests in Policy 

CS23 (Community Buildings and Cultural Activity) will be applied before applying 
Policy CS13. 
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