APPENDIX A — Reasons for Refusal.

1. The site is situated outside the existing urban area and it is not within a defined
rural settlement; it is therefore in a location where development should be
strictly controlled. The proposed development would conflict with the spatial
strategy of the District: the amount of development cannot be considered
limited. The proposed development is therefore contrary to policy CS5, and
CS34 of the South Gloucestershire Local Plan: Core Strategy (Adopted)
December 2013; policy PSP40 of the South Gloucestershire Local plan:
Policies, Sites and Places Plan (Adopted) November 2017; and the provisions
of the National Planning Policy Framework February 2021.

2. The development would fail to provide safe, useable walking and, or cycling
routes to the majority of key services and facilities as set out within Policy
PSP11. Furthermore, the site would be inappropriately distanced from many of
these facilities and the bus service is very restricted/limited. For these reasons
the site is unsustainable as future occupants would have to rely heavily on travel
by private car. The development is therefore contrary to Policy PSP11 of the
South Gloucestershire Policies, Sites and Places Plan (Adopted) November
2017; Policy CS1 of the South Gloucestershire Local Plan Core Strategy
(Adopted) December 2013 and the provisions of the National Planning Policy
Framework 2021.

3. In the absence of a S106 legal agreement to secure necessary traffic
calming/speed reduction measures on the wider highway network there is an
objection in principle to the access design which would need to accommodate
visibility splays for the excess speed on the A432 past the site, resulting in a
contrived build out on the southern side of the road. This asymmetrical design
would reduce the ability to introduce future safety infrastructure such as cycle
lanes which is a Council objective across the District, and in officers' view is
considered detrimental to highway safety. It is therefore contrary to Policy CS8
of the South Gloucestershire Local Plan: Core Strategy (Adopted) December
2013; Policy PSP11 of the Policies Site and Place Plan (Adopted) 2017; and
the provisions of the National Planning Policy Framework 2021 [para 110 (d)].

4. In the absence of an appropriate planning obligation to secure affordable
housing, in accordance with the provisions of Policy CS18 of the South
Gloucestershire Local Plan: Core Strategy (Adopted) Dec. 2013, the proposed
development would fail to make appropriate provision for affordable housing in
the district. The development is therefore contrary to Policy CS6 and, CS18 and
of the South Gloucestershire Local Plan: Core Strategy (Adopted) Dec. 2013;
The South Gloucestershire Affordable Housing and Extra Care SPD (Adopted)
April 2021 and the provisions of the National Planning Policy Framework 2021.



In the absence of an appropriate planning obligation to secure a contribution
towards the provision, enhancement, and maintenance thereof, public open
space the proposal fails to mitigate its own impact to the detriment of the
locality. The proposed development is therefore contrary to policy CS6 and
CS24 of the South Gloucestershire Local Plan: Core Strategy (Adopted)
December 2013 and the provisions of the National Planning Policy Framework
2021.

In the absence of a Section 106 legal agreement to the contrary the proposal
fails to mitigate against additional pressure on the Library Service provided at
Yate and Chipping Sodbury contrary to Policies CS6 and CS23 of the South
Gloucestershire Local Plan: Core Strategy (Adopted) 2013 and the provisions
of the National Planning Policy Framework 2021.

In the absence of a Section 106 legal agreement to secure contributions
towards creating primary and secondary school places for the pupils generated
by the proposal, the proposal fails to provide adequate mitigation to address
the impact upon local education provision arising from the development and is
contrary to Policy CS6 and CS23 of the adopted South Gloucestershire Core
Strategy: Local Plan 2013 and the provisions of the National Planning Policy
Framework 2021.



