Sodbury Town Council - Full Council Meeting 13th December 2011 
Questions
· What provision will be made during development for site administration, storage and receipt of materials, storage of equipment and plant and a manoeuvring area for vehicles? 
For each phase of the development, a ‘Construction Management Plan’ needs to be submitted and approved by SGC prior to commencement. The plan will include details of where site compounds are to be located and details of manoeuvring areas. CDF will endeavour to minimise any disruption to car parking and local roads. 
·  How will safe, legal uninterrupted parking be provided for those needing to park in the town during the construction period bearing in mind the limited availability of parking in local residential roads?
Prior to starting on site, CDF will prepare a detailed phasing plan with their contractor such that they maintain as many car parking spaces as possible during the foodstore construction period. The other phases of development will not interfere with the operation of the car park. 
The foodstore construction is expected to take about 12 months but CDF will be looking to maintain the existing parking provision for the first 6 months. Thereafter, CDF will ensure that at least 100 parking spaces are kept available for the remainder of the construction phase for the foodstore. This commitment is set out in the approved Environmental Statement. 

· Where will Waitrose staff park?  Many people are concerned they will use many of the limited number of long term spaces. 
Waitrose is required to produce a ‘Travel Plan’ that will set out means to encourage sustainable transport. The plan will need to be approved by SGC prior to the foodstore opening for trade. This will reflect Waitrose’s Corporate Travel Plan that encourages non-car journeys by staff. The Travel Plan will look to preclude staff from parking in the long stay car park.

The Waitrose site benefits from a highly-sustainable location and the prospects of staff walking, cycling, or using public transport to travel to and from work are high. A range of measures such as providing secure cycle parking facilities and showers for staff will encourage cycling. 

It is not in Waitrose’s interest to have its staff using up car park spaces and potentially making it more difficult for customers to find spaces at peak times.

· How will District Councillors represent the views of Parishioners at the final planning stages? 
Cllrs L Boon & A Rush to respond.
· Was STC contractually bound to participate in the transfer of the ownership of the car park?
No

· What is the financial obligation of the car park contract? 
Once the Option with CDF is exercised there is no obligation on STC for the running costs of the car park.  The loan repayments will continue until the loan is repaid in full.

· Why is store traffic now using the existing Wickwar Road mini roundabout rather than the spur off St John’s Way roundabout?
This was proposed from the outset and the plans have not changed in respect of customer access. It is in the interest of the Town Centre to keep the car park entrance in its existing position and as close as possible to the Town Centre, especially for visitors/tourists. 

· Has a survey been done on Farmers Market days and when events are being held in the Town Hall?
Yes, surveys of the car park were undertaken by CDF to inform the development proposals on a Friday and Saturday which are ordinarily the busiest days on the highway network in terms of traffic. In addition to this, car park surveys were also undertaken on a Thursday when the market also occurs, ensuring that both local conditions as well as the wider situation were covered.

The car park surveys did not include times when evening events were being held in the Town Hall. See comments below. 
· What provision has been made to accommodate the increased number of vehicles needing to park when a function is being held in the Town Hall, in the street or to accommodate the increased volume of visitors it is hoped the development will attract?
An evening function in the Town Hall would not pose a problem as at this time, demand for parking for the foodstore will be less than during the daytime and the demand for High Street parking will be considerably less (as noted in the surveys undertaken on a Thursday, Friday and Saturday).  

Daytime functions should also be able to be accommodated as the analysis in the submitted and approved Transport Assessment shows that even at peak time on a market day, there is likely to continue to be at least 50 spaces available in the car park – these could accommodate a temporary increase in demand such as a function or coach trip.
Furthermore, Waitrose have confirmed that they will allow public car parking at their store to accommodate evening events subject to prior arrangement with the store manager.

· Were adjoining Parishes consulted on the development and the likely parking restrictions?
Yes, as part of the statutory planning consultation process and the developer’s pre-application public consultation process.

· Will Waitrose provide their own spaces for staff? If not more rather than fewer spaces are required.
Waitrose will not be providing dedicated staff parking as the company’s ethos is to encourage sustainable travel to work patterns. 

· Whose information was STC using when it stated there will be a 3 hour restriction in the restricted car park? Is there a guarantee this will remain the case and not be reduced once the store starts trading? 
Waitrose will run the store car park as a short-term shopper’s car park and it is their policy to take a proactive but friendly approach to enforcing parking restrictions to ensure that the facilities are not being abused (eg. all-day commuter parking). 

· The developer has stated that it is the planner’s policy that restricts the number of spaces that can be provided on site. Can SGC point to a published policy which states that if a car park is developed the same number of spaces cannot be provided nearby as a direct replacement?
The adopted SGC Local Plan sets out maximum parking standards for new development in order to promote more sustainable means of travel (Policy T8). This includes maximum provision for new foodstores. 

However, what CDF is referring to in this particular case is the need for SGC to consider a range of factors in deciding the appropriate level of parking provision. Of particular importance in this case has been the protection of the character and appearance of the Conservation Area which has resulted in a requirement to lower parking numbers in the interests of retaining good levels of landscaping across the site. 

· Why is it necessary to significantly diminish the free car parking spaces to which visitors, residents and traders in Chipping Sodbury have become accustomed? It is noted the planners do not wish the entrance to the town to feature acres of car park but the local authorities have the power to relocate the balance between car parking and housing by demanding more car parking spaces are provided to the east of the store.
Free parking spaces are going up from 170 to 298. 

The extent of parking to be provided as part of the development has been agreed by SGC as part of the outline planning permission and approved Masterplan. SGC does not have the power to impose increased parking provision on CDF, at the expense of housing land or areas of open space/landscaping. 
It is important to acknowledge that CDF/Waitrose cannot be expected to solve the town’s existing traffic and parking problems. The planning system requires development to mitigate its own impacts, and this has been demonstrated by SGC’s decision to approve the outline planning permission subject to a range of conditions and financial obligations. Nevertheless, as CDF and Waitrose will become important Town Centre stakeholders, it will clearly be in their own interests to work alongside STC, local traders, and the local community to tackle issues such as improving and rationalising parking provision throughout the Town Centre. 
· Why has the access via the Quarry Road junction with Bowling Hill been abandoned when this was a feature of the original plans? This would have provided a superior access route from Yate and reduced traffic volumes in the High Street? The action group has learnt that its reinstatement is still the aim of the planning authority and it is merely the existence of a concrete batching plant which has been allowed to derail this excellent proposal. They wish STC to address this matter during phase 2 of the application.

Early public consultation indicated the potential to link the development with Quarry Road which would have effectively functioned as a by-pass to the Town Centre. This potential option for the development was dropped for a number of reasons:

1. Uncertainties regarding the ongoing operation of Hanson’s batching plant.

2. Public concerns regarding the effect of the through road on safe pedestrian/cycling linkage between Jubilee Park and Ridge Wood, and access into Ridge Wood generally. 

3. Local trader concerns regarding the loss of pass-by trade if significant vehicles were to be diverted away from the Town Centre. 

It was clear to CDF that the balance of local opinion at that time was that the link with Quarry Road should not be provided as part of the development proposals. 

The access arrangements for the development have been agreed as part of the outline application and it is not possible to consider this matter as part of the reserved matters application (it requires land outside the application site). The matter is immaterial to the determination of the Reserved Matters. Accordingly, any consideration of the Quarry Road link would need to be independent of the current CDF development scheme and subject of a separate planning application.

As it stands, the new access road serving the residential development has been designed as a residential access road and as such has not been designed to accommodate the sort of traffic that might reasonably be anticipated to serve as a Town Centre bypass or link road.
· Are the Town Council willing to work with SGC to call a meeting of interested parties including developers, town traders, Charitable Trusts, High St & Broad St frontages and the Beaufort Estate to produce a workable solution to the towns parking problems which can be included in a neighbourhood plan?

It is clearly in CDF and Waitrose interests that the Town Centre thrives, including the resolution of the town’s parking issues. CDF is owner of the No.31 High Street plot which includes the largest shop unit in the historic Town Centre and where 5 additional shop units are proposed to be provided as part of the ‘link’ development connecting Waitrose and the High Street. In order to be able to find retailers for their shops CDF need to have a successful retail location with good pedestrian footfall. This can only be achieved with good parking so that shoppers can get to the shops. CDF will become one of the largest owners of retail property in Chipping Sodbury and as such it is most important to them that the town is successful both in the short and long term. Ongoing parking problems will affect investment decisions in the Town Centre including the prospects for occupation of the units at 31 High Street.  
As such, CDF and Waitrose would welcome such initiatives. 
Comments

· Sufficient car parking spaces should be provided for organisations holding events at the Town Hall and other local buildings and organising coach trips leaving from the car park.
The analysis of parking demands indicates that there will continue to be sufficient parking in the Town Centre to meet the demands associated with the majority of Town Hall functions and particular events, especially as most fall outside times of peak parking demand (as discussed above). 

· Negotiations between STC, SGC and the Developer have been questionable and shown disregard for the democratic process.
Planning negotiations on the amount of parking to be retained/provided as part of the development have formed part of the democratic planning process. In order to ensure that any decisions taken were appropriate, STC sought advice from Independent experts on both the valuation and legal aspects of the negotiations.

· Much expected traffic will come down High Street and add to the congestion which already exists during peak times and over the weekend.
In recognition of the increase in traffic in the Town Centre, CDF has agreed to make a contribution of £165,000 towards traffic management and road safety measures. This is likely to include works to improve the Wickwar Road/High Street/Broad Street junction.

It is relevant to note that in early stages of public consultation, a common concern of local traders was that the development should not divert traffic away from the Town Centre as this would reduce prospects for pass-by trade. 

· The long stay car park should not be compromised and capacity should be increased by removing shrubbery and raised pavements.
CDF and SGC have had extensive discussions on the car park layout and design. A balance needed to be struck between maximising parking provision and protecting the landscape value and visual appearance of the site (particularly as it is in the Conservation Area). We consider that a reasonable balance has been struck and this is reflected in SGC’s resolution to grant planning permission. It must be appreciated that the proposed amount of parking (long- and short-stay) has been approved in principle and the subsequent approval of reserved matters will not be incumbent on increasing parking provision.
Nevertheless, there is the potential for long-stay parking numbers to be increased at the expense of landscaping and the public toilets. CDF is prepared to revisit this, in consultation with STC and SGC, after the foodstore has opened and reached settled trading conditions. It is important that the scheme is given the chance to prove its successful integration with the Town Centre and for any direct effects of the development to be properly understood. 
· The planning process has been bitter and wholly unsatisfactory. High Street shoppers and other users of the car park will struggle to find spaces and probably not visit Sodbury.
On the contrary, CDF undertook extensive pre-application consultation over a number of years. CDF also took the appropriate steps to ensure that the development proposals were considered as part of the review of local planning policies (enabling further public engagement) which has resulted in SGC allocating the site for development in the Draft Core Strategy. It must be remembered that the proposals have attracted widespread support from local residents and traders, a point that now seems to be forgotten. 
A total of 298 car parking spaces will be provided (currently 170) and CDF’s transport consultant has calculated that peak demand will be approximately 250 spaces. As such, suitable provision is being made to cater for the predicted increased demand for parking spaces. 

· There is a need for an urgent public meeting to resolve the unsatisfactory situation but unlike previous meetings STC needs to actually listen to the community and act on it rather than sit on the fence or more damagingly go against the community as it invariably seems to do on such matters. The Council fails to recognise that the sole objective of CDF and Waitrose is to ensure they remove many of the current traders who they see as competition.
The Waitrose foodstore will function as part of the Town Centre and SGC’s independent retail advisors concluded that the foodstore will have a positive effect in terms of retaining shopping expenditure in the Chipping Sodbury area, to the benefit of the local economy. Furthermore, the advice to SGC is that no materially adverse impacts on the Town Centre will arise from the development. In particular, the Waitrose will improve footfall on the High Street.

Waitrose will benefit from a strong and diverse Town Centre so there is no truth in the suggestion that Waitrose would want to cannibalise trade. Similarly, CDF will own 6 shop units at 31 High Street and this investment will only flourish if the Town Centre remains vital and viable by attracting existing and new trade to the town. 
· If the Council wants a successful town with diversity, history and heritage it has to offer proper parking not a constrained arrangement that is primarily for the benefit of Waitrose.
Waitrose is not seeking exclusive parking facilities. The short-stay parking will be available for all and is more than adequate time for the vast majority of Town Centre visits. Any visitor requiring longer will be able to use the retained long-stay parking area. Waitrose do not enforce parking restrictions unless there are problems of abuse. 
· One of the many attractions of the town is free parking. Without such parking traders will inevitably lose out.
Free parking spaces are going up from 170 to 298. 

· The Town Council should consider providing an alternative parking area to replace the 90 spaces lost to the developers.

· The proposals will be the death knell of Chipping Sodbury Town Centre and should not be allowed to happen. It is not too much to ask the elected Councillors and Officers of SGC to re-appraise the situation with the developers.

· Parking in Chipping Sodbury is a major issue, should there be a significant reduction and the safest option will be to turn toward Yate and the new Tesco for shopping and easy parking. Many groups use the car park as a meeting point and on returning walk into the town to shop and eat.
The parking analysis picked up the use of the Town Centre car park as a meeting point for groups and this type of demand is accounted for in the estimates of parking demand. Typically, this type of demand does not tend to clash with times of peak demand.

· A majority of local shopkeepers have voiced their apprehensions at the proposals. Disregarding the views of local shops runs counter to the Governments espousal of promoting a sense of community.
The Chamber of Trade has supported the development proposals and Waitrose looks forward to working closely with the Chamber and individual traders to promote the Town Centre as a shopping and visitor destination. 
· Planning decisions in Chipping Sodbury are a balance between conservation and development. Chipping Sodbury could be an even greater tourist attraction which adequate car parking would further enhance.

Any new development which would/could draw tourists into the town would be required, as per the Waitrose/CDF proposals to analyse and/or provide its own parking provision.

