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EXECUTIVE SUMMARY

This report examines the transportation potential for B8 Use Class development in response to the
emerging Stroud District Local Plan, with two adjacent parcels of land considered (referred to as
‘Symmetry Park West’ and ‘Symmetry Park East’).  They are located to the south of the M5 Junction
12 interchange (either side of the B4008 corridor) and approximately 1 mile west of Haresfield,
Gloucestershire.

The study has considered the existing infrastructure and surrounding development.  It is believed that
the location and nature of the sites make them ideal to accommodate in the region of 2,005,500ft2 of
B8 Use Class development (with 1,123,500ft2 on ‘Symmetry Park West’ and up to 882,000ft2 on
‘Symmetry Park East’) to support growth aspirations of the Local Authority.

The allocation of these sites would respond to and help deliver both local and national policy
aspirations, which aim to encourage development and growth in viable locations where it would not
have a severe impact on the operation of the highway network. The land promoter is committed to the
delivery of efficient, low-carbon and cost-effective development that assist the delivery of the high-
quality freight network within Stroud (which is an aspiration of local policy goals).

The report establishes details of consented development and applications currently being considered
in the vicinity of the site, which will provide significant infrastructure improvements and establish that
the surrounding area is appropriate to support B8 Use Class development. These schemes will
provide upgrades, which will ensure that the highway network surrounding the site is safe and
functional, creating the potential for further development in the area. Both plots of the promoted site
can be safely accommodated from the B4008 corridor.  It is anticipated (at this stage) that Symmetry
Park West could be accessed via a Ghost-Island priority junction, with Symmetry Park East accessed
by means of improvements to the Gloucester 12  roundabout to create an eastern arm, with the
potential for an additional access point to be provided from Stonehouse.

The site presents an opportunity to achieve sustainable development due to its location (a principle
which has been accepted within the evidence for the Stroud District Local Plan) and through the
granting of the neighbouring St. Modwen Park development. The site can be accessed by regular bus
services, which route via the B4008 corridor and provide links to/from surrounding towns/cities. The
potential for trips to the site via multi-modal trips already exists and will be further enhanced if the
Hunts Grove Railway Station is developed, which has land safeguarded as part of the Hunts Grove
development located north of the M5 Junction 12 interchange.

The impact of future development has been considered and modelling work developed to support the
previous Stroud District Local Plan has established that the promoted Symmetry Park development
can be accommodated without having a severe impact on operational performance of the surrounding
road network and only modest mitigation would be required to facilitate appropriate boundary
connections with adjacent public highway infrastructure.

This report concludes that there is no reason why the sites should be denied allocation in the Stroud
District Local Plan from the perspective of highways and access. The impacts of Covid-19 and the
committed infrastructure upgrades surrounding the site create a unique opportunity to bring forward
further development in the area. Allocation of these parcels of land for B8 Use Class development
would generate recovery and growth in the area, whilst assisting to achieve growth aspirations that
accord with national and local planning policy.
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1. SETTING THE SCENE

OVERVIEW OF SITE PROMOTION REPORT
1.1.1. This report has been prepared to examine the transportation potential for B8 Use Class development

in response to the emerging Stroud District Local Plan (SDLP), with two adjacent parcels of land
considered (referred to as ‘Symmetry Park West’ and ‘Symmetry Park East’’).  They are located
approximately 1 mile west of Haresfield, Gloucestershire (as shown in Figure 1.1 below).

1.1.2. It is believed that the location and nature of the sites make them ideal to accommodate in the region
of 2,005,500ft2 of B8 Use Class development (with 1,123,500ft2 on ‘Symmetry Park West’ and up to
882,000ft2 on Symmetry Park East’) to support growth aspirations of the Local Authority. Illustrative
masterplans for each plot of land are included in Appendix A to demonstrate the broad principle of
development at this location.

Figure 1-1 – Symmetry Park West and East locations
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1.1.3. This report demonstrates:

§ The potential synergies with adjacent employment areas;
§ The site can be safely and appropriately accessed from the B4008;
§ The accepted future baseline performance of the road network (including mitigation measures

required of committed development through planning obligations); and
§ The modest level of infrastructure which will be required to enable development of the site.

1.1.4. The evidence base also establishes how the allocation of this site will assist the Local Authority in
promoting development that accords with national and local policy aspirations, whilst identifying
opportunities associated with future delivery of B8 Use Class development upon these parcels of land.

1.1.5. It is intended that the parameters discussed within this report be used to assist in developing the
vision, objectives and key principles of development upon the site, whilst also acting to guide any
future planning application which may be submitted for consideration by Stroud District Council (SDC),
Gloucestershire County Council (GCC) and Highways England (HE).

1.1.6. The following are demonstrated in each section of this report:

§ Section 2: How B8 development on the site would be in accordance with and support the delivery
of National and Local Policy aspirations;

§ Section 3: How already committed development in the vicinity of the site have created the
opportunity for further development in the area;

§ Section 4: Discusses existing conditions and safety of the highway network and how these are
conducive to further development in the area;

§ Section 5: Highlights the potential for sustainable travel to the proposed allocations site;
§ Section 6: The opportunity for B8 development on the site and its potential impact on the

surrounding highway;
§ Section 7: How already accepted modelling has demonstrated the potential for further

development, with due consideration given to societal changes caused by the COVID-19
Pandemic; and

§ Section 8: Provides a summary of the sections above, concluding any future development, of the
scale of that anticipated proposed site, would not result in a severe impact on the highway
network.
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2. RESPONDING TO POLICY AND DELIVERING OUTCOMES

ALIGNMENT WITH PLANNING POLICY
2.1.1. This section demonstrates how an allocation of the promoted sites will assist in the delivery of both

national and local policy. An allocation as part of the emerging SDLP would allow objectives and goals
set out in the following policy base to be achieved using committed infrastructure to support growth
aspirations of the Local Authority.

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)
2.1.2. The latest NPPF was updated on the 19th June 2019 and sets out central Government’s planning

policies for England and how these are expected to be applied. The preparation of this report is
consistent with guidance set out in the NPPF, which advocates the submission of such documents to
support new developments.

2.1.3. In the context of the decision-making process this general presumption means approving development
that accords with development plans without delay and where relevant policies of the development
plan are out of date, granting planning permission unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits.

2.1.4. Paragraph 91 details the role of the planning system in creating healthy and inclusive communities, a
matter that is underpinned by sustainable modes of transport in and near localities.

2.1.5. Section 9 of the NPPF, entitled ‘Promoting Sustainable Transport’, outlines the Government’s planning
policies to ensure that appropriate parking provision and sustainable transport choices are available
for promoting sustainable development, it states the following at paragraphs 108, 109, 110 and 111:

“108. In assessing sites that may be allocated for development in plans, or specific applications for
development, it should be ensured that:

a) Appropriate opportunities to promote sustainable transport modes can be – or have been –
taken up, given the type of development and its location;

b) Safe and suitable access to the site can be achieved for all users; and

c) Any significant impacts from the development on the transport network (in terms of capacity
and congestion), or on highway safety, can be cost effectively mitigated to an acceptable
degree.

109. Development should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road network would
be severe.

110. Within this context, applications for development should:

a) Give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second – so far as possible – to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public transport
services, and appropriate facilities that encourage public transport use;

b) Address the needs of people with disabilities and reduced mobility in relation to all modes
of transport;
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c) Create places that are safe, secure and attractive – which minimise the scope for conflicts
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to
local character and design standards;

d) Allow for the efficient delivery of goods, and access by service and emergency vehicles;
and

e) Be designed to enable charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations.

111. All developments that will generate significant amounts of movement should be required to
provide a travel plan, and the application should be supported by a transport statement or transport
assessment so that the likely impacts of the proposal can be assessed.”

2.1.6. Paragraphs 150 and 151 highlight the importance of new developments providing solutions which
support reductions in greenhouse gas emissions and levels of traffic congestion.

2.1.7. In conclusion, Table 2-1 shows that allocating the promoted site for B8 Use Class development would
support the policy aspirations of the NPPF set out above and the Government also recognises that
the nature and location of development should be considered when exploring the opportunities for
sustainable transport modes.

Table 2-1 – NPPF Policy Compliance

1. The residual cumulative impact of the development (with a modest level of mitigation
provided) would not be severe, within the context of Paragraph 109 of the NPPF.

2. A Personal Injury Collision study has been undertaken and has demonstrated that there are
no untypical highway safety issues within the vicinity of the site. Furthermore, the proposals
will not have an unacceptable impact on highway safety.

3. Access via sustainable modes should not been considered a severe issue with the site with
the premise of such development in the area permitted through the granting of St. Modwen
Park and no objection being raised by GCC and HE to Gloucester 12.

GLOUCESTERSHIRE LOCAL TRANSPORT PLAN 2015-2041 (DRAFT)
2.1.8. The GCC Local Transport Plan (LTP) is still in draft phase, however, it is considered development has

a number of key policies which would both, support the Symmetry Park development and be supported
by the development.  A number of policies are set out which aim to improve the safety and operation
of the highway network throughout the region and provide a high-quality integrated transport network.

2.1.9. Policy PD0.4 of the LTP sets out the following which sets out the responsibilities of developers when
submitting applications:

“GCC will work with local planning authorities to make a positive contribution towards a step change
in sustainable land use planning and enable multimodal transport opportunities with a clear priority
towards sustainable travel choices. GCC will support planning authorities and require developers,
through agreements and securing of planning obligations; to mitigate against the impacts of proposed
new development on the transport network and transport infrastructure by requiring site master
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planning and making sure transport considerations are integral to the design of schemes and
contribute to making high quality places.”

Policy PD3.1 of the LTP sets out the goals for the freight network within the county:

“LTP PD3.1 – Gloucestershire’s Freight Network GCC in its role as Local Highway Authority will work
with its partners; Highways England, Network Rail, neighbouring highway authorities, District, Parish
and Town Councils and the Police to maintain a functioning freight network by ensuring the safe and
expeditious movement of freight, whilst working towards decarbonising road and rail freight by 2050.”

2.1.10. In conclusion, Table 2-2 shows that allocating the promoted site for B8 Use Class development
would support the policy aspirations of the LTP and the specific objectives set out above.

Table 2-2 – Gloucestershire LTP Compliance and Delivery

1. The development would provide the required level of infrastructure (anticipated to be modest)
to ensure the development would not have a severe impact on the highway network. Any
infrastructure require will be integral to the design process

2. The land promoter is committed to implementing facilities to minimise car travel at
development sites. A Travel Plan would also be implemented at the development to
encourage use of sustainable modes of travel.

3. The development would support Policy PD3.1 by improving the quality of the freight network
on the highway network with the proposed development essentially an extension to the
Gloucester 12 and St. Modwen Park developments.

STROUD DISTRICT LOCAL PLAN – NOVEMBER 2015
2.1.11. The SDLP was adopted in November 2015 and sets out the aspirations for the district from 2015 –

2031 with consideration given to the economy, infrastructure requirements and environmental
responsibilities of the district as well as other key requirements for the region.

2.1.12. The existing key issues are set out in the SDLP, with relevant issues set out associated with providing
job opportunities across the district and achieving a better transport system summarised below:

“Para 39 - Stroud District has relatively low levels of unemployment but there are too few jobs within
the District itself to meet the needs of the resident workforce;

Para 41 - Projections suggest a need to plan for between 6,800 and 12,500 net new jobs (2006-2031)
and a need to provide about 58 ha of additional employment (B1 – B8) land from 2006 to 2031, based
upon past take-up rates;

Para 50 - The District has a relatively poor public transport system. At best, frequent bus services only
run in Stroud urban area on a few main routes. Many communities have only a few services a day or,
worse, only a few services a week.”

2.1.13. Strategic objective SO2 ‘Local economy and jobs’ (of the SDLP) aims to; “Provide for a strong, diverse
vibrant local economy that enables balanced economic growth coupled with enhanced job
opportunities across the District”. The objective sets out the benefit of locating sites on the M5/A38
corridor to ensure that development can be located closed to the SRN (i.e. places where businesses
want to be located).  The location of these development creates the opportunity to provide a range of
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units from large warehousing and distributions units down to offices and smaller industrial units.
Specific developments allocated in the SDLP are discussed in the following sections of the report.

2.1.14. Strategic objective S04 ‘Transport and travel’ aims to succeed in: “Promoting healthier alternatives to
the use of the private car and seeking to reduce CO2 emissions by using new technologies, active
travel and/or smarter choices, working towards a more integrated transport system to improve access
to local goods and services”. The objective sets out the need for developments to be located close to
district’s large developments to make travel by sustainable travel modes easier and more viable. By
locating development close larger settlement areas potential access to rail, bus, public transport and
the SRN are maximised.

2.1.15. The environmental responsibilities are also referenced throughout the SDLP, such as the need for
developments to delivered with low or zero carbon and ensuring buildings are designed efficiently.

2.1.16. The SDLP was prepared and adopted prior to the COVID-19 pandemic (the potential impacts of which
are discussed in more detail in Section 3.3 of this report) as such, the focus of the SDC is likely to
have shifted to stimulating economic recovery and growth as well as ensuring the necessary
infrastructure is in place to support flexible working and a shift in travel modes.

2.1.17. In conclusion, Table 2-3 shows that allocating the promoted site for B8 Use Class development would
support the policy aspirations of the SDLP, with reference to the potential impacts of COVID-19.

Table 2-3 – Stroud District Local Plan Compliance and Delivery

1. The site is located to provide direct access to the SRN as well as close to the town of
Quedgeley where residents have access to sustainable transport provision to provide access
to the site. The location of the site will ensure the development is attractive to occupiers as
well as good place to work for residents of the district.

2. The site is located close to the Gloucester 12 and St. Modwen Park developments to which
GCC and HE have provided no objection at this stage, meaning the premise of the site being
acceptable for B8 development in terms of access has already been accepted.

3. The provision of this development will assist economic recovery and growth following the
impacts of COVID-19, taking advantage of changes to the way people travel to take advantage
of the possible additional capacity on the highway network.

4. The land promoter is committed to delivering efficient, low-carbon and cost-effective
buildings as well as investigating the use of integrated renewable energy systems during
developments. This will help support the economic responsibilities for Stroud set out in the
SDLP.

KEY DEVELOPMENT SITES
Hunts Grove

2.1.18. The Hunts Grove Extension is allocated in the SDLP, which will be located to the southwest of the
already committed/partially developed Hunts Grove development area that comprises of 1,750
residential dwellings and supporting infrastructure (discussed in more detail in Section 3). The
permitted Hunts Grove site was allocated within the 2005 Stroud District Local Plan located on land
to the north of the M5 at Junction 12 interchange.
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2.1.19. The Hunts Grove Extension will comprise circa 750 residential dwellings with the following additional
development to be integrated into the overall scheme (the list below is not exhaustive, only considering
the components which should be considered from a highways and transportation perspective):

§ A local centre of sufficient scale to meet the day to day needs of the Hunts Grove new community
as a whole, incorporating local retail and community uses;

§ A primary school of sufficient scale to meet the needs of the Hunts Grove new community;
§ Accessible natural greenspace and publicly accessible outdoor playing-space;
§ Cycle and pedestrian routes through the development connecting with Haresfield Lane and the

existing Hunts Grove development;
§ Primary vehicular access from the principal A38 junction serving the Hunts Grove new community,

with secondary access from Waterwells Drive, as part of a wider managed, safe and accessible
transport network, identified in the evidence base transport assessments;

§ Access arrangements in the site to encourage the use of public and sustainable modes of transport
and encourage lower vehicle speeds;

§ Bus stops and shelters at appropriate locations to serve the new development;
§ Contributions towards bus services to improve bus frequencies and quality; and
§ Safeguarding land for the provision of a potential future railway station and appropriate conditions

towards the opening of the Hunts Grove railway station (subject to the plans of Network Rail).

2.1.20. The above will be brought forward as an extension to the approved Hunts Grove masterplan and will
include provision to support/supplement the previous scheme. Some of the principles of the previously
approved masterplan will be re-examined under the master planning of the Hunts Grove extension to
ensure that the resulting development is a high-quality, sustainable urban extension with a strong
sense of place that meets the day to day needs of its residents.

St. Modwen Park (formerly Quedgeley East)

2.1.21. Land at Quedgeley East, St. Modwen Park (13 hectares) was allocated in the SDLP for the
development of B1/B2/B8 employment uses with the development acting as an extension to the
existing business park. It was established in the SDLP that the site will provide contributions to off-site
highway works including public transport, pedestrians and cycle links. Access to the site will be from
the B4008 and achieved via the access to the existing business park.

Gloucester 12 (formerly Javelin Park)

2.1.22. Gloucester 12 is retained for B Use Class development within the SDLP, having previously been used
for B8 land use before the site was cleared in 2003. Several applications have been submitted since
with the goals of providing B Use Class development on the site.

STROUD DRAFT LOCAL PLAN (NOVEMEMBER 2019)
2.1.23. The Stroud Draft Local Plan, November 2019 (which is currently going through consultation) sets out

the opportunities and challenges facing the district. The following two proposed allocations are worth
noting due to their potential impact on the highway network in the vicinity of the Symmetry Park
Development:
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§ ‘G1 South of Hardwicke’: This site has been identified as part of the draft local plan as land which
may have the potential to contribute towards future housing needs. The site is currently included in
the Draft Local Plan for the purposed of public consultation. It is stated the land could accommodate
1200 dwellings, local centre, community infrastructure, community uses, primary school, green
infrastructure, open space and strategic landscaping. No policy criteria have been developed at
this stage setting out what mitigation would be required to make the development viable, nor has
any significant assessment of the impact of the site been undertaken. It is therefore clear this
development is not committed at this stage.

§ ‘G2 Land at Whaddon’: This site is described in the Draft Local Plan as ‘safeguarded the meet the
housing needs of Gloucester City should it be required’. It is stated the site can accommodate
approximately 2500 dwellings, local centre including shops, community and employment uses,
secondary and primary schools, bus interchange, rail halt, green infrastructure, open space and
strategic landscaping. As the ‘G1 South of Hardwicke’ No policy criteria have been developed at
this stage setting out what mitigation would be required to make the development viable, nor has
any significant assessment of the impact of the site been undertaken. It is therefore clear this
development is not committed at this stage.

2.1.24. The two developments described above would clearly have an impact on the highway network if they
were to come forward, however, at this stage they have not been allocated in the local plan and
therefore cannot be considered as committed development. If the developments were to come forward
(along with Symmetry Park) each would be responsible for mitigating their own impact on the highway
network with it likely the two developments described above would not be built out until long after
Symmetry Park is operational.

Stroud Sustainable Transport Strategy

2.1.25. The Stroud Sustainable Transport Strategy (November 2019) forms part of the evidence base for the
Stroud District Council’s Local Plan Review. The strategy aims to provide an opportunity to tackle
issues in the district such as congestion, accessibility, air quality, public health and safety. A number
of strategic objectives are included in the Sustainable Transport Strategy including:

§ ‘SO2: Local Economy and Jobs’: Providing for a strong, diverse, vibrant local economy that
supports existing businesses and encourages new enterprise - enabling balanced economic
growth, coupled with enhancing skills and job opportunities across the District;

§ ‘SO4:Transport and Travel’: Promoting healthier alternatives to the use of the private car and
seeking to reduce CO2 emissions by using new technologies, active travel and/or smarter choices,
working towards a more integrated transport system to improve access to local goods and services;

§ ‘SO5 Climate Change and environmental limits’: Promoting a development strategy that reduces
our District’s carbon footprint, adapts to climate change and respects our environmental limits by:
- Securing zero carbon development through building design - Maximising the re-use of buildings
and recycling of building materials - Minimising the amount of waste produced and seeking to
recover energy - Promoting the use of appropriately located brownfield land - Supporting a pattern
of development that facilitates the use of sustainable modes of transport - Minimising and mitigating
against future flood risks, recycling water resources and protecting and enhancing the quality of
our District’s surface and groundwater resources.
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2.1.26. Although yet to be adopted, Table 2-4 set out how Symmetry Park would support the Stroud Draft
Local Plan, particularly the objectives set out in Sustainable Transport Strategy.

Table 2-4 – Draft Stroud District Local Plan Compliance and Delivery

1. The development would support ‘SO2 Local Economy and Jobs’ by providing a large
employment premise to provide jobs for the local community such as future residents at
Hunts Grove or potential residents of proposed allocation sites.

2. The development would support ‘SO4 Transport and Travel’ by supporting travel to site by
active travel modes where possible, this will be encouraged through smart working systems
and the implementation of a Travel Plan at the site.

3. The development would support ‘SO5 Climate Change and Environmental Limits’ The land
promoter is committed to delivering efficient, low-carbon and cost-effective buildings as well
as investigating the use of integrated renewable energy systems during developments.
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3. OPPORTUNITIES CREATED IN COMBINATION WITH
COMMITTED AND PROPOSED DEVELOPMENT

INTRODUCTION
3.1.1. This section summarises the planning history of consented schemes at Hunts Grove and St. Modwen

Park, plus a live application at Gloucester 12 (which is currently being considered by the Local
Authority). These developments will impact the highway network in the vicinity of the proposed site
through, both, the generation of traffic and physical changes to the highway layout. Details of planning
obligations and required infrastructure upgrades are presented in order to provide an overview of the
anticipated future layout of the highway network and how this will relate to the future delivery of circa
2,005,500ft2 of B8 Use Class development upon the promotion sites.

HUNTS GROVE
3.1.2. An outline application for the initial phase of the Hunts Grove development was approved in July 2008,

which will deliver approximately 1,750 dwellings, a school, employment, recreational space and other
local amenities. As part of the application, alterations were proposed to the surrounding highway
network, which included an upgrade to the M5 Junction 12 interchange to develop a free-flow left-turn
lane from the B4008 northern arm of the roundabout onto the M5 in an eastbound direction of travel.
This scheme has now been delivered and is open to traffic.

3.1.3. As part of the development, a primary site access from the A38 will be constructed (with the proposal
having been subject to minor revisions in subsequent submissions to the outline application detailed
above). The location of the site and the highway mitigation summarised above are shown in Figure
3-1. Alterations were also proposed to the Cross Keys roundabout as part of the application however,
these have been superseded by more extensive changes to the roundabout proposal conditioned as
part of the St. Modwen Park consented scheme (discussed below).

Figure 3-1 - Hunts Grove Development Overview
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ST. MODWEN PARK, GLOUCESTER (FORMERLY QUEDGELEY EAST)
3.1.4. An outline application for Quedgeley East was approved in November 2018 with the application

delivering a business park comprising B1/B2/B8 uses with associated access. The location of the site
and the highway mitigation summarised below are shown in Figure 3-2 with the most recent junction
designs surrounding the site included in Appendix B.

3.1.5. To facilitate the development, numerous alterations were proposed to the surrounding highway
network to ensure all junctions in the vicinity of the site would operate with spare capacity. Access will
be achieved from Stonehouse, along which new footways will be provided to connect the site with
existing pedestrian infrastructure along the B4008.

3.1.6. The B4008/Stonehouse priority junction will be upgraded as part of the scheme, by realigning the kerb
lines to facilitate safe HGV access. A yellow box will also be delivered on the B4008 mainline (covering
the northbound approach) to ensure that gap acceptance is protected for vehicles egressing. Local
widening will be delivered on Stonehouse to ensure a consistent width of 7.2m is achieved throughout.

3.1.7. At the M5 Junction 12 interchange a mitigation scheme will be delivered in order to increase storage
capacity on the M5 Southbound off-slip and manage impact of approaching vehicles (to reduce the
likelihood of queuing traffic extending back to the mainline of the SRN). The ramp will be widened to
provide two full lanes for the entire length slip-road. This was conditioned despite junction modelling
undertaken as part of the evidence base for the SDLP indicating that the junction will operate with
spare capacity following delivery of all allocated developments. It is understood that this work was
scheduled to begin in June 2020 (prior to the current COVID-19 disruptions).

3.1.8. Analysis undertaken as part of the application for St. Modwen Park demonstrated that the permitted
scheme at the Cross Keys Roundabout (associated with Hunts Grove) would not provide a sufficient
level of capacity to accommodate trips associated with the proposed development. An alternative
mitigation scheme was, therefore, agreed as part of the application, which took account of the
predominant traffic movement from the B4008 south to the A38 north.

Figure 3-2 – St. Modwen Park Development Overview
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GLOUCESTER 12 (FORMERLY JAVELIN PARK)
3.1.9. A full planning application for the Gloucester 12 development (allocated under Policy EK14 of the

SDLP) was submitted in October 2019 comprising the “erection of four buildings (5 units) for B1c (Light
Industry), B2 (General Industry) and B8 (Storage and Distribution) uses and associated access and
drainage infrastructure.”

3.1.10. No significant changes to the highway network are proposed as part of the application, with the
developer forecasting that there is adequate residual spare capacity within the network following the
implementation of upgrades conditioned as part of the St. Modwen Park consent. Footways will be
provided into the site connecting with the existing infrastructure on the B4008.

3.1.11. The planning application was undetermined at the time of authoring this report, however, GCC and
HE have both provided formal consultation responses offering no objection to the scheme on the
grounds of its transportation impact upon the surrounding road network (on the basis that a planning
condition be imposed which requires the M5 Junction 12 southbound off-slip upgrade (associated with
the St. Modwen Park application) be completed prior to the occupation of Gloucester 12). The GCC
and HE consultation responses are included in Appendix C.

3.1.12. The location of the proposed Gloucester 12 site is shown in Figure 3-3.

Figure 3-3 – Gloucester 12 Development Overview
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4. A SAFE AND FUNCTIONAL HIGHWAY

SURROUNDING HIGHWAY INFRASTRUCTURE
4.1.1. In the vicinity of the promotion sites, the B4008 is a single-carriageway, two-way road, which is subject

to a 60mph speed limit. The principle of access to existing and committed development in the area
(direct from the B4008 corridor) is well established, with the majority of sites served by means of either
priority ‘T’ junctions or roundabout intersections.

4.1.2. Existing infrastructure on the B4008 corridor is generally of a good standard, with shared
footway/cycleways provided on both sides of the carriageway (approximately 2.5 metres in width)
which facilitate access to local bus services by means of stops located adjacent to the Gloucester 12
access. Street lighting is also provided between ‘Symmetry Park East’ and the M5 Junction 12
interchange.

4.1.3. The shared pedestrian and cycle infrastructure does not currently extend as far south as the frontage
of the promoted ‘Symmetry Park West’ parcel of land, however, a planning obligation associated with
the Waste Recycling Centre (immediately south of Gloucester 12) requires this development to
upgrade existing infrastructure to provide a continuous 3.0 metre wide shared footway/cycleway on
the western side of the carriageway up to the M5 Junction 12 interchange.

4.1.4. The B4008 currently provides a single-lane, priority-controlled approach to the M5 Junction 12 grade-
separated dumb-bell roundabout (which is partially signalised on the M5 southbound off-slip and the
preceding section of the circulatory carriageway).

4.1.5. To the north of this junction, the B4008 is a dual-carriageway, two-way road which is subject to a
70mph speed limit, before reducing to 60mph at the approach to the Cross Keys roundabout (as the
route enters the built environment of Hardwicke to the south of Gloucester).

4.1.6. Approximately 850m north of the M5 Junction 12 intersection, the B4008 connects with the A38 at the
five-arm Cross Keys roundabout junction, which will be upgraded to satisfy planning obligations
associated with extant consents at Hunts Grove and St. Modwen Park. The roundabout has recently
been upgraded to provide traffic signal control and additional approach lanes to deliver a significant
capacity increase in order to accommodate future residential/employment growth in the area. A
supplementary committed mitigation scheme at this roundabout, will also provide a direct connection
between the Hunts Grove residential development and the A38 corridor.

STONEHOUSE A419 CORRIDOR HIGHWAY UPGRADE PACKAGE
4.1.7. Conditions at the M5 Junction 12 interchange and on the B4008 corridor (adjacent to the promotion

sites) are likely to improve in future following the delivery of congestion relief measures on the A419
corridor (between Chipman’s Platt and Horsetrough roundabouts) to the south of Haresfield. A
summary of the highway changes is included in Appendix D.

4.1.8. A series of improvements are being delivered between Stonehouse and the M5 Junction 13
interchange (with the aim of reducing journey times and increasing reliability along the route). It is
understood that they were scheduled for completion in Spring 2020 (prior to the current COVID-19
disruptions).
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4.1.9. Once completed, it is anticipated that the upgrades will result in a redistribution of local traffic away
from the B4008 Gloucester Road corridor (as the A419 and M5 become more attractive route choices
for local trips) thus alleviating the congestion issues historically experienced on the southern B4008
approach to the M5 Junction 12 interchange (adjacent to the promotion site).

HIGHWAY SAFETY
4.1.10. The highway safety characteristics of the surrounding road network were recently assessed as part

of the St. Modwen Park and Gloucester 12 planning applications (both of which were considered
acceptable by the Local and Strategic Highway Authorities).

4.1.11. The supporting Transport Assessment evidence bases concluded that there are no existing highway
safety issues on the surrounding network, which would be exacerbated by commercial development
in the area. This position was accepted by GCC and HE (who did, however, request that queuing on
the M5 Junction 12 southbound off-slip be mitigated, as part of a planning obligation associated with
the St. Modwen Park consent).

4.1.12. To consider if there have been any significant changes to highway safety in the vicinity of the
promotion sites since these evidence bases were prepared, an interrogation of the ‘Crashmap’
database has been performed. The review of this data has demonstrated that no collisions have
occurred on the B4008 or at the M5 Junction 12 interchange.

4.1.13. It is evident that there continues to be no highway safety issues on the surrounding network, which It
is also located immediately to the south of the M5 Junction 12 interchange. This makes the parcels of
land ideal to accommodate 2,005,500ft2 of B8 Use Class development (with 1,123,500ft2 on
‘Symmetry Park West’ and up to 882,000ft2 on Symmetry Park East’) as promoted within this report,
to support growth aspirations of the Local Authority.
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5. OPPORTUNITIES TO ACHIEVE SUSTAINABLE DEVELOPMENT

SDLP SUSTAINABLE TRANSPORT ASSESSMENT – MAY 2015
5.1.1. As part of the evidence base for the SDLP, a Sustainable Transport Assessment was undertaken to

examine the existing infrastructure at each of the allocation sites across Stroud District (which included
St. Modwen Park ,Gloucester 12 and the promoted sites which form the subject of this report). A
summary of the St. Modwen Park audit is provided below:

§ There is some pedestrian and cycle infrastructure in the vicinity of the site, however, this requires
improvement, particularly on Stonehouses where there is no pedestrian infrastructure (note: this
has been addressed as part of the now approved St. Modwen Park planning application);

§ Street lighting should be provided on the B4008 and Stonehouses as part of any development;
§ Frequent bus services operate which provide connections between Stonehouse and Gloucester;
§ Although the railway stations in Gloucester/Stonehouse are only accessible via bus or cycle, the

existing bus services commence early enough to provide access to the site from the stations; and
§ The existing highway network operate safely.

5.1.2. Since the publication of the Sustainable Transport Assessment, GCC and HE have provided formal
consultation responses offering no objection to either the St. Modwen Park or Gloucester 12 planning
applications on the grounds of accessibility.  It is evident that the Local Authority accept the principle
that sustainable B8 Use Class development can be achieved within this area of Stroud District. This
makes the parcels of land promoted within this report ideal to accommodate 2,005,500ft2 of B8 Use
Class development to support growth aspirations of the Local Authority.

OPPORTUNITIES FOR ACTIVE TRAVEL MODES
5.1.3. A shared use footway/cycleway is currently available on both sides of the B4008 Gloucester Road,

which begins at the three-arm roundabout access to Gloucester 12 and continues north to the Cross
Keys roundabout (where it provides access to the residential area of Hardwicke). The promotion sites
are capable of providing appropriate boundary connections with this existing pedestrian infrastructure
to create an inclusive environment which promotes sustainable access for active travel modes.

5.1.4. The site is ideally located to encourage walking trips from Haresfield and Hardwicke, in addition to
potentially servicing the needs of Hunts Grove occupants by creating synergies between future
employment sites in the Gloucester Fringe and residential areas on the southern side of the city.
Haresfield Footpath No. 3 and No. 5 are located to the south and east of the promoted ‘Symmetry
Park East’ site respectively. Both links provide a route into the village of Haresfield, which has a range
of shops and services to facilitate the daily needs of future occupiers of a commercial development
upon the promotion sites.

5.1.5. Any future proposals upon the promotion sites would have the ability to provide high-quality walking
routes through to the parcel of land, to maximise the likelihood of linkages to existing facilities being
adopted by occupiers to achieve truly sustainable development at this location.

5.1.6. The site is also ideally located to encourage cycling trips from various residential settlements in and
around Gloucester. There are additional cycle facilities within a reasonable distance of the site, such
as the Gloucester and Sharpness Canal Towpath (which is accessible approximately 3km north of the
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site, providing a traffic free route into Gloucester and to other surrounding villages). Additionally,
National Cycle Network route no. 41 also passes north of the canal path and this is a long-distance
route, which connects Cheltenham with Bristol as shown in Figure 5-1 below.

Figure 5-1 - Stroud Cycle Routes

OPPORTUNITIES FOR PUBLIC TRANSPORT ACCESS
5.1.7. These parcels of land are ideally located to encourage the use of public transport and makes them

ideal to accommodate 2,005,500ft2 of B8 Use Class development to support growth aspirations of the
Local Authority. Two bus stops are currently located on the B4008 in the vicinity of the promotion sites,
which are within an acceptable walking distance and will ensure that public transport can be promoted
as a viable mode of travel.  The location of the existing bus stops is shown on Figure 5-2 below.

Figure 5-2 – B4008 Bus Stop Locations
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5.1.8. These stops facilitate services which link the site with residential areas within Quedgeley, Hardwicke,
Stonehouse, and King’s Langley. A summary of the services is provided in Table 5-1, which
demonstrates that regular frequency buses are currently available linking the promotions sites with
surrounding towns and cities.

5.1.9. A target of SDLP is to improve the quality of bus service across the District.  On this basis, it can be
assumed the frequency of services may potentially increase above this baseline position over the
coming years with improvements to accommodate 24/7 logistics operations. The allocation of these
sites for 2,005,500ft2 of B8 Use Class development would also provide opportunities for the scheme
to positively contribute to further enhancements to public transport infrastructure in the area to achieve
truly sustainable development.

5.1.10. It is considered that a Travel Plan strategy could also be developed for the benefit of any future
occupiers of a commercial development upon the promotion sites to maximise potential for uptake of
public transport services and ensure that the allocation site accords with national planning policy.

Table 5-1 - Bus Services and Frequencies

Services Route Key Destinations Mon-Sat Sun

64 Gloucester to
Stonehouse

Quedgeley, Hardwicke Every 60 minutes Every 60
minutes

66x Stroud to
Gloucester

King’s Stanley, Leonard
Stanley, Stonehouse,
Hardwicke, Quedgeley

AM Peak service
northbound (commencing
at 07:30); PM Peaks
service southbound
(commencing at 17:35)

No service

866 Gloucester to
Cirencester

Quedgeley, Kingsway,
Hardwicke, Stonehouse,
Bowbridge

AM Peak service
southbound (commencing
at 07:10); PM Peak
service northbound
(commencing at 16:10) –
no service Saturday

No Service

5.1.11. As highlighted within the SDLP Sustainable Transport Assessment - St. Modwen Park site audit
(discussed previously) the nearest existing rail stations can only be accessed from the site by bus or
cycle.  This means that travel by rail would currently likely require a multi-modal journey to be
completed.

5.1.12. The SDLP highlights the need for a rail station to be developed at Hunts Grove and, as discussed
previously, when the outline application was granted planning permission in July 2008, the Secretary
of State required that a 205ha parcel of land be reserved for the provision of a new railway station
(which has been safeguarded in the SDLP for a railway facility under Policy El14). Once this public
transport interchange is delivered, it is considered that the facility will be ideally located to encourage
further trips to the promotion sites by rail.
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6. ACCESSING THE SITE AND UNDERSTANDING THE OUTCOMES

ACCESSING THE SITE
6.1.1. In the context of the local road network, the site is located either side of the B4008 corridor, which is

one of the principal radial routes into Gloucester city centre to the north of the promoted parcels of
land. It is also located immediately to the south of the M5 Junction 12 interchange and, therefore,
benefits from an excellent level of accessibility to the strategic road network.  This makes the parcel
of land ideal for B8 Use Class development (as confirmed by the presence of neighbouring sites,
which are allocated within the current Stroud District Local Plan for B1, B2 and/or B8 Use Class
development at Gloucester 12 and St. Modwen Park).

6.1.2. The ‘Symmetry Park West’ plot of the promoted site directly borders the southern boundary of
Gloucester 12 and ‘Symmetry Park East’ is located directly adjacent to the southern boundary of St.
Modwen Park.

6.1.3. It is considered appropriate to take access to ‘Symmetry Park East’ from the B4008 corridor, by means
of a modification to the existing three-arm roundabout junction which provides access to the units
proposed as part of the Gloucester 12 application. Additionally, it would also be possible to serve the
site by means of a new priority junction onto the Stonehouse link, due to the number of trips on the
B4008 at the B4008 / Stonehouse junction it is likely mitigation would be required to enable this. Any
necessary mitigation will be proposed as part of an application for the development. The masterplans
included in Appendix A of this report shows how access arrangements could be arranged if access
junctions from Stonehouse were included or excluded from the design.

6.1.4. The parcel of land at ‘Symmetry Park West’ could be accessed from the B4008 corridor, by means of
a ghost-island priority junction based on guidance provided in the Design Manual for Roads and
Bridges ‘CD123 – Geometric design of at-grade priority and signal controlled junctions’. The AADT
figures required to determine the design of junction which would be required have been obtained by
taking the AADT flows calculated in the St. Modwen Park Environmental Statement and adding the
daily trips which will be generated by Gloucester 12 and the Symmetry Park development.

VEHICLE MOVEMENTS GENERATED BY DEVELOPMENT OF THE PROMOTED SITES
6.1.5. This section of the report provides a high-level overview of the number of peak hour trips forecast to

be generated by the quantum of development promoted upon ‘Symmetry Park West’ and ‘Symmetry
Park East of the sites.

6.1.6. The exercise adopts the same vehicular trip rates/distribution assumptions previously agreed with the
Local Authority (in granting planning consent for a similar form of development at St. Modwen Park).
It is used to demonstrate that delivery of an additional 2,005,500ft2 of B8 Use Class development upon
the promotion sites would be viable and that the network is capable of supporting such a scheme with
only a modest level of mitigation required to achieve boundary connections with existing infrastructure
on the highway. The TRICS report associated with the St. Modwen Park application is included in
Appendix E.

6.1.7. The quantum of new vehicle movements likely to be generated by 2,005,500ft2 of B8 Use Class
development (with 1,123,500ft2 on ‘Symmetry Park West’ and up to 882,000ft2 on Symmetry Park
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East’) on the promotion sites is presented in Table 6-1 below. These movements have then been
distributed onto the surrounding highway network and this is presented in Table 6-2.

Table 6-1 – Vehicle Movements Generated by the Promoted Sites (B8 Use Class)

2,005,500ft2 B8
Development

AM PM

Arrival Departure Arrival Departure

Accepted Trip Rates 0.066 0.040 0.029 0.076

Symmetry Park West
(104,377m2)

69 42 30 79

Symmetry Park East
(81,940m2)

54 33 24 62

Total Movements 123 75 54 142

Table 6-2 –Vehicle Movement Distribution onto the Surrounding Highway Network

M5 J12 Junction
Distribution

AM PM

Arrivals Departures Arrivals Departures

M5 J12 south 11.5% 14 9 6 16

M5 J12 north 27.5% 34 20 15 39

B4008 north 32.9% 40 25 18 47

B4008 south 28.1% 35 21 15 40

6.1.8. The trip generation rates adopted above are based upon traditional B8 operating models which were
agreed for Quedgeley East. It is likely these trip rates will fall as the area becomes a more established
employment area with improved sustainable transport links enhancing those routes which already
exist. The following section demonstrates that the trips shown in the table above would be unlikely to
have a severe impact on the highway network with consideration given to the existing baseline position
(which is demonstrated using modelling work which has been accepted by the LHA and HE) and how
this will be impacted by the Covid-19 pandemic and associated recession.
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7. ASSESSING THE CUMULATIVE IMPACTS FROM DEVELOPMENT
AND UNDERSTANDING THE ‘NEW’ NORMAL

SDLP TRANSPORT IMPACT ASSESSMENT – MARCH 2014
7.1.1. In order to support the development of the previous Local Plan, a Transport Impact Assessment was

prepared in March 2014 to form part of the Local Authority highways evidence base. This study
considered the operation of the M5 Junction 12 interchange to forecast the impact of allocation site
generated vehicle movements. To inform the study, on-site observations were conducted (in February
2014) at these locations in order to validate existing conditions.

7.1.2. Observations were conducted during the AM and PM peaks, documenting that the intersection was
free flowing with no significant queueing and that queues generally reached only three vehicles in
length at any one time. No capacity issues were noted as part of the assessment.

SDLP JUNCTION CAPACITY ASSESSMENT – DECEMBER 2014
7.1.3. The SDLP Junction Capacity Assessment was prepared to form part of the supporting evidence base

and inform the infrastructure development plan. This report followed on from the previous Transport
Impact Assessment (March 2014) which forecast the impact of emerging allocation sites. The trips
generated by the developments shown in Table 7-1 were considered within the report:

Table 7-1 –SDLP Allocated Development

Site Local Plan Development

No. of Dwellings Employment (ha)

Hunts Grove 750 -

St. Modwen Park - 13

North East Cam 750 12.5

Sharpness 300 17

Stroud Valley 400 -

Stonehouse 1,350 10

Council Housing 150 -

Windfall 750 -
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7.1.4. It must be emphasised, however, that the number of vehicle movements forecast to be generated by
St. Modwen Park (within the SDLP Junction Capacity Assessment) assumed that the majority of the
13ha site would comprise of B1 Use Class development, which resulted in an overestimation of the
quantum of trips (in relation to the actual form of development that was applied for and subsequently
consented, that comprised mostly of B2/B8 which traditionally generates considerably less traffic than
B1). The net difference between the traffic levels tested within the Junction Capacity Assessment and
those agreed as part of the St. Modwen Park planning application are presented at Table 7-3.

Table 7-2 – St. Modwen Park Assumed and Consented Vehicle Generation Levels

Development Sites AM PM

Arrival Departure Arrival Departure

St. Modwen Park SDLP Tested Scheme 521 93 85 456

St. Modwen Park Consented Scheme 186 76 43 225

Net Difference - 352 Two-way Trips - 273 Two-way Trips

7.1.5. The SDLP Junction Capacity Assessment appraised the operation of the M5 Junction 12 interchange
using the overly robust vehicle movement forecast presented above. The Cross Keys roundabout was
not assessed within the report as it was already subject to a mitigation scheme (now complete) which
was further enhanced by St. Modwen Park. Table 7-2 summarises the assumed traffic flows and
modelling results for the M5 Junction 12 interchange (with no mitigation provided).

Table 7-3 –M5 J12 SDLP Junction Capacity Assessments

Junction Name

AM PM

Existing 2014
Scenario

Forecast 2031
Scenario (with LP
generated traffic)

Existing 2014
Scenario

Forecast 2031
Scenario (with LP
generated traffic

Traffic Flow 2,992 4,056 3,017 4,041

Utilised Capacity 78.0% 86.3% 64.5% 93.4%

Remaining Capacity 22.0% 13.7% 35.5% 6.6%

7.1.6. As set out above, the Junction Capacity Assessment demonstrated that the M5 Junction 12
interchange was forecast to operate with adequate spare capacity and requires no migration to
support the overly robust quantum of traffic assumed to represent full development built out.



LAND WEST OF HARESFIELD, GLOUCESTER WSP
Project No.: 70070923 | Our Ref No.: 70070923.01 September 2020
Tritax Symmetry Gloucester Ltd  Page 25 of 37

7.1.7. Gloucester 12 and the promoted parcels of land (which form the basis of this report) were not included
in this modelling exercise.  The level of additional traffic which could also be generated by the
development of these sites is presented at Table 7-3 below.

Table 7-4 – Gloucester 12 and Promotion Site Forecast Vehicle Generation Levels

Development Sites AM PM

Arrival Departure Arrival Departure

Gloucester 12 Trip Generation 98 41 23 121

Symmetry Park West’ Trip Generation 69 42 30 79

Symmetry Park East Trip Generation 54 33 24 62

Total + 337 Two-way Trips + 339 Two-way Trips

7.1.8. These developments are forecast to generate 337 (AM) and 339 (PM) two-way vehicle trips combined.
As discussed previously, the SDLP Junction Capacity Assessment assumed that St. Modwen Park
would generate 352 (AM) and 273 (PM) two-way vehicle trips more than what was eventually applied
for and consented, whilst still forecasting that the M5 Junction 12 interchange would operate with
13.7% (AM) and 6.6% (PM) spare capacity.

7.1.9. It is considered that during the morning peak, the additional development trips associated with
Gloucester 12, ‘Symmetry Park West’ and ‘Symmetry Park East’ of the promoted site can be wholly
accommodated within the threshold tested by and considered acceptable to the Local Authority within
the SDLP Junction Capacity Assessment (i.e. the additional vehicle movements it was assumed that
St. Modwen Park would generate).

7.1.10. Similarly, it is also evident that during the evening peak, the additional development trips associated
with Gloucester 12 and ‘Symmetry Park West’ of the promoted site can also be wholly accommodated
within the threshold previously tested by and considered acceptable to the Local Authority. A total of
66 two-way trips generated by ‘Symmetry Park East would be in excess of this threshold, however, it
is considered that they could be adequately accommodated within the remaining 6.6% of spare
capacity contained within the M5 Junction 12 intersection (on the basis of the previous modelling,
which consumed approximately 2.8% of the spare capacity for every 100 additional vehicles travelling
through the junction).

7.1.11. It is important to remember that this forecast was prepared prior to the delivery of congestion relief
measures on the A419 corridor. Once completed, these upgrades will result in a redistribution of local
traffic away from the B4008 Gloucester Road corridor (as the A419 and M5 become more attractive
route choices for local trips) thus alleviating the congestion issues historically experienced on the
southern B4008 approach to the M5 Junction 12 interchange.

7.1.12. The modelling results presented above should, therefore, be considered an over-estimation of the
forecast performance of the local road network in the vicinity of the promoted site and provide the
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Local Authority with comfort that the highway network has adequate spare capacity to support a total
of 2,005,500ft2 of B8 Use Class development without the requirement for highway mitigation.

ST. MODWEN PARK TRANSPORT IMPACT ASSESSMENT – AUGUST 2016
7.1.13. As discussed previously, an outline application for St. Modwen Park was submitted in in August 2016,

which was supported by a quantitative Transport Assessment (TA) to appraise the operation of the
highway network within the immediate vicinity of the promotion sites.  Consistent with the conclusions
drawn by the Local Authority within the SDLP Junction Capacity Assessment, it forecast that there will
be adequate spare capacity within the M5 Junction 12 interchange, which requires no highway
migration to offset the impact of the development.

7.1.14. Despite the accepted modelling conclusions drawn within the TA, a modest level of highway mitigation
was agreed as part of the consented St. Modwen Park development proposal, to increase storage
capacity on the M5 Junction 12 interchange southbound off-slip.  This will further enhance the
operation of the network in the immediate vicinity of the promotion sites, ensuring improved
access/egress for existing and future commercial operations to the south of Gloucester.

7.1.15. It was also acknowledged that a degree of queuing would occur on the B4008 southern arm of the M5
Junction 12 interchange, however, this was not considered severe enough to make the planning
application unacceptable to the Local Authority in terms of highway operation and safety. The Officers’
report acknowledged that there is the potential for the impact on this arm of the junction to be reduced
by effects such as peak-spreading and the redistribution of traffic associated with other highway works.
Specific reference was also made to the Hunts Grove A38 access, which has the potential to
redistribute traffic along Haresfield Lane to provide access to the A38 northbound.

7.1.16. This forecast was also prepared prior to the development and delivery of congestion relief measures
on the A419 corridor, which will result in a redistribution of local traffic away from the B4008 Gloucester
Road corridor and reduce the length of the stationary queues, that were considered previously
acceptable to GCC and HE when determining the application.

GLOUCESTER 12 TRANSPORT IMPACT ASSESSMENT – OCTOBER 2019
7.1.17. A full planning application was also submitted at Gloucester 12, which was supported by a quantitative

TA to appraise the operation of the highway network within the immediate vicinity of the promotion
sites.  Consistent with the conclusions drawn by the Local Authority within the SDLP Junction Capacity
Assessment and St. Modwen Park TA, it similarly forecast that there will be adequate spare capacity
within the M5 Junction 12 interchange, which requires no highway migration to offset the impact of the
development.

7.1.18. The TA presented results extracted from a validated HE Paramics Discover microsimulation model,
which was created for the purpose of providing a consistent basis for testing development impacts
upon the M5 Junction 12 interchange.

7.1.19. This modelling exercise considered the impact of the previously discussed mitigation scheme, which
now forms a planning obligation of the consented St. Modwen Park development, concluding that both
the southbound and northbound slip-roads will operate with spare capacity in future during the network
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peak periods (following delivery of St. Modwen Park and Gloucester 12). The modelling results
accepted by HE are shown in Table 7-4 below.

Table 7-5 – Gloucester 12, accepted Paramics model results

Approach Length Lane AM Peak
average
maximum queue
length (metres)

PM Peak
average
maximum queue
length (metres)

NB off-slip 288 1 34 29

2 10 7

SB off-slip 363 1 84 340

2 202 316

7.1.20. As demonstrated above there is forecast to be adequate capacity remaining within the northbound
and southbound M5 Junction 12 interchange slip-roads to accommodate a total of 2,005,500ft2 of B8
Use Class development without resulting in a severe impact.

7.1.21. During the AM peak it has been forecast that a total of 14 trips will approach the site via the southbound
off-slip of the M5 Junction 12 interchange, which would equate to less than 1 trip every 4 minutes and
would be comfortably accommodated on the remaining length of the slip road (even without
considering the positive traffic reducing impact of the various issues discussed within this report). In
the PM peak, it has been forecast that 6 trips will approach the site via the southbound off-slip of the
M5 Junction 12 interchange, which would equate to approximately 1 trip every 10 minutes and could
also be adequately accommodated within the remaining stacking space on the off-ramp.

7.1.22. Consistent with the St. Modwen Park application, the Gloucester 12 TA also acknowledged that a
degree of queuing would occur on the B4008 southern arm of the M5 Junction 12 interchange,
however, this was not considered severe enough to make the planning application unacceptable in
terms of highway operation and safety either. Similar to before, this forecast was also prepared prior
to the development and delivery of congestion relief measures on the A419 corridor, which will reduce
the length of the stationary queues, that were considered acceptable to GCC and HE.

HIGHWAYS ENGLAND CONSULTATION - STROUD DRAFT LOCAL PLAN
7.1.23. It is noted that as part of the consultation for the Stroud Draft Local Plan a response was provided by

HE in January 2020, which set out concerns they have with the Draft Local Plan. With regards to the
M5 Junction 12 it set out the scale of development in the Draft Local Plan would pose a challenge at
the junction which “already experiences significant capacity issues in the peak hours and we would
be concerned about the cumulative impact of the proposed development” which includes the
previously mentioned proposed allocations of ‘Land at Whaddon’ and ‘South of Hardwicke’.
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7.1.24. No evidence is provided in the consultation response to demonstrate that the junction already
experiences significant capacity issues although it is accepted the junction would be likely to have
capacity issue in the future if all the proposed allocations were to come forward. However, due the
timescales involved it is likely this would be a future issue to be addressed by those development and
not Symmetry Park which would come forward and be fully operational in a much shorter period of
time.

7.1.25. It should be emphasised that the HE response to the Draft Local Plan predated the acceptance of the
modelling undertaken for Gloucester 12 which was undertaken using HE’s own M5 J12 to J14
Paramics model. The response to the Stroud Draft Local Plan was provided in January 2020, however,
the modelling undertaken for Gloucester 12 was accepted in February 2020, with follow up responses
to the application provided by HE in May which maintained this position and also disregarded concerns
raised by the application for St. Modwen Park.

7.1.26. In summary, although it is acknowledged HE raised concerns with the operation of the M5 J12
interchange as part of the consultation to the Stroud Draft Local Plan it is clear that the consultation
response to the Gloucester 12 application is their most recent position which has been considered as
part of this report.

TRAVEL MODE BEHAVIOURAL CHANGES AND THE EFFECT OF A ‘NEW NORMAL’
7.1.27. The information presented in this section has demonstrated that four evidence bases have been

prepared by and/or accepted by the Local Authority between 2014-2019, which presented overly
robust analysis, adequately demonstrating that:

§ Land to the west of Haresfield is appropriate in nature to support future B8 commercial development
to meet SDC aspirations for employment growth within the District;

§ The B4008 is forecast to operate with adequate spare capacity and requires no migration to support
a total of 2,005,500ft2 of B8 Use Class development; and

§ The M5 Junction 12 interchange is also forecast to operate with adequate spare capacity and
requires no migration to support a total of 2,005,500ft2 of B8 Use Class development.

7.1.28. The policy, guidance, planning applications and associated modelling work discussed in this report
were all developed prior to the COVID-19 pandemic, which has had a severe positive impact upon
baseline traffic levels using the local/strategic highway network. This has created a unique opportunity
to bring forward further development in the district without the need for significant infrastructure
upgrades or concern regarding to the impact of additional development on the highway network.

7.1.29. Recorded vehicular flows have reduced significantly since the middle of March 2020 (i.e. prior to the
implementation of recent ‘lock-down’ conditions intended to control the spread of COVID-19). During
this time there has been a pronounced mode-shift away from single-occupancy peak-hour car trips,
resulting in an improved public appetite for the uptake of active travel modes nationwide.

7.1.30. This will be further supported by Central Government pledging £2billion of funding to improve walking
and cycling infrastructure throughout the UK to capitalise on opportunities to safe-guard the longer-
term benefits of this mode-shift. Many Local Authorities have applied for central Government funding
to deliver investment in sustainable travel infrastructure, which has only served to further fuel the
desire to use active travel modes for local journeys.
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7.1.31. Similarly, a large proportion of employers (especially in professional business sectors) have recently
invested in modern technological infrastructure in order to enable them to embrace truly flexible
working arrangements for their staff.

7.1.32. Following a significant period of time adjusting to this ‘new normal’ way of working, initial forecasts
appear to indicate that many employers have realised the positive impact that flexible practices have
had in relation to corporate social responsibility profiles, carbon neutral agendas and the wellbeing of
employees.

7.1.33. During this initial period of adjustment, many employees have also come to appreciate the personal
benefits that flexible arrangements can offer in terms of achieving a more desirable work-life balance
and realising health improvements (because of the increased amount of personal time offered by not
commuting to a designated place of employment five days a week).

TRAFFIC FLOWS
7.1.34. Current forecasts indicate that recent investment in sustainable travel infrastructure and technology

will likely result in longer term benefits to the operation of the highway network.

7.1.35. To illustrate the reduction in recorded weekday vehicle trips on the strategic road network, statistics
published by the DfT between March-July 2020 are presented below at Figure 7-1.  The 100% line
represents expected traffic flow levels on the highway network under normal operating conditions.
Data more recent than that shown in the table is not considered due to the impact of the summer
school holidays on normal traffic levels.
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Figure 7-1 - Change in Traffic Flows since March 2020

7.1.36. In order to provide context to the above graph, it is essential that the following dates are borne in mind:

§ 16th March 2020 – Initial advice issued to work from home where possible;
§ 20th March 2020 – Schools and places of work advised to close;
§ 23rd March 2020 – Formal restrictions on movement introduced;
§ 10th May 2020 – Restrictions on movement reduced and those unable to work from home advised

to return to a place of employment (but temporarily avoiding public transport where possible).
§ 4th July 2020 – More wide-ranging changes with social distancing cut to one metre, leisure facilities

allowed to open, and people allowed to travel on holiday.

7.1.37. It is evident that recorded traffic flows using the strategic road network experienced a gradual rise
following the easing of restrictions on movement on 10th May 2020, however, it must be noted that
overall they remained approximately 45% lower than initially forecast levels for this time period.

7.1.38. Although in the longer-term traffic flow levels will increase further as the UK comes out of full ‘lock-
down’ conditions, the pandemic is expected to result in many businesses embracing revised operating
models as part of a ‘new normal’ way of working, which may result in an unprecedented mode-shift
away from single-occupancy peak-hour car trips and towards many employees predominantly working
from home (or staggering start-finish times when attending a designated employment base, thus
resulting in peak-spreading).
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BENEFITS OF A SHIFT TOWARDS INCREASED LEVELS OF WORKING FROM HOME
7.1.39. In April 2020 figures released by the Office for National Statistics (ONS) indicated that 49.2% of adults

in employment were working from home as a result of the social distancing measures (with many
more having already been signed up to the Government furlough scheme). A recent survey
undertaken by ‘liftshare’ indicated that an appetite for working from home (post COVID-19) could
increase by around 552% (with trips undertaken driving alone reducing by 20%).

7.1.40. To consider the proportion of employees around Gloucestershire who may be capable of (and also
have an appetite for) working flexibly, a review has been conducted of an ONS survey, which was
undertaken in 2019 into how often people in a variety of industries worked from home over the
previous 12 months. Figure 7-2 summarises the proportion of employees who claimed to have never
worked from home (as a proportion of the total). It is considered that those who already mainly worked
from home are likely to continue to do so post COVID-19 and will be unlikely to have any impact on
future mode-shift away from commuting to a place of work by car.

Figure 7-2 – Potential to Work from Home by Industry

7.1.41. The results above demonstrate that in 2019 the majority of individuals who claimed to ‘mainly work
from home’ were employed within professional industries, with those who claimed to ‘rarely work from
home’ being employed in industries such as food servicing, manufacturing, etc.  This is to be expected,
as professional industries are not reliant upon working at a central, fixed location and can easily take
advantage of technological infrastructure to establish connections with clients.

7.1.42. Current forecasts indicate that recent investment in sustainable travel infrastructure and technology
will enable employees who were already capable of working from home to do so more regularly, in
addition to encouraging those who have never previously worked from home to do so in certain
industries.  This will likely result in longer term benefits to the operation of the highway network.
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7.1.43. The industry specific figures presented previously have been applied to the most recent 2011 census
data for residents in Bristol, South Gloucestershire, Stroud, Gloucester, Tewkesbury and Cheltenham
(who are considered to be those most likely to use the M5 corridor passing through Junction 12).

7.1.44. Figure 7-3 summarises the proportion of people in these output areas who may be capable of and
have an appetite for working from home post COVID-19 (based on the figures in the ONS survey).

Figure 7-3 – Potential to Work from Home, M5 J12 Traffic

7.1.45. As demonstrated above, some 59% of people who are employed in areas surrounding the promoted
site, never worked from home in 2019, which indicates that they potentially do not operate in industries
which are capable of supporting flexible arrangements or have elected not to. A total of 41% of people
already had the capability to work from home pre-lockdown and may be significantly more likely to do
so as their default arrangement once the pandemic is over. A more cautious forecast may anticipate
that this demographic may be able to work from home 2-3 days a week, however, this would still result
in a reduction to traffic flow in the region of 16-24% overall (which would have a significant positive
impact upon the operation of the highway network).

7.1.46. If, as expected, professional services businesses and employees embrace revised operating models,
which results in an unprecedented mode-shift away from single-occupancy peak-hour car trips and
towards many employees predominantly working from home, then the modelling results of the M5
Junction 12 interchange (presented within the technical evidence base reports discussed previously)
should be considered an even greater over-estimation of the forecast performance of the local road
network in the vicinity of the promoted site.  This should provide the Local Authority with comfort that
the highway network will have even greater spare residual capacity to support a total of 2,005,500ft2
of B8 Use Class development as promoted within this report.
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THE IMPACTS OF RECESSION AND POTENTIAL FOR FURTHER DEVELOPMENT
7.1.47. At the time of preparing this report it has been announced that the UK economy shrank by 2.0% in

the first quarter of 2020 (with an individual reduction of 5.8% in March and 20.4% in April and 19.1%
in May following the introduction of lock-down conditions). The Bank of England has forecast that the
UK will likely enter a deep recession during the period 2020-2021 (as shown in the latest available
GDP forecast in Figure 7-4 below). The impact on traffic levels will undoubtedly see further decreases
in vehicular flow and the estimated outcome may be considered by studying the historical relationship
between vehicular flow and fluctuation in GDP following the 2008 economic recession.

Figure 7-4 - Change in Forecast UK GDP

7.1.48. A study tiled ‘Why Does Road Safety Improve when Economic Times are Hard’ was undertaken by
the International Transport Forum following the 2008 recession. The published paper demonstrated
the impact of GDP on traffic flows (which was investigated by the DfT for traffic in the United Kingdom).
Figure 7-5 below is extracted from the study and demonstrates how traffic flows fluctuated relative to
GDP.  The graph demonstrates that in the years following the 2008 economic recession there was an
annual reduction in traffic flows between 2007 and 2011 as the GDP decreased.
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Figure 7-5 – The fluctuation of Traffic Flows with GDP

7.1.49. The trend for traffic flow reduction following the 2008 economic recession is further demonstrated in
Figure 7-6 below, which shows average daily vehicular rates on the M5 corridor at this time. The table
demonstrates that traffic flow fell by 4,000 vehicles per day (approximately 5%) during the recession,
followed by a 6-year period which experienced no growth on the highway network. Background growth
forecasts generated prior to this time severely over-estimated conditions.

Figure 7-6 – Changes in Traffic Flows M5 Corridor 2007 - 2016

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016
79

80

81

82

83

84

85

86

87

88

89

Tr
af

fic
 F

lo
w

 (t
ho

us
an

d)

M5 Traffic Flows 2007 - 2016

6 years of no traffic



LAND WEST OF HARESFIELD, GLOUCESTER WSP
Project No.: 70070923 | Our Ref No.: 70070923.01 September 2020
Tritax Symmetry Gloucester Ltd  Page 35 of 37

7.1.50. Assuming traffic flows will fluctuate with GDP, the impact of the forecast imminent economic downturn
will result in similar overestimations associated with the modelling results of the M5 Junction 12
interchange (presented within the technical evidence bases discussed previously). This should also
provide the Local Authority with comfort that the highway network has spare capacity to support a total
of 2,005,500ft2 of B8 Use Class development as promoted within this report.
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8. THE RIGHT FIT – REALISING THE POTENTIAL

OPORTUNITIES OFFERED BY ALLOCATION OF THE PROMOTED SITES
8.1.1. This report has been prepared to examine the transportation potential for B8 Use Class development

in response to the emerging Stroud District Local Plan (SDLP). The two adjacent parcels of land are
located in an area where the principle of B8 development has already been established with the plots
benefitting from an excellent level of accessibility to the strategic road network and this makes them
ideal to accommodate in the region of 2,005,500ft2 of B8 Use Class development (with 1,123,500ft2
on ‘Park West’ and up to 882,000ft2 on ‘Symmetry Park East’) to support growth aspirations.

8.1.2. The Local Authority has accepted the principle that sustainable B8 Use Class development can be
achieved within this area of Stroud District and this is confirmed by the presence of neighbouring sites,
which are allocated within the current SDLP for B1, B2 and/or B8 Use Class development at
Gloucester 12 and St. Modwen Park. This report has demonstrated how this further allocation would
help enable to rapid delivery of policy aspiration of the Local Authority. A summary of how the
development would help achieve key policies is provided below.

§ Allocation of these sites would support Policy PD3.1 if the SDLP by improving the quality of the
freight network in Stroud District and achieve sustainable development, without having a severe
impact on the highway network, which accords with the principles of the NPPF;

§ The site is ideally located to capitalise upon synergies with neighbouring key sites, such as
providing job opportunities for residents of Hunts Grove;

§ An allocation would deliver efficient, low carbon and cost-effective development;
§ A Travel Plan would be implemented at any future development to encourage a modal shift in the

way people travel;
§ 'Future Ready' Ready advancements have the potential to reduce vehicular trips associated with

B8 Use Class development, reducing the impact of adjacent schemes on the highway network.

8.1.3. The site is ideally located to promote sustainable travel and embed a modal shift in travel patterns.
The accessibility of this site has already been accepted by HE and GCC (through the Gloucester 12
and St. Modwen Park application) with the SDLP Sustainable Transport Evidence, which forms part
of the evidence base for the local plan, concluding that both of these sites are appropriate for
development. The allocation of the proposed sites would provide opportunities for the scheme to
positively contribute to future enhancements to public transport and active travel infrastructure in the
area to achieve truly sustainable development. Future development would also capitalise on synergies
with surrounding developments such as the Hunts Grove development which will safeguard land for
a future railway station, further enhancing the sustainable potential of the sites.

8.1.4. The surrounding highway network has been upgraded as part of neighbouring applications to ensure
it can facilitate vehicle movements and sustainable trips associated with B8 development. It has been
demonstrated in the report that the surrounding network is a safe and functional highway with it entirely
feasible for the site to be accessed from the B4008 corridor. The nature of the surrounding highway
network and location of the site in relation to the strategic road network will ensure any future
development on the plots would be attractive to potential occupiers ensuring the development would
help the rapid recovery and subsequent growth of the economy in the Stroud District.
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8.1.5. The nature of historic modelling undertaken for surrounding development and the impact of a 'new
normal' has created a unique opportunity for further development to be brought forward without a
requirement for significant infrastructure upgrades or concern regarding the operation of the highway
network. It has been demonstrated in this report that the additional trips which would be generated by
the development in the AM Peak can be wholly accommodated within in the threshold tested and
accepted by the Local Authority within the SDLP Junction Capacity Assessment. In the PM Peak there
would be a net increase of 66 two-way trips following the development of both proposed plots,
however, this can be accommodated within the remaining 6.6% capacity at the M5 J12 interchange.
In Summary:

§ The B4008 is forecast to operate with adequate spare capacity and requires no migration in a 2031
future year scenario (to make planning applications for commercial development acceptable) with
full Local Plan build-out; and

§ The M5 Junction 12 interchange is also forecast to operate with adequate spare capacity and
requires no migration to make planning applications for commercial development acceptable; and

§ The trips which will be generated by Gloucester 12, St. Modwen Park and the proposed allocation
site will be similar to those modelled in the SDLP Junction Capacity Assessment for the 2031 future
year scenario.

8.1.6. The modelling within the SDLP Junction Capacity Assessment (and all other modelling) must also be
considered robust assessment which represent a worst-case scenario due to being undertaken prior
to the COVID-19 pandemic which has had a severe positive impact upon baseline traffic levels using
the local/strategic highway network. The pandemic has resulted in pronounced mode-shift away from
single-occupancy peak-hour car trips, resulting in an improved public appetite for the uptake of active
travel modes nationwide. A large proportion of employers have recently invested in modern
technological infrastructure in order to enable them to embrace truly flexible working arrangements
for their staff and forecasts which have been considered in this report indicate that this is likely to
result in longer term benefits to the operation of the highway network.

8.1.7. It is considered that there is no reason why the sites should not be allocated in the SDLP from the
perspective of highways and access, with the impacts of COVID-19 and recently committed
infrastructure upgrades creating a unique opportunity to bring forward further development in the
District.

8.1.8. It is clear that the impact of development upon the allocation sites would not be severe and only
modest mitigation would be required to facilitate appropriate boundary connections with the adjacent
public highway network. Allocation of these parcels of land for B8 Use Class development would
generate recovery and growth in the area, whilst assisting to achieve growth aspirations that accord
with national and local planning policy.
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Schedule of Accommodation
All areas are square feet gross internal

Unit B8 Offices Total Parking Net Site Area
01 522,500 25,000 547,500 424no. cars 24.95 acres
02 250,000 10,000 260,000        199no. cars 12.20 acres

Total 807,500 sq.ft. 37.15 acres

Gross site area (within red line) 51.13 acres
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