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Baker Associates Position Statement 
 
a Justification for the revised Core Strategy targe t of 14,000 dwellings compared 

with draft RS figure of 26,750  
 

1. The appropriate level of housing provision to be provided by the Core 
Strategy needs to be set according to a robust methodology taking account of 
projected requirements of the present population of the North Somerset 
administrative area, factoring in net migration and based on a thorough 
understanding of demographic change (births and deaths, migration trends 
and household size) as well as projected and required economic growth. In 
calculating housing requirements all up to date demographic information 
should be considered.   

 
2. When demographic projections are used (as required by PPS3) it is clear that 

the growth for North Somerset is set to be very large, both using the 2006 
projections and the more recent 2008 projections.  Despite the drawbacks of 
this trend based approach, it is useful to monitor actual growth even if it is 
used as a benchmarking exercise to explore what might happen if trends did 
continue. 

 
3. Essential to developing a robust Core Strategy is that it is based on evidence 

and an accurate understanding about what is happening in North Somerset. 
The table below shows the components of change for the population of North 
Somerset since 2006.  It demonstrates that the population has grown by 
11,400 in the last 4 years.  Migration is the most significant component and 
while it was high in 2006/2007 and reduced down to 1,900 in 2007/2008 it has 
increased again in 2009/2010.  It is also interesting to note that natural 
change increased in that year.  

 

Date 
Live 

births Deaths 
Natural 
change 

Net migration 
& other 
changes 

Total 
change Date 

Population  
(000s) (000s) (000s) (000s) (000s) (000s) 

Population 
(000s) 

              
Mid 2006      Mid 2007 

200.8 2.2 2.1 0.0 3.2 3.3 204.1 
Mid 2007      Mid 2008 

204.1 2.3 2.1 0.2 2.8 2.9 207.0 
Mid 2008      Mid 2009 

207.0 2.3 2.2 0.2 1.9 2.1 209.1 
Mid 2009      Mid 2010 

209.1 2.3 2.0 0.3 2.8 3.1 212.2 
Source: ONS mid year population estimates – Components of population change in 
North Somerset 2006 - 2010 

4. The likely population that would result from 14,000 homes will be in the region 
of 30,000 (equivalent of 1,500 per year).  So far four years into the plan 
period the population has increased by 11,400, which represents more than a 
third of the total which is being provided for in this Core Strategy.  
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5. In terms of delivery North Somerset built 9,898 homes between 1996 and 
2006.  This left 5,002 remaining dwellings to be delivered by 2011. According 
to the latest figures set out in (ED/15b) there have been 4,950 completions 
between 2006 and 2011.  This is a shortfall of 52 dwellings which presumably 
need to be carried forward to be delivered in this Core Strategy period.  It is 
also suggested that consideration is given to rolling forward the plan period to 
2031.  This would ensure that there is a 15 year period from adoption of the 
Core Strategy and would provide a more appropriate period for a proper 
spatial strategy.   

6. There is significant concern about the methodology used to identify the 
revised 14,000 figure.  The representations1 made detailed comments on the 
housing figures and the methodology set out in the North Somerset Council: 
Determining a locally derived District Core Strategy Housing requirement to 
2026 Stage 2 Report (Core Document SD/20).  Considerable concern was 
expressed about the methodology and assumptions used, the economic 
growth analysis, and in particular the ratio used as a basis for the final 
number of dwellings.   It is absolutely right that this ratio has been revised to 
reflect the reduction in household size due to an error in calculating the 
correct 20 year period and an updated Stage 2 Report has been issued 
(ED/15).  However, it is disappointing that this multiplier is still not justified 
and that there is no clarification of the assumptions behind it.  It is clearly 
inconsistent that it is based on pre recession Draft RS figures when the rest of 
the Core Strategy and the assumptions behind it are totally different and seek 
to distance themselves from this approach (Interestingly the Inspector has 
interestingly also identified in his preliminary Comments and Questions on the 
BANES Core Strategy Examination)2.   It is also severely out of date because 
it uses ONS 2004 projections, rather than more recent 2006 or 2008 
projections.  None of these or other criticisms have been addressed, 
adequately in the revision of the crucial methodology upon which the Council 
rely.  

7. The approach that has been taken identifies a single figure derived from 
complex formulae which redistributes the West of England Growth using past 
growth rates more acceptable to the Council. While linking employment with 
housing is very important it is only one side of the equation, and should be 
compared with demographic and other sources.  Housing does not purely 
follow employment, there is considerable evidence (Barker Review 2006, 
Centre for Cities 2008 and CiH 2008) that it can be the other way round.  This 
means that failing to provide adequate housing actually constrains the 
economy.    

8. The low economic growth rates translate to 10,100 jobs which are the basis of 
the 14,000 dwelling requirement in the Core Strategy.  These can only be a 
‘shot in the dark’ which should be used to inform the final decision rather than 
as the sole determinant.  Every new economic report that emerges paints a 
different picture of future growth.  More recent economic projections produced 
by Experian for the South West Observatory in summer 2011 are trend based 

                                                 
1Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Appendix 1  
2 ID/1 at 
http://www.bathnes.gov.uk/SiteCollectionDocuments/Environment%20and%20Planning/Plann
ing/planning%20policy/ID-1%20Inspector%27s%20Preliminary%20Note%20Final.pdf 
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at the regional level, and provide a picture of what might occur in North 
Somerset if the median HM Treasure forecasts holds true and structural 
relationships between the UK macroeconomic variables and economic activity 
in the South West hold true. These projections estimate that job growth will 
increase by 20,800 from 72,400 in 2006 to 93,200 in 2026.  This recent 
picture is still far higher than the Council’s assumptions. ABI workplace and 
employee analysis from Nomis shows that between 2006 and 2008 there 
have been 2,757 jobs created within North Somerset.  This represents 27% of 
the Council’s target for the whole plan period.  

9. Historically job growth in North Somerset has exceeded the national and 
West of England rate of growth.  Between 1991 and 1999 the number of jobs 
grow by 15,400 (an average of 3.4%).  This compares with 1.5% pa for the 
West of England and 1.2% for the UK.    

10. The low economic growth rates used to inform this housing requirement 
contradict the Council’s strategy for meeting its need and providing good 
quality employment.  The 10-year Economic Development and Regeneration 
Strategy was adopted by the North Somerset Partnership in January 2007.   
This Strategy identifies the objective to achieve a knowledge driven economy 
with an overall increased proportion of jobs in this sector.  It recognises that 
the Port alone has considerable potential for growth and states that ‘growth 
rates of this magnitude could create up to 7,000 more jobs in the local 
economy by 2022’. 

11. Basing the housing requirement on such low growth rates contradicts the 
West of England LEP objectives.  This was examined in detail in the 
representation3 which demonstrated that the Council as a fully committed 
member of the LEP has signed up to these growth objectives and has a duty 
to deliver them.   

12. In addition these low economic growth rates are also contrary to the 
Government’s growth agenda as set out in both the Plan for Growth (March 
2011) and made into explicit draft policy in the NPPF (July 2011).  Previous 
separate comments4 on this document are pertinent.  Paragraph.19 of the 
Draft NPPF which says that; ‘planning should proactively drive and support 
the development that this country needs.  Every effort should be made to 
identify and meet the housing, business and other development needs of an 
area, and respond positively to wider opportunities for growth’.  

 
 13. Specifically there is now the policy requirement to identify a rolling supply of 

deliverable sites sufficient to provide 5 years and include an additional 
allowance of at least 20% to ensure choice and competition (para 109 of Draft 
NPPF).  This concept is not new and the Barker Report5 recommended that 
authorities should allocate a buffer of land to improve responsiveness to 
changes in demand.  This was explicitly highlighted in the North Somerset 
Strategies and Initiatives Document May 2007 (page 66) as having a ‘spatial 

                                                 
3 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Appendix 1 paragraphs 2.5 - 2.9 
4 DR/16 Representations on behalf of SLP by Baker Associates Implications of the Draft 
NPPF for the North Somerset Core Strategy 
5 Review of Housing Supply ( Barker Report, March 2004) Delivering Stability: Securing our 
Future Housing Needs 
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implication in the Core Strategy’.  However, this has not been carried through 
to the Publication Draft version. 

14. A key piece of evidence noted in the Settlement Role and Function studies 
and the Topic Papers in 2007 relates to commuting and the Travel to Work 
Area.  The evidence demonstrates that self containment is very low in North 
Somerset, 68.4%, this compares poorly with Bristol at 82%.  In Weston Super 
mere this is even lower at 64%.  Self containment is the percentage of 
residents living and working in the same area.  The balance between homes 
and jobs is not very well matched is shown by the a considerable number of 
people that commute out of the area for work, (23,888).     

15. This evidence has been available since the last census results were 
published and is included in the introduction, visions and throughout the Core 
Strategy. Despite this it only addresses the implications for Weston-super-
Mare and ignores entirely the need to locate new homes at the edge of 
Bristol.  As the Position Statement on Issue 3 Spatial Strategy explores, this 
was the basis of RPG10 and was fundamental to the strategy agreed upon in 
the first detailed proposals for the RSS.  Both these regional documents 
recognised the corridor between Weston and Bristol and sought to increase 
the number of homes next to jobs and vice versa.    

16. The requirement arising from the West of England functional area and the 
wish to address commuting was essential to the strategy in the RS.  The 
North Somerset element of this need was given a quantam of 26,750.  The 
exact figure is perhaps irrelevant, and has always been disputed by North 
Somerset.  However, the broad strategy was signed up to in principle and the 
evidence behind this has not changed.  North Somerset have provided 
nothing to dispute it and to justify the removal of the West of England growth 
component.      

17. By proposing this figure of 14,000 the Council will not be able to 
accommodate a greater scale of economic growth if higher projections were 
realised. There is a real danger that this underprovision could constrain 
growth to the detriment of the district, West of England and Bristol economy.   
In addition if migration did continue at previous levels there would be 
considerable increase in housing need which would not be accommodated. 
There is also no flexibility to make up any slippage on sites.     

18. The Council should have identified a range of figures which would provide for 
a range of economic circumstances which would seek to realise their 
objectives and also provide the necessary flexibility required to plan for the 
area appropriately.  In failing to consider a range of figures they do not 
acknowledge the complexities of assessing provision which are referred to 
throughout the Stage 2 Report (ED/15).  In adopting a single figure the 
Council are relying solely on uncertain projections to be correct, when they by 
definition aren’t and as such requires considerable flexibility to increase 
provision probably through review, rather than contingency. 

19. The submitted representations on the housing numbers at the Key Changes 
stage of the Core Strategy identified an alternative approach and translated 
jobs into houses for the whole West of England area6.  It is clear from that 

                                                 
6 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Appendix 1 paragraphs 4.8 – 4.12.   
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approach that a range of housing requirements can be generated depending 
on the high or low economic growth scenarios which is achieved for the area.   

West of England 
 High Growth Low Growth  
Job Growth to 2026 90,800 55,500 
Economically active 
at 2006 549,600 549,600 
Economically active 
at 2026 640,400 605,100 
Population 2026 

1,217,646 1,150,527 
Private households 
population 

1,190,857 1,125,215 
Number of 
households 567,075 535,817 
No. of additional 
households 

123,075 91,817 
Source: Baker Associates – Representation to North Somerset Futures LDF Core 
Strategy Key Stages Consultation on behalf of LandTrust Developments November 
2010. 

20 The table below shows the range of employment growth for West of England, 
North Somerset and also the Bristol Urban Area (Bristol City Council area and 
those wards within South Gloucestershire which are within the urban area) 
between 2006 and 2026.  This is then distributed according to the percentage 
share of actual jobs in 2008.   The housing requirement is then distributed 
using the same proportions. 

Area % 
share 
of jobs 
2008  

Range additional 
jobs 2026 

 

Range 
additional 
homes 2026 

West of England 100 55,500 – 90,800 91,817 -123,075 

North Somerset 15 8,325 -13,620 13,772 – 18,461 

Bristol Urban Area 
(Bristol City Council area 

and those wards within 

South Gloucestershire 

which are within the 

urban area) 

 

64 

 

92,967 – 124,293 

 

58,569 – 78,304 

Source: As above 
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21. The range of housing required for North Somerset would be between 
approximately 13,800 and 18,500.  This lower end of the range is not 
dissimilar to what the Council are currently proposing.  In essence the 
Council’s 14,000 figure is similar to, but probably on the low side of what the 
Baker Associates economic growth model ascribes to North Somerset.  

22 However, this component (14,000) of the growth is only one element that 
must make up the requirement for North Somerset.  The second component 
is that of West of England growth.  As the Baker Associates work show, in the 
tables above, this could be between 58,600 and 78,300 homes.  This 
requirement exists and cannot be met wholly within Bristol City Council 
administrative area, as shown by the Adopted Core Strategy 2011 which has 
an aspiration target of 30,000.  The remainder of this growth is what the RSS 
dealt with through appropriate urban extensions located in the most 
sustainable places as close to the Bristol urban area as possible.  One of 
these locations was in North Somerset, and it is this element of the growth 
that is now been removed from the Core Strategy. 

23. The evidence for this West of England need has always existed and arguably 
has been strengthened by the LEP objectives for population and job growth.  
While arguments about the status of the RS occur, and the vehicle for 
delivering this growth are debated, the evidence is clear, there is a housing 
requirement, both demographically, economically and through unmet need 
identified through the SHMA which must be met.  The Government 
acknowledge that functional areas should be planned for and the ‘duty to 
cooperate’ is their way of ensuring that planning for functional areas. 

24. Allowing the Core Strategy to only contain provision for 14,000 homes would 
have severe consequences for the future of the West of England as will be 
demonstrated in the next section.  It is therefore necessary for the Inspector 
to conclude on an appropriate housing figure, against which North Somerset 
could only meet if it were to include a sustainable urban extension.  This 
approach would explicitly acknowledge that the Council must work with 
adjacent authorities within its functional area to meet all the needs identified. 

 

b Cross-boundary Implications of the revised housing target for 

Bristol City and other neighbouring Districts 

 

1. The Core Strategy is required to provide for its population, to deliver 
economic growth and also respond to existing circumstances.  The functional 
area in which North Somerset operates is far wider than its administrative 
boundaries, particularly in relation to Bristol City. This larger than local context 
should determine much of its spatial planning and future growth strategy.  The 
current plan attempts to ignore this, and as a consequence is unsound. 

2. While the Government has removed the RS, it has clearly realised that there 
is a need for planning across functional area and its ‘duty to cooperate’ is a 
clear indication of the need to plan for places rather than administrative areas.  
As the point is made in representation7 the policy context is changing and 
there is a requirement to work together on cross boundary issues. Draft NPPF 
(para.47) states that; ‘joint working should enable local planning authorities to 

                                                 
7 DR/16 Representations on behalf of SLP by Baker Associates Implications of the Draft 
NPPF for the North Somerset Core Strategy 
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work together to meet development requirements which cannot wholly be met 
within their own areas – for instance because of a lack of physical capacity or 
because to do so would cause significant harm to the objectives, principles 
and policies of the Framework’. This requirement is fundamental to the 
success of the West of England LEP.    

3. The North Somerset Core Strategy was drafted and consulted on in the 
context of planning for the sub region / city region / functional area of the 
West of England.  This approach was in the RSS but was established by joint 
working by the authorities.  All of the economic, retail, transport, and 
infrastructure aspects of the Core Strategy have a West of England 
dimension which reflects and promotes the relationship across the functional 
area, and the absence of the requirements from the RSS does not remove 
the reality nor necessity of these relationships for spatial planning in and 
around North Somerset with its relationship to Bristol and within the West of 
England.   

4. The relationship between North Somerset and its neighbours within the 
functional market area is fundamental to the delivery of a robust strategy to 
deliver housing and employment necessary to achieve the Core Strategy 
objectives.  The effect on the West of England and its constituent authorities 
of not meeting the need and demand are significant.  The failure of North 
Somerset to provide adequate development to meet theses needs will have 
consequences for other areas which form part of the functional area – 
particularly Bristol, but also Bath and North East Somerset and South 
Gloucestershire – and these areas will ultimately be required to accommodate 
the shortfall.  If they do not the result will be considerable underprovision 
within the housing market area with all the consequences that brings, 
particularly for the economy but also for the necessary delivery of affordable 
housing, including increased commuting, increased house prices, constrained 
economic growth leading to loss of employers and reduced GDP and quality 
of life.  The submitted representation8 explored the implications of not 
providing enough houses and in particular how these would compromise the 
delivery of key housing objectives of the Sustainable Community Strategy and 
also the Corporate Plan.  

5. The Core Strategy should be based on the basic planning principle of ‘the 
right development in the right place at the right time’, drawing in issues such 
as the idea of spatial planning recognising and addressing all of the 
environmental, social and economic implications of land use; a planned 
relationship between homes and jobs; the management of travel demand 
(linked to climate change); and the efficient and effective provision and use of 
infrastructure 

6. As the paragraphs at Issue 1a and in more detail in the submitted 
representations demonstrate there is a need for a West of England 
component of growth.  This growth has always been required and the fact is 
that that provision should be made at the nearest point to the requirement 
arising, (meeting, but also subject to sustainability considerations) and may 
transcend administrative boundaries.   

                                                 
8 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Appendix 1 paragraphs 5.1 – 5.9  
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7. The Council in their paper Joint Working with neighbouring Authorities 
(ED/14) describe the joint working that has informed their Core Strategy.  
However, there is no reference to how the housing requirement has been 
considered through any kind of joint working with its neighbouring authorities.  
It should be noted that much of what is included in this justification of cross 
boundary working relates to the RSS and more particularly to the SW Bristol 
urban Extension.  It is not clear how this can be reconciled with the current 
Core Strategy which does not recognise the RSS or include the urban 
extension.  In 2009 North Somerset signed a West of England Multi Area 
Agreement.  A key aspect of this was to ‘plan and manage growth in homes 
and jobs to build mixed and sustainable communities’.  It is not clear how this 
objective has been translated into this Core Strategy. 

8. The Core Strategy fails to adequately recognise the role Bristol plays and the 
collaboration necessary to deliver development required.  However, in 
previous versions the Council have made considerable attempts to address 
this need in terms of options for the urban extension.  The Council were 
absolutely right to consider options for accommodating this need and it is 
wrong that this fundamental cross boundary requirement issue is no longer 
included in the Core Strategy.  The Inspector is encouraged to recognise the 
fundamental functional relationships that exist and that cross boundary 
working is a pre requisite to deliver the development necessary to achieve the 
aims and objectives of the Core Strategy.   

 
c Potential additional contingency housing land supply 
 
1. The level of housing proposed is unlikely to be enough to meet even the local 

need’ component of the requirement. Meeting this will require flexibility and 
including a contingency might deal with the shortfall on a short terms basis. 
However, the more appropriate approach would be to rectify this by a more 
comprehensive review.  However, the plan is inadequate in setting out a 
proper mechanism for this.  It is unclear how any review would be triggered 
and what key evidence would be monitored as part of this process.  Essential 
to successful management and review of the housing requirement is 
monitoring among other things; population growth and age structure, 
migration rates, job growth, house prices, rent levels, business start ups, and 
commuting patterns.  These are not included in any monitoring proposal 
within the Core Strategy and as such the ability of the council to respond 
quickly is unlikely. 

2. The deliverability of the housing land supply is in doubt. The recent SHLAA  
(August 2011) appears to be a justification of the Publication Version Core 
Strategy rather than a fundamental piece of evidence.  This approach is 
typical of the way the Council view evidence; as post hoc rationalisation 
rather than informing the process and strategy.  The approach taken in the 
SHLAA is fundamentally flawed because it undertakes the assessment on the 
basis of whether the ‘locations are broadly consistent with the policy 
objectives of the core strategy’.  The proper approach would be to provide 
evidence upon which the Core Strategy draws.  The way the Council treats 
the green belt in this assessment is to discount all sites within it, however, this 
is not good practice and means that the locational strategy for the district is 
primarily based on capacity rather than an understanding of the needs of 
individual places and the relationship between them.   
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3. The level of housing provision totally fails to meet the component of 
requirement generated by the wider West of England area and in particular by 
the Bristol Urban Area.  The existence of this component is entirely missing, 
despite the ‘joint working’ that the Council purports to have done in preparing 
the Core Strategy.  This requirement needs to be properly included in the 
Core Strategy which would then include an urban extension to Bristol as the 
most appropriate sustainable location for such growth.  This cannot be 
rectified by a contingency approach.   

d Housing Needs 

1. The housing need demonstrated by the SHMA is infinitely greater than that 
which is deliverable.  The quantity of affordable housing required is of a 
magnitude that cannot be accommodated in full.  However, it should certainly 
counter against too low a figure. The basic point that more housing that is 
provided leads to more affordable housing should be recognised in the Core 
Strategy. 

 


