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1. Context 
 

1.1 This statement seeks to build upon the previous representations submitted 

by the Homes & Communities Agency (HCA) and St Modwen Properties 

Plc in relation to the Core Strategy and their concerns with regards to the 

strategy for dealing with flood risk issues within the Weston Villages area.  

1.2 The HCA and St Modwen have a significant land interest at Locking 

Parklands, St Modwen also own significant employment land around 

Weston Airfield.  Both parties have been involved in the progress of the 

North Somerset Core Strategy and have made a series of representations 

to the document including the Consultation Draft (November 2009) and 

the Key Changes Consultation Document (November 2010). Both parties 

have also sought to agree an employment led approach with the other 

major Weston landowners and the Council in advance of the Core 

Strategy EiP.  A series of representations have also been submitted to the 

Weston Villages Supplementary Planning Document. 

1.3 The HCA and St Modwen need to be satisfied that the emerging strategy 

takes account of the fact that the majority of Locking Parklands falls 

outside areas identified as being at risk of flooding.  

1.4 The statement should be considered as evidence at the session relating to 

Matter 3F focusing on Flood Risk and includes technical input from WSP 

who advise the landowners at Locking Parklands on flood risk matters.    

 

 

2. Agenda Item (a) ‘Application of sequential and exception tests of PPS25 

with respect to selected development locations’. 

 

  

2.1 We note the deliverability concerns raised by the Inspector (Initial Note 1st 

August 2011) regarding the Council’s approach to the sequential test of 

Planning Policy Statement 25 and how it has been applied to the Weston 

Villages within the overall consideration of flood risk and alleviation 
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measures for Weston as a whole.   In response, we also note the Council’s 

Document ED/08 ‘Sequential / Exception Tests for the Weston Villages’ 

and the response to the Inspector’s Initial Note of 1 August 2011 

(Document ED/03).  We also recognise that the Environment Agency has 

agreed with the Council’s approach adopted for the Sequential Test at 

Weston (letter dated 16 August 2011) as set out within the Council 

document ED/08. We have reviewed the strategy set out by the Council 

and support the general recognition with regards to the provisions within 

PPS25 which support urban regeneration. However, we are concerned 

that the Council’s document does not appear to confirm that Locking 

Parklands is the sequentially preferable site in the Weston Villages area (as 

discussed below).  

 

2.2 The HCA/ St Modwen welcomes the amendments made to paragraph 

4.64 within the Publication Version of the Core Strategy which now 

recognises that ‘parts’ of the urban villages are within the Environment 

Agency flood zones, rather than ‘all of the urban extension’ as referenced 

in the earlier versions of the Core Strategy (i.e. Consultation Draft 2009). 

However, we have significant concerns that the Council’s document does 

not recognise the fact that the majority of Locking Parklands actually falls 

within flood zone 1. For example, we note that the sequential search 

approach set out within Document ED/08 (page 3) states that “Parts of 

the Locking Parklands site are also in Flood Zone 1 but these also are 

insufficient to accommodate a substantial part of the housing 

requirement”. This is not the case, as the site predominantly falls within 

flood zone 1, and therefore these areas can contribute significant levels of 

development. The attached flood risk mapping prepared as part of the 

Strategic Flood Risk Assessment (SFRA) by Royal Haskoning (drawing 

‘Existing & Future Flood Risk: ST36SE’) demonstrates the extent of the zone 

1 land, as well as the remaining land within zones 2 and 3a. 
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2.3 On the basis that Locking Parklands falls largely outside Floodzone 3a and 

3b, and according to the tests set out in PPS25, we seek to ensure that the 

site be considered as a sequentially preferable site within the Weston 

Villages.  This was supported within the findings of the Weston-Super-Mare 

Flood Management Study, Phase II, Options Report, 2007. In section 2.3.5, 

a Sequential Test was undertaken for the proposed development areas 

and the sites were ranked as follows with RAF Locking being ranked as 

number 1 and therefore the most suitable site for development:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3. Agenda Item (b) ‘Flood prevention measures required for Weston Villages 

and their design and delivery’. 

  

3.1 The HCA / St Modwen has previously commissioned site wide Flood Risk 

Assessment work for the overall masterplan (site specific FRAs also 

accompanied the Phase One and the Leisure Dome applications). The 
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“Masterplan Flood Risk Assessment” (December 2009) was prepared by 

WSP following discussions with the Environment Agency in order for them 

to determine separate applications, and provides the flood risk and 

drainage strategy for the whole site. The masterplan FRA demonstrated 

that the proposed development of the whole 81.15ha Locking Parklands 

site can be undertaken in a sustainable way, without increasing the flood 

risk to either the proposed new houses or downstream properties. The 

Environment Agency signed off the FRA in 2010, and it was used to 

provide context for the approval of the detailed flood risk mitigation 

schemes for the approved Phase 1 development and Leisure Dome, 

which included a sustainable drainage strategy on site through integrated 

green infrastructure provision.  

 

3.2 On the basis of the aforementioned level of risk (i.e. the majority of the site 

falls outside the identified areas of flood risk) the HCA / St Modwen have 

previously stated that the site should not contribute (financially) towards 

the wider Flood Risk mitigation measures for Weston. Proposals have 

therefore been suggested by the HCA to contribute water, rather than 

financial payments to the wider Flood Management scheme. The site 

wide masterplan FRA for Locking Parklands has devised a scheme which 

controls surface water runoff and maintains discharge at pre-

development rates, but can in the future be modified to allow 

unattenuated discharge downstream to the ‘Superpond’.  

 

3.3 The Council’s Infrastructure Delivery Plan (Document ED/12) confirms that 

the Council is currently commissioning detailed design and development 

work for the Strategic Flood Management solution which is expected to 

be completed in early 2012. We note the Council’s approach regarding 

the costs which are shown as £9.28m capital plus £74k / annum revenue, 

with the breakdown of sources including existing contributions amounting 

to £1m to date, potential public funding streams, and residual funding 
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coming from the CIL.  Therefore in light of the absence of detailed design 

work (and therefore accurate costings), and the major shortfall in the 

funding received to date, the HCA / St Modwen are unable to commit to 

financial contributions towards the ‘Superpond’.  An agreement will need 

to be reached on the extent to which Locking Parklands contributes 

surface water and makes financial contribution in the future, potentially as 

part of the outline planning application which will be prepared for the 

whole Locking Parklands site. 

 

3.4 With regards to St Modwen’s employment land interests at Weston Airfield 

they acknowledge the requirement (para. 4.65) for application proposals 

to be supported by a Flood Risk Assessment including a surface water 

drainage strategy.  At this stage they wish to ensure that any strategic 

flood risk mitigation solution does not undermine the viability of the land, 

and the ability to bring the site forward in order to make a significant 

contribution towards the wider employment led strategy for Weston.  

 

4. Agenda Item (c) ‘Flood prevention measures required for Weston super 

Mare and North Somerset as a whole and their design and delivery’. 

 

4.1 At this stage St Modwen / HCA will work on the basis that the remainder of 

North Somerset (outside of the area covered by the Weston Strategic 

Flood Risk Assessment) will be considered in the context of the guidance 

set out within PPS25. Therefore, any development proposals will be 

supported by site specific flood risk assessments and appropriate on site  

mitigation measures. However at this stage we have concerns with 

regards to the interpretation of the Sequential Test within Policy CS3, 

which seeks to ensure that the area of search for alternative sites will be 

North Somerset wide unless there is a specific need within a specific area, 

or the site is within a settlement boundary within the main towns.  We 

would seek clarification for example with regards to sites inside of the 
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boundaries within those settlements that are not currently named as it 

maybe unreasonable to expect the sequential site search to extend 

district wide in light of the significant geographic and varied nature of the 

authority area.          

 

5. Summary 

 

5.1 In light of the low level of flood risk (the majority of the site being flood zone 

1) and the previously demonstrated on-site flood mitigation measures at 

Locking Parklands, we believe that the site should not be unnecessarily 

delayed by the delivery of the Strategic Flood Mitigation Strategy for 

Weston.  St Modwen and the HCA seek reassurance that they will continue 

to be able to bring phases of development forward at Locking Parklands 

(if supported by robust site specific FRAs and required mitigation measures 

in line with the Masterplan FRA for the site) ahead of the wider Strategic 

Flood Risk mitigation measures being delivered  

 

5.2 Locking Parklands largely falls outside Flood zones 3a and 3b, and is 

recognised as the sequentially preferred site within Weston Villages for 

development. Given the lack of detailed information at this stage (in terms 

of design and costs) for the Strategic Flood Mitigation measures, and the 

offer of providing water discharge to the Superpond, the HCA and St 

Modwen cannot commit to CIL contributions towards flood mitigation.  We 

therefore seek reassurance that this will be taken into consideration when 

considering the CIL levels for Locking Parklands.   
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APPENDIX  
 

Royal Haskoning Strategic Flood Risk Assessment (SFRA) Plan  

‘Existing & Future Flood Risk: ST36SE’  


