
Day 1/Issues 1a-d/Persimmon Special Projects Western 

 

NORTH SOMERSET CORE STRATEGY 
 

EXAMINATION 
 

ISSUES 1a-d  
DISTRICT HOUSING LAND REQUIREMENT 

 
ON BEHALF OF 

PERSIMMON SPECIAL PROJECTS WESTERN 
 
 

Pegasus Planning Group 
Querns Business Centre 
Whitworth Road 
Cirencester 
Gloucestershire 
GL7 1RT 
 
 
Telephone:  (01285) 641717  Facsimile:  (01285)  642348 
 
PPG Ref: CIR.P.0738 
 
Date:  4th November 2011 
 
 
 
 
 
 
COPYRIGHT 

 
The contents of this document must not be copied or  
reproduced in whole or in part without the written  

consent of Pegasus Planning Group Ltd 



North Somerset Core Strategy 
Examination  
Response on behalf of Persimmon Special Projects Western Issues 1a-d 
   

 

  
  

 
MF/CIR.P.0738 4

th
 November 2011 1  

 

Q1a. Justification for the revised Core Strategy target of 14,000 dwellings compared 
with draft RS figure of 26,750. 
_________________________________________________________________________ 

1a.1 Persimmon Special Projects Western notes the Council’s justification for the revised 
Core Strategy target of 14,000 dwellings, compared with the draft Regional Strategy 
figure of 26,750 dwellings. (ED/02 & ED/03)Whilst continuing to hold significant 
concerns over the adequacy of the current proposed overall housing provision in 
North Somerset relative to the requirements of the emerging draft Regional Strategy 
(RD/02), the projected future scale of housing need and demand in North Somerset 
during the remainder of the plan period and its compliance with current and emerging 
national planning policy (NP/04 & ND/07), Persimmon Special Projects Western 
acknowledge the changed political and economic context, particularly in the short 
term, within which the Core Strategy is being prepared and recognise that progress 
should continue to be made on the North Somerset Core Strategy to secure an up to 
date development plan and a continued supply of some additional housing, including 
affordable housing, in North Somerset during the period 2006 – 2026. However, 
Persimmon considers that the Council should commence at the earliest opportunity 
the preparation of a new Local Plan or instigate an urgent early review, or partial 
review, of the Core Strategy to re-examine and reassess the issue of future housing 
provision in North Somerset, particularly having regard to the growth pressures 
associated with the unmet needs and demands arising at Bristol and within North 
Somerset and whether or not the general extent of the Bristol-Bath Green Belt should 
be altered.  This should include co-operation with the other unitary authorities 
covering the former Avon area and other adjacent districts. 

1a.2 It is noted that the level of housing provision in the Core Strategy does not appear to 
address the likely housing needs and demands arising from in-migrants to North 
Somerset, notwithstanding the economic downturn and slow economic recovery.  
There is a danger the Core Strategy will stifle labour mobility and thus impede 
economic growth as the economy recovers and reduce the effectiveness of the 
employment-led strategy. Also, there appears to be a fundamental conflict between 
the Council’s strategy to address and reduce out-commuting in North Somerset and 
meeting the housing objectives of PSS3 in the plan area. 

1a.3 Coupled with this, is the goal to achieve and deliver an up to date Development Plan 
(Core Strategy) for North Somerset to ensure continuous plan coverage in North 
Somerset. Persimmon consider that the benefits of securing a sound and up to date 
Core Strategy outweigh the deficiencies of not addressing or seeking to meet all 
expected housing needs and demands at this stage, given the inevitable implications 
for the Bristol-Bath Green Belt and other local authority areas. However, this problem 
should be urgently addressed by the Council and others through the new Local Plan 
and other documents. 

1a.4 Persimmon notes the unsatisfactory position regarding the Development Plan in 
North Somerset and the implications of the Localism Bill. It is accepted that the South 
West Regional Spatial Strategy Proposed Changes (2008) (RD/02) were never 
finalised and therefore should only be accorded limited weight at this Examination. 
However, the Interim Regional Strategy (the Regional Planning Guidance for the 
South West September 2001) is now somewhat dated and its evidence base has 
been superseded to a degree. Furthermore, this document does not apportion the 
level of growth expected at the respective former Avon Unitary authorities.  The Joint 
Replacement Structure Plan (RD/01) was adopted in September 2002, although 
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preparation of the document commenced much earlier following the abolition of Avon 
County Council in 1996. The four unitary authorities set up the Joint Committee for 
Strategic Planning and Transportation thereafter, supported by a joint unit (JSPTU). 
The Deposit Draft Joint Replacement Structure Plan was published in 1998. A 
number of structure plan policies were ‘saved’ in the 2007 Joint Replacement 
Structure Plan which covers the period 1996 – 2011 (15 years).  Therefore, it is 
desirable for an up to date development plan to be secured. However, it is 
acknowledged that some policies in the Replacement Local Plan will continue to be 
‘saved’ as they are not replaced by the Core Strategy.  Clearly, the sooner a 
consolidated plan is prepared the better. 

1a.5 It is clear from the above, that the higher tier development plan policies covering 
North Somerset are becoming seriously dated.  Therefore, there is a pressing need 
to secure a more up to date development plan for North Somerset to provide the 
policy framework for future development management decisions, which better 
reflects more recent planning policy considerations. 

1a.6 Persimmon notes that the draft NPPF (ND/07), although a consultation draft and 
potentially subject to further change thus should only be accorded on limited weight, 
seeks up-to-date Local Plans in place as soon as practical1. Therefore, given the 
desirability to secure a forward looking plan, with a time horizon of approximately 15 
years from adoption (14 years if adoption occurs in 2012), in the interim until a new 
Local Plan for North Somerset can be produced to extend the plan period and tackle 
the housing issues in North Somerset and the surrounding area.  It is considered, on 
balance, that it would be preferable for this Core Strategy be found sound and to 
proceed to adoption, incorporating any minor changes the Inspector considers 
necessary, rather than the current unsatisfactory position, regarding the out dated 
development plan, being allowed to continue in North Somerset. 

1a.7 Clearly, the onus will be on the respective neighbouring authorities to co-operate on 
issues of wider significance, such as the future overall housing provision and its 
distribution and any implications for the Bristol-Bath Green Belt, and these should be 
reflected in the various new local plans to be prepared and subject to public 
consultation. 

1a.8  When considering the justification for the proposed level of development it is 
informative to compare previous proposed levels of development for North Somerset. 
(See Table 1)  The current proposed level of provision is below the current 
Replacement Structure Plan and self evidently way below the draft Regional 
Strategy. The long term soundness of maintaining this level of housing provision in 
North Somerset is highly questionable as it will inevitably compound problems of 
continued access to affordable housing, affordability, impeded labour mobility and 
demands arising from continued social and demographic change and in-migration. 
Therefore, in the longer term, the Council should seek to plan to deliver a much 
higher level of development in North Somerset through its development plan.    

1a.9    Quite apart from the relationship to the emerging RSS levels of housing, the Core 
Strategy seeks only to deliver only 700 dwellings per annum, compared to the current 
Structure Plan of 993 dwellings per annum. Completions in North Somerset during 
the first five years of the Core Strategy are set out in Table 2. It is clear that 
notwithstanding the recession, cumulative completions during the initial five years of 
the Core Strategy have broadly kept pace with the relatively higher structure plan 

                                                
1
 Draft NPPF Para 26 
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requirements. It remains incumbent upon the Council, through its development plan, 
to provide an adequate supply of housing to meet future housing needs and 
demands, the evidence supports the appropriateness of a higher dwelling provision 
in North Somerset in the longer term. 

1a.10  Persimmon note that PPS3 para 33 requires local planning authorities, in determining 
the local level of housing provision, to take into account evidence of current and future 
levels of need and demand for housing and affordability levels based upon local and 
sub-regional evidence  of need and demand set out in the Strategic Housing Market  
Assessment. The paragraph, amongst other things, requires account to be given to 
the latest published household projections. 

  1a.11  It is clear from the Council’s own Strategic Housing Market Assessment (SD/22) and 
the latest Household projections that the current proposed level of housing does not 
meet these  housing needs and demands in North Somerset and are unsustainable in 
the longer term. Therefore, as a matter of priority, this matter should be objectively 
assessed and addressed by the new Local Plan. The draft NPPF and PPS3 Housing 
both set out the Government’s objectives for housing including increasing/boosting 
the supply of housing. The Planning for Growth statement (March 2011) also calls for 
action on growth and draws attention to the need to maintain a flexible and 
responsive supply of land for key sectors, including housing. The Council appear to 
have failed to take the Government’s latest policy into account in the Core Strategy.  
Therefore, the Inspector is requested to highlight that this matter be addressed in the 
forthcoming Local Plan. 

1a.12  In summary, Persimmon consider that the justification for the proposed 14,000 
dwelling requirement is somewhat arbitrary and flawed. However, having regard to 
the changed political context, the emerging Localism agenda and the limited weight 
and to be accorded to the draft Regional Strategy, it is considered that it would be 
preferable to achieve a plan which extends the plan period and the establishes a 
locally derived dwelling provision in North Somerset than to continue with the current 
unsatisfactory situation. Clearly, North Somerset should commence the production of 
its new Local Plan as a matter of urgency as the results of the Council’s own 
Strategic Housing Market Assessment suggests a much higher dwelling provision 
would be more appropriate in North Somerset. Persimmon therefore requests that 
the Inspector recommends this course of action and stresses the importance of an 
early review of the development plan to the Council.  
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 Q1b.  Cross boundary Implications of the revised housing target for Bristol City. 
 

 

1b.1 Having regard to the above comments, Persimmon Special Projects Western 
consider that the cross boundary implications of the revised housing target for Bristol 
City are most appropriately addressed through the new Local Plan or a review/partial 
review of the Core Strategy, taking account of the duty to co-operate, and the views 
of Bristol City Council and the other unitary authorities in the former Avon area. 

1b.2   Under provision of housing in North Somerset, during the remainder of the plan 
period, will have some ‘knock on’ consequences for Bristol City and elsewhere and 
the operation of the second hand housing market across North Somerset and Bristol 
City and elsewhere in terms of increased house prices, restricted labour supply, an 
increased demand for affordable housing and increased sharing. There will be 
increased pressure in future on Bristol City Council to accommodate its own housing 
needs and demand, despite the restricted capacity arising from its current 
administrative boundary.     

1b.3 It is noted that the Core Strategy does not include an allowance in its provision for 
part of the expected unmet housing need arising from the under-provision of housing 
in Bristol City and the other neighbouring districts.  It is clear from Table 4 that 
housing needs and demands arising from Bristol itself look set to continue, 
particularly having regard to household fission in the Region’s largest urban area, in 
particular declining household size. 

1b.4 Persimmon notes that addressing unmet needs of Bristol is a matter that will impact 
not only on North Somerset but also South Gloucestershire and Bath & North East 
Somerset.     

1b.5 It is clear that the proposed level of provision is some 12,760 dwellings below that 
sought by the emerging draft RSS (RD/02). This will inevitably have some adverse 
implications in future for Bristol City and elsewhere. However, to a degree, the 
dwelling provisions of the draft RSS are no longer a policy requirement and should 
be re-assessed in light of the economic downturn in the early years of the strategy, 
the expectation of economic recovery over the remainder of the plan period and 
locally derived evidence, having regard to Localism. Given the late stage reached by 
the Core Strategy, such a reassessment appears best undertaken through the 
preparation of a new Local Plan or a review or partial review of the Core Strategy, to 
enable a comprehensive approach to be taken and allow for full public engagement.  
The duty to co-operate should be explored in terms of the scope for co-ordinated 
local plan preparation, if this is a politically attractive and/or a practical option. 

1b.6 The gravity and potential extent of the future housing problem facing North Somerset 
and the neighbouring districts is set out in Table 4, which presents the Core Strategy 
provision relative to the ONS 2008 based sub-regional household projections, once 
converted to dwellings. It is clear to Persimmon that the respective SHMAs and new 
Local Plans will need to address this problem and put forward a sustainable, 
deliverable, co-ordinated spatial strategy to tackle the expected challenge, in the 
context of Localism and the need for sustained economic recovery. 
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1b.7   Persimmon note the difficulties in achieving a sound and consistent Core Strategy for 
North Somerset having regard to the content of the Adopted Bristol City Core 
Strategy (ED/24) and the Bristol City Core Strategy Inspector’s Report comments 
and recommendations (ED/23). 

 

1b.8 In summary, the cross boundary implications arising from the proposed revised 
housing figure do not appear to have been adequately considered, but are more 
appropriately addressed in the new Local Plans, in the context of the duty to 
cooperate in emerging legislation and guidance. 
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 Q1c. Potential additional contingency housing land supply. 

 

 

1c.1 Persimmon Special Projects Western considers that the Core Strategy should not 
include potential additional contingency housing land supply. However, the Council 
should incorporate some flexibility within the emerging development plan. Minor 
revisions to incorporate greater flexibility through the use of ‘at least 14,000 net 
additional dwellings’ and ‘the broad distribution of new dwellings will be approximately:’ 
in Policy CS14 Distribution of new housing should be considered.     

1c.2  The local planning authority should address the identification and release of additional 
housing land through the preparation of the new Local Plan.  

1c.3 As the Council is committed to regular monitoring of development through its Annual 
Monitoring Report and other regular monitoring, any under-delivery of housing  or 
additional dwelling requirements should be addressed and made good in the new 
Local Plan, having regard to the implications of the Localism Bill.  

1c.4 Persimmon consider that the Council should, as a matter of urgency, commence work 
on the new Local Plan to extend the time horizon of the development plan in North 
Somerset and address the housing shortfall and any cross boundary issues, having 
regard to the duty to co-operate. 

1c.5 The inclusion of potential additional contingency housing land supply at this relatively 
late stage in the plan making process would present practical problems regarding 
public consultation, the Sustainability Appraisal and the timely adoption of the Core 
Strategy and therefore does not appear to be a desirable option for the Core Strategy, 
which needs to establish greater certainty and predictability in the plan led system. 
Inclusion of contingency sites in development plans rarely achieves the desired 
outcome. 

1c.6 In summary, Persimmon do not support the inclusion of additional contingency housing 
land supply but favour inclusion of a more flexible housing land supply in the first place 
through minor revisions to Policy CS14. 
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Q1d. Housing Needs. 
 

 

1d.1 Notwithstanding the arguments of the desirability of securing an up-to-date 
development plan for North Somerset at the earliest opportunity, Persimmon Special 
Projects Western considers that the importance of meeting the future expected 
housing needs and demands in North Somerset should be highlighted by the Inspector 
in his report as a matter to be specifically addressed by the new local plan. Current 
and emerging national policy confirms the Government’s commitment to a ‘Plan Led’ 
system but also the need for the planning authority to maintain a flexible and 
responsive supply of land for housing. The importance of the housing industry, in 
terms of playing a role, in achieving sustained economic recovery is recognised in 
Planning for Growth. 

1d.2  The Council has failed to sufficiently and comprehensively address the housing needs 
and demands in North Somerset, including those arising from outside the area during 
the period 2006 – 2026 through the Core Strategy. Persimmon note the conflicting 
policy objectives/directions of the Council’s apparent desire to suppress housing 
provision across North Somerset to reduce potential future out-commuting and the 
policy requirement to meet housing need and demand  in North Somerset, as required 
by PSS3 and draft NPPF. 

1d.3 Persimmon note that the housing needs and demands in North Somerset are derived 
from various sources, some of which are beyond the scope of the Core Strategy to 
directly influence, such as the operation of the second hand housing market in North 
Somerset and the decisions regarding travel choices of any future house purchaser. 
However, the local planning authority should take account of such limitations when 
preparing its development plan.2   

1d.4 It is reasonable to expect in-migration to continue in North Somerset during the 
remainder of the plan period, this will include the non-economically active, the retired 
and pre-retired. It is not possible to plan for local needs only, in circumstances where 
there is a free and open second hand housing market, without adversely impacting on 
the existing poorer or more vulnerable households in need in North Somerset. This is 
the logical outcome of the proposed policy. Whilst the implications can be limited in the 
short term and a political judgement made as to whether this acceptable or not, in the 
longer term the problem housing needs and demands must be addressed ‘head on’. If 
the political imperative is not to alter the Green Belt then the Council should formulate 
and consult upon a new local plan which accommodates an increased supply of 
housing, in a sustainable manner, without altering the Green Belt.    

1d.4 In summary, the Core Strategy does, in part, address some of the future housing 
needs and demands expected to arise in North Somerset during the remainder of the 
plan period. It sets out the spatial vision as to how the proposed level of housing is to 
be distributed and how some of the housing needs and demands in North Somerset 
will be met. However, it is clear when issues such as migration, including demands 
arising from unmet need in adjacent urban areas, are taken into account there is a 
pressing need for further additional housing to be provided in North Somerset in future. 
The draft NPPF sets out how the Coalition Government expects this to be achieved 
through the new Local Plans.    

                                                
2
 PPS 3 Housing (June 2011) Para 33 
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Table 1 Housing Provisions for North Somerset Comparative Table 

 

Plan Period  Total Dwellings   Number of 
Dwellings  

        Per Annum 

Joint Replacement Structure Plan       1996 - 2011       14,900    993               

RSS10 Proposed Changes (2008)      2006 - 2026       26,750                     1,337 

Core Strategy Consultation Draft (2009) 2006 – 2026    17,750    887   

Core Strategy Publication Version (2011) 2006 – 2026      14,000                       700
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Table 2 North Somerset Net Dwelling Completions 2006 – 2011 

 

 

No. of Dwellings   Cumulative  Cumulative 

                             Completions  Structure Plan Req  Difference  

2006/2007         1,132  1,132                   993                +139 

2007/2008         1,474   2,606                       1,986                       +620 

2008/2009            935               3,541                      2,979                       +552 

2009/2010            772                    4313                      3,972                       +341  

2010/2011            637              4,950                      4,965                   -   15  

 

Source 

 

North Somerset Housing Monitoring Data
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Table 3 Housing Provision in North Somerset & Neighbouring Districts Relative to RSS 
Proposed Changes 

                                                               Core Strategy  Draft RSS Difference 

             Proposed  

      Changes 

                                                                                         2008  

      No. of        No. of           No. of 

      Dwellings  Dwellings      Dwellings 

North Somerset    14,000       26,760         -12,760  

Bristol City     30,600       36,500    -  5,900  

Bath & North East Somerset   11,000       21,300         - 10,300 

South Gloucestershire   21,300       32,800         - 11,500 

Sub Total Former Avon   76,900     117,360      -  40,460 

 

Mendip                                                            9,130         8,300             +  830   

Sedgemoor                                                   10,100        10,200            -   100 

Sub Total Adjacent Somerset Districts         19,230        18,500            +  730 

 

Total               96,130      135,860           -39,730 
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Table 4 Housing Provision in North Somerset & Neighbouring Districts Relative to ONS 2008 
Household Projections (Dwellings) 

                                                               Core Strategy ONS 2008  Difference 

           Projections 

                                                                                      Converted 

          To Dwellings          

      No. of        No. of           No. of 

      Dwellings  Dwellings      Dwellings 

North Somerset    14,000       37,620         -23,620  

Bristol City     30,600       75,240    - 44,640  

Bath & North East Somerset   11,000       16,720         -  5,720 

South Gloucestershire   21,300       32,320         - 11,020 

Sub Total Former Avon   76,900     161,900      -  84,000 

 

Mendip                                                            9,130        10,450            -1,320   

Sedgemoor                                                   10,100        12,540            -2,440 

Sub Total Adjacent Somerset Districts         19,230        22,990            -3,760 

Total                96,130      184,890     -87,760 

Notes 

ONS 2008 based household projections converted to dwellings via a 4.5% allowance 

 


