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Baker Associates Position Statement    

 

a.  The degree of weight to be accorded respectively to  the extant RPG10 
and the draft Regional Strategy [RS] and the eviden ce that underpinned 
the dRS with regard to the overall spatial strategy  of the CS its and 
broad locations for development 
 

1 Regional strategies set out a spatial strategy for the region and for parts of a 
region, such as the West of England in this case, and they set the target for 
the provision of housing at the district level for use by planning authorities in 
the preparation of their local plans.    
 

2 The Government’s removal of RS was effectively a reaction to the political 
unrest at the explicit provision for the numbers of houses that the country 
requires, and the apparent imposition of these numbers.  The Government is 
proposing to transfer responsibility for necessary but uncomfortable decisions 
from itself to local authorities.  Nowhere has the Government said that 
evidence is no longer to be the fundamental driver for plans, that 
development requirements are not to be met, or that it expects housing 
provision will be allowed to fall dramatically. 

 
3 Critically in relation to the RS, the Government has never expressed its view 

of the role of the spatial strategy as setting out a spatial strategy for functional 
areas.  The fact that the RS has performed this role has not featured in the 
reasons for the decision to abolish RS.  The Government would find little 
support for a view that there was never a need for decisions to be taken that 
transcend administrative boundaries.  Informed commentators on the matter, 
including the CLG Select Committee on the Abolition of Regional Strategies, 
have been unanimous in the view that some form of wider than local 
approach is unavoidable and essential. 

 
4 In all of the discussion about RS and housing numbers the spatial planning 

role of RS must not be overlooked.  The spatial strategies in the latest 
evolution of regional plans were a proper response to the nature of the places 
they were dealing with, looking to the proper and interrelated roles of 
settlements in the future.  The strategies were evidence based.  The evidence 
included evidence about places and such evidence doesn’t go away.  
Weston-Super-Mare will not move further from Bristol with the abolition of the 
SWRS, and nor will the very many people from Weston-Super-Mare and 
North Somerset currently reliant on Bristol for all sorts of reasons, end this 
relationship with the passing of the Localism Bill. 

 
5 Without using the terminology of regions and sub-regions, the Government is 

clearly recognising the need for wider than local planning to take place by 
some means.  It is clear that what the Government is now seeking to do, 
through the ‘duty to cooperate’ primarily, is to have a form of spatial planning 
for functional areas recreated through the joint working of the relevant local 
authorities.  Baker Associates provides support to local planning authorities 
on behalf of PAS.  We are working with a string of authorities and are aware 
of many more, where joint arrangements are being created at officer and 
member level.  There are many more doing so than previously, though joint 
studies were a significant contribution to the RS for some functional areas 
and city regions across the country.  The drivers for this type of joint effort are 
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a combination of proactive and reactive views, including the strong belief that 
plans are needed to take control, that each authority is more likely to be 
successful with establishing a sound plan if there is mutual support across 
functional areas, and that seeking to fly in the face of evidence will only bring 
failure and delay.  The West of England is the most significant exception to 
this emerging pattern of joint working for such an important place that we are 
aware of from our national role. 

 
6 We make these comments because the discussion around RS will inevitably 

and importantly be about its status, and in this respect the ‘instruction’ it gives 
to North Somerset Council in its plan making role is critical, but the evidence 
the RS draws on and the merit of what it proposes as a response will be 
undimmed by its removal. 
     

7 Despite the Government’s unlawful attempt to revoke individual Regional 
Strategies, and its declared intention to abolish Regional Strategies 
altogether, the current legal position, established by the succession of Cala 
Homes High Court cases, is that a Core Strategy has to be in general 
conformity with Regional Strategy, and just that without qualification by 
reference to other factors. This is as set out in the Planning and Compulsory 
Purchase Act 2004.  PPS11 Regional Spatial Planning notes (para. 1.9) that 
a Local Development Document would not be in general conformity where an 
‘inconsistency or omission ……would cause significant harm to the 
implementation of an RSS’.   

 
8 Core Strategies prepared in the South West are therefore to be in general 

conformity with the extant Regional Strategy, RPG10, published in 2001.  The 
South West RSS which reached the Proposed Changes stage is still a 
material consideration which must be taken into account in the preparation of 
an LDF. These two documents are taken in turn. 

 
9 The predecessor of the SWRS, RPG10, adopted in September 2001, is part 

of the statutory development plan by virtue of the 2004 Act. RPG10 is 
important for what it says, as well as currently, its status.  Significant elements 
are: 

 
• The overall spatial strategy that it establishes, and the respective roles of 

Bristol and Weston-super-Mare as Principal Urban Areas  
 

• Concern at the level of car-based work-related commuting from Weston-
super-Mare to Bristol, with significant problems for the M5 and its 
junctions, and the way this is required to be addressed by subsequent 
plans at the local level  

 
• The requirement on the West of England planning authorities to undertake 

a review of the green belt.  
 
10 These are matters that, in the test of the applicability of development plans in 

the Draft NPPF, have not become out of date or irrelevant.  
 
11 The first two matters on the relationship between Bristol and Weston-super-

Mare are dealt with here and the Green Belt is dealt with under issue b, 
below. 
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12 The relationship between Weston-super-Mare and Bristol is a matter of 

evidence and an issue that has shown remarkable perseverance; through 
RPG10 as noted, through the Replacement North Somerset Local Plan, 
adopted in 2007; through the emergent SWRS and into the present Core 
Strategy.  It is recognised that the cause of the congestion and air quality 
problems encountered on the primary network is the level of car-based work-
related commuting from Weston-super-Mare to Bristol.  This relates to the 
strategic imbalance of homes and jobs at Weston-super-Mare, and an 
important part of the remedy therefore must be to address this imbalance.  
The Council’s strategy continues with the endeavour to do this, by setting 
additional job triggers in the policy for new housing provision in the Weston 
Villages (though not perversely for development at Weston-super-Mare as a 
whole).  It seems to be a matter that North Somerset takes seriously, though 
only half addresses. This is considered in detail in the submitted 
representations1. 

 
13 The practical consequence of the strategic imbalance at Weston-super-Mare 

that has to be taken on board in planning and delivering development is to 
recognise that for the corridor between Weston-super-Mare and south west 
Bristol the number of jobs has to increase at the Weston-super-Mare end and 
the number of homes has to increase at the Bristol end. 

 
14 The emergent SWRS is a material consideration. The Draft SWRS was 

published in June 2006 and was the subject of an Examination in Public 
during April to July 2007 with the Panel reporting to the Secretary of State in 
December 2007. The Government published its Proposed Changes to the 
Draft SWRSS in July 2008.  It proceeded no further when the Government 
announced that following a successful legal challenge to another regional 
Strategy relating to the SEA Directive, it would be necessary to check that the 
required steps had been taken during the preparation of the Draft SWRS.  
This process was overtaken by the national political situation and the SWRS 
has never been published or become part of the statutory development plan. 

 
15 The Draft SWRS features a proposal for the urban extension to the south 

west of Bristol, and the emerging SWRS has been subject to sustainability 
appraisal at every point in its preparation to date as well as Appropriate 
Assessment under the Habitats Regulations.  The proposal for an urban 
extension to the south west of Bristol was included in the Draft SWRS with its 
principle, role, location and scale set out.  The proposal was not challenged 
by the Panel undertaking the Examination in Public of the Draft SWRS for the 
Secretary of State in 2007, and whilst the wording of the relevant policy has 
evolved, the principle, role, location and scale were not changed by the 
Secretary of State’s Proposed Changes in 2009. The inclusion in the Draft 
SWRS of an urban extension to south west of Bristol would not be affected by 
the work that began in order to address the need to ensure the Proposed 
Changes would withstand challenge couched in terms of the SEA Directive.  

 

                                                 
1 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Paragraphs 2.13 – 2.21  
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16 The spatial strategy in the emergent SWRS is a wholly appropriate response 
to the position that still exists according to copious evidence.  The response 
of the SWRS and the response that is required from the Core Strategy to the 
evidence now is that housing needs to be delivered to the immediate south 
west of Bristol, in addition to development at Weston-super-Mare.   

 
 
b Green Belt implications of the Core Strategy comp ared the draft RS 
  
1 The Core Strategy makes no change to the general extent of the Green Belt, 

as the SWRS would have done if completed, and which will in future be a role 
for the local plan.  Neither does it change the defined boundaries of the Green 
Belt.  In comparison with the RS therefore, the CS preserves the Green Belt, 
but in doing so fails to perform the role for development plans set out in 
PPG2, fails the statutory test of general conformity with the RS, and fails to 
make the provision for the strategic development requirement.  Above all the 
Council fails in its duty as set out in the 2004 Act to promote sustainable 
development when making a development plan, and it fails the soundness 
requirement of a Core Strategy that it should contain the most appropriate 
spatial strategy having regard to the reasonable alternatives.   Looking ahead 
to the NPPF, it will fail by not being based on the presumption in favour of 
sustainable development, in the terms set out in the Framework. 

   
2 Dealing with the Green Belt issue from the RPG, Policy SS4 of RPG10 says 

that ‘local authorities when preparing their development plans should: 
 

• Critically review the Green Belt to examine whether boundary alterations 
are needed to allow for long term sustainable development needs 

 
• Remove land from the Green Belt for development if on balance, this 

would provide the most sustainable solution for accommodating future 
development requirements’. 

 
3 A Green Belt ‘review’ might be read in two ways - either as a reflection on 

whether the Green Belt needs to change because there are unmet 
development requirements, or as a critical examination of the Green Belt to 
see where it can or should change according to the five purpose of including 
land in the Green Belt in PPG2: Green Belt (and re-iterated along with most 
Green Belt policy in Draft NPPF). There have been at least two studies of the 
Green Belt related to this area.  One was undertaken for the wider area by 
Buchanans and the other was undertaken in house by North Somerset 
Council dealing only with parcels of land in the vicinity of Long Ashton and the 
possible location of a south west Bristol urban extension.  Neither of these is 
of sufficient technical merit to lead to any useable conclusions within a proper 
planning process.  Indeed the Council has not used this work to underpin any 
proposals it makes. 

 
4 Baker Associates presented evidence during the preparation of the SWRSS 

considering the purposes served by the Green Belt around Bristol and within 
North Somerset according to what is set out in current national policy, PPG2: 
Green belts.   This evidence concluded that an urban extension can be 
accommodated without eroding the contribution to those national policy 
purposes for which the Bristol-Bath Green Belt was created. This report has 
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been available to North Somerset Council throughout its development of its 
Core Strategy.  

 
5 The Council has only effectively undertaken a review in the first sense of the 

word as described above.  With the proposed abolition of RSS, and with no 
intention of addressing the evident strategic development requirement, North 
Somerset Council has simply set out as policy in the Core Strategy that the 
Green Belt will not be changed, Policy CS6. 

 
6 Policy CS6 is neither justified nor effective.  The evidence before the Council 

is that there is a requirement for development that cannot be met within the 
existing boundaries of the main settlements, nor can or should be met entirely 
by extensions to Weston-super-Mare, but which is very properly to be 
achieved by development within the District on the edge of Bristol.  Therefore 
there is a need to change the Green Belt.  This change is required to make 
the plan sound.  

 
7 The Core Strategy needs to make an allocation for an urban extension to the 

south west of Bristol.  PPS12 makes it clear that it is for Core Strategies to 
include proposals for development that are critical to the delivery of the spatial 
strategy, and that dealing with development on which the strategy relies 
should not be left to another plan. The Council has the information it requires 
to make such an allocation, from its own work and the very extensive 
consultants studies it has commissioned, from the comprehensive 
programme of engagement it has undertaken, and from the promoters of an 
urban extension.   

 
8 An allocation in the Core Strategy written as an implementation policy or 

policies would ensure the Council is able to ensure that the development 
taking place is consistent with overall objectives of the plan and performs to 
the high standard intended.   The Core Strategy should set out the process by 
which it would wish to see the development come forward, by working with 
promoters of the development in a collaborative way to establish a masterplan 
that can be agreed as part of an outline application, and for this to be used as 
a controlling framework in the subsequent determination of applications for 
reserve matters.  

 
9 The plan has to deal with the Green Belt.  The Green Belt has to change, and 

national policy on Green Belt provides (and will continue to provide for) 
necessary changes to be made through the development plan.  The emerging 
RSS changed the general extent of the green belt to accommodate an urban 
extension to the south west of Bristol, leaving it for the LDF to define the 
green belt boundaries.  The Core Strategy does not perform its current role.   
If RSS is abolished it will therefore be for the LDF or local plan to deal with all 
aspects of the Green Belt; that is determining its general extent and defining 
the boundary.  The previously made representations2 suggest that this should 
be done by: 

 
• The strategic development allocations policy identifying the objectives to 

be met by the urban extension, and its general location, recognising that 

                                                 
2 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Paragraphs 2.13 – 2.21  
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detailed studies and a masterplan process would be needed to establish 
the precise location, form and boundaries 

 
• The Green Belt policy making provision for the change to the Green Belt 

to be made to redraw the Green Belt around the edge of the urban 
extension 

 
• The proposals map to identify an area of the Green Belt subject to change 

 
• For a subsequent review of the local plan, or possibly of just the proposals 

map, to define the Green Belt boundary after the grant of planning 
permission for the urban extension. 

 
 

c  SW Bristol urban extension – including consideratio n of its deletion 
from the Core Strategy compared with the draft RS 

 
1. The Draft RSS stated a figure of 26,000 as the required housing provision in 

North Somerset District for the period 2006-2026.  The evidence for the level 
of housing provision is well established.  The Draft SWRSS has been the 
subject of a sustainability appraisal and the Panel testing the Draft SWRSS 
did not disagree with the housing figure for North Somerset.  

 
2. The Sustainability Appraisal undertaken of the North Somerset Core Strategy 

states that ‘the Core Strategy is based on meeting locally arising housing 
needs and therefore takes no account of ‘overspill’ from adjoining areas’.  By 
its own admission ‘this may seem, on both counts, to be straightforward 
‘nimbyism’’ and it takes no account of the requirement which is a 
consequence of the District being part of a wider functional area and the 
significant need for housing created by the economic led objectives for the 
West of England, which cannot be accommodated within the administrative 
boundary of Bristol.   

 
3. The Core Strategy recognises the importance of West of England from an 

economic point of view.  Paragraph 3.247 states ‘It is against this context that 
there is an aspiration to create more sustainable places, both existing and 
new, by increasing the range of jobs and local prosperity in North Somerset. 
However at the same time the influence of Bristol must be recognised as a 
major economic centre, and the choice, and mobility of residents and the 
labour force within the West of England sub-region’.  This functional 
relationship it has been argued in representations3 made by Baker 
Associates, should be translated into a coherent spatial strategy which 
identifies appropriate housing for this area.   

 
4. The requirement to work with across the functional area is reiterated in the 

Draft NPPF, with statements such as that which explains at para. 48 that for a 
plan to be sound, it should be (amongst other things); ‘positively prepared – 
based on a strategy which seeks to meet objectively assessed development 
and infrastructure requirements, including unmet requirements from 

                                                 
3 Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd November 2010 Appendix 1 Paragraphs 2.5 - 2.9 
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neighbouring authorities where it is practical to do so consistently with 
presumption in favour of sustainable development’.   

 

5. The representations on housing numbers, summarised in the Position 
Statement on Issue 1: District Housing Land Requirement, demonstrates that 
there is a significant element of housing that North Somerset needs to deal 
with which is simply not addressed in the Core Strategy. This element of 
housing requirement arises because of the demographic changes and 
economic performance of the functional area of the West of England.   The 
administrative boundaries in the West of England are such that the city of 
Bristol has an economic influence and draw that is different from the area 
administered by Bristol City Council.  Bristol City Council alone cannot make 
a plan that makes the necessary provision and this has to be a role for the 
four authorities whose plans cover the West of England acting towards the 
common purpose. The proper place for a significant component of the 
development requirement is on the edge of Bristol.  The south west edge of 
Bristol is the area where development could be accommodated that is the 
nearest to the centre of Bristol. This area happens to be in North Somerset. 

 

6. The submitted representations4 explain the situation in considerable detail. 
The urban extension to the south west of Bristol is the most sustainable 
location for growth.  The RSS promoted this location through the process and 
the Council has also included it in its preparation of the Core Strategy. The 
conceptual and spatial options for the development of an urban extension to 
south west Bristol was included in its Consultation Draft Core Strategy in 
November 2009.  Despite this the Council at this stage5 reduced the overall 
housing requirement by an amount equivalent to the capacity of a 
development which is wished to ignore.  The Council then used the 
Government’s announcement of its intention to abolish the RS as justification 
for its wholesale removal from the Core Strategy.      

 
7. The West of England component of growth can only be identified as an urban 

extension to Bristol.  It cannot be accommodated around the district as part of 
its settlement strategy.  The RSS and the Council have consulted on options, 
identified the most appropriate location, undertaken a sustainability appraisal 
and have a planning application for the urban extension.  The only reason the 
urban extension is not included in the Core Strategy is because there is 
opposition to it. As the inspector acknowledges ‘accordingly the mere fact that 
a development location put forward by North Somerset Council its Core 
Strategy may be subject to widespread opposition by electors is not sufficient 
reason by itself to overturn it.’   

 
8. Fundamentally refusing to include the urban extension ignores the evidence 

that exists about the place, its relationships and the requirements generated 
from the West of England functional area.  The current approach is not 
justified or effective, its evidence base is wholly defective and it does not 
represent the most appropriate strategy when considered against reasonable 

                                                 
4Comment ID 3620513/CSPV/1 (page16) Core Strategy Publication Version Statement by 
LandTrust Developments Ltd March 2011 Paragraphs 4.1 – 4.7  
5 SD/40 North Somerset Council Core Strategy Consultation Draft November 2009 
Chapter 5 and policy CS13 
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alternatives, it offers no flexibility to adapt to changing circumstances and as 
such cannot be found sound.   

  
 

 


