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1.0 Issue A – The degree of weight to be accorded to the draft Regional 

Strategy (RS) and the evidence that underpinned it with respect to the 

overall spatial strategy and broad locations for development 

 

1.1 It is accepted that the draft Regional Spatial Strategy (RS) still remains a material 

planning consideration in the preparation and determination of the soundness of 

Local Development Frameworks. However, with regards to the overall spatial 

strategy and broad locations of development the weight that should be afforded to 

the RS is limited because it concentrates development too heavily on the 

Strategically Significant Cities and Towns (SSCTs) and ignores the importance of 

creating thriving, balanced communities at other settlements not identified as 

SSCTs. In this context, the distribution of the identified housing and employment 

requirement for North Somerset should be assessed at the local level taking account 

of local circumstances/needs, market signals and infrastructure issues and capacity. 

 

1.2 Furthermore, the Local Authority has chosen to ignore the spatial strategy of the RS 

in terms of the urban extensions which again lessen the weight that should be 

attached to the spatial strategy set out in the RS in terms of distributing the 

housing and employment requirements in the District. 

 

2.0 Issue E – Distribution of housing and employment by existing settlement 

 

• Weston super Mare 

• Nailsea 

• Clevedon 

• Portishead 

• Service Villages including appropriateness of designations 

• Infill Villages including appropriateness of designations 

 

2.1 The Core Strategy in terms of the spatial distribution of housing and employment is 

not considered to be sound because it is not based on a robust evidence base, it is 

not deliverable and it is not consistent with national planning policy, therefore it 

fails the three tests of soundness set out in PPS 12. It is also not considered to 

have been prepared positively, because it does not adequately cater for the needs 

of the communities beyond Weston-super-Mare, therefore it will not achieve 

sustainable communities throughout North Somerset in accordance with paragraph 
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19 of the draft National Planning Policy Framework (draft NPPF). It sets the service 

villages in ‘aspic’. 

 

2.2 The Government's top priority in reforming the planning system is to promote 

sustainable economic growth and jobs. The Government's clear expectation is that 

the answer to development and growth should wherever possible be 'yes', except 

where this would compromise the key sustainable development principles set out in 

national planning policy.  A presumption in favour of sustainable development is 

considered appropriate to ensure a quick return to economic growth in the country.  

Local Planning Authorities are expected to make every effort to identify and meet 

the housing, business and other development needs of their areas and wherever 

possible support enterprise and facilitate housing.  ‘Planning for Growth’ also states 

that Local Planning Authorities should ensure that they do not impose unnecessary 

burdens on development. The current spatial strategy does not planning for people 

in accordance with paragraph 10 of the draft NPPF because it will not promote 

strong, vibrant and healthy communities throughout the district.  

 

Spatial Distribution  

 

2.3 In distributing the identified requirement for housing and employment, North 

Somerset has not objectively assessed local needs at each settlement in accordance 

with paragraph 20 of the draft NPPF to create sustainable communities throughout 

the district. The principle of sustainability is now well established in Government 

guidance. Its Planning Policy Statements notably PPS1: Delivering Sustainable 

Development, PPS3: Housing and PPS7: Sustainable Development in Rural Areas and 

PPS13: Transport require new development to be in accordance with sustainable 

options. 

 

2.4 In particular, new development should be focused in towns to maximise accessibility 

to facilities and services by means other than by the car. In rural areas, most new 

development should be focused in or near local service centres which should be 

identified in the development plan. Some limited development should be allowed at 

other rural settlements to meet local business and community needs and to 

maintain the vitality of these communities especially when remote from, or have 

poor public transport links with service centres. 
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2.5 The settlement analysis and the establishment of the correct hierarchy are 

important if the Government’s guidance on sustainable development is to be 

implemented and achieved in North Somerset. 

 

2.6 Fundamental to the creation of a settlement hierarchy is the identification of local 

service centres where development should be focused outside larger urban areas 

(PPS7: Sustainable Development in Rural Area para. 3). There is no guidance as to 

what constitutes a local service centre but PPS7 suggests they could be a country 

town, a large single village or a group of villages. PPS1 identifies that development 

should support existing communities and contribute towards mixed communities 

‘with good access to jobs and key services for all members of the community’ (para 

5). These key services are set out later as being: ‘jobs, health, housing, education, 

shops, leisure and community facilities, open space, sport and recreation’ (paras 16 

and 27 (v)). 

 

2.7 As identified in the LDF - Topic Paper Settlement Function and Hierarchy, Yatton 

hosts the following facilities: 

 

• Public House 

• Community Hall 

• Village Shop 

• Two Primary Schools 

• Post Office 

• GP Surgery 

• Youth Centres 

• Library 

• Dentist Pharmacy 

• Opticians 

• Bank 

• Railway Station 

• Bus weekday hourly or more to WSM 

• Bus weekday hourly or more to Bristol  

 

2.8 Whilst Yatton does not have a secondary school, the level of education provision 

with two primary schools is considered to be appropriate. In terms of secondary 

school provision, four secondary schools are located in Weston-super-Mare which 

can be accessed by public transport and further schools are located in Backwell and 
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Clevedon. In this regard Yatton is a suitable, sustainable settlement for additional 

housing and employment growth. This is because the settlement has a range of 

employment, leisure, health, retail and community facilities. 

 

2.9 Additionally unlike (Portishead and Clevedon) it has a high quality passenger railway 

station within the town linking it to the major employment, leisure, retail facilities 

etc within Bristol, Weston-super-Mare and further afield. Furthermore, whilst the 

Topic Paper Transport and Communications identifies in paragraph 3.1 that capacity 

issues exist at local stations, information from Network Rail conflicts with this 

statement.   This shows that the route from Yatton to Bristol is only at 80% 

utilisation (based on seats alone) and less than 50% taking account of standing 

space.   
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2.10 Accordingly in this respect Yatton is considered to be suitable for more development 

and should be identified in the settlement hierarchy alongside Clevedon, Nailsea and 

Portishead. The allocation of more development at Yatton will help to increase the 

sustainability of the settlement and capitalise on the potential offered by the railway 

station. Furthermore, increased residents and workers will help to sustain existing 

services and facilities and encourage the provision of additional facilities. 

 

Deliverability of the Current Distribution of Housing 

 

2.11 The current distribution of housing identified under Policy CS14 is not considered to 

be deliverable within the plan period. We consider that the delivery of 3,300 homes 

within Weston-super-Mare, alongside 5,500 new homes in the Weston Villages is 

undeliverable and unrealistic, especially with the need to provide 1.5 jobs per 

dwelling. The concentration of over 60% of the proposed housing at Weston Super 

Mare is considered to undermine the ability to deliver sustainable and balanced 

growth in North Somerset. 
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2.12 A further 3,400 units is proposed to be allocated at Portishead, Nailsea and 

Clevedon. However, the scale of development which can be accommodated at these 

towns is limited due to particular constraints, which are set out below: 

 

2.13 Portishead is constrained to the north and west by the defined Green Belt which 

contains the urban area of the town in these directions.  Additionally due to its low 

lying position the town and surrounding area to the north, south and east is also 

constrained by major flood risk issues.  The only land available for development 

which is not at risk from flooding is located on high, prominent land which is likely 

to be unacceptable for development due to landscape impact and potential affect on 

Weston Wood SSSI. 

 

2.14 Clevedon is also constrained by major physical features which limit its potential for 

development due to the M5 containing the town’s eastern boundary, Clevedon Hill 

to the north and major flood  risk areas applying to the remainder of the town and 

land to the south and east. 

 

2.15 Nailsea is similarly constrained as it is contained by the Green Belt on its northern 

and eastern boundaries.  Additionally whilst the southern and western boundaries 

could potentially accommodate additional housing development, this is likely to be 

constrained by the National Grid Power Lines (and new power lines proposed as part 

of the Hinckley C project) and an area of flood risk located to the south of the town.   

 

2.16 From the above, it is clear that there is a need for the Core Strategy to identify 

other suitable, sustainable settlements which are free from major constraints and 

could accommodate additional housing in order to assist in meeting the housing 

needs of the district. This adds further weight to allocating additional housing at 

Yatton. Information on our clients land at Arnold’s Way, Yatton is contained in 

Appendix 1 and demonstrates that the site is free from constraints and can be 

delivered in the plan period. The concept Masterplan confirms that circa 200 homes 

and 2.5 hectares of employment land could be developed, alongside 5 hectares of 

open space at the site, with potential for a further 4 hectares of mixed use 

development.  The development of the site will accord with paragraph 19 of the 

draft NPPF which states that planning policies should make effective use of land, 

promote mixed use developments that create more vibrant places, and encourage 

multiple benefits for the use of land in urban and rural areas and should actively 
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manage patterns of growth to make the fullest use of public transport, walking and 

cycling, and focus development in locations which are or can be made sustainable. 

 

Deliverability of the Current Employment Land  

 

2.17 The spatial distribution of the employment land in the Core Strategy is not 

considered to be deliverable or consistent with the objectives of: 

 

• PPS 7 paragraph 2 which states that ‘Local Development Documents should 

facilitate and promote sustainable patterns of development and sustainable 

communities in rural areas’; 

• PPS 4 paragraph 10 which states that ‘build prosperous communities by 

improving the economic performance of cities, towns, regions, sub-regions 

and local areas, both urban and rural’; and 

• Paragraph 72 of the NPPF which states that ‘raise the quality of life and the 

environment in rural areas by promoting thriving, inclusive and locally 

distinctive rural economies.’  

 

2.18 The Core Strategy identifies a need to deliver 114 ha of land for employment 

purposes.  However 86 ha is proposed to be provided at Weston-super-Mare and the 

Weston Villages with only limited opportunities for infill development upon largely 

previously developed land within Portishead, Clevedon and Nailsea.  This approach 

clearly denies the opportunity to deliver economic development and prosperity to 

the rest of the District. Fundamentally, it impacts on the ability of the authority to 

deliver employment land within the Core Strategy period. 

 

2.19 Paragraph 3.257 states that the land areas except Weston Villages are based on the 

remaining allocations of the Replacement Local Plan that are envisaged to be rolled 

forward. This demonstrates in distributing the employment land due regard has not 

been paid to local needs, market signals or the need to create sustainable 

communities throughout the district.  

 

2.20 Paragraphs 3.252 – 3.255 relates to the delivering the employment land in Weston-

super-Mare and the aim of achieving greater alignment between jobs and homes to 

achieve greater self-containment. To achieve this is it identified that every new 

dwelling must deliver 1.5 B use class jobs. However, this policy aspiration is 
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considered to be fundamentally flawed. This approach is imprecise because it is not 

clear whether this statement relates to: 

 

1. Gaining planning permission for employment floorspace of a set 

quantum i.e. 100 homes and a consent for a building with sufficient 

space to deliver 150 jobs,  

2. A requirement to build speculatively an employment building to 

release a set quantum of housing  

3. Employing 150 people directly to deliver 100 new homes.     

 

2.21 Secondly the proposed phasing approach is fundamentally flawed because a housing 

developer can bring forward housing sites, but they can not guarantee the delivery 

of new employment.  Housing developers can only provide planning permission or 

serviced sites for employment development.  The only time employment could be 

delivered in phase with housing is where a tenant has been secured in advance of 

the construction of housing.  However in the absence of a tenant it is simply not 

viable to speculatively build employment floorspace.  Additionally even if an 

employment building could be delivered on a speculative basis, the policy has nil 

effect if the building stands empty due to a lack of a tenant. 

 

2.22 Employers are only likely to take up employment space or land where there is 

demand to do so, that demand coming from potential occupiers.  In the context of 

Weston-super-Mare’s proximity to Bristol, which is a recognised commercial centre 

and is more accessible to London by rail, Weston-super-Mare is in a far weaker 

position.  Hence the demand for employment space is weak which is demonstrated 

by previous take up rates at Weston-super-Mare which equates to less than 1 

hectare per annum between 2001 – 2010 (North Somerset ELS, April 2010). The 

lack of a direct train service to London and the existing capacity issues at Junction 

21 of the M4 make the town less attractive to potential occupiers making take-up of 

employment space difficult in the foreseeable future, especially considering the 

current weak state of the economy. 

 

2.23 Furthermore, linking the provision of jobs with homes is unlikely to increase the 

take up of employment but in reality will reduce the rate at which new dwellings are 

delivered in the authority. The Core Strategy lacks any detail on how the Council 

intend to ensure that jobs are brought forward in the Weston-super-Mare and the 

rest of the District.  
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2.24 Without a clear strategy in place to deliver jobs, it is evident that delivery of this 

quantum of employment land is highly unlikely in the plan period at Weston-super-

Mare, resulting in increased out-commuting from the district and an unsustainable 

pattern of development.   

 

2.25 In terms of Clevedon, Nailsea and Portishead, the employment land distribution is 

based on existing local plan allocations which takes no account of local needs and 

market signals. Allocating land will not lead to delivering jobs, which is 

demonstrated by the sites not being delivered in the previous local plan period and 

will not lead to greater levels of self containment. The employment needs of the 

towns need to be objectively assessed and new allocations made accordingly. 

However, as highlighted in paragraphs 1.17 to 1.19, these settlements are 

constrained in terms of their future growth which supports the need to allocation 

further employment land at Yatton. In this respect, our clients site ‘Land at Arnold 

Way’ is considered to be suitable for providing future employment land at Yatton in 

a sustainable manner. Furthermore linking the employment and residential elements 

will help to deliver jobs in Yatton.  

 

2.26 With regards to provision in the remainder of North Somerset, the provision of 

employment land is restricted to meeting local needs. This is considered to be 

overly restrictive and does not meet the requirements of PPS4 which seeks to 

deliver employment opportunities to all areas and paragraphs 10 and 13 of the draft 

NPPF which highlights that the planning system should do everything it can to 

support economic growth.  

 

3.0 CONCLUSION 

 

3.1 In conclusion, the current distribution of housing land and employment is 

fundamentally flawed for two main reasons: 

 

• It does not take account of local needs and therefore it will not deliver 

thriving, sustainable communities throughout the district; and 

• Due to market and physical constraints it is not considered deliverable within 

the plan period. 
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3.2 The current distribution of housing and employment will not lead to the 

implementation of the overall Vision for North Somerset. Therefore rather than 

concentrating the majority of development at Weston-super-Mare and hoping that 

the requirement for 1.5 jobs to be delivered per new dwelling will address out 

commuting, the Core Strategy needs to properly assess the settlement hierarchy, 

taking account of market demand, then apportioning the level of housing and 

employment growth required more appropriately across the district including 

recognising the role of Yatton, alongside Clevedon, Nailsea and Portishead as a 

sustainable settlement which is suitable for greater development than currently 

identified.  

 

3.3 In this respect, our client’s site ‘Land north of Arnolds Way, Yatton provides an ideal 

opportunity for delivering a sustainable residential and employment development at 

Yatton that helps to meet the needs of the district. The concept Masterplan 

confirms that circa 200 homes and 2.5 hectares of employment land could be 

developed, alongside 5 hectares of open space at the site, with further potential for  

4 hectares of mixed use development. It is considered through undertaking a 

market-led approach to the delivery of the site it will help to deliver jobs in Yatton.  

Through the comprehensive marketing of the employment element prior to an 

application for the residential element, development of employment land will be 

enabled. The provision of the homes can be linked to the servicing of the 

employment land, with for example no more than 100 homes being delivered before 

a phase of the employment site is serviced. At the same time a comprehensive 

marketing strategy can be progressed for the site to ensure occupiers are secured 

which will actually lead to the creation of jobs within North Somerset. 

 

3.4 The site is available, suitable and deliverable and is one of the few sites within the 

rest of the District and the surrounding area which is not at risk of flooding.  The 

site is sustainably located with access to a range of services, facilities and 

employment opportunities within Yatton.  Additionally further greater employment, 

leisure and recreation facilities within Bristol, Weston-super-Mare and other towns 

which can be reached by the high quality railway services available from Yatton 

railway station.  The railway station at Yatton will also make the employment 

elements of the proposal more attractive to potential employers, with the site being 

accessible by a variety of means of transport.  The proposals also provide the 

opportunity to deliver new community and recreational facilities to Yatton which 

otherwise could not be delivered. 

 


