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North Somerset Core Strategy 
Examination of remitted policies 
 
NSC Position Statement in response to the Inspector’s agenda and 
questions 
 
28 February 2014  
 
Introduction 
 

1. The purpose of this position statement is to highlight areas in the 
Inspector’s agenda where further clarification or explanation is 
required.  The intention is not to repeat the content of existing 
submitted statements, notably the NSC statement on remitted policies 
(the consultation statement) (RED/04) and the position statement on 
the effect the duty to co-operate has had on the housing numbers 
(RED/12).  

 
Agenda 2 - Strategic Context 
 

Q: Is the Core Strategy prepared within an appropriate 
strategic context? 

 
 Strategic context 

 
2. The policy context is set out in the extant up-to-date policies of the 

adopted Core Strategy.  It would be wholly inappropriate for the 

outcome of the re-examination process to conflict with the extant 
policies.  The Council’s position is covered in RED/04 and RED/12. 

 
3. North Somerset functions as part of the West of England with Bristol as 

the principal economic centre and that relationship is fully recognised 
through the plan making process.  The Core Strategy reflects the sub-
regional priorities and objectives through the delivery of more 
sustainable development patterns across the sub-region including a 
focus on economic growth and regeneration at Weston-super-Mare. 

 
4. The Inspector’s initial agenda for the hearings (RED/11) included the 

phrase ‘an inward looking plan’.  It is worth reiterating that this phrase  
has been taken out of context.  It was used in the 2012 Inspector’s 
Report at paragraph 29 where he was setting the scene with the 
phrase that the Core Strategy was “at first sight an inward-looking and 
conservative departure from the dRSS and national advice in PPS3” 
but then went on to set out his reasoning and justification for finding the 
plan sound.  See also RED/02 paragraph 35. 

 
Strategic Housing Market Assessment 
 

5. The existing 2009 SHMA and progress on the new SHMA is covered at 
RED/04 paragraphs 23-27 and RED/12 paragraph 15 (iii).  The new 
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SHMA will cover the period to 2036 and provide the context for the roll-
forward of the strategic planning context.  

 
6. The NSC position in relation to the duty to co-operate and effective 

sub-regional engagement on strategic issues is set out in RED/12. 
 
7. Paragraph 15 (iii) of RED/12 refers to the West of England authorities 

considering the preparation of a joint planning statement to formalise 
the strategic planning context post-SHMA.  The preparation of a West 
of England Joint Planning Strategy was agreed by the UA Directors of 
Development, Environment and Transport on 20 February 2014 
(Appendix A).  This demonstrates the long term commitment of the 
Unitary Authorities to a jointly agreed strategy on cross border matters 
both through the current SHMA process and dealing with the post-
SHMA strategic implications.  This document is currently being 
endorsed by the portfolio holders at each of the Unitary Authorities and 
a final version containing the signatures will be submitted to the 
examination once this process is complete.  This is an example of a 
joint statement which draft NPPG suggests (in the section on duty to 
co-operate) that inspectors will expect to see at examination. 

 
8. The draft Strategic Economic Plan (RED/12d) is due to be approved by 

the LEP Board on 13 March 2014.  Approval will endorse the 
strengthening of the governance arrangements particularly the 
upgrading of the informal Planning Homes Community Board 
(comprising portfolio holders of the four UAs) to a formal committee 
with decision making powers (RED/12d paragraphs 7.1-7.3).  The 
Planning Homes Community Committee will be the formal body 
responsible for the duty to co-operate and delivery of the Joint Planning 
Strategy. 
  

9. Bristol City has produced a statement in respect of its housing supply 
position in relation to Core Strategy requirements, confirming that there 
is no unmet need for which provision currently needs to be made in 
neighbouring authorities (Appendix B). 

 
10. The new SHMA will assess the housing requirement to meet needs in 

the West of England during the latter years of the Core Strategies to 
2026, and what new provision is needed for the next decade (2026-
2036). 

 
11. Following approval of the new SHMA and the West of England Joint 

Planning Strategy, the intention is that the next iteration of the North 
Somerset Local Plan will be adopted by 2021 to deliver the new 
strategic requirements over a minimum 15 year plan period to 2036.  
Amendments to the North Somerset Local Development Scheme to 
reflect this proposed programme are being finalised. 
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Agenda 3 - Housing Requirement 
 

Q: Is the assessment made by the Core Strategy consistent 

with national policy? 
 

12. The re-examination process needs to balance the fact that the Core 
Strategy was prepared and examined prior to the publication of the 
NPPF, and that much of the plan remains extant, with consideration of 
the remitted policies and the specific context provided by the High 
Court Judgment.  That is, whether sufficient allowance had been made 
for latent demand, taking account of the passage of time. 

 
13. The national policy context is now provided by NPPF.  In terms of the 

assessment of the housing requirement, the relevant passages are 
paragraphs 47 relating to boosting significantly the supply of housing 
and using evidence to ensure full objectively assessed needs are met 
consistent with the overall approach of the NPPF, and paragraphs 
158/159 where local authorities need to ensure that plans are based on 
a proportionate evidence base (adequate, up-to-date and relevant) and 
that there is a clear understanding of housing needs in their area. 

 
14. The new evidence on the housing requirement provides a sound basis 

for the re-examination of CS13 in relation to the Judgment, and is 
consistent with national policy.  It provides an up-to-date full objective 
assessment of the components of housing need which enables an 
increase in housing supply whilst remaining consistent with the extant 
objectives of the adopted Core Strategy. 

 

Q: Does the selected approach amount to a SHMA as required 
by the NPPF? 

 
15. The evidence base for the adopted Core Strategy was the 2009 SHMA 

prepared in accordance with PPS3 and best practice guidance at the 
time.  In March 2012 the approach was amended by the NPPF and 
plans prepared and submitted after that date need to be supported by a 
SHMA prepared in accordance with the new guidance.  The NSC 
approach is not based on a fully NPPF-compliant SHMA, but this is not 
the appropriate test given the specific circumstances relating to the 
examination of the remitted policies. 

 
16. The Judgment required the re-examination of the district housing 

requirement, not the preparation of a new SHMA.  The Approved 
Addendum Judgment (7 March 2013) set out the arguments presented 
by the claimants in respect of whether the policies should be quashed 
or remitted.  Their argument was that the policy context had changed 
and amongst other things, a new SHMA was required, all of which 
would be extremely time consuming and could lead to lengthy 
suspensions of the examination process or withdrawal of the plan 
(paragraph 8).  The Judge disagreed and anticipated a relatively quick 
process: 
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“Further, it is not inevitable that there will be extensive further 
delay in re-adopting the policies. The time taken to undertake 
any further work will be in the Council’s hands. The Core 
Strategy as a whole was submitted for examination on 8 July 
2011 and the Inspector reported on 15 March 2012. Re-
examination of the housing policies in the light of the court’s 
judgment should take considerably less time.”  (Paragraph 21). 

 
17. It is clear that the Judge was not anticipating the need for a new 

SHMA, and this was not required as part of the re-examination of the 
remitted policies.  On the contrary, the re-examination was ‘in the 
Council’s hands’ as it focused on the issue of whether the district 
housing requirement made sufficient allowance for latent demand. 

 
18. The South Gloucestershire Core Strategy was recently found sound.  

At paragraph 72 of his report (RED/08) the Inspector recognised that 
while the housing needs assessment was carried out before national 
policy changed and was undertaken in the context of the more limited 
2009 West of England SHMA, it was supplemented by updated 
information, including an appraisal of population and household 
projections.  In paragraph 84 he concluded that there is a reasonable 
expectation that any deficiencies in the information base will be 
identified through the findings of the new SHMA.  “The outcome of the 
SHMA process also provides an opportunity for the Council to work 
with the other West of England Unitary Authorities in identifying future 
needs and pursuing complementary strategies capable of delivering 
and supporting economic growth across the sub-region” paragraph 87). 

 

Q: Does the selected methodology provide a full, objective 
assessment of market and affordable housing in the housing 

market area as required by the NPPF? 
 
 
19. The Edge Analytics report (RED/05) provides a full objective 

assessment of housing needs but within North Somerset, not the wider 
West of England Housing Market Area.  However, the methodology 
used would also be appropriate for the larger geography.   

 
20. The re-examination of CS13 is looking at whether sufficient allowance 

was made for latent demand in the context of work originally 
undertaken using the 2009 SHMA evidence base, albeit taking account 
of updated information.   

 
21. A new West of England SHMA is being prepared which will provide the 

evidence base for the review and roll-forward of the Core Strategy to 
2036. 

 
22. The Council’s statement on the effect the duty to co-operate has had 

on housing numbers (RED/12) addressed the issue of Bristol’s needs 
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(paragraphs 24-29).  There is no need at present to make any 
additional provision for Bristol or any other authorities within the 
Housing Market Area.  Bristol City has confirmed that it does not have 
any unmet requirements for housing and that it expects that its Core 
Strategy housing requirement to 2026 will be fully met (Appendix B).   

 

Balance of housing and jobs 
 
23. The November 2013 NSC consultation statement (RED/04) set out 

how the Core Strategy addressed the balance of homes and jobs 
through the original methodology (paragraphs 36-50) and how this 
relates to the Edge Analytics analysis and the recommended increase 
in the housing requirement (paragraphs 76-92).     

 
24. The employment-led approach remains an extant element of the 

adopted Core Strategy and was not challenged by the judicial review 
process.  The Inspector’s Report reported as follows: 

 
“Accordingly, the CS seeks to link new housing to employment 
in North Somerset, and WsM in particular, in order to improve 
self-containment, reduce out-commuting and so achieve a more 
sustainable relationship. This approach is consistent with 
established regional and local policy and it attracts no 
substantial challenge to the extent that it applies to WsM. Nor is 
there any challenge to the premise adopted by NSC that over-
provision for housing can lead to unsustainable development 
with excessive in-migration and out-commuting whilst under-
provision can result in unaffordable house prices and a high 
level of in-commuting. It is accepted that an appropriate balance 
needs to be struck.” (Paragraph 11). 

 
25. As part of his consideration as to what was the ‘appropriate balance’ 

the Inspector endorsed the proposed policies for Weston-super-Mare 
and Weston Villages but recognised that this was a long term objective 
and that “their success should be judged against performance over a 
reasonably long period before review” (paragraph 43).  While the 
employment-led approach is not part of the re-examination process, it 
is essential that any adjustment to the housing requirement does not 
materially affect its effectiveness. 

 

Methodologies for identifying housing need 
 

26. The original Core Strategy methodology, the Edge Analytics analysis 
and their relationship and implications are set out in RED/02, RED/04 
and RED/05.  The original housing requirement methodology was fit for 
purpose and represented a full objective assessment given the 
circumstances at the time.  However, given the need for an updated 
evidence base and the availability of more reliable trend data, the 
opportunity was taken to commission Edge Analytics to undertake a 



 6

more conventional methodology (and one which would address the 
‘latent demand’ argument).   

 
27. The consultant advising on the original methodology, Keith Woodhead, 

has prepared a paper ‘The Housing Requirement for the North 
Somerset Core Strategy 2011: A Technical Perspective’ (RED/14) 
which provides a summary of the context for the calculation of the 
original requirement and its relationship to the revised approach. 

 
28. Edge Analytics has produced a paper assessing the alternative 

housing requirement methodologies proposed by respondents to the 
Council’s consultation (RED/15).  Several participants have used the 
same POPGROUP model, although differences have arisen as a result 
of the choice of data inputs and assumptions, while others have used 
alternative methodologies.  The assessment undertaken by Edge 
Analytics concludes that, having considered the representations 
received, the approach adopted by the Council is preferable. 

 
29. The Council has taken a pragmatic approach with regard to the 

assumptions used in the modelling.   For example, the unemployment 
rate used (4.2%) remains fixed for the plan period, whereas in reality 
this is likely to reduce over time as the economy improves and job 
availability increases.  Similarly, the assumptions around economic 
activity rates take a balanced view of the evidence to ensure that the 
outputs are robust.  More recent 2011 Census information for North 
Somerset shows increases in older age participation rates and a 
general increase in female activity across all age groups than that 
assumed in the Edge Analytic figures. 

 
Employment-led approach 
 
30. The employment-led approach as set out in extant policy CS20 is 

district-wide and envisages an increase in self-containment, and 
reduction in out-commuting across North Somerset.  While much of the 
northern part of the district is functionally related to the Bristol urban 
area and would expect to continue to have a close relationship in terms 
of jobs and commuting, the accepted evidence is that Weston-super-
Mare in particular has relatively poor self-containment.  The priority is 
therefore to improve the economic performance of the town which will 
have beneficial impacts on the district as a whole such as through 
more jobs being available to economically-active residents of North 
Somerset who might otherwise need to commute to the Bristol urban 
area.  The economic growth and regeneration of Weston plus more 
balanced growth across the rest of the district will contribute to an 
overall improvement in self-containment in accordance with the overall 
sustainable development objectives of the sub-region. 
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Latent Demand 
 
31. The issue of latent demand is the reason why the judicial review 

succeeded and the raison d’être for the re-examination of the remitted 
policies. 

 
“In my judgment I held that in his appraisal of the Council’s 
housing requirement figure of 14,000 in Policy CS13 of the Core 
Strategy the Inspector failed to give adequate or intelligible 
reasons for his conclusion that the figure made sufficient 
allowance for latent demand i.e. demand unrelated to the 
creation of new jobs.  In consequence the adoption of Policy 
CS13 of the Core Strategy in reliance on the Inspector’s 
recommendation was unlawful”.  (Approved Addendum 
Judgment paragraph 1). 

 
32. There is no dispute that the Council’s original methodology did make 

allowance for latent demand (Approved Addendum Judgment 
paragraph 93) but the issue was whether the figures included a 
sufficient allowance for latent demand.  The Council maintains the view 
that the identified ‘floor’ of 2,600 homes in the Council’s evidence to 
meet latent demand was sufficient.  This issue is addressed in Keith 
Woodhead’s paper (RED/14) at paragraphs 5.4-5.7. 

 
33. However, notwithstanding the above, in order to make progress on the 

Core Strategy and to avoid any repeat of this debate, the Council 
commissioned Edge Analytics to produce new forecasts based on a 
more conventional methodology.  The modelling which underpinned 
the recommended housing requirement now unequivocally makes 
sufficient allowance for latent demand.  The question at the heart of the 
re-examination process has been addressed. 

 
34. Edge Analytics comment on the latent demand issues in their report at 

paragraphs 5.32-5.42 (RED/05). 
 
Affordable housing 
 
35. Some parties have suggested that an additional allowance is needed to 

meet affordable housing needs.  The Core Strategy affordable housing 
Policy CS16 is an extant policy of the adopted plan.  This policy was 
evidenced by the 2009 SHMA, tested at examination and was not 
remitted (see Addendum Judgment paragraph 15).  The current 
demographic modelling takes account of the total population and 
households over the plan period, which by definition includes those 
likely to require affordable housing.   However, the model does not then 
go on to make a distinction between market and affordable need on the 
basis of, for example, tenure or income – this is the role of the SHMA 
process.  The adopted Core Strategy affordable housing policy applies 
a percentage target to be negotiated, and which will apply whether the 
housing requirement is 14,000 or 17,130 dwellings.    
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Market signals 
 
36. The draft National Planning Practice Guidance (NPPG) advises that 

the housing need number should be adjusted to reflect appropriate 
market signals, as well as other market indicators of the balance 
between the demand and supply of dwellings.  Prices or rents rising 
faster than the national or local average may well indicate particular 
market undersupply relative to demand.  The Council has produced a 
separate evidence paper on market signals (see Appendix C). 

 
37. No adjustment has been made to account for market signals, as the 

indicators currently show that there is no significant variation from the 
wider local or national picture to suggest a change either upwards or 
downwards at this stage, as the housing market is still too weak 
following recession.  The summary table below sets out why no 
revision is made to the housing requirement on the basis of current 
market signals. 

 

NPPG signal category Conclusion 

Land prices Fluctuations within UK regions (with the exception 
of London) have been consistent and follow the 
same trend of upward growth to a peak in 2007/08 
followed by sharp decline and a recent lower stable 
trend.  No evidence to suggest North Somerset is 
significantly different to the general trend therefore 
no adjustment made to housing requirement. 

House prices House prices are still unstable following recession. 
North Somerset has followed the same broad 
pattern as the national average and, with the 
exception of Bath and North East Somerset, the 
rest of the West of England.  Given that there is no 
marked difference in current prices or trends, there 
is no reason to suggest an adjustment to the 
housing requirement on this basis. 

Rents The North Somerset rental sector is growing in line 
with national average trends.  Average rental prices 
are similar to the regional average, and rents have 
recently fallen within the South West.  These 
indicators do not currently show a need to adjust 
North Somerset’s housing requirement. 

Affordability The pattern of lower quartile house prices to lower 
quartile earnings within North Somerset follows the 
same trend as the rest of the West of England 
authorities, the regional average and the national 
figures.  The affordability level is similar to all other 
comparator areas (with the exception of Bath and 
North East Somerset), and there is no evidence 
indicating a need to adjust the housing 
requirement. 
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Rate of development North Somerset has no past record of under 
delivery.  Whilst supply has begun to stabilise, 
construction remains below pre-recession levels, in 
line with the national trend.  There are no 
indications that the housing provision should be 
increased on this basis. 

Overcrowding North Somerset does not have major issues with 
overcrowding or concealed families, the current 
figures are well below national average.  This would 
therefore not justify an adjustment to the housing 
requirement. 

 
 

 
Agenda 4 - Housing Strategy 
 

Q: Would the Council’s housing strategy be effective in 

delivering the Plan’s objectives? 
 

Delivery rates 
 
38. During the plan period so far (2006 to 2013) there have been a total of 

5,992 dwelling completions.  4,950 of these completions were within 
the first five years, 2006 to 2011.  Given that the Edge Analytics 
forecasts are for 2011-2026, the completions figure for the first 5 years 
of the plan period has been added to the Edge Analytics scenarios as it 
would not be appropriate to retrospectively apply a forecast to a time 
period which has already elapsed.  Since the Edge Analytics scenarios 
run from 2011 the Council has applied the recommended average 
dwelling requirement of 812 dwellings pa for the 15 year period 2011-
2026, although an alternative would have been to also use the actual 
completions figure for 2011-2013.  This would have resulted in a lower 
overall Core Strategy dwelling requirement.  The use of 17,130 
dwellings is therefore an additional boost to the housing supply. 

 

 Completions Residual 
requirement 

Overall plan 
period target 

Chosen 
calculation 

4,950  
2006-2011 

12,180 
(15 x 812 pa) 

17,130 

Alternative  
calculation 

5,992 
2006-2013 

10,556 
(13 x 812 pa) 

16,548 

 
 
39. The following graph shows dwelling completion rates from 1981/82 to 

2012/13, which covers the period of the 1990s recession, subsequent 
downturn in development and market recovery thereafter.   
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40. From this graph it is possible to identify three broad phases of 

development activity: recession, recovery and strong market 
conditions.  Assuming that we are now emerging from the downturn 
and entering into recovery in terms of housing delivery rates, the 
evidence from previous economic cycles is that it is unlikely that high 
housing targets could be delivered over the plan period.  Evidence 
provided to the original Core Strategy examination (HD/01) was that 
given the lead in times and infrastructure requirements of large 
strategic sites, a figure far in excess of about 18,000 dwellings could 
not physically be delivered by 2026.   

 
41. It is not the case as suggested by some respondents that the North 

Somerset housing requirement has been informed by capacity 
constraints.  The housing requirement is an objective assessment of 
need, but the point being made here is that higher figures are unlikely 
to be achievable.  The quantum of development as currently 
recommended is considered to be a justified, deliverable and 
sustainable approach, which effectively meets the objectives of the 
extant policies and can be delivered on sites which are consistent with 
the existing spatial strategy (as demonstrated in the SHLAA and the 
Sites and Policies Plan). 

 
42. Other factors outside of the Council’s control may also affect the 

amount of dwellings that the council can physically deliver within the 
plan period.  Major projects such as building the Hinkley Point nuclear 
power station in Somerset will have implications on labour force 
availability, the supply of construction materials and other delivery 
factors – and which could have an impact on housebuilding in North 
Somerset. 

 
Supply of deliverable sites 
 
43.  The NPPF requires local authorities to identify and update annually a 

supply of specific deliverable sites sufficient to provide five years worth 
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of housing against their requirements with an additional buffer of 5% to 
ensure choice and competition in the market.  Where there is a record 
of persistent under delivery this buffer should be increased to 20%.  
North Somerset does not have a record of under delivery, with past 
completions meeting the requirements of the Joint Replacement 
Structure Plan, Replacement Local Plan and previous Core Strategy 
target, so 5% is applied in this case.   

 
44. The last official five year supply position statement is dated April 2013 

and demonstrates that 6.7 years supply is deliverable within the next 
five years of the plan period against the previously adopted target of 
14,000 dwellings.  The council can also demonstrate sufficient supply 
to maintain delivery of the 17,130 target as proposed.  The five year 
land supply position has been updated for the purposes of the re-
examination, to a base date of February 2014 (Appendix D).  This 
currently stands at 5.4 years supply.  A full five year supply update will 
be published for April 2014 and, if required, additional sites brought 
forward through the Sites and Policies Plan. 

 
Justification for windfall allowance 
 
45. The NPPF allows local planning authorities to include an allowance for 

windfall sites in their five year supply if there is compelling evidence 
that such sites consistently become available in the local area and are 
expected to continue to form a reliable source of supply.   

 
46. Windfall developments across the district have made a significant 

contribution to housing delivery in previous years.  This is expected to 
continue.  The table below sets out the windfall completions on small 
sites (those with a net capacity of less than 9 dwellings) over the plan 
period so far within North Somerset. 

 

 
Windfall 

completions 

2012/13 115 

2011/12 122 

2010/11 112 

2009/10 168 

2008/09 203 

2007/08 292 

2006/07 249 

TOTAL 1,261 

 
 
47. The 1,261 windfall completions on small sites have been delivered 

despite challenging economic circumstances and a restrictive policy 
approach to rural development (North Somerset Replacement Local 
Plan Policy H/7).  The Core Strategy approach is not significantly 
different to the Replacement Local Plan.  Whilst the Core Strategy 
removed the settlement boundaries from some villages in the 
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countryside, more flexibility exists in respect of the Service and Infill 
Villages with defined boundaries.  Also, Neighbourhood Development 
Plans may identify additional locally supported housing opportunities.  
Large windfall sites also provide a contribution to housing supply, 
although these are more difficult to predict and given that the emerging 
Sites and Policies Plan proposes new allocations of sites larger than 10 
units, to include an assumption for large site windfall may introduce 
double counting.  Overall, it is the Council’s assessment that small site 
windfall will continue to come forward at a similar rate to that of 
previous years. 

 
48. The NPPF also states that the calculated windfall allowance should not 

include development on residential gardens. According to Communities 
and Local Government (CLG) research in 2010, Ordnance Survey data 
indicates that within North Somerset 17% of the residential completions 
that took place in the three years previously were on land that was 
previously in use as a residential garden.  A windfall allowance of 149 
dwellings per year is therefore factored in to the five year land supply 
provision. This figure has been calculated by taking the past five year 
average of 180 units per year, less an assumption of 17% delivered on 
garden land. 

 
Revised SHLAA 
 
49. The council’s most recent Strategic Housing Land Availability 

Assessment was published in November 2013 (RED/06).  The SHLAA 
illustrates the range of potential opportunities that are available, and 
forms part of the evidence base in the plan making process.  The total 
identified potential from SHLAA, along with completions already 
delivered and sites already in the planning system is more than 
sufficient to meet the proposed housing requirement and allows a 
degree of flexibility in the range of sites that could be brought forward. 

 
50. The current SHLAA demonstrates an overall potential supply of 19,854 

dwellings for the plan period.  However it must be emphasised that not 
all these sites will necessarily come forward.  The SHLAA is a technical 
assessment which considers potential dwelling opportunities based 
primarily on sites put forward by developers/landowners; the overall 
figure should not be interpreted as equating to the total dwellings that 
will be delivered.  Instead the SHLAA will inform plan making through, 
for example, the Sites and Policies Plan, and any identified SHLAA 
sites will be subject to further assessment, public consultation, 
sustainability appraisal and independent examination. 

 
Sites and Policies Plan 
 
51. The Council is producing a detailed plan to deliver the Core Strategy 

requirements, the Sites and Policies Plan.  The Consultation Draft was 
consulted upon between February and April 2013, and this document 
demonstrated that the spatial strategy can deliver in excess of the 
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housing requirement, by making provision for some 18,099 dwellings 
(although this figure is not put forward as an alternative Core Strategy 
housing requirement).  Further progress on the Sites and Policies Plan 
is paused pending the outcome of the re-examination process.   
 

Self-containment, commuting balance and the dwelling requirement 
 

52. The employment-led approach and the objective of improved self-
containment for Weston has a strong planning pedigree and was a key 
objective of the Regional Strategy (RPG10), draft RSS, the Joint 
Replacement Structure Plan and the Replacement Local Plan.  
Employment-led and improved self-containment remain extant 
elements of the adopted Core Strategy and, as recognised by the Core 
Strategy Inspector (Inspector’s Report paragraph 43), should be given 
time to take effect.  This approach is endorsed by the West of England 
Local Enterprise Partnership (LEP) and is an integral part of the LEP 
growth strategy. 

   
53. Key to this is the delivery of the Weston Villages and J21 Enterprise 

Area at Weston-super-Mare, where the employment-led approach is 
beginning to bite.  Appendix E summarises the delivery mechanisms 
and interventions to date.  This demonstrates that policy drivers are in 
place to make significant improvements (qualitative and quantitative) to 
the employment base in the town which coupled with wider district 
interventions, will in turn lead to a reasonable expectation that self-
containment will steadily improve over the plan period. 

 
54. An initial inspection of the outputs from the model in respect of the 

recommended 17,130 dwelling scenario is that this quantum of housing 
is not enough to deliver the necessary labour force to meet the job 
requirements of CS20.  This is primarily because of the demographic 
structure and an ageing population.   

 
55. The way the POPGROUP model would resolve this in the context of a 

jobs-led scenario is by increasing in-migration in order to ‘top-up’ the 
workforce in order to sustain the given jobs figure.  This has the direct 
effect of increasing the required dwellings over the period in order to 
accommodate the greater population as a result of this migration.  This 
not only assumes the need for economic migrants to fill the jobs, but 
also includes a corresponding and larger, non-economic migration 
component, and which therefore has a magnified impact on the 
requirement for dwellings to support jobs growth. 

 
56. However it is important to take account of the commuting ratio and its 

expected reduction over the plan period which will have a significant 
impact on the dwelling requirement (see RED/04 Appendix B which 
sets out the commuting ratios in relation to four different housing 
requirements), and will be influenced by significant job creation.  
Greater self-containment of the North Somerset labour force and a net 
reduction in out-commuting along with higher rates of participation in 
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older age groups would mean that increasing the housing requirement 
to stimulate economic in-migration is not required.  Instead, with 
improvements to the underlying commuting balance, there is a reduced 
reliance on net migration to facilitate jobs, more jobs are taken up 
locally, and fewer dwellings are required to facilitate the planned jobs.  
The evidence indicates how such an improvement can align 
satisfactorily to the recommended dwelling requirement (see RED/05 
Table 7 where a commuting ratio of 1.10 equates to 815 dwellings). 

 
57. Earnings differentials between areas are a factor that can influence 

commuting.  North Somerset residents are relatively skilled and high 
earners a proportion of which commute for jobs attracted by higher 
wages.  However, the detailed picture is more complex  as in 2013 
North Somerset in fact had the highest median annual pay (workplace 
based) of all unitary authorities in the West of England reflecting the 
high value sectors present.  This indicates the potential within the 
district as overall earnings are higher than the sub-regional average, 
but there is not currently the quantity or range of jobs present.  The 
economic interventions planned along with the potential of some key 
existing businesses will act to strengthen the local employment 
opportunities making North Somerset more attractive for jobs and 
investment. 

 
58. Edge Analytics (RED/05 paragraphs 5.23 – 5.31) considered 

commuting balance sensitivity and recommended that: 
 

“Whilst net in-migration will continue to contribute to North 
Somerset’s labour force, it is also likely that substantial jobs 
growth within the authority would promote greater self-
containment of its labour force. Greater self-containment would 
mean an improvement in the balance between the size of the 
resident labour force and the number of jobs available; more 
people living and working locally. A commuting ratio of 1.0 would 
indicate a local labour force that is equivalent in size to the 
number of jobs available.” (Paragraph 5.24) 

 
“As the commuting ratio reduces, the balance between the size 
of North Somerset’s resident labour force and the number of 
jobs available is aligned more closely. This has the effect of 
reducing the level of net in-migration required to achieve the 
labour force – jobs balance, reducing estimated population 
growth and the associated dwelling requirement” (Paragraph 
5.26) 

 
“Alignment of the anticipated jobs-growth scenario with the 
outcomes of the range of ‘core’ trend scenarios would require a 
change to North Somerset’s commuting balance; reducing to 
1.15-1.10 over the forecast period. This would require not only 
that new jobs created are taken up by local residents but that a 
greater proportion of existing residents take up local 
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employment opportunities arising from the natural ageing of the 
population.” (Paragraph 5.29). 

 
59. Edge Analytics advise that evidence indicates commuting ratios have 

become more balanced in fact since 2001 when it was estimated to be 
1.22 to 1.18 in 2011 representing an annual reduction of 0.004 workers 
per job.  This has taken place without direct policy interventions.  If this 
trend were to continue, as illustrated in the graph below, it is likely that 
the commuting ratio would improve to around 1.12 by 2026 indicating a 
reduced net out-commuting situation, and improved self-containment.   
Importantly this reduced ratio in itself is already indicating a reduced 
dwelling requirement (se Table 7 of the Edge Report - RED05).  On the 
basis that the ratio did continue to improve to 1.12, the dwelling 
requirement would already be close to the proposed annual dwelling 
requirement. 
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60. However with further policy interventions to address the imbalance 

between jobs and homes, a significant increase in employment 
provision and economic growth, North Somerset is likely to become 
more self-contained, and an improvement to 1.10 is a reasonable 
aspiration, improving the overall balance in North Somerset by 2026.  
The evidence shows that this is already happening and is not simply a 
policy aspiration used to constrain housing as implied by other parties. 

 
61. What this shows is that with an improvement in the underlying 

commuting ratio to 1.10 (sensitivity scenario C of the Edge scenarios), 
only 815 dwellings are required per annum 2011 to 2026 (see Edge 
Analytics report Table 7 RED/05).  This dwelling requirement aligns 
well to the lower end of the ‘current trend’ annual dwelling requirement 
of 812 dwellings per annum (see Table 9), demonstrating an effective 
alignment between the jobs planned and the recommended housing 
requirement whilst at the same time ensuring the overall plan is 
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effective in delivering objectives of improved self-containment and 
reduced out-commuting. 
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