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 QUALIFICATIONS AND EXPERIENCE 

 

 My name is Sarah Hawkins.  I am a Regional Director of WYG Planning & Design, a specialist town 

planning business which forms part of The WYG Group.  The Group operates across a wide range of 

environmental disciplines. 

 

 I am a member of the Royal Town Planning Institute and have over 15 years experience in the 

practice of Town and County Planning.  More particularly, I have extensive experience in respect of 

planning for retail development.  This has included producing retail studies on behalf of local planning 

authorities and acting for specialist retail development companies such as Peel Developments, 

Morbaine and leading retailers such as Sainsbury’s and Aldi, in relation to specific development 

proposals.  I have carried out work on behalf of Sainsbury’s for the past 13 years, specialising in 

proposals for new stores, store extensions and asset development schemes across the south of 

England.  This work has included giving expert witness evidence at Inquiry. 

 

 I have acted as agent for the Sainsbury’s proposal in Portishead, and in doing so I have visited the 

town centres of Nailsea, Clevedon, Weston super Mare and in particular Portishead, which I am very 

familiar with.   

 

 The evidence that I have prepared and provide for this EIP Hearing (reference 4 h ii) in this position 

statement is true and has been prepared, and is given in accordance with, the guidance of my 

professional institution and I confirm that the opinions expressed are my true and professional 

opinions. 
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1.0  INTRODUCTION 

 

   The Status of the Revised North Somerset Retail Study   

 

1.01  The Revised North Somerset Retail Study (NSRS 2011) (prepared by GVA Grimley) was published  

on 20 October 2011.  It forms the evidence base to the Core Strategy.  In particular reference to 

our client’s interests in Portishead, the NSRS 2011 underpins Core Strategy policy CS21: Retail 

hierarchy and provision, and policy CS31: Clevedon, Nailsea and Portishead Area Policies. 

 

1.02     Following the release of the NSRS 2011, the Council issued “Consequential Changes to the Core 

Strategy as a result of the revised North Somerset Retail Study 2011”.  This identified a strategic 

requirement for additional retail floorspace in Portishead (change no.PS13).  Change no.PS 16 then 

sets out an amendment to paragraph 4.82 which sets out a table for the broad estimate of new 

jobs, dwellings and retail floorspace (2006-2026) within Nailsea, Clevedon and Portishead.  This 

sets out the following new line in the table: 

 

Land use Nailsea Portishead Clevedon 

Retail (net m2) 0 14,096 0 

 

1.03  Suggested new text notes that the Portishead retail floorspace figure includes existing 

commitments and an estimate of 1,616 sq m of additional convenience floorspace and 1,826 sq m 

comparison goods floorspace for the period 2006 to 2026 as calculated in the NSRS 2011.   

 

1.04  It is relevant to note the estimate convenience goods floorspace requirement is based on an 

increased market share with Portishead retaining 80% of convenience goods expenditure within its 

immediate catchment area as set out in NSRS 2011.   

 

 Matters of Support/Objection 

 

 1.05  We support change no. PS 13 that identifies a strategic retail requirement for additional floorspace 

in Portishead. 
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1.06  We also support an enhanced market share in Portishead.  However, this should seek to allow 

Portishead to retain similar levels of retail expenditure comparable to Clevedon and Nailsea.  It is 

suggested that a level of at least 85% should be sought.  This would allow a suitable qualitative 

improvement to be achieved to stem the current high level of leakage of main food/bulk food 

expenditure from Portishead.  PS 16 should be amended to reflect this higher market share. 

 

1.07   If the Inspector does not wish to prescribe such higher market share, it is suggested that a 

sentence is included in the text of the core strategy to state that additional floorspace may be 

justified if the impacts on the town centre and other centres are found to be acceptable.  

 

1.08   I also suggest that the Core Strategy supports development that will expand the town centre of 

Portishead to ensure the town retains local retail expenditure comparable to Clevedon and Nailsea, 

in furtherance of the policy objective set out in Policy CS21.   

 

 Portishead’s Position in the Retail Hierarchy – Emerging Core Strategy   

 

1.09   In terms of Portishead, emerging Core Strategy Policy CS21 “Retail hierarchy and provision states” 

that “at Clevedon, Nailsea and Portishead town centre regeneration will be supported to improve 

the quality of retailing at these centres.  The vitality and viability of the following hierarchy of 

existing and proposed centres will be maintained and enhanced: 

 

1. Sub-regional centre 

 

• Weston-super-Mare town centre 

 

2. Town Centres 

 

• Clevedon (Triangle) 

• Nailsea 

• Portishead”. 

 

 “Proposals for town centre uses in the identified centres (1–4 above) will be supported, 

provided that they: 
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• are of a scale appropriate to the size and role of these centres; 

• support the creation of a comfortable, safe, attractive and accessible shopping environment; 

• improve the mix of town centre uses in each centre”. 

 

1.10   Emerging Core Strategy Policy CS31 “Clevedon, Nailsea and Portishead Area Policies” states that 

 

 “Proposals for development within settlement boundaries in Clevedon, Nailsea and Portishead will 

be supported which: 

 

• Increase self containment  

• Ensure the availability of jobs and services for the town and the surrounding catchments 

• Improve the town role as a service centre. 

 

 Within the three towns provision will be made through the plan period as follows. 

 

Town Houses (2006-2026) Indicative Jobs (2006-2026) 

Clevedon 346 766 

Nailsea 151 172 

Portishead 2,903 2,141 

 

 

1.11   In terms of retailing the Policy states that:  

 

“Shopping and town centre uses will be supported within the town centres (and expanded town 

centre at Portishead) which improve the town centre environment and the retail, leisure, and 

employment offer”.   

 

1.12  Paragraph 4.79 of the supporting text for policy CS31 comments that Clevedon, Nailsea and 

Portishead all “have high out-commuting levels and the emphasis will be on discouraging 

development which would re-enforce this and on encouraging local employment and service 

provision which would stem the flow of commuters”. 
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1.13  In summary, the emerging Core Strategy places Portishead on the same level as Clevedon and 

Nailsea in the retail hierarchy.  In addition, the policy seeks to increase Portishead’s self 

containment.   

 

 Sainsbury’s Interest in Portishead and Alignment with the Core Strategy 

 

1.14  Sainsbury’s has aspirations to invest in Portishead. In advancing this aspiration, Sainsbury’s 

submitted a planning application for a foodstore measuring 2,787 sq in December 2009.  In 

November 2010 North Somerset Council resolved to grant planning permission for a new 

Sainsbury’s supermarket on land at Serbert Way in Portishead, subject to a legal agreement 

(application reference 10/P/0053/F). In February 2011, the legal agreement was signed.  However, 

planning permission was subsequently quashed following a legal challenge by the Cooperative 

Group and the application was returned to North Somerset Council for re determination. To date 

the application is still pending a decision.   

 

1.15  In May 2011 Sainsbury’s submitted a new application (LPA ref no.11/P/0955/F) for a supermarket 

on the same site, but with a new internal store layout and the incorporation of the latest design 

standards.  That application is also pending a decision.    

 

1.16  Some of the key benefits of the scheme, as identified during the determination of the 2009 

application, align with the underlying aims and objectives of the Core Strategy to promote self 

containment through increased choice and competition of services locally.  A copy of the 2009 

decision notice is enclosed at Appendix A at the rear of this statement for information.    

 

 Background: Current Planning Policy Context   

 

 RPG10   

 

1.17  RPG10 does not refer to Portishead. It lists Weston-super-Mare as a “Principal Urban Area” within 

the “Northern” sub-region of the southwest. 

 

1.18  RPG10 also lists three factors that planning authorities should consider in formulating their 

planning policies (GVA refer to these factors in the NSRS 2011).  These include. 
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• Locating uses which attract large numbers of people in the centres of the Principal Urban Areas 

(PUAs) and in the other designated centres for growth specified in the spatial strategy. 

 

• Encouraging town centre developments of an appropriate scale in keeping with the settlement’s 

size and function and which can help to reduce the need to travel and encourage journeys by 

modes other than the private car.  

 

• Ensuring the vitality and viability of existing centres is maintained, by assessing the need for 

new development and by applying the sequential test.  For convenience provision, RPG10 

advises that a distribution of provision should be maintained that minimises the lengths and 

frequency of trips.  

 

 RSS (Regional Spatial Strategy) – Incorporating the Secretary of State’s Proposed 

Changes (July 2008)  

 

1.19  Like RPG10, the RSS does not specifically refer to Portishead.  However, Weston-super-Mare is 

identified as a “main retail centre” alongside other settlements including Bath and Bristol.  

Guidance contained in the RSS also seeks to promote self containment through sustainable 

shopping patterns.  

 

 Joint Replacement Structure Plan (Adopted 2002) 

 

1.20  Policy 38 of the JRSP defines Portishead as a “Major Town” alongside Clevedon and Nailsea.    

  

  North Somerset Replacement Local Plan (Adopted 2007) 

 

1.21  Policy RT1 of the North Somerset Replacement Local Plan (NSRLP) classifies Portishead as a town 

centre.  This is the same classification as Weston-super-Mare, Clevedon and Nailsea. 

 

 Publication version of the Core Strategy (January 2011)  

 

1.22  The classification of Portishead as a defined “Town Centre” in the adopted, saved Local Plan is 

carried through to the Policy CS21 (Retail hierarchy and provision) of the publication version of the 
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Core Strategy.  As noted above, as with previous development plan documents, Clevedon and 

Nailsea, like Portishead, are also classified as town centres.   

 

 Conclusion 

 

1.23  In light of the historic policy context, it is clear that Portishead is at the same level of the retail 

hierarchy as Clevedon and Nailsea.  Planning policy has consistently recognised that town centres 

should deliver development that increases self containment, ensures the availability of jobs and 

services for the residents of the town and its surrounding area, which in turn will reduce the need 

to travel by car and minimise the length of trips to access services and jobs.  
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3.0  RETAIL PROVISION IN CLEVEDON, NAILSEA AND 

PORTISHEAD 

  

 Retention Rates 

 

3.01  GVA commissioned a household survey to inform the NSRS 2011 in 2010.  This showed that: 

 

• 63% of main food shopping trips made by Portishead area residents were retained in 

Portishead; and 

• 87% of top-up food shopping trips were retained. 

• Overall market share for all convenience goods spending was 70%.   

 

3.02  This confirms the findings of a more detailed survey undertaken by NEMS for WYG in 2009 which 

found that: 

 

• 55% of main food shopping trips made by Portishead residents were retained in Portishead; 

• 90% of top-up food shopping trips; and 

• Overall market share for all convenience goods spending was 60%.   

 

3.03  The overall market share of Portishead is noticeably lower than Clevedon and Nailsea.  These 

centres retain 94% and 86% of local residents’ convenience goods spending. 

 

  Floorspace Ratios 

 

3.04  Looking into the reasons why Portishead suffers from such a low market share, I have identified 

that Portishead has a quantative shortage of supermarket floorspace per capita compared to 

Clevedon and Nailsea.  The table below shows the current supermarket retail provision over 500 sq 

metres in the towns of Clevedon, Nailsea and Portishead and then shows the ratio of floorspace 

per person in each town. 
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  Table 1.  Supermarket Provision Per Capita (Total Net Sales Floorspace over 500 sq m net) 

 

Clevedon Nailsea Portishead 

Morrisons 1,728 sq m Waitrose 2,120 sq m Waitrose 2,508 sq m 

      

Tesco 2,378 sq m Tesco 2,511 sq m Co-op 1,445 sq m 

Lidl 997 sq m Iceland 620 sq m   

Asda 1,538 sq m     

Total 6,641 sq m   5,251 sq m  3,953 sq m 

Zone 4 

Population, 

2011 

24,882 Zone 3 

Population, 2011 

23,871 Zone 2 

Population, 2011 

26,651 

Zone 4 

Population, 

2016 

25,099 Zone 3 

Population, 2016 

24,003 Zone 2 

Population, 2016 

29,285 

Ratio at 2011 0.27 sq m 

per person 

 0.22 sq m 

per person 

 0.15 sq m 

per person 

Ratio at 2016 0.27 sq m 

per person 

 0.22 sq m 

per person 

 0.14 sq m 

per person 

 Sainsbury’s 2,787 sq m 

  0.25 sq m per 

person at 

2011 & 0.23 

at 2016.   

 

3.05  The above results show that Portishead currently has a deficiency in supermarket floorspace 

compared to its neighbouring towns, despite Portishead having the same retail hierarchy status as 

Clevedon and Nailsea.  The table also shows that, assuming no further convenience floorspace is 

delivered in Portishead, the deficiency will get worse as Portishead’s population increases.  
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3.06  For the avoidance of doubt, I have calculated that Portishead’s population is set to grow at 10% 

over the period 2011 to 2026.  In comparison, Clevedon is only set to grow at 0.9% and Nailsea at 

0.5% over the same period.  

 

 Qualitative Deficiency in Portishead’s Retail Offer 

 

3.07  In addition to a quantative shortfall, I have also identified that Portishead has a qualitative 

deficiency in supermarket goods floorspace.  The existing supermarket provision in Portishead is 

limited to a Co-op and a Waitrose store.  The “Big 4” mainstream supermarkets of Asda, Morrisons, 

Sainsbury’s and Tesco which have a greater level of appeal across all socio-economic bands are 

not present in the town.  In comparison, Clevedon benefits from the more mainstream offer of 

both Tesco, Morrisons and a recently opened Asda, whilst Nailsea is home to a Tesco and a 

Waitrose store.  In both cases, the presence of one or more broad appeal operator has ensured 

that the level of trade retained in each town is far greater than that experienced in Portishead. 

 

3.08  It should also be noted that Portishead has a more affluent population than the national average 

(35% of the town’s population compared to the national average of 20%).  Waitrose and Co-op 

will appeal that sector of the population.  However, Waitrose and Co-op do not tend to be as 

popular with shoppers in each of the other socio economic groups who make up the remaining 

65% of Portishead’s population (Source:  How Britain Shops 2010, Verdict).  This partially explains 

why such a large proportion of Portishead’s residents drive out of the town to acquire goods from 

more mainstream retailers. 

 

3.09  When Portishead’s floorspace per capita ratios, its market share for main food shopping, and its 

quantative and qualitative deficiency of not having a broad mainstream retailer are taken into 

account it is clear that the town has inadequate main food shopping facilities.  As a consequence, 

the town is not fulfilling its defined role as a ‘town centre’, particularly in comparison with other 

centres at this level of the sub-regional shopping hierarchy.  
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4.0  FINDINGS OF THE NORTH SOMERSET RETAIL STUDY (NSRS) 

2011 

 

  Points of Agreement  

 

4.01    Whilst I have some reservations about the assumptions and data sources that GVA have used, for 

the purposes of this statement I note and agree with the following findings set out on the NSRS 

2011: 

 

• In calculating a retention rate for main food shopping trips in Portishead of 62.5% (paragraph 

5.95), the study notes that “Portishead is not currently retaining a particularly high level of 

shopping trips” (paragraph 5.96).  

 

• In paragraph 7.13 the study suggests that this situation likely to “be reinforced by the opening 

of the Asda store in Clevedon” (which opened on 7.11.11).    

 

• The study also accepts that the “new Lidl store in Portishead is unlikely to have a significant 

impact ‘upon’ lost expenditure” (paragraph 7.13).    

 

• The study advises that there is “potential to improve the qualitative range of the convenience 

goods retail offer in Portishead in order to reduce the amount of shopping trips which leak to 

other settlements such as Bristol and Clevedon”.    

 

• The study therefore recommends that “the Core Strategy should identify the potential for an 

increase in the town’s market share".   

 

4.02  However, where I differ from GVA and in turn North Somerset Council is that the market share of 

local residential spend in Portishead should increase to comparable levels to Nailsea and Clevedon. 

In my view the only way this can be achieved is to allow delivery of a new large foodstore capable 

of stemming the current outflow of main food shopping, say to at least 85%.  This is an achievable 

and realistic target given that the NSRS 2011 itself recognises that other towns in North Somerset, 

that are at the same level of retail hierarchy as Portishead, all have market shares higher than 
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85%.  Paragraph 5.98 of the NSRS 2011 states that Portishead’s neighboring towns have the 

following local market shares:  

 

• Clevedon – 94%; and 

 

• Nailsea – 86%.  

 

4.03  Ultimately, an uplift of at least 15%, from the current 70% to 85%, is realistic given the clear 

shortfall in a main food store offer in Portishead together with the fact that a substantial number 

(37.5%) of main food shops are undertaken outside the Portishead area.  

 

4.04  It is only through encouraging new convenience goods floorspace through the Core Strategy in the 

form of a new supermarket capable of meeting the main food shopping needs of the resident 

population that an appropriate shift in market share can be achieved to ensure that Portishead can 

fulfill its role within the sub-regional shopping hierarchy.  The benefits of such an increased market 

share, allowing Portishead to rightly compete with Clevedon and Nailsea, is set out in the next 

section of this statement.        

 

4.05  I am also of the view that the core strategy should identify the opportunity for additional 

floorspace i.e. the strategic requirement as set out in change no.PS 13 and the overriding desire to 

encourage retail development in Portishead so it can compete with Nailsea and Clevedon on the 

same level within the retail hierarchy.  The ultimate size of any facility will be determined by the 

market, site opportunities and the proper application of development management tests.  Thus, 

retail impact is a matter to be considered through the development management process, on a 

case by case basis, and not defined in the Core Strategy.  Such an approach would be too 

prescriptive and contrary to the purposes of a Core Strategy which seeks to set out a spatial vision 

for an area.  
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5.0  THE BENEFITS OF INCREASED MARKET SHARE 

 

5.01  Increasing the market share of Portishead so it maintains its level within the sub-regional shopping 

hierarchy has a number of benefits, which I summarise below. 

  

 Supporting the Role of Portishead as a Retail Centre 

 

5.02    Increasing the self-containment of Portishead is consistent with its role as a main town (as defined 

in the adopted Local Plan). The adequate provision of main food shopping facilities to meet 

identified need accords with the policy aims of ensuring a sustainable pattern of shopping provision 

and the creation of sustainable communities. 

 

 Retail Choice 

 

5.03  An enhanced market share will improve the retail offer in Portishead.  Currently Waitrose and o-op 

dominates the offer.  Increased capacity would enable a new retailer to provide a bulk food 

shopping facility in the town, which in turn would widen the choice of food retailing to the resident 

and hinterland populations 

 

 Spin-off Benefits 

 

5.04  If Portishead residents remain in the town to undertake their main food shop, it stands to reason 

that there is more prospect that they will also carry out their linked non-food and service shopping 

in Portishead Town Centre. 

 

 Job Creation 

 

5.05  An increased market share, resulting in a subsequent capacity would (if taken up) deliver a 

significant number of jobs in Portishead, to the benefit of the economy and local people. 

 

 Reduction in Car Miles, Traffic and Carbon Emissions 

 

5.06  Added customer choice, and therefore reduced trip leakage, will also have a significant benefit of 

reducing car miles, which in turn will reduce CO2 levels. 
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5.07  The above benefits are recognised in planning policy which seeks to increase self containment, 

ensure the availability of jobs and services for the residents of a town and its surrounding area, 

reduce the need to travel by car and minimise the length of trips to access services and jobs.  All 

of these objectives contribute to improving the vitality and viability of town centres.  
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6.0  SUGGESTED CHANGES TO THE CORE STRATEGY & 

CONCLUSION  

 

6.01   It has been demonstrated that in the current and proposed retail hierarchy of North Somerset, 

Portishead is the same level as Nailsea and Clevedon.  In order to provide a comparable retail 

offer, it is important that Portishead increases its market share of convenience goods expenditure 

so that it might compete at the appropriate level.  My view is that the Core Strategy should plan to 

increase its market share to 85% i.e. to a comparable (but still lower) level of market share as 

those towns set at the same level of the shopping hierarchy.  Thus, a planned increase of at least 

85% will assist in Portishead to perform as a ‘town centre’, alongside Clevedon (which benefits 

from a convenience market share of 96%) and Nailsea (with 86%).   

 

6.02  Portishead’s failure to retain the same level of market share as Clevedon and Nailsea is particularly 

concerning on the basis that it is the largest of the three towns and has a population that is set to 

grow at a significantly faster rate (10% of the Core Strategy period).  Thus, a ‘do nothing’ scenario 

or indeed planning on increasing its market share to just 80% will mean that the people of 

Portishead will continue to undertake long car journeys out of the town to undertake a main food 

shop.  This is at odds with the overriding policy framework for Local Planning Authorities to devise 

policy that help to reduce the need to travel, encourage journeys by modes other than the private 

car and distribute retail provision to minimise the lengths and frequency of trips.  The clear reason 

for this out flow is that the existing retail offer simply does not meet the main food shopping needs 

of the Portishead residents. Only a new supermarket of sufficient size to meet resident’s main food 

shopping needs will reduce this outflow and as a consequence allow Portishead’s market share of 

convenience goods expenditure to rise to its rightful level as achieved by competing settlements.    

 

6.03    Accordingly, it is only right and proper that the Core Strategy positively plans for an uplift in 

Portishead’s market share to ensure the town fulfils its role as “Town Centre” alongside Clevedon 

and Nailsea.  The Council’s consultant GVA agree with this position.  The main difference between 

the Council’s consultant and me is that, in my view, the appropriate level for this uplift is to plan to 

increase it to at least 85%, so Portishead fulfils its defined role.  Without such an uplift the benefits 

identified in section 3 will not be delivered, and the residents of Portishead and its surrounding 

area will continue to suffer, unnecessarily, from a poor main food retail offer.  
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6.03   I therefore suggest that PS 16 should be amended to allow Portishead to retain similar levels of 

market share comparable to Clevedon and Nailsea to ensure that it fulfils its defined role in the 

retail hierarchy and to stem the current high level of main food/bulk food leakage.    

 

6.04    If the Inspector does not agree that floorspace/market shares should be amended to achieve the 

above, it is suggested that a sentence is included in the text of the core strategy to state that 

additional floorspace may be justified if the impacts on the town centre and other centres are 

found to be acceptable.  

 

6.05    I also suggest that Policy CS31 of the Core Strategy, states that “Shopping and town centre uses 

will be supported within the town centres (and development that will expand the town centre in 

Portishead)”. 

___________________________________________________________________________  

A048396 Portishead EIP Hearing - Position Statement/EP/SH/ep/sh            November 2011 
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