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Abbreviations used in this report 

AA Appropriate Assessment 
AONB Area of Outstanding Natural Beauty 

DCLG Department for Communities and Local Government 
DtC Duty to Co-operate 

HMA Housing Market Area 
HRA Habitats Regulations Assessment 
JSP Joint Spatial Plan 

LDS Local Development Scheme 
LGS Local Green Space 

LP Local Plan 
MM Main Modification 

NPPF National Planning Policy Framework 
NSC North Somerset Council 
NSRLP North Somerset Replacement Local Plan 

OAN Objectively assessed need 
PPG Planning Practice Guidance 

SA Sustainability Appraisal 
SAP Site Allocations Plan 
SCI Statement of Community Involvement 

SHLAA Strategic Housing Land Availability Assessment 
SHMA Strategic Housing Market Assessment 

SRN Strategic Road Network 
WMS Written Ministerial Statement 
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North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

Non-Technical Summary 

This report concludes that the North Somerset Site Allocations Plan provides an 
appropriate basis for the planning of North Somerset, provided that a number of 
main modifications [MMs] are made to it. North Somerset Council (NSC) has 

specifically requested me to recommend any MMs necessary to enable the Plan to 
be adopted. 

The MMs all concern matters that were discussed at the examination hearings. 
Following the hearings, the Council prepared schedules of the proposed 

modifications and carried out sustainability appraisal of them. The MMs were 
subject to public consultation over a six-week period from 18 September until 30 

October 2017. In some cases I have amended their detailed wording and/or 
added consequential modifications where necessary. I have recommended their 
inclusion in the Plan after considering all the representations made in response to 

consultation on them. 

The Main Modifications can be summarised as follows: 
• Text relating to individual residential allocations within Schedule 1 is 

amended in response to issues raised by the Environment Agency, the 

Internal Drainage Board, Historic England, Natural England and National 
Grid. 

• New residential allocations are added to Schedule 1 to provide land for 
some 821 dwellings. 

• Schedule 1 is updated through the deletion of sites on which development 

has been completed and the addition of sites which have received planning 
permission. 

• The allocations for employment land are amended with the overall total 
area changed and the deletion of Weston Gateway from Schedule 2. 

• Policies SA4, SA5, and SA6 are deleted and a new policy SA4 is inserted to 
deal with the safeguarding of sites allocated for or in use for B1-B8 
purposes in accord with national policy. 

• Schedule 3 “Safeguarded employment sites” is deleted. 
• Two sites in Schedule 4 for Local Green Space are deleted. 

• Submitted Policy SA8 (new Policy SA6) is amended to deal with 
development affecting undesignated green space. 

• In Schedule 5 a number of sites are deleted, including all locations 

identified as Strategic Open Space. 
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North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

Introduction 

1. This report contains my assessment of the North Somerset Site Allocations 

Plan in terms of Section 20(5) of the Planning & Compulsory Purchase Act 
2004 (as amended). It considers first whether the Plan’s preparation has 
complied with the duty to co-operate. It then considers whether the Plan is 

sound and whether it is compliant with the legal requirements. The National 
Planning Policy Framework (paragraph 182) makes it clear that in order to be 

sound, a Local Plan should be positively prepared, justified, effective and 
consistent with national policy. 

2. The starting point for the examination is the assumption that the local 
planning authority has submitted what it considers to be a sound plan. The 
North Somerset Site Allocations Plan (SAP) submitted in February 2017 is the 

basis for my examination. It is the same document as was published for 
consultation in October 2016. 

Main Modifications 

3. In accordance with section 20(7C) of the 2004 Act NSC requested that I 
should recommend any main modifications [MMs] necessary to rectify matters 

that make the Plan unsound and thus incapable of being adopted. My report 
explains why the recommended MMs, all of which relate to matters that were 

discussed at the examination hearings, are necessary. The MMs are 
referenced in bold in the report in the form MM1, MM2, MM3 etc, and are set 
out in full in the Appendix. 

4. Following the examination hearings, NSC prepared a schedule of proposed 
MMs and carried out sustainability appraisal of them. The MM schedule 

[ED/45] was subject to public consultation for six weeks from 18 September to 
30 October 2017. I have taken account of the consultation responses in 
coming to my conclusions in this report. I have made amendments to MM2 

which have been published and on which I sought the views of interested 
parties. I have made some further amendments to the detailed wording of 

MM2 in the light of the comments received. No amendment significantly alters 
the content of the modifications as published for consultation or undermines 
the participatory processes and sustainability appraisal that has been 

undertaken. Where necessary I have highlighted these amendments in the 
report. 

Policies Map 

5. The Council must maintain an adopted policies map which illustrates 
geographically the application of the policies in the adopted development plan. 

When submitting a local plan for examination, the Council is required to 
provide a submission policies map showing the changes to the adopted policies 

map that would result from the proposals in the submitted local plan. In this 
case, the submission policies map comprises the set of plans as set out in 
ED42. 

6. The policies map is not defined in statute as a development plan document 
and so I do not have the power to recommend main modifications to it. 

However, a number of the published MMs to the Plan’s policies require further 
corresponding changes to be made to the policies map. 

4 



                
 
 

 
 

            

    

               
              

            
     

      

               
               

          
 

              

          
           

             
          

             

            
           

    

             
             

            
         

            
            

           

            
     

            
          

           

            
     

             
           
        

 
            

             
          

 

 

North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

7. These further changes to the policies map were published for consultation 

alongside the MMs [ED45a]. 

8. When the Plan is adopted, in order to comply with the legislation and give 
effect to the Plan’s policies, NSC will need to update the adopted policies map 

to include all the changes proposed in ED45a and the further changes 
published alongside the MMs. 

Assessment of Duty to Co-operate 

9. Section 20(5)(c) of the 2004 Act requires that I consider whether the Council 
complied with any duty imposed on it by section 33A in respect of the Plan’s 

preparation. The Council has submitted a Duty to Co-operate Statement 
[ED/43]. 

10. NSC is part of the West of England Partnership (WEP) established in 2005 

together with the other unitary authorities of Bristol, South Gloucestershire, 
and Bath and North East Somerset. Throughout the preparation of strategic 

plans, the WEP has acted as the focus for cross-boundary working on spatial 
planning, transport, housing, waste and economic development. The WEP has 
now been replaced by the West of England Local Enterprise Partnership (LEP). 

The LEP brings the authorities together with local businesses and education to 
provide the focus for continued joint working to support sustainable economic 

growth locally. 

11. The proposals contained within the Site Allocations Plan are locally specific to 
NSC and have not required joint working. The plan allocates sites that 

contribute to delivering the policies of the North Somerset Core Strategy (CS), 
particularly the housing requirement and related needs for employment, 

community facilities and open space. It does not allocate sites whose 
development will have a significant effect on neighbouring areas. Policies and 
proposals for the extent and distribution of development and for transport 

infrastructure have already been adopted through the CS and the Sites and 
Policies Plan Part 1. 

12. Cross-boundary issues relating to European sites are addressed in the Habitats 
Regulations Assessment (HRA). The HRA considers the impact on European 
sites, some of which are cross-boundary, but concludes that with the 

mitigation measures identified in the HRA there would not be likely significant 
effects on European sites. 

13. All adjoining authorities have been consulted at each consultation stage in the 
production of the SAP in accordance with the Council’s Statement of 
Community Involvement. No cross-boundary issues have been raised. 

14. Overall I am satisfied that where necessary the Council has engaged 

constructively, actively and on an on-going basis in the preparation of the Plan 
and that the duty to co-operate has therefore been met. 
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North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

Assessment of Soundness 

Background 

15. The purpose of the SAP is to identify the detailed allocations required to 
deliver the North Somerset Core Strategy [CS]. It is for the SAP to allocate the 
sites required for residential development and for employment uses, and to 

include designations to safeguard or protect areas of Local Green Space, sites 
for community use and strategic gaps. 

16. The CS Policy CS13 as approved by the Secretary of State in September 2015, 
sets out the overall minimum requirement for new residential development of 

some 20,985 dwellings in the period 2006- 2026. The broad indication of 
where the residential development requirement should be distributed across 
the hierarchy of settlements within North Somerset is set out in Policy CS14. 

17. It is for the SAP “to identify the new residential allocations necessary to deliver 
the CS requirement, taking into account the need to supply deliverable sites to 

ensure the Council can maintain a 5 year housing land supply” [ID1; SD18]. 

18. Core Strategy Policy CS20 sets out the level of provision and broad distribution 
of economic development, and Policy CS19 deals with strategic gaps. 

19. The CS commits NSC to a review of the CS by the end of 2018 to take account 
of the wider housing market area. NSC is working as one of the four West of 

England authorities together with South Gloucestershire, Bath and North East 
Somerset and Bristol City Councils. The four Councils are together producing a 
Joint Spatial Plan (JSP) to cover the period from 2016 to 2036. The Plan will 

identify the strategic priorities for the homes and jobs needed within the area. 
It is intended to submit the JSP for examination in March 2018 and that will 

provide the strategic guidance for the review and roll forward of the local plans 
for each of those areas. A new NSC local plan is being prepared in parallel with 
the emerging JSP to cover the period 2018-2036, and is intended for 

submission in Spring 2019. The strategic spatial context for the NSC local plan 
will be identified through the JSP. 

20. In my examination of the SAP, I take into account the process of review which 
is currently being undertaken. It is most likely that the CS and the SAP will be 

largely superseded within the first two to three years after adoption of the 
SAP. In the circumstances where the SAP would have a very short lifespan 

following adoption, I take into account the potential for proposals in the SAP to 
be the subject of an early review. This is pertinent to the consideration of the 
housing land supply, to the designation of strategic gaps and local green 

space, and the definition of settlement boundaries. 

21. These matters should most appropriately be revisited in the context of the 
requirement for housing and employment land which is being established 
through the JSP. The JSP will establish the new strategic policies for North 

Somerset. Any changes to the boundaries of strategic gaps, the designation of 
local green space or the definition of settlement boundaries required to 

implement those strategic policies should then be made through the emerging 
new Local Plan. For the SAP, I set out my recommendations in respect of the 

proposals for housing land supply, the policy in relation to the safeguarding of 
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North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

employment sites, and the approach to be taken to strategic gaps and local 

green space in the report below. 

Main Issues 

22. Taking account of all the representations, the written evidence and the 
discussions that took place at the examination hearings I have identified seven 

main issues upon which the soundness of the Plan depends. Under these 
headings my report deals with the main matters of soundness rather than 
responding to every point raised by representors. 

Issue 1 – Is the SAP based on a sound process of sustainability appraisal 
(SA) which includes the testing of reasonable alternatives in the allocation 

of residential sites? Are the residential site allocations policies sound? 

The Objectives 

23. The SAP must conform with the CS and has the specific purpose of identifying 
the sites and designations required to deliver the CS. It is not the purpose of 
the SAP to reconsider the objectives of the CS, or to review its strategy and 

policies. Nevertheless, the Strategic Environmental Assessment (SEA) 
Regulations1 require the SAP to be the subject of an independent SA. The 

process of SA includes the identification of SEA objectives for the SA to test. 
SEA objectives are used to help show whether the objectives of the plan are 
beneficial for the environment, to compare the environmental effects of 

alternatives, or to suggest improvements. 

24. For the scoping report for the SA [SD6] the framework objectives were 

reviewed and amended from those considered for earlier plans relating to the 
CS. The objective which related to the promotion of housing development has 
been deleted from the framework, and no clear explanation has been provided 

by NSC for abandoning that objective. In contrast, the objective to deliver a 
reasonable quantum of employment opportunities has been retained. Since 

the delivery of the housing requirement in the CS is fundamental to the 
purpose of the SAP, I am concerned that the recognition of this important role 
of the SAP has not been included within the SA framework objectives. 

25. Nevertheless, although there is no housing objective identified within the 
scoping report for the SA, the objectives of the SAP flow from those in the CS. 

The first of the ten priority objectives of the CS is “to deliver sustainable 
housing development across North Somerset to meet housing needs through 
the provision of a minimum of 20,985 new homes by 2026”. That priority 

objective flows through into the SAP for which the purpose is to identify the 
housing allocations which will deliver the requirement for 20,985 dwellings in 

the period 2006- 2026. The SAP does not seek to avoid that responsibility, and 
the selection and evaluation of the housing sites to fulfil that purpose is a 

1 Environmental Assessment of Plans and Programmes Regulations 2004 – S.I. 

2004 No. 1633 
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fundamental part of the SA work which has been carried out in the preparation 

of the SAP. 

26. The SA objectives in the scoping report have been used to help determine 
whether sites should be allocated for residential use or whether an alternative 

option should be considered. I deal with the adequacy of the work which has 
been carried out in the evaluation of housing sites, and their deliverability later 

in the report. However, the lack of a specific housing objective for the SA has 
not interfered with the actual promotion of housing development through the 
SAP in accordance with the requirement of the CS, and its testing through the 

SA process. Furthermore, the deliverability of the allocations in the SAP have 
been rigorously tested through the examination process. 

27. Since the process of SEA has been augmented through the examination of the 
SAP, I am satisfied that the promotion of residential allocations and their 

deliverability has been appropriately tested in the SAP. The lack of a specific 
housing delivery objective in the scoping report has not therefore resulted in 
any inadequacy in the overall SEA of the SAP. 

Assessment of reasonable alternatives 

28. The SA should identify, describe and evaluate the likely significant effects of 

implementing the plan and reasonable alternatives. Reasonable alternatives 
are the different options considered in developing the policies and must be 
sufficiently distinct to enable comparisons to be made of their different 

sustainability implications, be realistic and deliverable. 

29. As a plan which must conform with the CS, there is constraint on the 

alternatives which may be considered for the SAP, since it is not for the SAP to 
consider any option which would not be in accord with the CS. The SEA 
Directive requires an assessment of the likely significant effects of 

implementing the plan compared with “reasonable alternatives taking into 
account the objectives and the geographical scope of the plan”. Having regard 

to the purpose of the SAP, to identify the allocations required to deliver the 
CS, I find it satisfactory that the approach taken is to assess all the options for 
site allocations alongside the reasonable alternatives of not implementing the 

proposed option. These options are identified at para 4.6 of the SA and 
although very limited in scope, I find them to be adequate in the particular 

circumstances of the SAP. 

Assessment of residential site allocations 

30. The options for allocation of sites for residential development, employment 

uses and Local Green Space (LGS) have each been assessed according to 
relevant SA sub-objectives. 

31. For the residential allocations, the assessment started with a ‘call for sites’ in 
2014, followed by an initial sift to take out those sites subject to significant 
identified constraints such as non-previously developed Green Belt sites, sites 

within the Mendip Hills AONB and those sites wholly within Flood Zone 3b 
[SD7 para 4.8]. Some 214 sites were then assessed against selected SA 

framework objectives, in accordance with the Red, Amber, Green (RAG) rating 
system, using defined assessment criteria for each RAG rating. However, the 
scores achieved in the RAG rating were not the determining factor as to 

8 



                
 
 

 
 

               

             
 

             

             
           

            
            

              

          
           

           
            

                
  

           

           
             

              
             
             

   

             

             
            

            

              
            

           

                
            

          
   

            
            

                

             
            

             
           

           

          

              

          
             

            

     

North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

whether a site should be allocated in the SAP, and the assessment in SD8 is 

not intended to be the definitive guide as to the most appropriate residential 
allocations. 

32. The residential site assessment was carried out for each town, village and 

countryside site location with the RAG rating results detailed in the matrix in 
SD8. Sites with less favourable scores were considered further to assess 

whether potential difficulties could be avoided or mitigated. As a result some 
lower scoring sites have been allocated for residential development in the SAP 
with some sites which score more highly in the matrix not being allocated. In 

explanation for this apparent discrepancy, the Council indicates that in 
addition to the assessment against the SA sub-objectives, other factors were 

taken into account such as compatibility with policy, physical limitations and 
barriers to delivery. However the work undertaken to introduce the factors not 

included in the RAG criteria is not clearly set out in the evidence base to the 
submitted SAP. 

33. The apparent inconsistency between the assessment matrix and the allocated 

sites appears greater when the review of the sustainability and settlement 
hierarchy of rural settlements [SD9] is taken into account. For the nine 

service villages required in the CS to deliver a minimum of 2,100 dwellings by 
2026, there is little correlation between the RAG ratings of the settlement in 
terms of sustainability and the level of growth allocated to the settlement in 

the SAP. 

34. The CS does not differentiate between the nine service villages which in 

strategic terms are at the same level within the settlement hierarchy. There is 
therefore no policy requirement for a service village which scores more highly 
on the RAG ratings to accommodate more development than a lower scoring 

village. Indeed, it is stated in SD9 that other technical studies would be used 
to determine the appropriate amount and location of new development and to 

ensure that it is adequately supported by infrastructure and services. 

35. I find it to be reasonable that although a settlement may be judged to be 
relatively sustainable, there may not be suitable sites within that settlement to 

accommodate a particular number or percentage of the district housing 
requirement. 

36. Some of the original site selection evidence lacked clarity but further 
information was provided at the hearings and additional work on site selection 
has been carried out as a result of my request to the Council to identify more 

deliverable sites for allocation in the SAP[ID4]. I deal with this matter under 
Issue 2. With the discussion at the hearings which provided some clarification 

of the selection process, and the additional work which has now been carried 
out, [Site Allocations Plan: Further assessment of residential sites] I am 
satisfied that there has been an adequate testing of reasonable alternatives 

and SA of the residential site selection for the SAP. 

37. A number of the residential allocations in Schedule 1, including those now put 

forward as modifications, are subject to objections raised during the 
consultation on the SAP, enlarged upon at the hearings and in the consultation 
on the modifications. I have considered these objections against the tests of 

soundness in the NPPF. 
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38. Issues raised by the Environment Agency have been dealt with through 

modifications MM4, MM22, MM23 within the text to Schedule 1. The 
modifications will ensure that flood risks are properly taken into account in 
accordance with national policy as these allocations are brought forward. The 

Internal Drainage Board had concerns relating to surface water management 
and flooding and these are addressed through MM5 and MM6. With these 

modifications in place I am satisfied that the allocations accord with national 
policy in respect of the management of flood risks. 

39. Historic England has not withdrawn its objection to proposals for Birnbeck Pier, 

but MM7 introduces text to ensure that the importance of the heritage asset is 
recognised and taken fully into account in accordance with the requirements of 

the NPPF. Historic England would in addition be consulted on any development 
proposal. 

40. MM7 and MM28 introduce text to address concerns raised by Natural 
England. I am satisfied that with these modifications in place, the allocations 
will comply with the requirement in NPPF para 109 to contribute to and 

enhance the natural environment. 

41. Through MM17 the allocation west of Engine Lane takes account of the 

proposals by National Grid for the site, and also identifies the location of the 
site within Coal Authority Low Risk Development Area. The modification 
provides clarity as to the constraints to development of this site. 

42. With the modifications in place, I consider the proposed residential allocations, 
including those introduced through modifications to the SAP and to which I 

refer later in the report, to be soundly based. There is no basis on which I 
should seek the removal of any of the residential allocations on the grounds 
that its inclusion in the SAP would make the plan unsound. I include in this 

finding the site at Old Mill Road allocated in Schedule 1 and subject to MM23 
referred to above. I make further reference to this site under Issue 5 

(Employment) below. 

Designation of strategic gaps 

43. In the CS, Policy CS19 states that the Council will protect strategic gaps to 

help retain the separate identity, character and/or landscape setting of 
settlements and distinct parts of settlements. Broad locations for the strategic 

gaps are identified in the CS, which states that their boundaries are to be 
defined in the Sites and Policies Development Plan Document. In the SAP, 
Policy SA9 sets out the restrictions to development within the strategic gaps 

for which the boundaries are defined on the Policies Map. 

44. The strategic gaps were not covered in the October 2016 SA of the SAP. 

However, the SA of the strategic gaps has now been carried out [CS/13 
Appendix 1]. In addition to the late SA, a background paper [SD13] was 
produced in October 2016 which reviews the strategic gaps as defined in the 

Consultation Draft SAP using revised criteria. Having regard to the evidence 
now available which has reviewed and reassessed the definition of the 

strategic gaps, I am satisfied that adequate environmental information is 
available to meet the requirements for SEA of the strategic gaps. I address the 
policy justification for the strategic gaps in more detail under Issue 7. 

10 
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Issue 2 Does the SAP allocate sufficient land for residential development 

in order to deliver the requirement of the CS by 2026 in accordance with 
CS Policies CS13 and CS14? 

45. The CS requirement is for a minimum of 20,985 dwellings in the period from 

2006 to 2026. The SAP as submitted identifies the potential for the 
development of 21,281 homes which includes a windfall allowance of 897 

dwellings based on past rates. Completions to 31 March 2017 are agreed with 
the housing industry at 8,847 dwellings. This figure is updated in the October 
2017 mid-year assessment to 9,187 completions. Against the annualised rate 

of 1,049 dwellings required to deliver the CS requirement of 20,985 dwellings, 
the shortfall in the delivery of dwellings since the start of the CS period is 

agreed at March 2017 to be some 2,692 dwellings [SCG/2]. As a result there 
is a residual requirement for some 12,138 dwellings to be completed in the 

remaining 9 years of the CS period. 

46. It is the purpose of the SAP to identify the detailed allocations required to 
deliver this level of new housing. To deliver the residual requirement of 12,138 

dwellings by the end of the CS period (2026) an annual average completion 
rate of some 1,348 dwellings would be required. However, from the evidence 

that I read and heard concerning the deliverability of the sites allocated in the 
SAP as submitted, I consider that the rate of delivery as expected by the 
Council at April 2017 [ED22,ED23, ED24, and ED25] is optimistic and unlikely 

to be achieved. It is for this reason that I sought additional sites to be 
allocated through modification to the SAP. I consider the main sources of 

housing land supply below. 

Weston Villages 

47. The potential for slippage in the delivery of the strategic sites at Weston 

Villages (Winterstoke Village and Parklands Village) was recognised by the 
Inspector in his report of November 2016[ED10]. A joint delivery trajectory is 

produced annually between the Council and the three major 
developers[ED/28], but evidence indicates that the sites would not be 
completed within the CS period. 

48. Some 550 dwellings were expected to be delivered from the sites at Weston 
Villages from 2011 to 2014, with an annual rate of some 450 dwellings 

expected from 2014 onwards. However, the total number of dwellings 
completed from 2011-16 was 567 dwellings, a significant shortfall on the 
anticipated delivery rate. The Council’s updated Schedule 1 [CD4a] indicates a 

capacity at April 2017 of more than 5,600 dwellings. To secure the completion 
of the remaining allocation for Weston Villages by 2026, the rate of 

development would need to be accelerated above the originally anticipated 
annual rate of 450 dwellings. 

49. The Council’s anticipated rates of completions from 2017 onwards [CD4a] 

indicate an acceleration in completion rates from 239 dwellings in 2017/18 to 
410 dwellings in 2018/19, with a peak of 750 dwellings in 2021/22. I note 

that the forecast for 220 dwellings in 2016/17 agreed between the Council and 
developers has been exceeded with 268 completions in that year. 
Nevertheless, the evidence from the developers of the Weston Villages sites is 

that in addition to other constraints which act to restrain delivery, including 

11 
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changes in ownerships, the local housing market would not support the high 

rates of delivery forecast in the Council’s trajectory. Policy CS20 also requires 
the development at Weston villages to be employment led, which could act as 
a further constraint on delivery. 

50. In the five years from 1 April 2017, the Council expects the Weston Villages to 
deliver more than 3,000 dwellings. This would be significantly in excess of the 

originally anticipated annual completion rate of 450 dwellings. In the particular 
circumstances at Weston Villages which has been put to me, an annual 
average completion rate of about 450 dwellings is more likely than the rate 

anticipated by the Council. With this average annual completion rate, the 
whole of the 5,600 dwelling capacity remaining at April 2017 would not be 

delivered in the remaining 9 years of the CS period. I therefore find that there 
is a high level of uncertainty as to whether the Weston Villages will deliver the 

level of housing anticipated in the SAP by 2026. 

51. In the event of a reduced level of contribution from Weston Villages the 
achievement of 1,348 completions each year to meet the CS requirement 

would be less likely. 

Other allocated sites 

52. In addition to the uncertainty concerning the delivery of the strategic sites, a 
number of the other allocated sites are affected by technical issues relating to 
flood and surface water management. The need for a flood risk assessment 

(FRA) and surface water or flood management scheme is identified for some 
20 sites in Schedule 1 of the SAP, which are expected to accommodate over 

900 dwellings. The Environment Agency (EA) has indicated that it has no 
objection in principle to the development of the sites, although it cannot 
indicate the scale of works which might be required in mitigation, or whether 

they would be capable of delivery. Whilst the submission of a FRA is standard 
practice in a number of instances, the negotiation of an appropriate surface 

water or flood management scheme for each of these sites could add to the 
lead in times for the start of development, and the mitigation measures could 
affect viability which may also delay implementation. 

53. Five sites have been carried forward from the North Somerset Replacement 
Local Plan (NSRLP) into the SAP. Although the sites have been re-assessed by 

the Council in the preparation of the SAP, they have been allocated for 
residential development for some 9 years without being implemented. Around 
240 dwellings are expected to be delivered on these sites. In my judgement 

unless there is a change in circumstances relating to each site, there remains 
uncertainty as to delivery within the remaining nine years of the CS period. 

Other issues affecting supply 

54. In relation to the lapse rate in planning permissions for small consented sites, 
the Council maintains its position that a rate of 10% is appropriate but I 

repeat my view following the hearings that this appears optimistic for North 
Somerset. Other sources of supply expected to contribute towards the CS 

requirement include windfall sites, change of use from rural buildings, and 
empty homes. 
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55. However, the influence of the lapse rate, rural building conversion and the re-

use of empty homes on the housing supply is insignificant when considered 
against the potential shortfall in delivery that could arise from delays in the 
development of the Weston Villages; the uncertainties concerning the 

allocated sites which require flood risk assessment; and the issues relating to 
undeveloped sites brought forward from the NSRLP. 

Other sources of housing land supply 

56. Provision is made through the CS (Policies CS28, CS31, CS32) for unallocated 
housing schemes to come forward outside the settlement boundaries of the 

towns and service villages. The intention of this provision is to enable 
increased flexibility and to reduce the risk of housing under-supply in the 

event of any delays to the delivery of the strategic housing sites. However, the 
Council identifies the boundaries of strategic gaps which are in many locations 

tightly drawn around the main settlements. As a result the strategic gap 
designation may limit the potential for new housing sites adjacent to the 
boundaries of a number of settlements. 

57. In these circumstances, the potential for new sites to come forward adjacent 
to settlement boundaries may be more limited than was intended by the CS 

Policies. Furthermore, time is required to negotiate planning permission on 
unallocated sites outside the settlements. At this stage in the lifetime of the 
CS it is unlikely that such provision could compensate for any shortfall in the 

delivery of housing which may result from the issues identified above which 
affect the strategic sites and other land allocated in the SAP. 

Additional allocations as a result of modifications 

58. In view of the uncertainty as to the deliverability of sites allocated in the SAP 
to meet Policy CS13 by 2026, I asked the Council to undertake further work to 

identify additional sites for allocation in the SAP, with a focus on sites capable 
of delivery within the next five years to boost the land supply to meet unmet 

housing need [ID4]. To provide more certainty that the CS requirement for 
20,985 dwellings would be delivered by 2026, I asked the Council to test the 
potential for additional allocated sites to accommodate up to 2,500 dwellings. 

59. In response to my request for additional work, the Council has concentrated 
on assessing those sites which it considers to be capable of demonstrating the 

potential to be delivered within the next five years in order to boost the five 
year housing land supply. The Council has not considered sites which would be 
more appropriately addressed as part of the strategic development locations in 

the JSP, or sites put forward through the examination process as omission 
sites which are not within the development pipeline and demonstrably 

deliverable. As a result of this approach, the capacity of sites identified for 
allocation through modification to the SAP is significantly below the 2,500 
which the Council was asked to test. 

60. Clearly it is in the Council’s interests to move forward expeditiously with the 
JSP and the new local plan. The JSP will establish an up to date OAN in 

accordance with Government policy, and together with the new LP, identify the 
housing land required to deliver that OAN. In the circumstances of the SAP, 
which will have a limited lifespan, I accept that it is appropriate for the Council 

to concentrate on seeking to boost the delivery of housing over the short 
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term, rather than using its resources to test strategic and longer term housing 

allocations for the SAP. With the process of review at an advanced stage, I am 
satisfied that there will be an opportunity for any shortfall in housing land 
supply in the later years of the CS period to 2026 to be remedied. 

61. The Council’s assessment of additional sites which would be deliverable within 
the next five years identifies land for some 821 dwellings[CD4]. Those sites 

are allocated through MMs 10-16, 20, 21, 24-26, 30-35, and 38-41. The 
sites have been subject to the same process of assessment as the sites 
allocated in the submitted SAP, and I have found them to be sound. Sites on 

which development has been completed since the submission of the SAP are 
deleted through MM42. Other sites are added to Schedule 1 to reflect a 

current planning permission (MM8, 9, 29, 36, and 37). For land at Cox’s 
Green, Wrington (MM34) an appeal (ref APP/D0121/W/16/3166147) has been 

allowed for 59 dwellings. The Council should therefore correct the number of 
dwellings to be provided on this site in Schedule 1 to reflect the appeal 
decision. 

62. The Council has indicated that the purpose of the SAP is to allocate the sites 
necessary to deliver the CS housing requirement and to ensure that the 

Council can maintain a 5 year housing land supply [ID1, SD18]. In addition, I 
was asked at the hearings to examine the issue of whether the SAP would 
deliver a five year housing land supply (HLS). I therefore considered the five 

year HLS in the examination of the SAP. 

Five year supply 

63. A five year housing land supply was not established through the CS, and it is 
clear from the judgement in Oxted Residential Ltd v Tandridge DC, that it is 
not for the SAP to rectify this position. Thus having regard to the judgement, I 

consider that it is not necessary for the SAP to demonstrate a five year supply 
at the time of adoption in order to be sound. Nevertheless, the Council has 

asked for me to consider the matter and I heard discussions on deliverability 
during the examination. 

64. In the most recent update of housing land supply in October 2017 [ED53] the 

shortfall in the delivery of dwellings since the start of the CS period is some 
2877 dwellings. The issue therefore arises as to whether the shortfall should 

be made up over the whole of the remainder of the plan period (Liverpool 
approach) or within the first five years after the adoption of the plan 
(Sedgefield approach). There is also the question of whether there should be 

an additional “buffer” of either 5% or 20% brought forward from later in the 
plan period to reflect the level of the shortfall in the delivery of dwellings. 

65. In his report on the remitted policies of the CS in November 2016 [ED10], the 
Inspector considered that Sedgefield with a 5% buffer was appropriate based 
on the evidence he heard at the examination of past rates of delivery of 

housing. 

66. As stated in my note of the 26 June 2017[ID4] I understand the Council’s 

argument that the rate of delivery in the early part of the Plan period should 
not be measured against the figure in Policy CS13. The adopted housing 
requirement at the time was significantly lower, the Council largely met those 

lower figures, and there was a period of economic recession. However, the 
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adopted CS requirement is representative of the need for homes within North 

Somerset. With completions at 569 dwellings in 2015/16 and 852 dwellings in 
2016-2017, there has not been any uplift in housing delivery to the level 
required to deliver the CS requirement since the publication of the Inspector’s 

report on the CS. As a result I consider that a record of persistent under 
delivery is established and that a 20% buffer would be justified. This would 

provide added choice and flexibility in the market and increase the potential 
for housing need to be met. 

67. Having regard to the level of the shortfall in housing provision and thus unmet 

housing need, I came to the view in my note to the Council[ID4] that it should 
seek to provide a five year supply which accords with Sedgefield and which 

would provide a 20% buffer. With this approach, sites to accommodate some 
9,745 dwellings would need to be identified at October 2017, with an annual 

average delivery rate of 1949 dwellings. 

68. The Council’s latest calculation of five year housing land supply identifies land 
to accommodate some 9,753 dwellings at October 2017 [ED/53]. This would 

provide 5 years supply on the basis of Sedgefield with a 20% buffer. There is 
considerable dispute as to the deliverability within five years of the sites 

identified by the Council which constitute this supply. However, the rate at 
which sites are developed is to a large degree dependent on the commercial 
decisions of developers. The Council will clearly need to monitor the rate of 

delivery achieved by the development industry, and take account of any 
shortfalls in housing supply over the remaining period in which the policies of 

the CS provide the strategic framework for the provision of housing land 
supply. 

69. I reach no conclusion as to whether a five year supply of housing land has 

been demonstrated, since it is not a soundness issue for the SAP. However, 
having regard to the role of the SAP as stated in paragraph 4.1 of the plan, I 

find that the plan provides a sufficient balance between immediately available 
sites and longer term opportunities for residential development, and makes a 
positive contribution to the achievement of a five year housing land supply. 

Conclusions on the delivery of the CS housing requirement 

70. With the additional housing allocations introduced through modifications, the 

overall provision of housing land at October 2017 is calculated to be capable of 
accommodating some 23,080 dwellings [ED53]. This figure is some 2,095 
dwellings above the Policy CS13 housing requirement, and on the Council’s 

assessment, includes land to accommodate over 9,700 dwellings which is 
available for development within five years. 

71. In terms of the housing land provision to meet the requirements of the Core 
Strategy to 2026, whilst there may be uncertainty as to the delivery of the 
strategic and some allocated sites at the rates expected by the Councils, there 

is headroom within the allocated supply which could provide compensation for 
any under delivery on these sites. This is a matter which will require close 

monitoring by the Council. 

72. With the modifications to the housing land allocations I consider that the 
provisions in the SAP for the supply of housing land are sufficient to deliver 
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the strategy of the CS as set out in Policy CS13 and CS14 in the interim period 

prior to the adoption of the JSP and the new LP. 

Issue 3 Should the SAP make specific site allocations for particular groups 

of people such as specialist housing for the elderly? 

73. Policies within the CS provide for the delivery of specialist housing including 

special needs housing for groups such as older people. The primary policies to 
deliver the CS objectives are provided within the Sites and Policies Plan Part 1 
(Development Management Policies), in which Policies DM40-43 provide the 

detailed guidance for meeting the needs of older and vulnerable people, 
including C2 uses such as residential care homes. 

74. The adopted policy framework within these documents provides support to the 
delivery of specialist housing, provision of which can be sought within larger 

housing schemes as well as those targeted at a specific form of specialist 
housing provision. There is no evidence to support the view that providers of 
specialist housing are not able to compete in the market for housing sites. In 

these circumstances I find there is no requirement for the SAP to make 
specific site allocations to accommodate particular groups of people in order 

for the plan to meet the tests of soundness. 

Issue 4 Does the SAP provide for the distribution and delivery of 
employment land as required in CS Policy CS20 and are Policies SA4, SA5 

and SA6 in accordance with Government policy in relation to the 
safeguarding of employment sites? 

Distribution and delivery 

75. Policy CS20 seeks to provide at least 10,100 additional employment 
opportunities in the period 2006-2026, including around 114 ha of land for B1, 

B2 and B8 uses. The focus is on employment led growth at Weston-super-
Mare to address existing imbalances. Limited opportunities are identified at 

the towns of Clevedon, Nailsea and Portishead where new employment 
development is generally limited to land allocations remaining from the NSRLP. 
Elsewhere economic activity appropriate to the scale of the settlement is 

sought. 

76. The CS makes no link between the number of jobs being sought and the 

amount of employment land to be allocated. Clearly there are uncertainties 
inherent in the monitoring of the number of job opportunities which are 
provided within new economic development. Employment densities change 

over time, and vary significantly between different business uses. In the case 
of speculative development where the occupier is unknown, there can be no 

precise calculation of the number of jobs which a particular level of floorspace 
would provide. Nevertheless, the Council estimates that employment growth 
has been around 500 jobs each year from 2006 to 2016[CS/10], leaving just 

over 50% of the additional employment opportunities to be provided in the 
second half of the CS period. 

77. The SAP is modified by MM44 to correct errors in the size of sites and changes 
in the proportion of the site at Gordano Gate allocated for employment. The 
modified SAP identifies allocations for some 83.01 ha of employment land. In 
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the first half of the CS period [CS/10] some 5,000 jobs have been provided, 

and around 76.5 ha of B Class employment land has been developed. Whilst 
some of the completions have been on allocated sites, it is not clear what 
proportion has been provided through the redevelopment of existing 

employment or business uses. However, when the allocations in the SAP are 
considered alongside the level of completions to 2016, the CS requirement for 

114 ha is clearly met. 

78. The Council deletes Weston Gateway from Schedule 2 (MM43) and the 1.2 ha 
site is more appropriately allocated for residential development as “Land at 

Wilson Gardens/Scot Elm Drive” in Schedule 1 (MM13). This has no significant 
effect on the ability of the SAP to meet the requirements of the CS for 

employment land. The level of employment land allocation in the SAP is 
therefore appropriate and accords with the objectives of Policy CS20. 

79. In terms of the distribution of the employment allocations, a comparison 
indicates some discrepancies between the proportions allocated to settlements 
in the indicative allocations identified in para 3.258 of the CS, and those 

allocated in Schedule 2 of the SAP [HS/3/2]. However, the comparison does 
not include the distribution of completions since 2006. Furthermore the 

distribution set out in the CS is not prescriptive. The distribution proposed in 
the SAP directs employment development to the main areas of population 
growth and accords with the aim of focussing employment development at 

Weston-super-Mare and in the Weston Villages. It does therefore generally 
accord with the objectives of Policy CS20. 

Safeguarding employment sites 

80. Employment policies SA4, SA5 and SA6 as submitted are unduly complex and 
provide little flexibility in terms of the change in use of land or premises either 

allocated for, or in use as, Class B1, B2 or B8 development. As a result the 
policies are not in accord with the economic policies of the NPPF. Modification 

MM2 provides for the deletion of employment policies SA4, SA5 and SA6 and 
their replacement by a new policy SA4. I considered the wording put forward 
by the Council in the published modifications [ED45] and published some 

amendments for further comment by interested parties [ID-6]. Having 
considered those comments, together with the views of the Council, I have 

made some further minor amendments. New policy SA4 as identified in MM2 
will support the delivery of CS Policy CS20 in relation to the safeguarding of 
land for B1- B8 uses in N Somerset whilst ensuring that where there is no 

reasonable prospect of a site being used for those purposes, alternative uses 
of land or buildings will be permitted in accordance with paragraph 22 of the 

NPPF. 

81. There is some uncertainty as to the deliverability of allocations brought 
forward from the NSRLP and which are allocated in Schedule 2. Employment 

sites which are carried forward from the NSRLP have been the subject of 
review by the Council prior to allocation in the SAP [SD11], but a number have 

been available for some time without being developed for employment 
purposes. 

82. With new Policy SA4 in place, there is sufficient flexibility in the SAP to enable 

sites which are not suited for employment purposes to be brought forward for 
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other uses. Whether or not there is a reasonable prospect of the development 

of an allocation, or of the long term continuation in use of a site for 
employment purposes is a matter which needs to be assessed on the basis of 
detailed evidence in accordance with the employment policies of the 

development plan as a whole. Such an assessment would be most appropriate 
through the planning application process when the particular circumstances of 

the case could be thoroughly evaluated, having regard to modified Policy SA4. 
In these circumstances I am satisfied that the sites identified in Schedule 2 
are appropriately allocated and the SAP is sound in this regard. 

83. In dealing with residential allocations I referred to the site at Old Mill Road 
Portishead. This is listed in Schedule 1, residential allocations, but is currently 

in primarily employment use. I consider that it has been demonstrated that 
there is a significant demand for employment uses on this site, and that its 

loss to residential uses could be detrimental to the local economy. This is 
particularly the case in Portishead where the opportunities for new 
employment sites are limited. 

84. In the submitted SAP, the site was identified to accommodate 20 dwellings. As 
modified in MM23, no figure is now provided for the residential element of any 

redevelopment scheme, and additional wording states that “no net loss of 
employment capacity will be supported”. I consider that the modification 
provides recognition of the importance of this site to the local economy in 

terms of the provision of employment uses. The amount of housing to be 
accommodated on the site will depend on the provision of the existing level of 

employment capacity within any redevelopment scheme. As the Council 
prepares the new LP, it may wish to reconsider whether the site should remain 
within a schedule of residential allocations. 

85. Modification MM46 deletes Schedule 3 of the submitted SAP. This sought to 
safeguard existing employment sites. Safeguarding of these sites in 

accordance with national policy is now secured through Policy SA4. 

Conclusion on the delivery of CS Policy CS20 and the safeguarding of 
employment sites 

86. With the main modifications I consider that the provisions in the SAP for the 
distribution and delivery of B1-B8 employment land are sufficient to deliver 

the requirements of CS Policy CS20 in the interim period prior to the adoption 
of the JSP and the new LP. The new Policy SA4 provides for the safeguarding 
of B1-B8 employment sites in accordance with national policies. 

Issue 5 To what extent does the SAP provide for any requirement for new 
or improved transport infrastructure? 

87. Although Highways England states in its representation that there is “little or 
no strategic transport evidence underpinning the site allocations” in the SAP, 
the SAP has been prepared in the context of the distribution of development in 

the adopted CS to which no strategic highways objection was raised. In terms 
of the impact on the strategic road network (SRN), the strategy is to improve 

self-containment within Weston-super-Mare by linking new housing growth to 
employment growth. In addition, by allocating housing near to Junctions 20 
and 19, notably Nailsea and Yatton, the strategy spreads demand across the 

motorway access points and thus lessens the impact on the SRN. In these 
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circumstances I am satisfied that there is no requirement for the SAP to 

provide for new or improved transport infrastructure in relation to the strategic 
road network. 

88. In terms of the local highway network, the Council has carried out extensive 

modelling of site specific and cumulative impacts resulting from the allocations 
in the SAP. A package of infrastructure improvements required to facilitate the 

development of Winterstoke Village and Parklands Village has been identified 
and this is being used to secure developer contributions. A package of 
measures has been identified to improve the infrastructure in Yatton High 

Street which is being funded by development, and a spreadsheet model for 
Nailsea has been updated and is being used to develop a mitigation package 

for Nailsea. I am therefore satisfied that in terms of the local highway 
network, requirements for new or improved transport infrastructure as a result 

of the proposals in the SAP are being met. 

Issue 6 To what extent are Policies SA7, SA8, SA9 and SA10 together with 
the associated allocations identified in Schedules 3, 4 and 5 to the SAP as 

submitted justified? Policy SA7 (Policy SA5 in modified SAP) and Schedule 4 
Local Green Space 

89. Policy CS9 sets out the green infrastructure priorities for North Somerset. It 
does not refer specifically to the designation of Local Green Space (LGS) but 
the CS confirms at para 3.139 that the list of priorities is not exhaustive. 

Following the introduction in 2012 of the LGS designation in the NPPF, the 
Council investigated the potential for LGS designations in the Sites and Policies 

Plan Consultation Draft. A large number of sites for LGS were subsequently 
put forward in responses to public consultation, and these have been assessed 
by the Council. 

90. The NPPF refers to LGS as green areas for “special protection” which are of 
“particular importance” to local communities. The designation as LGS would 

rule out new development except in “very special circumstances” which sets 
an equivalent test for development as for land which is designated as Green 
Belt. Furthermore, identifying land for LGS should be consistent with the 

planning of sustainable development and “complement investment in sufficient 
homes, jobs and other services”. NPPF para 77 also makes it clear that LGS 

designation “will not be appropriate for most green areas or open space.” 

91. It is clear from the guidance in the NPPF that LGS designation should be used 
with care, bearing in mind that such designations are expected to endure 

beyond the plan period. The designation should only be used where the green 
space is demonstrably special to the local community, and NPPF paragraph 7 

lists the criteria against which such designations should be judged. 

92. The Council’s assessment of the potential sites for LGS has followed the 
guidance in the NPPF and in the PPG[SD12]. Although a large number of sites 

have been designated, having regard to the additional provision of housing 
land which has now been provided through modifications, I am satisfied that 

the designations are generally consistent with the planning of sustainable 
development as required by the NPPF. There are just two deletions from the 
LGS schedule as set out below. 
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93. One site at Brookfield Walk is deleted from the LGS schedule through MM47. 

The designation of this site as LGS is not appropriate since the site is already 
in the Green Belt and therefore enjoys a significant level of protection. 

94. A further modification MM54 to the LGS schedule is the deletion of the “May 

Day” field at Claverham. This site has been considered by the Examiner of the 
Claverham Neighbourhood Plan. The Examiner considered detailed evidence 

and information relating to the proposed designation as LGS and came to the 
view that there is not sufficient evidence that the site is demonstrably special 
to the local community in terms of access rights and the longevity of 

community events that have taken place. As a result of the Examiner’s 
recommendation the site has been deleted from the Neighbourhood Plan as a 

LGS. 

95. I agree with the Examiner’s view. The site is in private ownership and the 

Examiner states that the community has only been permitted to use the field 
relatively recently (2013-2016). There is no guarantee that this use will be 
continued into the future and without any other access rights, it does not 

comply with the strict tests which are required by the NPPF for the designation 
of LGS. 

Conclusions on LGS 

96. Although there are a significant number of sites allocated in the SAP as LGS, 
the Council has applied the national criteria in their assessment and 

consequent designation of the sites. Whilst the aim of designation is to provide 
long term protection, there will be an opportunity to review the designations 

and to ensure that they remain consistent with the planning of sustainable 
development in the light of the new strategy which is being brought forward in 
the JSP. 

97. With the modifications to the Schedule of LGS I am satisfied that the SAP is 
sound in this respect. 

Policy SA8 (Policy SA6 in modified SAP) Undesignated Green Space 

98. Submitted Policy SA8 would become Policy SA6 as modified with the 
background text in MM3. The modification allows for development which 

affects undesignated green spaces, subject to criteria against which proposals 
would be assessed. The policy as modified therefore complies with 

Government policy. 

Strategic Gaps and Policy SA9 

99. There is no reference to strategic gaps in the NPPF or in PPG which would 
provide any national policy basis or advice on their designation or the detailed 

definition of their boundaries. However, the provision of strategic gaps has its 
policy base within CS Policy CS19, and their broad locations are identified in 
paragraph 3.243 of the CS. The relevance and need for the designations was 

questioned by objectors, but as the purpose of the SAP is to deliver the CS 
policies, it is appropriate for the SAP to identify the detailed boundaries for the 

strategic gaps. The strategic gaps identified on the SAP Policies Map generally 
accord with the broad locations listed in para 3.243 of the CS. The Council has 
followed a reasonable set of criteria in the review of the strategic gaps [SD13] 
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in order to define the boundaries, including the avoidance of any overlap with 

the Green Belt. 

100.The principle and broad locations of the strategic gaps are established in the 

CS and that document cannot be amended through modifications to the SAP. 
The Council has put forward some modifications to the boundaries as 

submitted in the SAP. MM52 extends the strategic gap south and south east 
of Oaktree Park to further protect the separation of Oaktree Park and Locking 
in accordance with CS Policy 19; and MM53 excludes from the strategic gap 

land north of Oldmixon Road which has planning permission for residential 
development. These modifications ensure that the boundaries are coherent 

and justified, and that the CS policy is delivered. 

Conclusion on strategic gaps 

101.There is no national policy for the provision of strategic gaps, or 

encouragement in Government policy to have such designations. In these 
circumstances the emerging JSP and new Local Plan would provide the 

opportunity for the Council to reconsider the principle of continuing with this 
designation. However, in so far as the SAP is required to deliver and accord 
with the CS, it is sound in this regard. 

Policy SA10 (Policy SA8 in modified SAP) and Schedule 5 

102.Policy SA10 allocates and safeguards land for community use in Schedule 5 
(which becomes Schedule 4 in the modified SAP). Sites identified in Schedule 
5 are subject to Policy DM68 of the Sites and Policies Plan Part 1. 

103.Schedule 5 is subject to MMs 48-50. MM48 updates the SAP by deleting the 
primary school at Winterstoke Village West which is now constructed and 

open. In MM49 the reference to allotments in the allocation at Mendip Road, 
Yatton is now deleted and the site is safeguarded for cemetery use to more 
accurately reflect its likely future use. MM50 deletes the allocation for a 

community hall where the land is in private ownership and there is no funding 
or other provision made for such a development. In addition it deletes nine 

locations identified as Strategic Open Space, which have been carried forward 
from the NSRLP. There is no basis in policy, at either national or local level for 
the retention of these sites in Schedule 5 and therefore the deletions are 

necessary to the soundness of the SAP. 

Issue 7: Are the settlement boundaries appropriately defined? 

104.Although it is stated in the SAP, para 4.12, that the settlement boundaries 
have been reviewed as part of the SAP and remain fit for purpose, no evidence 
of the Council’s work has been submitted to the examination. 

105.The Council has indicated that settlement boundaries would be reviewed as 
part of the work on the new LP. In these circumstances I make no 

recommendation for that work to be undertaken in the context of the SAP. 
However, it would be logical for the new residential allocations within the SAP 
to be included within the settlement boundaries on the Policies Map in the new 

LP. 
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North Somerset Council Sites and Policies Plan Part 2: Site Allocations Plan, Inspector’s Report February 2018 

106.MM51 amends the settlement boundary of Sandford to that shown on the 

NSRLP. This in itself does not raise a soundness issue. 

Public Sector Equality Duty 

107.The SAP is the subject of an Equality Impact Assessment (EqIA) [SD15] 
carried out by the Council. The EqIA indicates that the policies of the SAP are 

likely to have a neutral or beneficial impact on the equality groups within the 
district. I have no reason to disagree with this conclusion. 

Assessment of Legal Compliance 

108.My examination of the compliance of the Plan with the legal requirements is 
summarised in the table below. I conclude that the Plan meets them all. 

LEGAL REQUIREMENTS 

Local Development 

Scheme (LDS) 

The Site Allocations Plan has been prepared in 

accordance with the Council’s LDS October 2015. 

Statement of Community 

Involvement (SCI) and 
relevant regulations 

The SCI was adopted in March 2015. 

Consultation on the Site Allocations Plan and the 
MMs has complied with its requirements. 

Sustainability Appraisal 
(SA) 

SA has been carried out and is adequate. 

Habitats Regulations 
Assessment (HRA) 

The Habitats Regulations AA Screening Report 
October 2016 sets out why AA is not necessary. 

Natural England supports this. 

Climate change The Site Allocations Plan includes policies designed 

to secure that the development and use of land in 
the local planning authority’s area contribute to the 
mitigation of, and adaptation to, climate change. 

National Policy The Site Allocations Plan complies with national 
policy except where indicated and MMs are 

recommended. 

2004 Act (as amended) 
and 2012 Regulations. 

The Site Allocations Plan complies with the Act and 
the Regulations. 

Overall Conclusion and Recommendation 

109.The Plan has a number of deficiencies in respect of soundness for the reasons 

set out above, which mean that I recommend non-adoption of it as submitted, 
in accordance with Section 20(7A) of the 2004 Act. These deficiencies have 

been explored in the main issues set out above. 

110.The Council has requested that I recommend MMs to make the Plan sound and 
capable of adoption. I conclude that with the recommended main 

modifications set out in the Appendix the North Somerset Council Sites and 
Policies Plan Part 2: Site Allocations Plan satisfies the requirements of Section 

20(5) of the 2004 Act and meets the criteria for soundness in the National 
Planning Policy Framework. 

Wendy Burden 
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Inspector 

This report is accompanied by an Appendix containing the Main Modifications. 
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DRAFT SCHEDULE 

North Somerset Council Site Allocations Plan examination 

The modifications below are expressed either in the conventional form of strikethrough for deletions and underlining for additions of text, or by 

specifying the modification in words in italics. 

The page numbers and paragraph numbering below refer to the submission local plan, and do not take account of the deletion or addition of text. 

Main 
Modification 

Page Policy/Paragraph Main Modification 

MM1 15 

16 

17 

Para 4.5 

Para 4.7 

Table 1 

Amend base date references from 2016 to 2017. 

Weston urban area 12,753 12,979 dwellings 
Towns 5,028 5,456 dwellings 
Service Villages 2,143 2,412 dwellings 
Elsewhere 1,127 1,438 dwellings 
North Somerset total 21,051 22,285 dwellings 

Revisions to figures to reflect updated land supply information and incorporate 
additional allocations as shown in document ED45 

Table 1 
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2,895 2,707 89 140 422 6,253 

Weston urban 

area 3,096 2,882 26 167 308 6,479 

567 5,933 0 0 0 6,500 

Weston Villages 
835 5,665 0 0 0 6,500 

320 221 0 64 90 695 

Clevedon 
401 237 0 55 65 768 



  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 

 

  

 

  

 

  

 

  

 

  

 

  

 

 

 

 

   

 

  

 

  

 

  

 

  

 

  

  

 

 

 

 

 

  

 

  

 

  

 

  

  

  

 

   

 

  

 

  

 

  

 

  

 

 

 

 

    

 

  

 

 

 

  

 

  

 

 
 

             
    

 
    

  
     

  

 
 

              
              

38 Schedule 1 

Nailsea 

143 

203 

815 

961 

15 

35 

28 

35 

45 

33 

1,046 

1,267 

Portishead 

2,788 

2,878 

373 

440 

16 

0 

47 

57 

63 

46 

3,287 

3,421 

Service villages 

706 

784 

1,255 

1,476 

10 

10 

53 

57 

119 

85 

2,143 

2,412 

Remainder of 

North Somerset 

576 

650 

221 

463 

31 

0 

141 

207 

158 

118 

1,127 

1,438 

Total 

7,995 

8,847 

11,525 

12,124 

161 

71 

473 

588 

897 

655 

21,051 

22,285 

Factual updates to dates, planning references and site capacities in Schedule 1, as 
shown in document ED46. 

MM2 21-27 Employment 
chapter Policies 
SA4, 5 and 6 and 
supporting text 

Background 

4.15 Economic development is a priority for North Somerset as it has suffered from 
low levels of economic activity in recent years relative to high levels of residential 



  

 

           
             

   
 

           
            

              
            

           
            
           

 
               

           
             

      
 

             
           

             
            

           
    

               
           

           
            

 
    

 
           
             

development. This has contributed to high levels of out-commuting, and 
unsustainable development patterns and a key objective of the Core Strategy is to 
address this imbalance. 

4.16 The Junction 21 Enterprise Area is stimulating economic growth in Weston-
super-Mare, increasing investment in the area and the creation of new employment 
and enterprise. This is one of a number of Enterprise Areas established across the 
West of England and recognised by the West of England Local Enterprise 
Partnership (LEP) as priority areas for investment and business growth. The 
Weston EA covers an area subject to significant change encompassing the Weston 
Villages development, and sites around Junction 21 of the M5 motorway. 

4.17 Planning has a key role in facilitating economic growth both in terms of the 
development strategy for this area as identified through the various planning 
documents and in terms of any additional measures that can be utilised including 
the use of Local Development Orders. 

4.18 There are existing sites allocated within this area for business use and 
additional sites have been granted planning permission primarily at the Weston 
Villages for economic development. A revised set of land use allocations is 
proposed through this plan updating the employment allocations. These sites form 
the main planned business areas within the Enterprise Area where business 
growth will be located. 
4.19 The delivery of the ambitions at the J21 area is related to the wider 
development strategy in the town to secure employment-led growth where new 
housing will be provided in tandem with employment development. Significant 
investment has been made and is planned to enable employment site delivery. 

Requirements for allocated land 

4.20 An Economic Development Needs Assessment (EDNA) has been prepared in 
2015 to identify the need for economic land across the wider Functional Economic 



  

 

              
             

             
       

 
           

             
        

 
               

              
             

      
 

  
           
             

              
            

           
           

             
            

    
 

                
             
              

             
                 
 

 

Market Area (FEMA) covering the West of England. A breakdown of need was 
also provided for each of the constituent authorities including North Somerset. This 
identified land requirements for the period 2016 to 2036 thereby including the 10 
remaining years of the Site Allocations Plan. 

4.21 This updates earlier work the Council commissioned to ascertain economic 
growth to inform the preparation of the Core Strategy and indicates a marginally 
increased growth rate and resulting demand for land. 

4.22 The land supply provided in the Site Allocations Plan is sufficient to meet the 
requirements of the Core Strategy to achieve at least 10,100 jobs to 2026 taking 
into account that a significant proportion of these will already have been achieved 
between 2006 and 2015. . 

Allocated sites 
4.23 The allocations are mostly carried forward from the previous Replacement 
Local Plan (2007) amended to take into account any completed parts or further 
information. This has been informed by a review of the allocations that has 
considered the suitability of the sites for ongoing allocation in the Development 
Plan. A background evidence paper (Review of employment allocations Oct 2015) 
provides a qualitative assessment of the extant NSRLP employment allocations in 
order to help determine a realistic supply of potential employment land from this 
source and to inform decisions regarding their future allocation in the Sites 
Allocations Plan. 

4.24 Each site has been assessed taking into account a range of factors to gain a 
broad understanding of the site characteristics and scope for future delivery. A 
broad guide to this assessment is whether, in line with the National Planning Policy 
Framework, the site has a ‘reasonable prospect’ of being delivered for its intended 
use. Each site is scored and ranked to provide a comparison across the range of 
sites. 



  

 

            
    

 

       

   

   

   

         

     

     
 
 

            
            

              
             

 
 
 

    
 

             
               

                
             

              
            

            
             

           
      

 

4.25 Factors that have been assessed to determine the suitability of each 
employment allocation are: 

• Proximity to urban areas (sequential approach) 

• Site visibility 

• Market attractiveness 

• Strategic access 

• Proximity to train station and or bus connections 

• Development and environmental constraints 

• Compatibility with adjoining uses 

4.26 New allocations have been proposed including at Weston Villages to reflect 
the emerging development proposal there. There will be a presumption of 
protection over these sites by virtue of their allocation and only when the criteria 
are satisfactorily addressed will it be justified to develop the site for alternative 
uses. 

Proposed Employment Sites 

4.27 The Core Strategy set out the aspiration to create more sustainable places, 
both existing and new, by increasing the range of jobs and local prosperity in North 
Somerset. 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. So whilst North Somerset operates in the 
context of a wider functional economic market characterised by clear and long 
established commuting patterns, there is a need to ensure development in North 
Somerset is sustainable and that residents have access to a range of local 
employment, and local businesses have opportunities to set-up, and expand whilst 
protecting the valued natural environment. 



  

 

            
               

           
         

       
 

             
             

             
               

          
   

 
             

        
 

           
               

              
           

             
               

 
 

   
             

                 
 

          

               
            

       

4.28 Employment development is directed to the main areas of population growth 
linking to the underlying strategy of aligning jobs with homes in key areas. This has 
the potential to reduce the levels of out-commuting and increase self-containment 
bringing additional spin-off benefits including reducing carbon emissions from 
dispersed development due to increased car use. 

4.29 This is particularly relevant at Weston where the strategic policy approach has 
for many years sought to achieve a greater alignment between jobs and homes. 
The Core Strategy and other plans seek to reinforce this principle through ensuring 
that new housing is provided in step with job growth, that the existing backlog is 
addressed over the plan period and key under-represented sectors (particularly 
offices) are supported. 

4.30 Policy SA 4 below provides a schedule of proposed employment sites which 
are allocated for B1, B2 and B8 use. 

4.31 The Council will consider providing additional detail relating to the 
deliverability of the allocated employment land supply. It is clear that not all supply 
is equal and readily deliverable and therefore the overall supply is not always a 
reasonable indicator when considering the scale of land supply available for 
business needs. Sites may require significant investment to unlock and may have 
a long lead-in time particularly if linked to a wider regeneration strategy in an area. 

POLICY SA 4 
Land in Schedule 2 is allocated for new business development (B1, B2 and 
B8 use). Proposals for non B use classes on these sites will be permitted if: 

• they are ancillary to the main B use 

• they are small scale, making up no more than 15% of the site area 
overall and provide a supporting service for the employment uses or 
employees e.g. crèche, gym café etc 



  

 

            
    

 
         

              
              

  

             
    

 
 

   
 

 
              

            
             
              

             
            

              
            

  
    

 
           

             
          

 

          

           
         

• their development would not lead to the site becoming unsuitable for 
the intended employment uses, 

In cases where the above criteria are not met, 

• it can be demonstrated that the planned B Class use is not suitable 
and that there is no realistic prospect of the site coming forward for its 
planned use, 

• the range and quality of land available to meet future business needs 
is not adversely impacted. 

SAFEGUARDED EMPLOYMENT SITES 

Background 
4.32 As well as allocating new employment sites it is equally important that existing 
employment sites that have good access are purpose built, modern and compatible 
with surrounding uses are retained in employment use. In the past existing sites 
have been lost to non- employment uses which does not help to redress the 
balance between residential growth and provision of jobs. For some sites that are 
poorly located, rundown or incompatible with surrounding uses then their loss to 
non employment use is acceptable and in some cases a benefit. However the loss 
of key existing strategic employment sites would be contrary to Core Strategy 
objectives. 
POLICY SA 5 

Existing employment sites listed in Schedule 3 are safeguarded for business 
development (primarily B1, B2 and B8 use). Proposals for non B uses 
classes on these sites will only be permitted if: 

• they are ancillary to the main B use 

• they have a direct relationship with the existing businesses by 
providing a service to the business or employees; or 



  

 

             
           

 
 

    
 

               
              

             
            
             
              

           
               

             
     

               
               
             

            
             

            
    

              
               

              
               
             

        
 

    

• they are very small scale and provide a supporting service for the 
employment uses or employees e.g. crèche, gym café etc 

RETENTION OF ECONOMIC USES 
Background 
4.33 In general it is desirable to maintain the overall stock of land and premises 
available to meet business needs over the plan period and beyond, not only those 
specifically allocated or safeguarded. It is recognised that due to pressures from 
competing, often higher value land uses, and weakened demand at periodic times 
throughout the economic cycle, that often such land is under pressure to be 
developed for other uses. This can threaten the sustainable balance of land uses 
in certain areas, reducing local employment opportunities, increasing the need to 
out-commute, and impacting on the vitality and viability of areas. It also tends to 
have a cumulative impact that can be problematic in certain locations affecting the 
ability to achieve policy aspirations. 
4.34 However under certain circumstances the loss of a site to other uses may be 
the only viable or suitable option for the site, particularly with a view to maximising 
the efficient use of land. Commercial property demands are changing both in 
terms of the types of premises and their location reflecting changing economic 
characteristics, not least the rapid increase in online shopping, the ability to work 
remotely including home-working, and the shifts in the economy e.g. from service 
based economy to manufacturing. 
4.35 The planning system therefore has a role to play in recognising and facilitating 
these shifts and offering a land supply that can respond to these conditions. Policy 
SA 6 therefore allows for existing economic sites to be developed for other uses 
provided certain conditions are met. This is considered to be in line with the 
principles of the NPPF and reflects the earlier tried and tested policy approach 
established in the North Somerset Replacement Local Plan. 

POLICY SA 6 



  

 

             
       
               

        
              

            
           

               
   

              
       

    
         

          
              

 
 
 
 

 
 

               
             

          
             

   
 

            
           

            
             

           

Land in existing economic use will be permitted to change to an alternative 
use where it can be demonstrated that: 

• the loss of the site would not harm the range or quality of sites 
available for business use across North Somerset and, 

• by way of marketing or other means as agreed with the Council, the 
site does not offer a suitable location for the existing use, no 
alternative economic use can be secured appropriate to the site, and 
there is no realistic prospect of it being used in the plan period for the 
intended use, and, 

• the loss of the site would not adversely impact the ability to achieve 
wider economic aspirations including regeneration, business growth, 
and improved commuting patterns. 

The Council will consider removing certain Permitted Development rights 
when granting planning permission for new economic development in order 
to avoid the future loss of these uses in certain areas and under certain 
circumstances. 

Background 

5 Economic development is a priority for North Somerset as it has suffered from low 
levels of economic activity in recent years relative to high levels of residential 
development. This has contributed to high levels of out-commuting, and 
unsustainable development patterns and a key objective of the Core Strategy is to 
address this imbalance. 

6 The Junction 21 Enterprise Area (J21EA) is stimulating economic growth in 
Weston-super-Mare, increasing investment in the area and the creation of new 
employment and enterprise. This is one of a number of Enterprise Areas 
established across the West of England and recognised by the West of England 
Local Enterprise Partnership (LEP) as priority areas for investment and business 



  

 

            
            

 
               

           
             

      
 

              
            

            
            

            
 

               
             
          

          
 

    
            

            
              

           
             
       

 
            

             
       

 

growth. The J21EA covers an area subject to significant change encompassing the 
Weston Villages development, and sites around Junction 21 of the M5 motorway. 

7 Planning has a key role in facilitating economic growth both in terms of the 
development strategy for this area as identified through the various planning 
documents and in terms of any additional measures that can be utilised including 
the use of Local Development Orders. 

8 There are existing sites allocated within this area for business use and additional 
sites have been granted planning permission primarily at the Weston Villages for 
economic development. A revised set of land use allocations is proposed through 
this plan updating the employment allocations. These sites form the main planned 
business areas within the Enterprise Area where business growth will be located. 

9 The delivery of the ambitions at the J21EA is related to the wider development 
strategy in the town to secure employment-led growth where new housing will be 
provided in tandem with employment development. Significant investment has 
been made and is planned to enable employment site delivery. 

Requirements for allocated land 
0 An Economic Development Needs Assessment (EDNA) has been prepared in 2016 

to identify the need for economic land across the wider Functional Economic 
Market Area (FEMA) covering the West of England. A breakdown of need was also 
provided for each of the constituent authorities including North Somerset. This 
identified land requirements for the period 2016 to 2036 thereby including the 10 
remaining years of the Site Allocations Plan. 

1 This updates earlier work the Council commissioned to ascertain economic growth 
to inform the preparation of the Core Strategy and indicates a marginally increased 
growth rate and resulting demand for land. 



  

 

               
              

             
    

 
   

              
              

               
             

             
            

            
             

           
     

 
             

               
          
         

       
 

           
             

             
              
           
     

 
              

       

2 The land supply provided in the Site Allocations Plan is sufficient to meet the 
requirements of the Core Strategy to achieve at least 10,100 jobs to 2026 taking 
into account that a significant proportion of these will already have been achieved 
between 2006 and 2015. 

Proposed Employment Sites 
3 The Core Strategy set out the aspiration to create more sustainable places, both 

existing and new, by increasing the range of jobs and local prosperity in North 
Somerset. 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. So whilst North Somerset operates in the 
context of a wider functional economic market characterised by clear and long 
established commuting patterns, there is a need to ensure development in North 
Somerset is sustainable and that residents have access to a range of local 
employment, and local businesses have opportunities to set-up, and expand whilst 
protecting the valued natural environment. 

4 Employment development is directed to the main areas of population growth linking 
to the underlying strategy of aligning jobs with homes in key areas. This has the 
potential to reduce the levels of out-commuting and increase self-containment 
bringing additional spin-off benefits including reducing carbon emissions from 
dispersed development due to increased car use. 

5 This is particularly relevant at Weston-super-Mare where the strategic policy 
approach has for many years sought to achieve a greater alignment between jobs 
and homes. The Core Strategy and other plans seek to reinforce this principle 
through ensuring that new housing is provided in step with job growth, that the 
existing backlog is addressed over the plan period and key under-represented 
sectors (particularly offices) are supported. 

6 Policy SA 4 below provides a schedule of proposed employment sites which are 
allocated for B1, B2 and B8 use. 



  

 

 
             

               
            

             
              

               
 

 
           

             
             

           
         

          
            
            

       
 

                 
            

             
             

               
 

 
             

  
 

       

   

   

7 The Council will consider providing additional detail relating to the deliverability of 
the allocated employment land supply. It is clear that not all sites are equal and 
readily deliverable and therefore the overall supply is not always a reasonable 
indicator when considering the scale of land supply available for business needs at 
any one point in time. Sites may require significant investment to unlock and may 
have a long lead-in time particularly if linked to a wider regeneration strategy in an 
area. 

8 The allocations are mostly carried forward from the previous Replacement 
Local Plan (2007) amended to take into account any completed parts or further 
information. This has been informed by a review of the allocations that has 
considered the suitability of the sites for ongoing allocation in the 
Development Plan. A background evidence paper (Review of employment 
allocations Oct 2015) provides a qualitative assessment of the extant 
NSRLP employment allocations in order to help determine a realistic supply of 
potential employment land from this source and to inform decisions regarding their 
future allocation in the Site Allocations Plan. 

9 Each site has been assessed taking into account a range of factors to gain a broad 
understanding of the site characteristics and scope for future delivery. A broad 
guide to this assessment is whether, in line with the National Planning Policy 
Framework, the site has a ‘reasonable prospect’ of being delivered for its intended 
use. Each site is scored and ranked to provide a comparison across the range of 
sites. 

0 Factors that have been assessed to determine the suitability of each employment 
allocation are: 

• Proximity to urban areas (sequential approach) 

• Site visibility 

• Market attractiveness 



  

 

   

         

     

     
 

             
         
               

              
      

 
    

                
             

            
            
             
              

          
                
            

    
 

                
               

             
          

             
           

    
 

• Strategic access 

• Proximity to train station and or bus connections 

• Development and environmental constraints 

• Compatibility with adjoining uses. 

1 New allocations have been proposed including at Weston Villages to reflect the 
emerging development proposals there. These sites together with existing 
business sites in the B use classes will be protected under Policy SA4 and only 
when the policy criteria are satisfactorily addressed will it be justified to develop the 
site for alternative uses. 

Retention of Economic Uses 
2 In general it is desirable to maintain the overall stock of land and premises available 

to meet business needs over the plan period and beyond, not only those 
specifically allocated or safeguarded. It is recognised that due to pressures from 
competing, often higher value land uses, and weakened demand at periodic times 
throughout the economic cycle, that often such land is under pressure to be 
developed for other uses. This can threaten the sustainable balance of land uses in 
certain areas, reducing local employment opportunities, increasing the need to out-
commute, and impacting on the vitality and viability of areas. It also tends to have a 
cumulative impact that can be problematic in certain locations affecting the ability 
to achieve policy aspirations. 

3 However under certain circumstances the loss of a site to other uses may be the 
only viable or suitable option for the site, particularly with a view to maximising the 
efficient use of land. Commercial property demands are changing both in terms of 
the types of premises and their location reflecting changing economic 
characteristics, not least the rapid increase in online shopping, the ability to work 
remotely including home-working, and more general shifts in the economy and 
implications for land supply. 



  

 

              
              

             
              
             

           
 

  
 

           
           

         
              
          

        
 

              
          
          

 
          

            
           

 
            

           
            
        

         
           

          
     

4 The planning system therefore has a role to play in recognising and facilitating 
these shifts and offering a land supply that can respond to these conditions. Policy 
SA4 therefore allows for existing business sites to be developed for other uses 
provided certain conditions are met. This is considered to be in line with the 
principles of the NPPF and reflects the earlier tried and tested policy approach 
established in the North Somerset Replacement Local Plan. 

POLICY SA4 

Within existing B1–B8 business employment areas, as well as land identified 
on the Policies Map and in Schedule 2 for business employment 
development, proposals for unrelated non B1–B8 development will be 
permitted where it can be demonstrated that the loss of the site would not 
adversely impact the ability to achieve wider economic aspirations including 
regeneration, business growth, and improved commuting patterns; and 

i. the proposal would not harm the range or quality of land and premises 
available for business use development within existing employment areas or 
expressly identified in the Plan to meet business needs; or 

ii. where there is a specific requirement associated with neighbouring 
business uses, and the development would not lead to the overall site 
becoming unsuitable for the current or allocated employment use; or, 

iii. through demonstration of effective marketing of the site or premises, the 
site is no longer capable of offering accommodation for business use 
development, or that the proposals would lead to the removal of incompatible 
development, resulting in greater potential benefits to the 
community in terms of environmental benefits, significant improvements in 
the amenities of existing neighbouring residents or contribute to a more 
sustainable pattern of development that would outweigh the loss of 
employment capacity in the locality. 



  

 

 
         

          
        

 
     

 
   

  

   
 

 
 

              
          

            
           

           
           

  
 

              
             

           
            

            
             

             
           

              
             

            
      

 
    

 

The Council will consider removing certain Permitted Development rights 
when granting planning permission for new business development in order 
to avoid the future loss of these uses. 

MM3 30 Policy SA8 
undesignated 
green space 
Paragraph 4.45 

UNDESIGNATED GREEN SPACE 

Background 

4.44 Protection of green spaces which are of value with regard to their 
contribution to the townscape, character, setting and visual attractiveness of 
a settlement is consistent with NPPF paragraph 7. Such green spaces often 
make an important contribution to the network of green infrastructure within 
settlements and the approach is consistent with NPPF paragraph 114 and 
paragraph 027 of the natural environment section of the National Planning 
Practice Guidance. 

4.45 This policy will apply to areas of undesignated green space (those not 
identified as Local Green Space under policy SA 7 5) within settlements with 
defined settlement limits, which are considered nevertheless to be of value 
in making a worthwhile contribution to the townscape, character, setting and 
visual attractiveness of the settlement. Townscape is a term embracing a 
number of factors, such as the importance of green space in the street 
scene, in breaking up and adding variety within the urban fabric and in 
enhancing the setting of buildings and other features. The assessment of 
whether the effect of the development is acceptable or not in terms of the 
impact on green infrastructure should be made with regard to its effect on 
the value of the site for amenity, and/or the townscape, character, setting 
and visual attractiveness of the settlement. 

POLICY SA 8 6 



  

 

   
 

          
           

         
      

 
         

            
           

         
       

 
             

            
                 

             
           

               
   

  
  

 
 

 
  

  
 

   
 

   

 
 

            
 

 
    

   
  

       
     

    

Undesignated green space 

Within settlements planning permission will not be granted for development 
that unacceptably affects the value of undesignated green space making a 
worthwhile contribution to amenity and/or the townscape, character, setting 
and visual attractiveness of the settlement. 

Development proposals affecting undesignated green spaces will be acceptable 
provided they do not have a detrimental impact on green infrastructure by 
adversely affecting spaces which make a worthwhile contribution to amenity and/or 
the townscape, character, setting, visual attractiveness of the settlement. 

MM4 38 Schedule 1 Add introductory text: 

A site-specific flood risk assessment is required for proposals of 1 hectare or 
greater in Flood Zone 1; all proposals for new development (including minor 
development and change of use) in Flood Zones 2 and 3, or in an area within Flood 
Zone 1 which has critical drainage problems (as notified to the local planning 
authority by the Environment Agency); and where proposed development or a 
change of use to a more vulnerable class may be subject to other sources of 
flooding. 

MM5 38 Schedule 1 Add: 

58 Schedule 2 Higher standard of surface water attenuation and reduction in existing flood risk 
required. 

83 Schedule 5 
To the following sites: 
Westacres Caravan Park 
Orchard House 
Land to the rear of Locking Road 
Land west of Winterstoke Road 
Bridge Farm, Bristol Road 



  

 

    
    

     
    
    
  

    
     
     
       

  
  

  
  

    
  

       
  

  
     
  

  
      
    

     
 

            
     

 
    

 

Gas Works, Winterstoke Road 
Nightingale Close, Mead Vale 
South of Herluin Way, Avoncrest 
Former Bournville School site 
Former Sweat FA site 
Station Gateway 
Land at Bridgwater Road 
Land south of The Uplands 
Land at North West Nailsea 
Land east & west of Wemberham Lane 
Oxford Plasma 
Moor Lane 
Cobthorn Way 
Venus Street 
Land at North End 
Arnolds Way 
Land to the east of Wolvershill Rd 
Moor Road 
Bleadon Quarry 
Land west of Kenn Road 
Elliott Medway 
Park Farm 
Land next to Village Hall Kewstoke 
Land at The Batch 

MM6 38 Schedule 1 Add: 

Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features 

To the following sites: 



  

 

  
  

     
  

  
     

  
    
     
       
     

    
     
  

     
  

       
           

    
               
         

        
           

              
            

  
             

   
               
    

        
             

           
  

Winterstoke Village 
Parklands Village 
Land west of Winterstoke Road 
Bridge Farm 
Gas works 
South of Herluin Way, Avoncrest 
Yeolands Farm 
North of Churchill Avenue 
Land at North West Nailsea 
Land east & west of Wemberham Lane 
Land at North End 
Arnolds Way Phase 2 
Land east of Wolvershill Road 
Moor Road 

MM7 42 Schedule 1 
Birnbeck Pier 

New allocation for mixed use scheme. 
Residential, leisure, hotel and tourism, ancillary retail, cafés, bars and restaurants 
and community facilities. 
Does not include 63 dwellings on Royal Pier Hotel, Dorville or Lynton House Hotel. 
Prince Consort Gardens to be kept free from development. 
Madiera car park has potential for development. 
Great weight should be given to the conservation of heritage assets. 
Special regard must be given to desirability of preserving the setting of a listed 
building; and preserving or enhancing the character or appearance of the Birnbeck 
Conservation Area. 
Development will be expected to avoid or minimise conflict with the conservation of 
any heritage asset. 
Harm should always be avoided in the first instance, only where this is not possible 
should mitigation be considered. 
Landside development to ensure renovation of Birnbeck Pier. 
50 dwelling capacity is an indicative assessment which will be subject to detailed 
appraisal against the objectives set out in the emerging Birnbeck Conservation 
Area Appraisal. 



  

 

             
           

       
             
              

  
             

   
         

             
                

            
     

   
 

 

     
   

 
  

  
            

     
     

   
    

   
 

  
  

     
  

  
 

 

    
   
  

          
      

 

     
   

    
   

Innovative car parking solutions to accommodate the increase in cars to the area. 
Underground car parking will be required on a number of sites. 
High quality public realm throughout the area. 
Improve pedestrian access to and along the water front, particularly in terms of 
disabled access from Marine Parade to Birnbeck Road and the steps by the Royal 
Pier Hotel. 
Protect important views and vistas within the area, as identified in the Birnbeck 
Conservation Area Appraisal. 
Conserve and enhance key historic features within the area. 
The island part of this allocation is surrounded by the Severn Estuary European 
site. Should development take place on the island it will need to take account of 
the sensitivity of the location and the need for suitable mitigation measures. 

MM8 45 Schedule 1 Land 
north of Oldmixon 
Road 

Land north of Oldmixon Road 
Outline planning consent 
16/P/0150/O 
130 dwellings 
Current permission. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM9 45 Schedule 1 Land 
at Wentwood Drive 

Land at Wentwood Drive 
Outline planning consent 
15/P/0983/O 
50 dwellings 
Current permission. 

MM10 45 Schedule 1 (page 
45) 
Dauncey’s Hotel 
Claremont 
Crescent 

Dauncey’s Hotel, Claremont Crescent 
No current consent 
10 dwellings 
Conversion of part of hotel, remainder of hotel to remain. 
Listed building and within Conservation Area. 

MM11 45 Schedule 1 26 
Bristol Road Lower 

26 Bristol Road Lower 
No current consent 



  

 

  
            
    
            

 
     

  
 

  
   
  

            
 

     
   

  
 

      
   
  

     
            

            
    

            
     

     
  

  
   
  

      

     
   

    
   
  

       
            

 
     

   
  

     
   

16 dwellings 
Large Victorian property with numerous modern extensions, last used as a care 
home, now vacant. 
Design must consider heritage assets, and layout must take account of parking 
requirements. 

MM12 45 Schedule 1 
Queensway/Midha 
ven Rise 

Queensway/Midhaven Rise 
No current consent 
35 dwellings 
Development dependant on the provision of suitable alternative football pitch in the 
locality. 

MM13 45 Schedule 1 
Land at Wilson 
Gardens/Scot Elm 
Drive 

Land at Wilson Gardens/Scot Elm Drive 
No current consent 
51 dwellings 
Vehicular access off adjacent roundabout. 
Regard to be had to hedgerows/watercourses and nature reserve to north west. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM14 47 Schedule 1 
Waverley House 

Waverley House 
No current consent 
21 dwellings 
Former office building to be converted 

MM15 47 Schedule 1 
2-6 Bay Road 

2-6 Bay Road 
No current consent 
19 dwellings 
Nursing home premises to be converted. 
Design must consider heritage assets, and layout must take account of parking 
requirements. 

MM16 47 Schedule 1 
Court Farm, All 
Saints Lane 

Court Farm, All Saints Lane 
No current consent 



  

 

  
      
          
             
  

         
      

            
   

     
   
 

  
     

            
      
        

    
        

       
               

        
             

       
          

     
    

 

   
        

           
       

               
        

             
          

         
        

10 dwellings 
Livery with various agricultural style buildings. 
Design must consider adjacent heritage assets and wildlife site. 
Layout must take account of parking requirements and need to retain openness of 
Green Belt. 
No development to take place within the Green Belt. 
Access off All Saints Lane. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 

MM17 48 Schedule 1 
West of Engine 
Lane 

New allocation. 
Access off Engine Lane. 
Strong hedge boundaries to be retained where practicable. Where this is not 
possible, replacement hedgerows should be provided. 
Footpath on western side of Engine Lane. 
Full Transport Assessment required. 
Replacement or improved sport facilities required. 
Housing mix to meet local needs 
Proposals to provide a mix of housing in accordance with Policy DM35 of the Sites 
and Policies Plan Part 1: Development Management Policies. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Proposals will require a coal mining assessment. 
Higher level of surface water attenuation and run off required. 

MM18 48 Schedule 1 
Land south of The 
Uplands 

New allocation. 
Access off The Uplands (to be widened). 
Requires retention of strong hedge boundaries especially on southern boundary. 
Housing mix to meet local needs 
Proposals to provide a mix of housing in accordance with Policy DM35 of the Sites 
and Policies Plan Part 1: Development Management Policies. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Higher standard of surface water attenuation and run off required. 

MM19 49 Schedule 1 New allocation. 
Capacity of 450 dwellings considered a maximum 



  

 

   
  

            
     

        
   

              
             

     
         

        
         

     
     

       
               

        
            

 
             

          
           

    
            

     
     

  
  

 

     
   
  

      
            

 
     

  
  

   
  

Land at North Spine Road running through site (from Pound Lane to Watery Lane) required. 
West Nailsea Pylons to be removed. 

Undergrounding of 132kv line on northern boundary. 
Transport Assessment required. 
New Primary School to be included as part of development The need for additional 
primary education capacity is to be considered, including the possibility of a new 
school on site if required. 
Relocation or replacement of Fryth Way sports pitch. 
Where possible retention of Tree Preservation Order trees. 
Retention of strong hedge boundaries especially to the north. 
PROW links to Causeway View. 
Coal Mining Risk Assessment required. 
Housing mix to meet local needs 
Proposals to provide a mix of housing in accordance with Policy DM35 of the Sites 
and Policies Plan Part 1: Development Management Policies. 
Protection of adjacent Tickenham, Nailsea and Kenn Moor Site of Special Scientific 
Interest. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Higher standard of surface water attenuation and run off required. 
Comprehensive approach to mitigation to protect water quality and drainage in 
respect of the SSSI. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM20 49 Schedule 1 
Weston College 
site, Somerset 
Square 

Weston College site, Somerset Square 
No current consent 
28 dwellings 
Part of Crown Glass Shopping Centre. 
Redevelopment site to deliver A1/A3 units at ground floor level and residential 
above. 

MM21 49 Schedule 1 
Youngwood Lane 

Youngwood Lane 
No current consent 
170 dwellings 



  

 

  
                

             
          

        
             

    
            

          
        

     
     

              
               

 
               

        
        

            
     

     
   

       
            

   

             

      

New allocation. 
Site is part of a wider area being considered through the Joint Spatial Plan as a 
location for strategic growth. Layout should have regard to this and any required 
strategic transport corridor and other infrastructure required for the wider 
development. Proposals must demonstrate effective coordination with 
neighbouring developers to ensure the site is developed appropriately as part of a 
wider strategic growth area. 
Trees to be retained as part of an open space feature /corridor. 
Requires retention of strong hedge boundaries throughout the site. 
Pedestrian links to footpath on northern boundary. 
Vehicular access from western boundary. 
Full Transport Assessment required. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Ecological issues to be addressed on a strategic basis as part of any future wider 
development. 
Proposals to provide a mix of housing in accordance with Policy DM35 of the Sites 
and Policies Plan Part 1: Development Management Policies. 
Proposals will require a Coal Mining Risk Assessment. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM22 50 Schedule 1 
Severn Paper Mill 

New Allocation – previously allocated employment site 
A Flood Risk Assessment, sequential and exception test will need to accompany 

any planning application 

Small part of site to be reserved for employment as per application 16/P/1608/F 

Flood plain compensation required (Fluvial FZ3). 



  

 

     
   

   
   
    

             
        

        
    

          
         

            
   

      

     
 

 
 

   
   
  

    
       

            
   

        
            

     
   
 

    
   
  

    
       

           
    

            
   

         

MM23 50 Schedule 1 
Old Mill Road 

Old Mill Road* 
No current consent 
20 0 
New allocation. Proposed as a mix of employment uses, retail, leisure, café’s, 
bars, and restaurants and 20 some residential units. 
Pedestrian/cycleway links to dockside development, adjacent supermarket and 
proposed rail station required. 
Existing businesses to be relocated or incorporated into redevelopment scheme. 
No net loss of employment capacity will be supported. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 
Flood plain compensation required (Fluvial FZ3). 

MM24 51 Schedule 1 
Harbour 
Road/Gordano 
Gate 

Harbour Road/Gordano Gate* 
No current consent 
93 dwellings 
Former employment allocation. 
Development must include some employment floorspace. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 
Footpath links required to new railway station. 
Layout to have regard to land required for new railway station. 

MM25 51 Schedule 1 
Land at Wyndham 
Way 

Land at Wyndham Way 
No current consent 
35 dwellings 
Access off Cheviot Meadow. 
Retention of tree screen to Wyndham Way. 
Parking must be contained within the development site, off-site parking not 
acceptable in this location. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 

MM26 51 Schedule 1 Site V2 Harbour Road 



  

 

   
 

   
  

  
        

            
   

     
  

   
            
  

                
            
               

             
             

           
            

            
 

          
     

   
  

        
          
              

            
            

      
     
      
          

      
         

Site V2 Harbour 
Road 

No current consent 
10 dwellings 
Vacant site. 
Residential development above ground floor commercial use. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 

MM27 52 Schedule 1 
Yatton Station 

New allocation. 
Improved capacity of existing railway car park required as part of development 
proposal. 
The west part of the allocated housing site includes a small part of a very large 
local Wildlife Site (the Congresbury Yeo, adjacent land and rhynes Wildlife Site). 
West of but adjacent to the allocated housing site, and also partly falling within the 
Wildlife Site, is the Cheddar Valley Railway Walk Local Nature Reserve (along the 
Strawberry Line cycle path). Given the existence of these designated areas, it is 
important that development proposals for the allocated housing site incorporate an 
appropriate wildlife buffer to be safeguarded and managed for the benefit of 
wildlife. Ecological issues will be a significant factor in any future planning 
application. 
Higher standard of surface water attenuation and run off required. 

MM28 56 Schedule 1 
Moor Road, Yatton 

New allocation. 
Layout to respect Grange Farm (Listed Building). 
No development in the orchard. apart from access road 
The provision of an access road across the orchard will only be considered if 
alternative access arrangements cannot be made and subject to a suitable scheme 
being agreed with Natural England. Should a suitable scheme not be agreed, 
alternative access arrangements must be made. 
Landscape Buffer alongside Stowey Rhyne. 
Contribution to comprehensive Surface Water Strategy. 
Contribution to road safety/ congestion solutions in the wider area. 
Replacement/relocation of rugby playing pitches 
Site is within 5km consultation zone for Bats SAC. 



  

 

            
 
            

     
    

   
 

     
   

 
  

  
       

       
 

     
             

     
     

   
  

 

       
   
  

  
    

          
         

     
   
 

     
   
  

  
     

        
   

             
             

Higher standard of surface water attenuation and reduction in existing flood risk 
required. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM29 56 Schedule 1 
Land off Wrington 
Lane 

Land off Wrington Lane, Congresbury 
Outline planning consent 
16/P/1521/O 
50 dwellings 
New allocation. 
Access to be confirmed through planning consent. 
Traffic management/calming/pedestrian safety measures on Wrington Lane 
required. 
Existing hedgerows to be retained. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Layout to minimise landscape impact. 

MM30 56 Schedule 1 
Land south of 
Cadbury Garden 
Centre 

Land south of Cadbury Garden Centre, Congresbury 
No current consent 
21 dwellings 
New Allocation. 
Vehicular access off A370. 
Access arrangements to be confirmed through planning application, ensuring that 
they do not prejudice any future highway junction improvements. 

MM31 56 Schedule 1 
Land at Shipham 
Lane 

Land at Shipham Lane, Winscombe 
No current consent 
28 dwellings 
New Allocation. 
No development within the AONB. 
Design to minimise impact on the AONB. 
Retention of hedgerows. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Vehicular access off Shipham Lane or through land to the south (Coombe Farm). 



  

 

    
  

  

     
   
  

   
         

    
      
     

             
            

     
     

  
   

   
  

   
      

            
          

        
    

              
   

             
            

     
     

   
 

     
   
  

   
      

        
    

MM32 56 Schedule 1 
Land adjoining 
Coombe Farm 

Land adjoining Coombe Farm, Winscombe 
No current consent 
24 dwellings 
New Allocation. 
Design to minimise impact on the AONB. 
Retention of hedgerows/pond. 
Vehicular access off Sandford Road. 
Retention of on-site trees. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM33 56 Schedule 1 
Broadleaze Farm 

Broadleaze Farm, Winscombe 
No current consent 
74 dwellings 
New Allocation. 
74 dwelling capacity considered a maximum. 
Design/layout to minimise impact on the AONB and Strawberry Line. 
Fluvial flood risk associated with Towerhead Brook must be addressed. 
Noise impact assessment required re: adjacent depot. 
Retention of hedgerows. 
Regard to be had to nature conservation interests in relation to the Strawberry Line 
and Towerhead Brook. 
Consideration of fact that site is within 5km consultation zone for Bats SAC. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM34 56 Schedule 1 
Land at Cox’s 
Green 

Land at Cox’s Green, Wrington 
No current consent 
28 dwellings 
New allocation. 
Vehicular access off Havyatt Road. 
Design/layout to minimise visual impact of the scheme. 
Retention of existing hedgerows. 



  

 

      
          

            
     

     
   
  

      
   
  

  
    

           
            

   
      

         
            

 
     

   
  

      
   

 
  

  
            

     
     

  
 

    
      

 
  

  

     
   

   
 

        
   
  

  

Improved footpath access to village. 
Open space requirements to be fixed through planning application. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM35 56 Schedule 1 
Land south of 
Bristol Road 

Land south of Bristol Road, Churchill 
No current consent 
41 dwellings 
New Allocation. 
Vehicular access off A38. 
Site layout/boundary to have regard to potential improvement of A38/A368 junction 
in connection with possible the Joint Spatial Plan growth being considered along 
A38 Corridor. 
Retention of strong hedge boundaries. 
Views to AONB to be retained wherever possible. 
Higher standard of surface water attenuation and reduction in existing flood risk 
required. 

MM36 56 Schedule 1 
Land north of 
Greenhill Road 

Land north of Greenhill Road, Sandford 
Outline planning permission 
15/P/0583/O 
118 dwellings 
Current permission. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM37 57 Schedule 1 
Tickenham Garden 
Centre 

Tickenham Garden Centre, Tickenham 
Planning permission subject to legal agreement 
16/P/0032/O 
32 dwellings 
Current permission 

MM38 57 Schedule 1 
F Sweeting and 
Son site, Station 
Road 

F Sweeting and Son site, Station Road, Sandford 
No current consent 
16 dwellings 
New allocation. 



  

 

       
            

   
          

            
     

     
  

 

     
   
  

      
         
       

     
    

     
  

 

     
   
  

      
        
       

     
    

     
  
   

 

       
   
  

        
        
         

           
  
  

    

Improved footpath links to Sandford required. 
A Flood Risk Assessment, sequential and exception test will need to accompany 
any planning application. 
Regard to nature conservation importance of Towerhead Brook. 
Sufficient space to be allowed for effective access for maintenance of watercourses 
and surface water drainage features. 

MM39 57 Schedule 1 
Barrow Hospital 
(1) 

Barrow Hospital (1), Barrow Gurney 
No current consent 
66 dwellings 
Previously developed land in Green Belt. 
Footpath links to Long Ashton to be provided/improved. 
Removal of trees to be minimised. 
Habitat Regulation Assessment required. 
Within Bat Consultation Zone. 

MM40 57 Schedule 1 
Barrow Hospital 
(2) 

Barrow Hospital (2), Barrow Gurney 
No current consent 
14 dwellings 
Previously developed land in Green Belt. 
Footpath links to Long Ashton to be provided/improved. 
Removal of trees to be minimised. 
Habitat Regulation Assessment required. 
Within Bat Consultation Zone. 

MM41 57 Schedule 1 
Winford Coach 
Station, 10 High 
Street 

Winford Coach Station, 10 High Street, Winford 
No current consent 
11 dwellings 
Previously developed site in centre of village. 
Former coach station – contamination report required. 
Layout to allow for school drop off/pick up point. 

MM42 38 Schedule 1 Delete the following sites from Schedule 1: 
Ebdon Court 
Dorville Hotel 
85-89 Bristol Road Lower 



  

 

   
  
  

      
    

  
    

  

          
       

      
    

     
     

     

        
 

           
      

            

   
  

   

   

    
   

   
  

       

   
   

        

   
  

       
       

   
  

         

Royal Pier Clevedon 
Highcliffe Hotel 
Sycamore House 
St Josephs RC School, West Hill 

MM43 58 Schedule 2 
Weston Gateway 
South of A370 

Delete site 

MM44 58 Schedule 2 Amendments to figures in employment schedule: 
Moor Park, A371 5.3 4.5 
Gordano Gate 1.6 1.1 
Consequential changes to totals: 
Weston-super-Mare 70.5 68.5 
Portishead 1.6 1.1 
Total 85.51 83.01 

MM45 59 Schedule 2 Add to final column: 

Existing employment site and residual allocation from Replacement Local Plan -E4. 
Flood plain compensation required (Fluvial FZ3). 
Part of the site is located within the town centre (Policy DM60). 

MM46 61-63 Safeguarded 
Employment Sites 
Schedule 3 

Delete Schedule 3 

MM47 67 Local Green 
Space Schedule 
Land at Brookfield 
Walk 

Delete site from Local Green Space Schedule. 

MM48 83 Community 
Facilities Schedule 

Delete Primary School allocation at Winterstoke Village West 

MM49 84 Community 
Facilities Schedule 

Delete Allotments allocation at Mendip Road Yatton 
Delete reference to allotments in cemetery allocation 

MM50 84 Community 
Facilities Schedule 

Delete all community hall and strategic open space allocations 



  

 

          

 

    
 

 
  
   

            
   

    
 

  

             
    

    
 

  

          

     
   
  

  
  

 

       

MM51 Policies Map 
Sandford 
Settlement 
Boundary ( 
Thatchers ) 

Settlement Boundary to revert back to that shown in the North Somerset 
Replacement Local Plan 

MM52 Policies Map 
Weston/Locking 
Strategic Gap 

Extension to the proposed Strategic Gap south and south east of Oaktree Park 
(see map in SD/20) 

MM53 Policies Map 
Weston/Hutton 
Strategic Gap 

Amendment to strategic gap to exclude land with planning consent 

MM54 82 Local Green 
Space Schedule 
Grass area 
adjacent to 
Claverham village 
hall. 

Delete site from Local Green Space Schedule 

Proposed Main Modifications to the October 2016 Publication Version. 
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