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1. Introduction 

 
1.1. These representations are submitted by Savills on behalf of Taylor Wimpey in response to the 

consultation on consequential changes to remitted policies CS6, CS14, CS19, CS28, CS30, CS31, 
CS32 and CS33 of the North Somerset Core Strategy (NSCS).  
 

1.2. We have been involved in the examination of the NSCS and have participated in relevant hearing 
sessions with regard to the remitted housing Policy CS13.  

 
1.3. Through the examination process and subsequent confirmation from the Secretary of State, it was 

concluded that a figure of 20,985 dwellings will provide an appropriate housing requirement figure on 
which to plan for future development. It is now necessary to proceed with the NSCS and consider the 
consequential changes to the aforementioned remitted policies in so far as they relate to the distribution 
of development.  

 
1.4. Our representations are submitted having regard to our previous engagement with the NSCS. It is 

however important to also consider the wider plan making context for the West of England which has 
evolved since the earlier examination of Policy CS13. 

 
1.5. Whilst on the one hand it is necessary to bring the NSCS process to a timely conclusion in order to 

provide certainty for development planning across the authority, there is also a need to look ahead and 
consider work that is ongoing in the regional plan-making dimension.  

 
1.6. These representations will therefore cover both elements. The next section of this representation 

focuses on the context for the NSCS consequential changes, acknowledging that the dwelling 
requirement is an interim figure pending a review in the next three years.  

 
1.7. We then assess in Section Three the spatial strategy and consider the implications of the emerging 

West of England Joint Spatial Plan (JSP). The JSP is currently being consulted upon and evidence 
base documents are being prepared which will ultimately supersede parts of the NSCS. 
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2. The Context for Consequential Changes 

 
 North Somerset Core Strategy  

2.1. The Policy CS13 housing requirement has been amended at various points during the examination 
process to the final position at 20,985 dwellings. This process has taken a considerable amount of time 
and resource with numerous consultation stages and additional hearing sessions.  
 

2.2. Given the process and timescales that have led to the re-examination of Policy CS13, we agree with the 
Inspector’s conclusions in his report that it would be in all parties’ interests for the Council to move 
forward in having a sound adopted Plan in place at the earliest opportunity.  

 
2.3. In so far as the remainder of the NSCS applies, the objectives and overall vision has not changed; only 

the housing requirement has been amended and there is now the need to consider whether further 
amendments are required only to the policies remitted by the High Court: 

 
• Policy CS6 – Green Belt 
• Policy CS14 – Distribution of new housing 
• Policy CS19 – Strategic gaps 
• Policy CS28 – Weston-super-mare 
• Policy CS30 – Weston villages 
• Policy CS31 – Clevedon, Nailsea and Portishead 
• Policy CS32 – Service villages; and 
• Policy CS33 – Smaller settlements and countryside 

 
 Examination Conclusions on Policy CS13 

2.4. Having regard to the context for the NSCS, the Inspector who undertook the examination into the 
remitted housing Policy CS13 concluded that it provides an appropriate basis for the planning of the 
authority area, subject to a number of modifications as outlined below. 
 

2.5. In reaching this conclusion, the Inspector stated that Policy CS13 does not comply fully with national 
guidance as it was not based on a full objectively assessed need for housing in the whole of the 
recognised Housing Market Area (HMA); that is, an area which includes not only North Somerset 
Council but also Bristol and South Gloucestershire.  
 

2.6. The Inspector added, however, that this issue can be overcome through committing to an early review 
of the housing requirement. He acknowledged that when the adopted JSP establishes a new housing 
requirement for the authority, the Council will treat the figure in Policy CS13 as having been replaced by 
the up-to-date development plan policy. 
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2.7. In light of this conclusion, the Policy CS13 provision for delivery of a minimum 20,985 dwellings within 
North Somerset must be seen as an interim figure only. It is in effect a time limited policy. In line with 
this, one of the Main Modifications put forward by the Council to the examination process was to include 
the clear commitment within Policy CS13 of a housing requirement review by 2018: 

 
‘CS13: Scale of new housing 
A supply of deliverable and developable land will be identified to secure the delivery of a minimum of 
20,985 dwellings within North Somerset 2006–2026. The appropriate level of new homes will be 
reviewed by 2018.’ 

 
2.8. With this policy wording, North Somerset Council acknowledge that in practice the Core Strategy needs 

to ensure strategic policies are in place to enable sites to come forward to deliver a minimum three 
years housing supply.  

 
2.9. In these circumstances the key is to provide certainty in the short term but not to fetter the strategic 

decision to be made through the JSP in light of the updated housing requirement. There are multiple 
references in the Inspector’s report to the interim period prior to JSP adoption, which suggests that any 
solutions reached now will ultimately be superseded by the JSP work. 

 
2.10. Once the JSP is in place, the Council must treat the Policy CS13 housing requirement as having been 

replaced by the up-to-date development plan policy. Should the JSP plan preparation fall behind the 
published timetable (first draft plan in summer/autumn 2016; submission plan in spring 2017; 
submission in summer 2017; examination in autumn 2017 followed by adoption in early 2018), the 
policy wording still requires a review by 2018. Either way, the housing requirement is time limited and 
subject to review within three years.  

 
 Summary  

2.11. In light of the Inspector’s conclusions which were supported by the Housing and Planning Minister, 
Policy CS13 provides a housing requirement of 20,985 dwellings. This figure is time limited for three 
years pending a review which is currently being undertaken through the JSP. 
  

2.12. The implementation of the NSCS in its entirety will ultimately need to be reviewed alongside the 
strategic requirements of the JSP. A timely conclusion is therefore needed to the NSCS which 
recognises that key provisions including the housing requirement will be superseded within three years. 
With this in mind we turn next to the spatial strategy for development distribution, as provided through 
the remitted policies. 
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3. North Somerset Spatial Strategy 

 
 Land at South West Bristol 

3.1. As North Somerset Council will be aware, Savills have engaged with the NSCS plan preparation stages 
on behalf of Taylor Wimpey, who have strategic land interests within North Somerset which adjoin the 
Bristol urban area to its south west. Our previous representations raised concerns with the proposed 
strategy for delivering sustainable development in North Somerset, including the principal plan 
objectives of enhancing self containment and reducing out commuting. 
 

3.2. Our previous representations both to the NSCS and the JSP have highlighted the sustainability benefits 
of developing land at the south west of Bristol. This land is capable of making a substantial contribution 
to the delivery of housing and employment in a highly sustainable location. We do not repeat these 
comments here as we recognise that the inclusion of significant development of the scale envisaged by 
Taylor Wimpey would be outwith the overall vision and objectives of the plan. 
 

 Spatial Strategy  

3.3. The Inspector stated in his Report that some difficult decisions may have to be made with regard to the 
spatial strategy; however, this is still set within the context of the fixed vision and objectives of the 
NSCS, one of which is to maintain North Somerset’s existing Green Belt. 
  

3.4. It is an unfortunate consequence of the protracted plan-making process in North Somerset that the 
vision and objectives for the local plan remain unchanged but the housing requirement has increased 
significantly through the examination process. There is now therefore a disconnect between the core 
principles upon which the plan was conceived and the scale of development it is charged with 
delivering. 
 

3.5. It is not unreasonable to assume that, if a robust and sound assessment of the objectively assessed 
need for housing had been available at the outset of the plan preparation, an alternative vision, 
objectives and spatial strategy would have been defined. For example, there would have been a very 
compelling case for a review of the Green Belt and the consideration of growth on the edge of Bristol as 
part of the spatial strategy, had it been known from the outset that development was required on the 
scale now known. 

 
3.6. We acknowledge however that we now need to respond to the circumstances before us and that it is not 

possible at this stage to revisit the vision and objectives which go to the heart of the plan. The NSCS 
has reached an advanced stage in the planning process and now has a set housing requirement 
expressed as a minimum figure. Furthermore, work is advancing with the JSP across the four West of 
England authorities. A pragmatic response is needed which enables the plan to proceed but without 
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fettering the ability of the Council to produce a replacement local plan in line with the review timescales 
and which, very importantly, responds to the spatial strategy of the JSP. 
 

3.7. In considering how to deal with the increased housing requirement and whether difficult decisions must 
be made to the spatial distribution, the Council do not consider that a review of the Green Belt is 
required to meet the Policy CS13 requirement. It is clear in the consequential changes consultation 
document that the Council consider there to be a sufficient supply of sites identified in the Strategic 
Housing Land Availability Assessment (SHLAA) 2014 to meet the 20,985 figure without using land 
currently within the Green Belt.  

 
3.8. This conclusion is consistent with the adopted (and unremitted) vision and objectives which do not 

support significant Green Belt revisions. Consequently, the Council do not propose any revisions to 
Policy CS6 – Green Belt. Whilst we consider that changes to the Green Belt will be essential to support 
the sustainable growth of the city region and to deliver the housing proposed in the JSP, we 
acknowledge that there is no basis upon which to vary the Green Belt boundary at this stage of the 
NSCS. 

 
3.9. A review of the Green Belt is being undertaken through the JSP and will be informed by the wider HMA 

requirements. Given the scope and remit of the NSCS examination into remitted policies (which is 
constrained by the adopted/unremitted policies, vision and objectives), we recognise that a review of the 
Green Belt is only feasible through the JSP process.  
 

3.10. This is consistent with the approach adopted by the Inspector following the examination of the Bath & 
North East Somerset Core Strategy. There, the Inspector stated that: 

 
‘If a substantial area of land were to be removed now from the Green Belt within B&NES it would 
inappropriately skew the future sub-regional assessment of the most sustainable locations.’ 

 
3.11. A review and change to the Green Belt boundary in order to accommodate a strategic site would risk a 

fundamental change from the submitted plan and undermine its soundness to the extent that it might not 
proceed. Further delays at this stage, when other development plan documents are being prepared both 
locally (the Sites and Policies Plan Parts 1 and 2) and sub-regionally (JSP), should be avoided. 

 
 Recommendations 

3.12. Having regard to the time limited housing requirement and detailed work ongoing with the JSP, we do 
not consider that the Council should confirm a spatial strategy in the NSCS which seeks to provide for 
the full requirement of 20,985 dwellings up to the end of the Plan period in 2026. This is because the 
later years of the Core Strategy will be covered by the plan review.  
 

3.13. Rather than plan for full delivery of the housing requirement, it is our view that the Council should set a 
spatial strategy for a shorter period. This approach would avoid fettering the delivery of the JSP spatial 
strategy on its adoption and would allow for the proportionate allocation of the housing requirement, 
without over allocating housing in a manner which could conflict with the vision and objectives of the 
JSP. 
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3.14. Setting a spatial strategy for the period up to 2022 would provide a reasonable timescale; allowing 

sufficient time to both undertake a review of the NSCS and adopt the JSP. This date would accord with 
the West of England Memorandum of Understanding between the four authorities, which set out a broad 
timetable for adopting the new local plans as follows: 

 

Date Task 

2015-2016 Respond to SHMA evidence and assess spatial options 

2016-2017 Finalisation of joint planning strategy 

2017-2021 Adoption of new local plans 
 

3.15. Pursuing a shorter term spatial strategy to 2022 would not require a significant change to the remitted 
policies. Only where housing figures are referenced within the remitted policies as drafted, will any 
changes be necessary. 

 
 



 

 

North Somerset Core Strategy Consultation 
The Vale, Bristol  
   

Taylor Wimpey   December 2015  10 

 
 

   

   

4. Conclusions  

   

   



 

 

North Somerset Core Strategy Consultation 
The Vale, Bristol  
   

Taylor Wimpey   December 2015  11 

 

4. Conclusions 

 
4.1. We appreciate that the NSCS examination has been through a protracted plan-making process and that 

a conclusion has been reached with the housing requirement which provides greater certainty in the 
short term for the plan making process. 
 

4.2. The 20,985 dwelling housing requirement is in effect an interim figure only, pending a review which will 
be facilitated through the JSP. A timely conclusion is therefore needed which recognises that the current 
figure will be superseded within three years. 

 
4.3. Set within the context of the rest of the Core Strategy, it is unfortunate that the vision and objectives 

remain unchanged whilst the housing requirement has increased significantly. This leaves a disconnect 
between the plan principles and the scale of development that is now to be delivered. 

 
4.4. Had a full assessment of housing needs been made available at the outset of the plan preparation 

process, it is our view that an alternative vision, objectives and spatial strategy would likely have 
followed.  Indeed, there would have been a compelling case for a Green Belt review, with development 
on the edge of Bristol amongst the spatial options.  Not withstanding, we recognise that this is not 
consistent with the Plan’s vision and spatial objectives and could not therefore be incorporated at this 
stage.  

 
4.5. Given the short lifetime of the NSCS housing requirement it would be inappropriate to adopt a spatial 

strategy for the whole of the remaining plan period. To do so would risk conflicting with the ongoing JSP 
plan preparation and preclude the authority from moving quickly to a spatial strategy which reflects the 
proper understanding of the development needs of the HMA as required by the NPPF.  

 
4.6. A pragmatic approach is therefore required to enable the plan to proceed which does not fetter the 

ability to produce future development plan documents consistent with the JSP. We therefore consider 
that setting a spatial strategy for the NSCS up to 2022 would be a reasonable timescale which avoids 
over allocating housing against a spatial strategy based upon a vision and objectives established at a 
time when a much lower housing requirement was proposed. It is important that the wider needs of the 
Bristol HMA are taken into full consideration and a comprehensive spatial strategy is set for the longer 
term which accords with the development distribution in the JSP.  

 
4.7. The NSCS should therefore be seen as a short term mechanism for development planning which will 

ultimately be replaced by the JSP and a local plan review. Pursuing a shorter term spatial strategy to 
2022 would not require a significant change to the remitted policies. At the point of review the strategic 
implications of the JSP will have been established and these can then be implemented through the 
review of the Local Plan. 


