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45 Oakfield Road 

Clifton 
Bristol 

BS8 2AX 

Telephone 
0117 9339900 

 
Dear Sirs, 
 
Representations to; North Somerset Core Strategy consultation on 
consequential changes to  remitted policies CS6, CS14, CS19, CS28, CS30, 
CS31, CS32, CS33 
 
This statement is submitted on behalf of Edward Ware Homes Ltd which has land 
interests within the North Somerset Local Authority area. It is in response to the 
consultation being carried out by North Somerset on the consequential changes to  
remitted policies CS6, CS14, CS19, CS28, CS30, CS31, CS32, CS33. 
 
Councils Approach 
 
The figure of 20,985 dwellings, proposed by North Somerset prior to the most up to 
date needs assessment, has been confirmed by Government as a minimum figure 
with a limited life. 
 
Paragraph 75 of the Inspectors report clearly advises that the proposed housing 
requirement figure is not based on a "full objective assessment of need" and it is on 
this basis that the 20,985 figure is proposed as a minimum "interim" position. 
 
Since the assessment of 20,985 dwellings was made further assessments have 
been made in connection with the West of England Local Enterprise Partnership, of 
which North Somerset is a part, which show a substantial number of additional 
dwellings will be required in North Somerset between 2016 and 2036. There is a ten 
year overlap between the JSP and the Core Strategy.  
 
Local planning Authorities should use their evidence base to ensure their Local Plan, 
meets the full objectively assessed needs for market and affordable housing. Whilst 
the duty to cooperate was not a requirement at the time of preparation of the Core 
Strategy this should not be used as an excuse for not taking account of new 
evidence. There has been a substantial increase in the housing target for 2006 to 
2026 (originally 13,400 dwellings) and this brings into question the appropriate 
spatial strategy going forward. 
 
Failure to take account of this new evidence either through increasing the minimum 
figure and/or through a substantial front loading of the housing trajectory (and 
meeting this through releasing sufficient land supply) will put at risk the necessary 
release of dwellings to meet identified needs. 
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In essence, North Somerset have sufficient evidence to bring forward the early 
review. This should be taking place now. 
 
Failure to address this will also have serious implications to the North Somerset 
Sites & Policies Plan Part 2 - Site Allocation Plan which is presently being worked on 
as well as misinform the Neighbourhood Plans of Winscombe & Sandford, Wrington, 
Claverham, Yatton, Churchill and Congresbury. 
 
The Councils view would appear to be that the Sites & Policies Plan Part 2 - Site 
Allocation Plan can run ahead of the Inspectors report on the remitted policies and 
that the Core Strategy does not need to provide a robust guide for the preparation of 
this allocation plan. 
 
Addressing this issue now will allow the establishment of a plan which boosts the 
supply of new dwellings on the basis of current evidence in accordance with the 
requirements of the NPPF. 
 
Failure to address this issue, through the remitted policies, will result in an out of 
date plan and an immediate problem in maintaining a five year land supply. North 
Somerset already accept that they presently do not have a five year land supply and 
this problem will become increasingly acute as past failure to deliver dwellings is 
compounded by failure to address the additional needs identified from 2016. The 
updated assessment of housing requirements is bound to carry significant wieght.  
 
Failure to maintain a five year land supply will also mean the recently made 
Neighbourhood Plans of Backwell and Long Ashton carry limited weight. 
 
There is no policy constraint within the Core Strategy on providing additional housing 
but equally there is no policy constraint on failing to meet the minimum. There should 
be a clear policy commitment, through the remitted policies, to exceed the minimum 
with higher targets being set as new evidence becomes available. This will then 
correctly guide the North Somerset Sites & Policies Plan Part 2 - Site Allocation Plan 
as well as inform the emerging Neighbourhood Plans. 
 
Failure to address these issues will result in confusion and wasted effort by all 
stakeholders. 
 
Housing Land Supply 
 
North Somerset has not published its 2014 - 2015 Annual Monitoring Report or Five 
Year Land Supply Position. It has however stated (recent Congresbury appeal) that it 
presently does not have a Five Year Land Supply. This evidence is required to 
inform discussion on Housing Land Supply. 
 
The evidence base which supports the figures, in particular Allocations, Proposed 
allocations and Other identified sites, has not been provided and is therefore not 
open to interrogation. 
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Nathaniel Lichfield in proof of evidence to the Congresbury appeal assessed that at 
best North Somerset has a 2.5 years land supply (using only a 5% buffer and the 
Liverpool Method).  
 
Using the figure of 20,985 dwellings to be delivered between 2006 and 2026 North 
Somerset should already have delivered 9,450 dwellings by March 2015. According 
to the figure in this consultation there have only been 7,426 completions resulting in 
a significant failure to deliver 2,024 dwellings. In the 12 months to March 2015 North 
Somerset failed to deliver 686 dwellings of identified need (not taking into account 
the under delivery from earlier years). 
 
The Land Registry House Price Index October 2015 shows that North Somerset 
house prices rose by an 5.9% in the 12 months to compared to 5.3% for the South 
West as a whole and 5.6% for England and Wales as a whole. 
 
To quote Nathaniel Lichfield "The housing supply position [in North Somerset] is 
desperate and compelling".  
 
Failure to address this in the remitted Policy CS13 will have significant and 
damaging consequences for a whole generation of North Somerset's population, will 
impact heavily on the economic vitality of the region as well as place a stress on the 
provision of core services which will be unable to plan accordingly. 
 
The Policy CS13 figure of 20,985 dwellings should be stressed to be a minimum 
figure and the review of this figure should be brought forward to 2016. There should 
be a clear policy commitment to exceed the minimum with higher targets being set 
as new evidence becomes available. 
 
Changes should also be considered to address the method for dealing in the near 
term with past undersupply and bringing forward provision to meet, evidence based 
needs assessments of, increased requirements. 
 
Can the revised  housing target of 20,985 be delivered without changes to the 
other remitted policies. 
 
The continued and significant failure to deliver sufficient dwellings to meet needs and 
the practice of 'kicking down the road' unmet need would indicate that the Core 
Strategy has little if any flexibility. 
 
Some of the un-remitted policies need to be addressed to meet the requirements of 
the NPPF to plan positively for a significant boost in supply. 
 

Policy CS1 - 8 should be extended to provide that the reuse of previously 
developed land and existing buildings both inside and outside settlement 
boundaries is to be encouraged. 
Policy CS16 Delivering Affordable Housing - needs to be reviewed in 
respect of current identified housing need and emerging Government policy. 
Policy CS17 Delivering strong and inclusive communities - Greater clarity 
is needed as to what constitutes "local need". If every community provided for 
only its directly generated needs there would be a spectacular failure to 
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achieve; the strategic goals of the Core Strategy, the evidence based needs 
of the wider community and the policy requirements of the NPPF. 
Green Belt should not preclude exceptions sites and the NPPF is clear on 
this. 
Policy CS20 Delivering a prosperous economy - In general the aims of this 
policy are laudable however there are indications that, in particular the 1.5 
jobs per dwelling, is applying a 'brake' to development of housing, a fact which 
has been recognised recently by North Somerset in negotiations with some 
developers and is recognised in the narrative to Policy CS30 in this 
consultation. The policy needs to be revisited and modifications made to 
provide a clear and even-handed approach which will encourage the bringing 
forward of developments through removing an unnecessary and unjustified 
constraint. 
Policy CS24 Royal Portbury Dock - This is a restrictive policy, which is 
unnecessary and not justified by any evidence, which should be removed. 
CS29 Weston-Super-Mare Town Centre - The emphasis on new 
employment use, particularly office space in the gateway area should be 
removed with a residential led policy implemented which is focused on 
apartments and townhouses though higher density requirements. 

 
Policy CS6 - North Somerset's Green Belt 
 
The policy should be amended to allow for an immediate and comprehensive review 
of the Greenbelt to provide for the growth of key settlements presently constrained 
by it e.g. Portishead, Clevedon and Nailsea. 
 
The NPPF provides that Green Belt boundaries should be reviewed through Local 
Plans and may be altered as part of the review process. Local Plans are the plan for 
the future development of the local area, drawn up by the local planning authority in 
consultation with the community. In at least Nailsea the local community are calling 
for a review of the Green Belt. 
 
The review of the greenbelt should also address the possibility of roll back on the 
fringes of Bristol to meet future evidence based needs of the Bristol Housing Market 
Area. The review can allow for the identification of areas where the Green Belt might 
be extended, in mitigation of its loss elsewhere, in line with the NPPF requirement 
that new Green Belt may only be created in exceptional circumstance for example 
when planning for "major urban extensions." There should however be particular 
regard to not adding further constraints on sustainable growth. 
 
NPPF provides for the provision of "limited affordable housing for local community 
needs", " the partial or complete redevelopment of previously developed sites 
(brownfield land), whether redundant or in continuing use (excluding temporary 
buildings), which would not have a greater impact on the openness of the Green Belt 
and the purpose of including land within it than the existing development." and " the 
re-use of buildings provided that the buildings are of permanent and substantial 
construction" as exceptions within the Green Belt. 
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The Policy should be amended to encourage the reuse of brownfield land, within 
Green Belt, for Starter Homes. This will bring it in line with existing and emerging 
Government policy. 
 
Policy CS14 - Distribution of new housing 
 
Whilst the consultation document refers to a "anticipated trajectory" one is not 
provided. A trajectory is required as it would be an important indication of the ability 
of the Core Strategy to deliver on its promise of a minimum of 20,985 dwellings and 
show how the plan is flexible enough to deal with the further, evidence based, 
numbers coming out of the West of England JSP. 
 
PPG provides that; to boost significantly the supply of housing local planning 
authorities should "illustrate the expected rate of housing delivery through a housing 
trajectory for the plan period and set out a housing implementation strategy for the 
full range of housing describing how they will maintain delivery of a five year supply 
of housing land to meet their housing target" 
 
The revised Trajectory needs to be based on the Sedgefield method of dealing with 
past under supply as the impact of the accumulating backlog is already being felt by 
increasing house prices.  
 
A clear indication of the distribution of dwelling numbers between the individual 
Service Villages needs to be given to help guide North Somerset Sites & Policies 
Plan Part 2 - Site Allocation Plan,  Neighbourhood Planning, landowners and the 
development industry. 
 
Failure to address the distribution between Service Villages within the Core Strategy 
will result in Neighbourhood Plans being quickly out of date. 
 
North Somerset should be clearer on its density guidance, setting out clear target 
densities for all the principle settlements and this should feed through to a review of 
the employment led policy in respect of Weston CS30. 
 
NPPF paragraph 14 requires 'sufficient flexibility to adapt to rapid change'. This 
requires a wide ranging strategy which incorporates a diverse range of sites and 
locations and is not wholly reliant upon what appears to be a 'fudging' of the figures 
achievable in Weston-Super-Mare. 
 
The policy needs to be flexible enough to address the emerging national policy with 
regard the change in definition to Affordable Homes. 
 
CS19 - Strategic Gaps 
 
The Core Strategy provides the Strategic overview for the region yet it fails to clearly 
identify proposed Strategic Gaps, instead relying on vague references to location 
with a catch all of "this list is not exhaustive" and not providing any guidance on the 
extent of such Strategic Gaps. 
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We would not have Cities or Towns if the merging of separate settlements had been 
prohibited. This is a natural and very sustainable way in which larger conurbations 
can develop over time. It also reduces the stress and impact on the wider 
countryside and infrastructure can be concentrated where it is needed. 
 
The NPPF states that new green belts should only be established in “exceptional 
circumstances”: for example when planning for larger scale development such as 
new settlements or major urban extensions. Strategic Gaps cannot be Green Belt by 
another name. 
 
North Somerset is already very constrained by Flood areas, AONB and Green Belt. 
The introduction of a further, and artificial, constraint to development is not in 
accordance with the NPPF where by sustainable development is about positive 
growth. 
 
CS28 Weston-super-Mare 
 
The encouraging of development in Weston-Super-mare is supported and, as 
discussed above, this needs to be further supported through review of Policy CS20 
which is presently working against the aims of this Policy. 
 
The identification of the town centre and gateway as a regeneration area is 
supported and opportunities to relocate existing industrial businesses to the outskirts 
of the town and encourage the redevelopment of these sites for affordable homes 
through such measures as Housing Zones should not be missed. 
 
The evidence base for the numbers set out is not provided and therefore not open to 
interrogation. It is difficult to see how these figures fit with the figures provided under 
Housing Land Supply or how the town can accommodate the numbers proposed 
without further land allocations outside the town centre/gateway and Weston 
Villages. 
 
There is also no explanation as to how these additional numbers can be 
accommodated without a step change in the delivery of supporting infrastructure, in 
particular the provisions for surface water and foul water drainage, within the plan 
period. 
 
There is no justification to considering the M5 as a boundary preventing 
development to the East during the plan period and this restriction contained within 
Policy CS28 of The Core Strategy should be removed. This area is well served by 
existing infrastructure, benefits from being either outside flooding constraint or is 
within the existing flood protection zone. There are opportunities to provide land for 
both business and homes within this area which would help ease pressures on 
existing infrastructure. 
 
CS30 Weston Villages 
 
The acknowledgement that and increased housing requirement will have an impact 
on the balance between houses and jobs is welcomed, however the proposed 
wording goes on to reiterate the 1.5 jobs per dwelling C20 provision. 
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Policy CS20 is applying a 'brake' to development of housing, a fact which has been 
recognised recently by North Somerset in negotiations with some developers. The 
policy needs to be revisited and modifications made to provide a clear, transparent 
and even-handed approach which will encourage the bringing forward of medium 
size developments through removing an unnecessary and unjustified constraint. 
 
There is no evidence provided to explain how the additional 1500 dwellings (an 
increase of 30%) can be accommodated within the existing land allocation. 
 
If the aim is to increase the density over all then this should be clearly set out, 
ambiguous statements such as "with higher densities surrounding the local centres 
and, where appropriate, the inclusion of lower density areas." do nothing to clarify 
the position and in any event are a matter for master planning not the Core Strategy 
which should be setting the overall strategic framework. 
 
The average density to be achieved over the whole of the development area was 40 
dwellings per hectare to deliver 5,000 dwellings, the new wording retains this 
average density but this is now expected to deliver 6,500 dwellings. As the Policy still 
retains the same quantum of employment land, 37.5 ha, some explanation is 
required to support the feasibility of achieving this increase in numbers on these 
allocations. 
 
Weston villages are well underway with much of the primary infrastructure in place or 
in the pipeline. There is no explanation as to how this infrastructure will be able to 
accommodate an increase of 30% additional dwellings. In particular, though not 
exclusively, foul and storm water drainage systems. 
 
It is also far from clear that an increase in densities will lead to a quicker delivery of 
dwellings to the market. Higher densities are more work in progress intensive which 
would initially cause a slowdown in delivery the delivery of completions. 
 
There is no revised trajectory provided for the delivery of the housing at Weston 
Villages or indeed the wider Weston-super-mare area. Based on the 10,914 
dwellings stated as being required to be delivered between 2011 and 2026 a delivery 
rate of 728 dwellings per year is needed. This far exceeds the delivery rate of 363 
dwellings achieved for the whole of North Somerset in 2014 - 2015. 
 
North Somerset Five Year Housing Land Supply Position Statement - October 2014 
advised that only 160 dwellings were anticipated to be completed on Weston 
Villages in 2014 - 2015. The trajectory provided with this indicates a completion rate 
of an average of 374 dwellings per year over the five years 2014 to 2019 and a peak 
delivery rate during the plan period to 2026 of 590 dwellings per year. No evidence 
has been provided to support the step change in delivery that is now being proposed 
as being achievable 
 
The delivery rate for the whole of North Somerset over the period from 2006 to 2015 
has averaged 825 dwellings per year, there is an existing backlog of 2,024 dwellings, 
without applying a buffer, the total requirement for the balance of the plan period is 
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13,559 dwellings. The plan seem to be relying on 70% of this being delivered from 
one settlement without any explanation or justification. 
 
CS31 Clevedon, Nailsea and Portishead 
 
There is no evidence provided to explain how the additional 1,261 dwellings (an 
increase of 34%) can be accommodated within the existing settlements. 
 
Portishead is in particular highly constrained by Green Belt whilst being perhaps the 
most sustainable settlement of the three. The increased target of 3,247 dwellings is a 
6% increase on the previous target, assumedly reflecting the Green Belt constraint, 
but no evidence is offered in respect of completions since 2006 and recent 
assessments of available sites involve the loss of employment land. 
 
There is a justifiable reason to review Policy CS6 and the Green Belt boundaries at 
all three settlements but in particular at Nailsea (where it is supported) and 
Portishead. 
 
CS32 Service Villages 
 
 The failure to specify the number of dwellings to be accommodated by the Service 
Villages leaves all the stakeholders involved in the delivery of new housing without 
any strategic guidance. 
 
There needs to be clarity in respect of the number of dwellings that the Service 
Villages are to accommodate and how this number is to be distributed between the 
individual villages. This guidance is essential to inform North Somerset Sites & 
Policies Plan Part 2 - Site Allocation Plan, which is presently being worked on as 
well, and inform the Neighbourhood Plans of Winscombe & Sandford, Wrington, 
Claverham, Yatton, Churchill, Congresbury and any other villages which propose to 
bring forward their plans. 
 
The Service Villages have the general ability to take up the short falls that are likely 
to occur in the delivery of dwellings from Weston-Super-Mare, Weston Villages, 
Clevedon, Portishead and Nailsea. As these will be smaller developments with less 
upfront infrastructure they also have the ability to speed up the delivery of housing 
and through this meet the aims of the NPPF. 
 
Employment opportunities exist outside of Weston-super-Mare, including North 
Somerset's largest single site employer Bristol Airport. The present spatial strategy 
singularly fails to address the housing needs of the workforces of employers such as 
Bristol Airport, Thatchers, University of Bristol, Yeo Valley Farms and many others. 
 
Locate in North Somerset web site extols the virtues of, and opportunities for, rural 
enterprise in North Somerset. This needs to be supported with an appropriate 
housing strategy in accordance with paragraphs 17, 28 and 55 of the NPPF as well 
as current Planning Practice Guidence.  
 
CS33 Smaller Settlements 
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The proposed policy on Affordable Housing is not compliant with the NPPF which 
provides for the provision of "limited affordable housing for local community needs", " 
the partial or complete redevelopment of previously developed sites (brownfield 
land), whether redundant or in continuing use (excluding temporary buildings), which 
would not have a greater impact on the openness of the Green Belt and the purpose 
of including land within it than the existing development." and " the re-use of 
buildings provided that the buildings are of permanent and substantial construction" 
as exceptions within the Green Belt. 
 
In addition the NPPF provides the right for local communities to bring forward 
development in the Green Belt under a Community Right to Build Order. 
 
 
 
 
 
 
 


