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North Somerset Council 
Planning Policy Team 
Town Hall 
Walliscote Grove Road 
Weston-Super-Mare 
BS23 1UJ 
 
18 December 2015 
 
 
Dear Sir/ Madam 
 
NORTH SOMERSET CORE STRATEGY – Remitted Polices Consultation CS6, CS14, 
CS19, CS28, CS30, CS31, CS32 and CS33. 
 
Response on behalf of Hallam Land Management 
 
These representations are made by David Lock Associates on behalf of Hallam Land 
Management in response to consultation on the North Somerset Core Strategy Remitted 
Polices CS14 (Distribution of New Housing) and CS32 (Service Villages). 
 
The Secretary of State concluded a new housing requirement for North Somerset of 20,985 
dwellings (letter of 18th September), which is now part of the Core Strategy (Policy CS13).  
 
Policy CS13 includes a commitment to review the housing requirement within 3 years, by the 
end of 2018, from which point North Somerset housing requirement will be identified through 
the joint West of England Plan making process for the time period 2016-2036. 
 
The Council comment (at para 9 of Appendix A to the consultation) on the proportionate 
approach that should be taken to the re-examination of the remitted policies, given the time-
limited nature of the Core Strategy. We would comment however, that the examination of the 
remitted policies must have due regard to the tests of soundness as set out in paragraph 182 
of the NPPF (positively prepared, justified, effective and consistent with national policy), so as 
to ensure certainty for the delivery of housing in the short-medium term, until such time that 
the Core Strategy is replaced through the WoE Joint Plan. 
 
Council Assumptions of Shortfall 
 
The Council propose amendments to Policy CS14 in order to identify the distribution of the 
increased housing requirement across the district. The figures within this policy have been 
amended to take into account a shortfall that exists between the housing target and the 
Council’s assumed housing land supply. 
 
The Council considers that the shortfall in relation to the plan target (20,985) is 1,715 
dwellings, based on a housing land supply (completions and capacity) of 19,270, dated 1 April 
2015. 
 
The Council’s supply includes a number of categories which could be questioned as to 
whether they could be considered “developable” in the context of footnote 12 paragraph 49 of 
the NPPF (for example proposed allocations and SHLAA sites). Furthermore, Appendix A 
suggests that 11,844 dwellings are identified for the period 2015-2026, however there is no 



 

evidence made available to demonstrate this category of capacity supply and in particular its 
deliverability. 
 
On a separate but entirely related point, it is agreed that the Council do not have a 5 year 
housing land supply. It is considered that the Council have overstated their supply 
assumptions and as such, the shortfall could be argued to be far greater than 1,715 dwellings. 
The implications of overstating supply and underestimating the shortfall, would lead to under 
provision for a number of years, the consequences of which include additional housing stress 
and affordability issues and growth of housing need backlog which becomes even more 
difficult to address in the review of this interim requirement.  
 
The Core Strategy does not define exactly where new development will take place, site 
allocations are deferred to a Site Allocations Part 2 Plan, rather than a single Local Plan as 
advocated by the NPPF.  
 
It is critical therefore that when allocating sites, a broad range of sites, sizes and locations are 
catered for, to deliver the planned supply and to ensure choice and competition in the market, 
as required by the NPPF (para 47). 
 
 
CS14 -Distribution of New Housing 
 
The changes proposed to CS14 include 
 

 Additional +3,000 dwellings in Weston Urban Area (CS28); 
 Additional +1,000 dwellings in Weston Villages (CS30); 
 Additional +1,260 dwellings in Clevedon, Nailsea and Portishead (CS31); 
 Additional +1,050 dwellings in Service Villages (CS32); and 
 Additional + 660 dwellings in other settlements and countryside (CS33). 

 
Our comments in relation to the Council’s supply figures are fundamental to the effectiveness 
of the proposed amendments to CS14 and calls into question whether the distribution can be 
achieved as proposed. 

 
It is noted that some additional 1,000 dwellings (making 6,500 in total) are proposed to be 
accommodated at Weston Villages, where there is a policy requirement for the provision of 
1.5 jobs per dwelling over the Plan period. This requirement is to be secured through a 
combination of masterplanning, SPD and Section 106 agreement, which could have 
significant implications for the timely delivery of housing numbers, and could result in slower 
rates of delivery within these areas.  
 
The proposed amendments to CS14 identify 1,861 dwellings at the nine Services Villages 
which would result in fairly conservative levels of growth within these sustainable locations 
identified by the Core Strategy as “providing a service role function beyond their immediate 
locality”. 
 
It is considered that the Service Villages could accommodate a greater proportion of the 
increased requirement than currently proposed (additional+1,050) and that an increase in the 
number may also be necessary in the Service Villages as a result of the overstatement of the 
existing supply Core Strategy. 
 
CS32 - Service Villages 
 
The Council consider that given the relevantly small size of the shortfall to be accommodated 
in relation to the overall housing requirement, no amendment to the remitted policy CS32 (nor 



 

CS21 and 33) are required. Again, consideration of the Council’s effectiveness of the supply 
figures is important here. 
 
CS32 refers to development within settlement boundaries. Settlement boundaries for Service 
Villages have not been reviewed in light of the significant increase in housing requirement, 
and as such still relate to the previous housing target of 14,000.  
 
To continue to determine applications for development against an out of date policy context 
would be contrary to the presumption of sustainable development and would prevent suitable 
sites coming forward to meet the districts housing needs of 20,985 dwellings over the Plan 
period. Reference to residential development within settlement boundaries (at para 2) should 
be deleted to provide sufficient flexibility to support delivery of development sufficient to meet 
housing needs, taking into account both the backlog in supply and the national imperative to 
“boost significantly” the supply of housing. 
 
While the Council defers to the plan making process to allow sites outside of settlement 
boundaries to be brought forward as allocations in the emerging Sites and Policies DPD, or 
as part of a Neighbourhood Development Plan, but this can only be part of the process given 
the level and immediacy of need.   The need for the third paragraph of the policy (i.e. “Where 
small scale residential…”), and the conditions it attaches to the identification of sites, is 
therefore questioned given the obligation on the Local Planning Authority to meet evident 
housing needs. 
 
Equally the reference to schemes having to be supported by the local community is onerous, 
and not consistent with the identification of the most sustainable development opportunities.  
It should be deleted. 
 
Indeed, it is difficult to understand how schemes could be assessed against a degree of 
support from local community, it would assume for example that firstly there is a consensus of 
opinion within a community. 
 
Proposed Amendments to Policy CS32 
 
To ensure that Policy CS32 is positively prepared, effective, justified and consistent with 
national policy, we set our suggested amendments to Policy CS32 below. 
 
Paragraph 2  
 
Residential development will be permitted within the settlement boundaries particularly where 
the proposal meets an identified local housing need in respect of affordability or dwelling mix, 
does not generate a demand for local services on a scale that cannot be met, or supports the 
retention of existing services. 
 
Paragraph 3 
The need for para 3 is questioned.   If retained it is proposed that the policy should be revised 
for instance as follows 
Where small scale residential or mixed use schemes which demonstrate clear local benefits 
are supported by the local community cannot be accommodated within existing settlement 
boundaries then one mechanism by which these may  these must be brought forward is as an 
allocation in the Sites and Policies DPD or a Neighbourhood Development Plan, including an 
amendment to the settlement boundary where appropriate. 
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We trust that these comments are of assistance and would respectfully request attendance at 
any further Examination Hearings held to discuss the content of these representations in 
greater detail.  
 
Yours faithfully 

 
 
NICK FREER 
Business Partner 
 
email: nfreer@davidlock.com 
 
cc Suzy Birdseye, Hallam Land Management 


