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Dear Mr Reep 

 

 

North Somerset Sites and Policies Plan Part 2 Site Allocations Plan, March 2016 

Old Mill Road Site – proposed mixed use allocation 

 

Representations by Standard Life Investments on behalf of Phoenix Life Fund 

 

 

GL Hearn acts for Standard Life Investments (Standard Life), which manages the Phoenix Life Fund, owners 

of the Old Mill Road site. 

 

Phoenix Life Fund’s ownership includes the Old Mill Road site and the adjoining Wyndham Way Retail Park 

(see accompanying site location plan that outlines the full site boundary). The current uses on the Old Mill 

Road Industrial Estate range from sui generis (car rental) to manufacturing / light industrial uses B1-B8 to D2 

(Gyms / Play centres). All of the leases are set to terminate on or before March 2019. The adjoining 

Wyndham Way Retail Park includes stores for Homebase, Argos and McDonalds, with lease expires in 2020 

and 2025. 

 

The sites are located to the east of the Portishead primary shopping area, and the soon to be adopted Sites 

and Policies Plan Part 1 Development Management Policies and Proposals Map includes the sites within 

Portishead town centre (Policy DM60). 

 

To the north is a Waitrose store, the safeguarded land for the proposed new railway, and to the east is a 

Sainsbury’s store. Across Wyndham Way to the south is a further retail development including an Aldi store. 

 

In 2013 there were proposals for the redevelopment of the Old Mill Road site for retail purposes, although 

these did not progress to a formal planning application. 

 

Standard Life is of the view that both the Old Mill Road site and Wyndham Way Retail Park have potential for 

development in the future, to be brought forward in one or two phases, with the Old Mill Road site being 

brought forward first. It is on this basis that the following representations are made in respect of the North 

Somerset Sites and Policies Plan Part 2 Site Allocations Plan March 2016 (Site Allocations Plan). 

 

 

The Proposed Policies 

 

The Site Allocations Plan makes clear that the purpose of the plan is to identify detailed allocations to deliver 

the North Somerset Core Strategy (NSCS), including the delivery of sustainable housing development to 
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meet identified housing requirement (as set out in the NSCS), and promoting town centre vitality and viability 

and improvements to the quality of retailing at Portishead by supporting town centre regeneration. 

 

 

Policies SA2 & SA3 and Schedule 1 

 

Policy SA2 allocates residential sites of 10 or more units. These sites are identified on the proposals map 

and set out at Schedule 1.  

 

Policy SA3 allocates sites for a mix of uses and requires proposals to take into account the specific site-

related requirements set out in Schedule 1. 

 

Schedule 1 includes the site referred to as ‘Old Mill Road’ which is recognised as a new allocation, to provide 

a “mix of offices, retail, leisure, café, bars and restaurants and 20 residential units”. 

 

The Old Mill Road site and neighbouring sites form part of Portishead Town Centre as defined by the NSC 

Sites and Policies Plan (Proposals Map Amendments) which is expected to be adopted in the near future.  

The Old Mill site lies at the heart of the proposed defined town centre, and directly adjacent to the proposed 

new station/terminus of the Portishead Railway line. 

 

As a town centre site the use of the Old Mill Site for retail and other town centre uses is supported. Policy 

CS21 of the Core Strategy confirms that ‘town centre uses’ in the context of the policy includes retail, leisure, 

entertainment, offices, arts, culture and tourism facilities, and applies no upper limit to the scale or quantum 

of town centre uses within Portishead town centre. Rather the Core Strategy identifies a “strategic 

requirement …to secure a greater market share for Portishead”. 

 

As noted above our client’s interest at Portishead Town Centre extends further than the Old Mill Road site 

and includes the Wyndham Way Retail Park. The availability of the retail park site, in combination with the 

Old Mill Road site as allocated, provides an enhanced opportunity for significant town centre regeneration 

that will deliver Core Strategy objectives, including securing a greater market share through the provision of 

new and additional town centre uses and new residential development, as well as improving the overall 

cohesion of the town centre and its relationship to neighbouring sites. 

 

We propose therefore that the Old Mill Road site allocation is extended to include all the land 

outlined red on the accompanying location plan.  

 

Having regard to the above, our comments in respect of the Old Mill Road site allocation as set out below, 

would also apply to an extended Old Mill Road site allocation and should be read in that context. 

 

Whilst the principle of use of the Old Mill Road site for a range of  town centre uses (as set out within the site 

specific details/notes at Schedule 1) is supported,  the basis for requiring the provision of all the uses set out 

within Schedule 1 is unclear and does not appear to be supported by clear evidence. 

 

Additionally, the proposed allocation (at Schedule 1) for the Old Mill Road site to provide 20 residential units 

is ambiguous in that it is not clear whether this is a definitive figure or a minimum or maximum provision. If it 

is the expectation that the site will deliver no more than 20 residential units that expectation will risk 

maximising the use of this sustainable brownfield site and the potential of the site to contribute towards 

residential needs.  

 

The evidence base to support the identified residential capacity of the site for 20 units (at Schedule 1) is not 

clear. The residential expectations for the site to be set out within Schedule 1 should be informed by an up to 

date assessment of the realistic deliverable residential capacity of the site. Ahead of any such assessment, 

whilst the inclusion of residential use is supported, the reference to 20 units should be deleted on the basis 

that the site may deliver a significantly higher number of residential units. 
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Given the proposed town centre location we also consider that the range of uses identified in the allocation 

should encompass all town centre uses, with specific reference to retail, leisure and residential. However it 

should be clear that it is not a requirement to provide all of the stated uses. This will provide flexibility to bring 

forward a scheme that can adapt to market demand at the time. 

 

On the basis of the above, we propose amendments to the Old Mill site entry at Schedule 1, to 

remove the residential capacity figure for the site, and amendment to the ‘site specific details/notes’ 

to read: 

 

“New allocation. Proposed mixed use development providing a range of town centre uses, including 

retail (Class A), leisure (Class D2) and residential (Class C3)”. 

 

The site specific details/notes also set a requirement for redevelopment of the Old Mill site to provide 

“pedestrian/cycle links to dockside development and adjacent supermarket.” The principle that any 

redevelopment of Old Mill site, as a key redevelopment site at the heart of Portishead Town Centre, should 

link well with neighbouring parts of the town centre and/or neighbouring areas is supported, however it 

should be recognised that the capacity of a development to physically provide links to other areas extends 

only as far as the edge of the site, and any redevelopment cannot be expected to provide pedestrian or 

cycleway links if it does not have the ability to do so. 

 

 

Policy SA6 

 

Policy SA6 seeks to protect land in existing economic use from a change to other uses unless certain criteria 

are met. The Old Mill Road site is not specifically protected as an employment site in the current Local Plan. 

The Site Allocations Plan should therefore be clear that land currently in economic use will be permitted to 

change if it is subject to an allocation and other policies in the Plan.  

 

For the avoidance of any doubt regarding the relationship of Policy SA6 to Policies SA2 and SA3 

(and the sites set out at Schedule 1) we consider an additional criterion should be added to Policy 

SA6, to set out that land in economic use will be permitted to change if it is allocated by other 

policies in the Plan. 

 

 

If you require any further information please do not hesitate to contact me. I would be grateful if you could 

ensure that we receive notifications of future updates and consultations. 

 

Yours sincerely 

 

 
 

Alban Henderson  

Planning Associate Director 

 

alban.henderson@ghlearn.com 
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Site Location Plan 

 

 


