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North Somerset Core Strategy - Examination into consequential changes 

of remaining remitted policies Proposed main modifications 

 
1. Introduction and Background 

1.1 These comments have been prepared by Ian Jewson Planning Ltd on behalf 

of Mead Realisations Ltd and relate to North Somerset Council’s proposed 

Main Modifications to the remitted policies of the Core Strategy.  

 

1.2 On behalf of Mead Realisations Ltd, IJP has submitted representations at 

earlier stages of the process and participated in the previous examination 

process for remitted Policy CS13 in relation to its land interests at Parklands 

(within the Weston Villages), elsewhere in North Somerset and generally as 

an active property developer in the area.  

 
1.3 IJP has consistently raised concerns about the soundness of the Council’s 

proposed policy wording and having reviewed the Council’s proposed Main 

Modifications still has concerns in relation to the lack of a robust evidence 

base including the lack of an up to date SHMA, Sustainability Appraisal and 

Green Belt review.  Concerns have also been expressed regarding the 

assumptions contained within the Council’s housing trajectory and the various 

components of the evidence base regarding the five year supply of housing.  

These concerns remain and any assumption that the Council is able to 

demonstrate a five year supply of housing is flawed. Based on the current 

available evidence it is considered highly likely that the Council’s housing 

trajectory will be successfully challenged at a s.78 appeal in the near future.  

Whilst the interim adoption of the remitted policies may be the only way to 

move forward it is important that this issue is recognised and that at this time 

it is acknowledged that the housing supply has not been assessed in forensic 

detail. 

 
1.4 As IJP has set out these issues in detail during previous stages of 

consultation they are not repeated again in this document which relates only 

to the specific policy wording proposed by the Main Modifications.   
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1.5 The Council’s decision to clarify the housing requirements as a minimum are 

welcomed and in some respects this addresses concerns as to whether the 

level of growth and distribution is suitably flexible.  However, the detailed 

criteria which the Council has included in the remitted policies could still be 

interpreted negatively should the Council wish to supress supply even if the 

proposals represent sustainable development.  

 

1.6 The Council has stated that in the interests of moving forward some aspects 

of the plan making process which are not consistent with the NPPF will be 

remedied via a review in 2018 which will be undertaken alongside the 

adoption of a West of England (WoE) Joint Strategy.  However, the Council 

acknowledged that a new Local Plan would not be adopted until the WoE plan 

had been adopted.   

 
1.7 In relation to this approach one of IJP’s main concerns throughout this 

process has been that in the event the WoE Joint Spatial Plan was not 

concluded (for whatever reason) a full and proper review of North Somerset’s 

strategic policies would not occur. 

 
1.8 The re-examination of Policy CS13 was clearly considered as an interim 

position which will be reviewed through the production of a Joint Spatial Plan 

by the West of England authorities to be adopted by the end of 2018. 

 
1.9 In the same way if the remaining remitted policies are to be found sound it is 

imperative that the mechanism and timescale by which the plan is to be 

reviewed is explicitly set out and that there is a clear understanding of the 

implications should this review not occur as expected.  

 
1.10 To ensure that the remitted policies are sound suggested changes have been 

made to the Main Modifications policy text in the following sections. 

Suggested additions are shown in bold and underlined and deletions 

struck through. 
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2. CS14 (Distribution of New Housing) 

2.1 It is not necessary for Policy CS14 to refer to the Green Belt as this is 

addressed by Policy CS6.  If this reference is to remain the policy needs to 

highlight that the Green Belt boundary will be subject to review by 2018 

though the JSP.   

 

2.2 The ability for sustainable development to be approved outside development 

boundaries should not be restricted by cross reference to other policies in the 

plan (i.e CS28, CS31, CS32 and CS33).  If this text is not removed as 

suggested below then reference to Policy CS30 should be added. 

 
2.3 It is not clear what is meant by ‘must not conflict with environmental 

protection, Green Belt, nature conservation or any other relevant policies of 

the Development Plan’ although as drafted this would appear to create the 

potential for any development proposals to be resisted.   In accordance with 

the NPPF the assessment of whether proposals represent sustainable 

development is a balancing exercise between social, economic and 

environmental factors. 

 

2.4 In light of the above the following amendments are necessary in order that 

Policy CS14 can be considered to have been positively prepared and 

therefore effective in meeting housing need: 

‘New housing development 2006–2026 will be accommodated in 

accordance with the following hierarchy:  

Weston-super-Mare will be the focus for new residential development 

within North Somerset, including the strategic allocation at Weston 

Villages.  

Development at Weston will be employment-led.  
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Outside Weston, most additional development will take place at the 

towns of Clevedon, Nailsea and Portishead on sites within or abutting 

settlement boundaries, but outside the Green Belt.  

At service villages there will be opportunities for small-scale 

development of an appropriate scale either within or abutting 

settlement boundaries or through site allocations.  

Elsewhere development will be more strictly controlled although 

appropriate development will be acceptable within the settlement 

boundaries of infill villages.  

Settlement boundaries define the area within which residential 

development is acceptable in principle, subject to compliance with 

other policies in the plan. Development outside the settlement 

boundaries will only be acceptable where a site is allocated in a Local 

Plan or where it comprises sustainable development. which accords 

with the criteria set out in the relevant settlement policies (CS28, CS31, 

CS32 and CS33).  

Priority will be given to the re-use of previously developed land. In all 

cases, new housing development must not conflict with environmental 

protection, Green Belt, nature conservation or any other relevant 

policies of the Development Plan and should provide any necessary 

mitigating or compensatory measures to address any adverse 

implications.  

Residential density will be determined primarily by local character and 

good quality design. The target net density across North Somerset is 

40 dwellings per hectare, although this may be higher at highly 

accessible locations, and less in sensitive areas or where lower density 

development is positively encouraged.  

The broad distribution of new dwellings will be a minimum of:  
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Area   Net additional dwellings 2006-2026  

Weston urban area        6,300  

(excluding Weston Villages)  

Weston Villages         6,500  

Clevedon, Nailsea   and Portishead    5,100  

Service Villages         2,100  

Other settlements and   countryside    985 

Total            20,985’ 
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3. CS28 (Weston-super-Mare) 

3.1 It is not clear why the Council is specifically referring to development east of 

the M5.  This wording is ambiguous and not necessary. The requirement as 

proposed by CS14 which states that ‘Development outside the settlement 

boundaries will only be acceptable where a site is allocated in a Local Plan or 

where it comprises sustainable development.’ will be an effective policy tool to 

resist inappropriate development.    

 

3.2 Logically the settlement boundary for Weston-super-Mare will also need to be 

amended to reflect any other development approved under Policy CS14 which 

is not classed as being part of the Weston Villages. 

 

3.3 The following amendments are therefore considered necessary to Policy 

CS28: 

‘Weston-super-Mare will be the primary focus for development within 

North Somerset.  

A minimum of 12,800 dwellings will be delivered over the plan period at 

Weston-super-Mare and the sustainable new communities, together 

with approximately 10,500 jobs as part of an employment-led strategy 

to deliver improved self-containment and reduced out-commuting 

during the plan period.  

New development at Weston-super-Mare will be focused on two key 

locations:  

•  Town centre and gateway where the emphasis is on the 

regeneration of a range of key sites to stimulate investment, and 

will include residential, retail, employment and leisure 

opportunities (see Policy CS29).  
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•  Weston Villages where the emphasis is on comprehensive 

development to create two sustainable new communities linked 

to the delivery of employment (see Policy CS30).  

 

Residential development will be delivered in accordance with the 

employment-led strategy (see policies CS20 and CS30 for more detail). 

No strategic development will be permitted to the east of the M5 

motorway. The settlement boundary of Weston-super-Mare will be 

amended to incorporate the new Weston Villages and any other 

development approved in accordance with Policy CS14.  

New development proposals at Weston-super-Mare within or adjoining 

the settlement boundary should take into account the following 

objectives:  

•  support the focus of the town centre as the location for higher 

order facilities and services, including retail, tourism and leisure 

opportunities;  

•  support existing community hubs of local retailing and other 

services located within the town;  

•  respect the characteristic heritage of Weston-super-Mare; 

•  provide high quality design;  

•  support the enhancement of its green infrastructure and 

biodiversity, including the ridges and hinterland to the north and 

south, the woodland areas, the rhynes network, and the 

seafront;  

•  improve accessibility within Weston-super-Mare by walking, 

cycling and public transport, particularly where they enhance 

connectivity with, for example, local facilities, service centres, 

the town centre and sea front and do not lead to significant 

adverse impacts on the transport network; and  
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•  ensure that services and infrastructure are adequate to 

support the development.  

 

Housing sites outside the settlement boundary in excess of 

about 75 dwellings must be brought forward as allocations 

through Local Plans or Neighbourhood Development Plans.’  
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4. CS30 (Weston Villages) 

4.1 The wording of CS30 implies that an SPD will be prepared although this 

ignores the fact that an SPD was adopted in 2012 based on the previous, 

much lower housing requirement.  As circumstances have changed 

significantly Policy CS30 should commit to this document being updated. 

 

4.2 To reflect the minimum dwelling numbers set out within CS14 and ensure 

consistency with the proposed employment requirement of Policy CS30 the 

housing target should be preceded by the word ‘atleast’.  

 
4.3 It is noted that the words ‘and green corridors around the Weston Villages’ 

have been added although it is not clear why. It is not considered necessary 

and was not raised by the Council during the examination process.  It should 

therefore be deleted. 

 

4.4 The following amendments are considered necessary in order to ensure 

Policy CS30 is positively prepared, justified and effective: 

‘To the south east of Weston-super-Mare two mixed-use, employment-

led socially, economically and environmentally sustainable new 

communities will be developed. An updated Supplementary Planning 

Document (SPD) including a masterplanning framework and delivery 

plan will provide the detailed guidance to support implementation. The 

Key Diagram Inset 2: Weston Villages sets out the indicative strategic 

development framework.  

 

The development of the Weston Villages must satisfy the following key 

requirements:  

•  Development will be employment-led and should provide for 

1.5 jobs per dwelling over the plan period. Detailed mechanisms 

for delivering employment-led development including the 
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quantum, thresholds and phased release of land in each village 

will be determined through a combination of masterplanning, a 

Supplementary Planning Document, and through a Section 106 

planning agreement that would accompany any such approval 

for development at each village.  

•  Provide about  at least 6,500 new homes in a mix of housing 

types, tenures, sizes and styles of which a target of 30% should 

be affordable. An average density of 40dph should be achieved 

across the area, with higher densities surrounding the local 

centres and, where appropriate, the inclusion of lower density 

areas. 

Provide at least 37.7 ha of B Use Class employment land 

located within allocated employment sites, mixed-use 

development areas and at local and district centres. If provision 

of strategic infrastructure is dependent on development on 

greenfield land then this will be taken into consideration as part 

of the phasing strategy. In addition phasing will take into account 

sustainability and viability issues.  

•  Each village will be anchored by a local centre which will 

provide necessary retail, health, children’s services and 

educational and community facilities to serve local needs. The 

location, type and mix of such uses will be agreed through the 

Weston Villages SPD.  

•  Site(s) for on-site renewable or low carbon energy production  

including associated infrastructure to facilitate site-wide 

renewable energy solutions will be provided; such infrastructure 

should be planned with energy providers and developers 

including long term management and maintenance. Such 

provision could include a waste to energy plant. The Weston 

Villages area has been identified as being suitable for such 
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waste treatment facilities in the West of England Joint Waste 

Core Strategy.  

•  Provision of a network of green infrastructure across the whole 

Weston Villages including playing fields, allotments, play areas, 

pocket and community parks, and green corridors. This should 

be linked through development allowing wildlife movement and 

access to open space, wetlands and water corridors linking 

through development, including the retention and enhancement 

of existing rhynes where appropriate.  

•  Deliver integrated strategic transport infrastructure including:  

- the Cross Airfield Link at Winterstoke Village;  

- the Airfield Bridge Link linking Winterstoke Village to land to 

the north across the railway line;  

- Junction 21 Relief Road or alternative;  

- A371 to Wolvershill Road/Churchland Way Link;  

- potential park and ride subject to feasibility studies;  

- convenient and accessible bus routes;  

- accessible and safe cycle routes and public footpaths; 

- rail and bus improvements. 

•  Deliver a clear hierarchy of roads (from distributor to home 

zones) producing discernible and distinctive neighbourhoods 

which are integrated and linked to existing areas.  

•  The delivery of the strategic flood solution plus onsite flood 

mitigation measures, such as sustainable drainage systems, 

must be delivered as part of any development proposal in 

addition to long term maintenance details. This is required in 

order to facilitate the development of the Weston Villages. Any 

development within the Weston Villages will be required to 

contribute towards these flood mitigation measures.  

•  Any proposed development will need to be supported by a 

flood risk assessment which will include a surface water 

drainage strategy.  
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•  Facilitate and recognise the realignment and safeguarding of 

safety and noise corridors associated with the helicopter flights 

linked with the  

Helicopter Museum in line with specialist advice. Employment, 

open-space and uses that are least sensitive to helicopter 

disturbance will be located  

around the museum. 

•  Development proposals within the Weston Villages area will 

be expected to contribute to identified strategic infrastructure 

requirements in order to deliver a comprehensive and 

sustainable development.  

•  Development must be of a high quality and locally distinctive 

to Weston enhancing the existing character and qualities that 

contribute to the town’s identity. This should include a 

comprehensive approach to place-making including all the 

elements that make up an area including land uses, parking, 

movement and green spaces.  

•  Strategic gaps between the Weston Villages and Hutton and 

Locking and green corridors around the Weston Villages will 

protect their individual character and identity.  

•  Development must include a comprehensive approach to 

community building in respect of measures and facilities to 

support social interaction and community engagement 

throughout the life of the proposal.’ 

 

 


