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Introduction  
 

These representations have been prepared and submitted by Savills with input from Peter Brett Associates (PBA) 

and Barton Willmore on behalf of Taylor Wimpey (TW) in response to North Somerset Council’s (NSC) Issues and 

Options Document (the ‘consultation document’) and associated evidence base. 

Context to these Representations 

 

TW have a number of significant land interests within the administrative area of NSC, however, these representations 

relate solely to the land controlled by TW to the south west edge of Bristol, known as The Vale. 

 

The Vale comprises circa 300 hectares of land capable of accommodating a major mixed-use new community 

including approximately 4,500 dwellings, employment opportunities, new schools, shops, leisure and community 

facilities, as well as a significant volume of public open space, in a highly sustainable form and in a highly sustainable 

location.  

 

Despite promotion through the emerging West of England (WoE) Joint Spatial Plan (JSP), The Vale is not identified 

as a Strategic Development Location (SDL) within the draft submitted for Examination in April 2018 and remains, for 

now, within the Green Belt. However, TW will continue to promote the land at the Examination and through the 

development of the Local Plan given the credentials of the site, as explained above. A copy of the representations, 

submitted in response to the draft JSP, promoting The Vale as an alternative are attached at Appendix 11. 

 

These representations should be read in the context of TW’s submissions relating to The Vale throughout the JSP’s 

evolution (specifically the submissions to the draft JSP, submitted in January 2018 – elements of which are appended 

to these representations), as well as submissions to NSC’s Pre-Commencement consultation in July 2016 and the 

Generating Ideas consultation in January 2018. 

 

As explained in previous representations we understand NSC’s rationale for beginning the preparatory work for the 

review of the Local Plan in tandem with the development of the strategic JSP, with the caveat that any work on the 

Local Plan should be considered potentially abortive until such a time when Inspectors have concluded on the 

soundness of the JSP. 

                                                      
1 Original appendices to the representations are omitted, however, they are available upon request. 
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We raise this again as, since the last Local Plan consultation, the JSP has been submitted for Examination, 

accompanied by significant levels of outstanding unresolved objections from TW2 and a wide range of others to its 

core components – including the housing target, Spatial Strategy, particular SDLs (Banwell and Churchill) and 

infrastructure costs / deliverability. This heightens the risk associated to undertaking abortive work associated to the 

Local Plan. 

 

Whilst it is the role of the JSP, and not the Local Plan, to identify the SDLs within North Somerset, the reasons and 

evidence behind our objections to the proposed Banwell and Churchill SDLs means that it is impossible to reconcile 

our in principle objections via the detail for these locations within the Local Plan – ie the locations are fundamentally 

and fatally flawed, regardless of detail. 

 

For the avoidance of doubt, our key arguments against the proposed Banwell and Churchill SDLs are summarised 

again, as well as the rationale for The Vale as a sustainable and deliverable alternative SDL. 

 

Structure of the Representations 

 

The comments within these representations are structured as follows: 

 

 Section 1 – Issues and Options consultation document 

 Section 2 – North Somerset Strategic Housing Land Availability Assessment 

 Section 3 – Employment Land Review, prepared by Atkins 

 Section 4 – Landscape Sensitivity Assessment and Addendum, prepared by Wardell Armstrong 

 Conclusions and Summary 

 

Within Section 1, these representations follow the structure of the consultation document, however, do not 

necessarily respond to the specific questions posed. 

 

  

                                                      
2 TW’s representations submitted in objection to Banwell and Churchill, as part of the draft JSP consultation are 

attached at Appendix 2. This omits the original appendices, however, these can be made available upon request. 
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1. Issues and Options Consultation Document 
 

Q1. Weston-super-Mare 

1.1. The key issues and suggested approaches in relation to Weston-super-Mare pre-suppose that it is 

desirable and / or correct to continue to focus growth towards the town through the new Local Plan, in 

isolation from any nuanced consideration of supply and demand. 

1.2. As set out in our previous representations (see paragraphs 32 to 40 and 66 to 67 of Appendix 2), based 

on average annual housing completions (ie the absorption rate) in Weston-super-Mare over the last 10 

years 346.2 dwellings per annum and the existing housing supply in Weston-super-Mare (circa 11,500 

dwellings in permissions and allocations, excluding the proposed Banwell and Churchill SDLs), there is 

already sufficient land to maintain existing absorption rates for over 33 years. 

1.3. Furthermore, despite strategic policy being in place for over 20 years, the balance of jobs to homes in 

Weston-super-Mare has not resulted in enhanced self-containment. Evidence from commuting flows 

indicates that a high proportion of households in Weston-super-Mare remain economically dependent upon 

the Bristol urban area. Therefore even if higher housing absorption rates could be achieved, directing further 

housing growth (including the proposed Banwell and Churchill SDLs) toward the Weston-super-Mare area 

is only likely to promote unsustainable patterns of development. 

Q5. Green Belt 

1.4. We object to the current consideration of matters associated to Green Belt for a number of reasons. 

1.5. Firstly, at this Issues and Options stage of the plan making process, NSC should not and cannot soundly 

reach the conclusion that there is no need to revise Green Belt boundaries to accommodate large scale 

housing, not least because of: 

i. the significant uncertainty around the JSP’s housing target (and the apportioned share of this for 

NSC), the choice and soundness of proposed SDLs and the draft JSP’s recognition that exceptional 

circumstances warranting the amendment of Green Belt boundaries do exist within the plan area; 

and 
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ii. the consultation document’s acknowledgement that Green Belt policy has been in place since the 

early 1950s and that the Local Plan affords an opportunity to consider whether its boundaries are 

“fit for purpose in the long-term”, with no consideration as to whether retaining Green Belt in its 

current form is compatible with the objective of promoting sustainable patterns of development; 

and 

iii. the consultation document’s suggestion that there will be revisions to the Green Belt to 

accommodate small scale residential development. 

1.6. Secondly, there is no need or justification to list “preventing the sprawl of Bristol especially from large scale 

speculative housing proposals” as a key issue facing the Local Plan. Specific reference to Bristol starts to 

incorrectly introduce a hierarchy of importance for areas of Green Belt protection regardless of how 

important land is for fulfilling the purposes of Green Belt, as defined by national policy.  

1.7. Furthermore, national policy does permit what could be termed “speculative” development in the Green 

Belt in “very special circumstances”; therefore it is not in the gift of NSC to redefine this within the emerging 

Local Plan. Accordingly, this sentence should be removed. 

1.8. Thirdly, through the current wording of the consultation document, there is implicit support for the release 

of Green Belt land at Bristol Airport to meet employment needs, but explicit objection to amendment of 

Green Belt boundaries for housing. There is no justification or evidence for why there should be differing 

approaches for residential and employment purposes. 

1.9. To be clear, TW have no objection to amendment of Green Belt boundaries at Bristol Airport, however, any 

amendments should be the product of an evidence-based and justified application of Green Belt policy.  

1.10. Aside of the points made above, and given the identification of exceptional circumstances through the JSP, 

we support NSC’s proposed release of Green Belt land (to the east of the South Bristol Link Road) which 

clearly makes a limited contribution to Green Belt purposes.  

1.11. This approach to considering revisions to the Green Belt in areas which no longer make an important 

contribution to the Green Belt should be applied across NSC via a comprehensive and objective Green Belt 

review, to aid consideration of the most sustainable locations for development. 
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Q6. Central Parishes / Q7. Mendip Hills 

1.12. As set out in our introduction, we continue to object to the draft JSP and its identification of Banwell and 

Churchill SDLs. However, the key issue facing these two areas, which are amongst the most remote and 

poorly connected in North Somerset, is how they could possibly accommodate the largest amount of growth 

proposed within NSC (Banwell and Churchill SDLs combined) without unmitigatable, irreversible and 

unviable environmental, social and economic impacts. 

1.13. Other comments in response to the Banwell and Churchill SDLs are provided below in response to 

Questions 10 to 18. 

Additional Response: Garden Villages and New Communities 

1.14. The consultation document takes the approach of “rebranding” the Banwell and Churchill SDLs as ‘Banwell 

Garden Village’ and ‘Mendip Spring Garden Village’. 

1.15. However, neither the proposed Banwell or the Churchill SDLs meet even the majority of the criteria for such 

a description, let alone all of them, as set out in the Ministry of Housing, Communities & Local Government’s 

(MHCLG) Garden Communities document (August 2018). 

1.16. The most obvious failures are in relation to the “locally-led” and “deliverability and viability” criteria. With 

regard to the former, the Garden Communities criteria emphasises the importance of local engagement 

and support, however, there is significant local opposition to the proposed Churchill SDL in particular. 

1.17. With regard to the latter, as explained in our previous JSP representations (see paragraphs 50 to 78 

Appendix 2), these proposed SDLs cannot be considered deliverable due to the complex and fractious 

patterns of land ownership, the significant infrastructure costs associated with their delivery, insufficient 

market absorption and inability, based on the WoE authorities’ own evidence, to contribute toward strategic 

infrastructure and policy compliant levels of affordable housing. 

1.18. Continued use of the ‘Garden Village’ branding is misleading and should be removed. 

Q10. to Q18. Banwell Garden Village and Mendip Spring (Churchill Garden Village) 

1.19. As highlighted above in the introduction to these representations, given the fundamental nature of our 

objections to the proposed SDLs at Banwell and Churchill, our response to these questions relates to the 

principle not the detail. 
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1.20. To avoid unnecessary repetition, we have attached (at Appendix 2) our objections to the proposed Banwell 

and Churchill SDLs, as submitted to the draft JSP. The key elements of these objections are as follows: 

 The Banwell and Churchill SDLs are fundamentally inconsistent and incompatible with the draft 

JSP’s Strategic Priorities and Vision, as well as being unjustified, ineffective and inconsistent with 

national policy. This internal inconsistency within the draft JSP is the hallmark of unsoundness and 

both should be removed as SDLs. 

 Applying the WoE authorities own Sustainability Assessment Framework criteria to the proposed 

SDLs at Banwell and Churchill demonstrates that they are not suitable or sustainable locations for 

strategic scale growth, contrary to national policy and section 39(2) of the 2004 Act and Department 

for Transport Circular 02/2013. 

 SDLs at Banwell and Churchill will not facilitate highways improvements and the development itself 

cannot afford to pay for necessary infrastructure alone. Nor is there any certainty on any public 

funding sources. Furthermore, they would perpetuate unsustainable car based travel with no 

credible or viable mitigation measures. 

 Even if development could be delivered in these locations, the economic / job growth evidence 

clearly demonstrates that there would be insufficient job growth to maintain the long standing 

objective of enhancing self-containment in Weston-super-Mare. 

 New housing at Banwell and Churchill is not needed to meet the future growth needs of Weston-

super-Mare as a considerable pipeline of housing land supply already exists. 

 Even if allocated, Banwell and Churchill are undeliverable during the JSP plan period due to: 

o The complex and fractious pattern of land ownership, with certain landowners expressing 

a desire not to be involved. Indeed, at Churchill we are aware that NSC have recently 

halted their attempts to assemble / acquire land that would be necessary. 

o The significant infrastructure burden required to enable development which would require 

considerable public sector funding, represents ‘low value’ for money to the tax payer. 

o There is insufficient market absorption these locations to deliver the scale of growth 

proposed. 
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o Based on the WoE authorities’ viability evidence, neither proposed SDL would be able to 

contribute to strategic infrastructure and deliver a policy compliant level of affordable 

housing. 

1.21. These matters cannot be overcome and therefore Banwell and Churchill should be removed from the JSP 

as SDLs. 

1.22. The Vale is the obvious alternative to development at Banwell and Churchill. A detailed justification is set 

out in Appendix 1, however, this can be summarised as follows: 

 The Vale has a long established ‘planning pedigree’ having been independently endorsed as a 

sustainable location for release from the Green Belt to accommodate residential led mixed use 

development as part of the South West Regional Spatial Strategy. 

 There is a pressing need for strategic development to serve the housing demand emanating from 

the Bristol urban area and The Vale is ideally located to meet this need. 

 The Vale performs very favourably in relation to all the criteria set out in the JSP’s Sustainability 

Appraisal Framework, and is a demonstrably suitable and sustainable location for development. 

Therefore, with exceptional circumstances already identified within the JSP plan area, its removal 

from the Green Belt is justified. 

 The Vale is deliverable. Due to a unique set of circumstances, and an outline planning application 

package in ready-to-submit condition, The Vale can deliver significant residential completions 

within the first 5 years of allocation. 

Q27. Urban Living 

1.23. The response to this question should be read in conjunction with our response to the Strategic Housing 

Land Availability Assessment at Section 2 of these representations. 

1.24. The term ‘Urban Living’ is also drawn from the emerging JSP, and in principle we have no objection to the 

concept of higher density development on previously developed land in accessible and sustainable urban 

locations. 

1.25. We do, however, have a concern regarding the extent of reliance on ‘Urban Living’ in Weston-super-Mare 

as a source of housing supply and the evidence to back this up. Page 63 of the consultation document 

identifies the potential for 1,012 dwellings from Urban Living with a potential further 1,500 via “intervention”.  
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1.26. Firstly, despite quoting the figure of 1,012, there is absolutely no evidence of how these figures have been 

arrived at (ie a list of sites), nor is there any explanation of what “intervention” constitutes. This prevents 

any scrutiny from interested parties and renders this element of this consultation futile.  

1.27. Secondly, and as discussed again below in Section 2, there is also a separate allowance for windfall sites, 

which could be construed as double counting, particularly given the lack of evidence. 

Q33. to Q37. Employment-led Strategy at Weston-super-Mare 

1.28. The response to these questions should be read in conjunction with our response to the Employment Land 

Review at Section 3 of these representations.  

1.29. The emerging Local Plan offers an opportunity to consider the approach to employment development 

afresh, particularly given that the existing strategy, has not been deemed a success. Yet, from the contents 

of the draft JSP, this consultation document and the accompanying Employment Land Review, it appears 

that the Local Plan is leaning toward the status quo, and not giving adequate consideration to locations 

where there is demonstrable market demand and good transport links. 

1.30. Indeed, this view is consistent with comments from Marcus Hewlett, Principal Planning Officer at the Bristol 

Chamber of Commerce Planning and Transport Meeting in October 2018, where, during a presentation on 

the consultation document, he stated that no significant change in the approach to the employment strategy 

was envisaged by NSC. 

Q38. Bristol Airport and Royal Portbury Dock 

1.31. No further comments are made in relation to the Airport aside of those above in relation to fair and equal 

assessment of Green Belt. 

Q39. Transport 

1.32. Notwithstanding the comments made elsewhere within this document, the starting point within the emerging 

JSP and the Local Plan should be to make the most of existing and committed transport infrastructure and 

public transport, as opposed to proposing SDLs and other allocations which are entirely dependent on as 

yet unsecured (public) funding to enable delivery of development.  
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1.33. The Vale, as an alternative location for development, requires no infrastructure investment from the public 

purse and is able to deliver development in a highly sustainable location, with demonstrable market demand 

for residential, where there has already been significant public investment in road and bus infrastructure 

(South Bristol Link Road and MetroBus). Furthermore it could provide easy walking and cycling connections 

into Bristol on segregated routes, can provide land to facilitate a train station and new and extended park 

and rides, as well as safeguarding land for potential future surface access routes to Bristol Airport. No other 

location of the same scale in North Somerset has these benefits. 

Q40. Self-Build Policy 

1.34. At a time when there is a need to significantly boost housing delivery careful consideration needs to be 

given to the impact of introducing any % requirement for self-build plots on allocated sites delivery. 

1.35. Many people that are interested in self-build as a housing option are looking for something that is different 

and unique to the type of housing that is typically delivered on larger allocated sites. As such, co-locating 

parcels of self-build within wider developments is not necessarily the most feasible way of meeting any 

demand that exists. Equally, there can be nervousness on the part of purchasers of houses on the “main” 

development as to what development might come forward in close proximity to their houses. 

1.36. It may be most practical to consider how small and medium sites could be specifically allocated for self-

build, were supported by the land owner, instead of a % requirement on larger sites. 

Q41. Affordable Housing 

1.37. This is a strategic matter than is being set by the JSP and the Local Plan should take the lead from it. 

1.38. The Council’s definition of affordable housing should be updated to reflect the contents of the Revised 

NPPF (July 2018). 

Q43. Health Impact Assessments 

1.39. If any policy is to be developed requiring health impact assessments, it should be proportionate to the size 

of development proposed, ie an HIA should not be required for small planning applications, particularly 

where the principle of development is already established through an allocation, unless there is 

demonstrable potential for a significant (negative) health impact. 
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1.40. Indeed we would urge greater consideration of human health in the selection of the JSPs SDLs. A principal 

shortcoming of both the proposed Banwell and Churchill SDLs is their remoteness from public transport, 

services and employment. Active travel and the resultant increase in physical activity is an essential part of 

improving people’s health and wellbeing, yet both proposed SDLs mentioned above are likely to lead to 

heavy reliance of the private car as a means of travel, and are unlikely, based on the Council’s own 

evidence, to be able to provide policy compliant levels of affordable housing; certainly less than can be 

offered at The Vale. 

Q44. to Q47. Climate Change 

1.41. Any changes to policy must be considered in the context of building regulations and national technical 

standards, and have consideration to the likely impact on the deliverability and viability of development. For 

residential development, any policy for net zero carbon could have a significant impact on schemes’ ability 

to deliver affordable housing for example. 

1.42. From a resident’s perspective, decentralised energy systems should not be automatically considered the 

best option. There is currently a lack of regulation in the industry and limiting residents ability to switch 

suppliers and tariffs can contribute to fuel poverty, particularly for vulnerable households.  

Q52. Electric Vehicle Charging Points 

1.43. Whilst we support the principle of seeking to reduce emissions and promote more sustainable forms of 

transport, it is also necessary to note that there is no prevailing form of technology associated to electric 

vehicle changing points at present (nor is there likely to be prior to the adoption of the Local Plan). 

1.44. Therefore we consider that the policy approach should support the principle of their inclusion but leave it to 

the market to choose whether they should be delivered. This will help to ensure that policy does not endorse 

a particular technology that may swiftly become obsolete. 

1.45. Given how high a priority this matter is at a national level, it may be that this is best left out of policy until 

such a time where national guidance or building regulations on the matter exist. 
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2. Strategic Housing Land Availability Assessment 
 

2.1. Following review of the SHLAA document, a number of observations are set out below. Please note that 

these observations do not extend to commenting on the supply figures (SHLAA Main Report Section 5) or  

the detailed assessments of individual sites (SHLAA Appendices A and B). 

 Paragraphs 2.6 and 2.7 – Given the in tandem preparation of the Local Plan and the JSP, we do 

not consider that it is best practice to “scope out” land within the JSP’s emerging SDLs, and even 

less appropriate to scope out land outside but adjacent to them, which would not have the same 

status as land within the SDLs, if indeed they are to be found sound through the JSP Examination. 

This is also at odds with the approach set out at Figure 2 which indicates that “existing allocations” 

are to be considered, although they do not appear in the relevant Appendix. Emerging allocations 

must also be considered in the assessment to enable a transparent and evidenced based approach 

to the selection of land for housing development.   

 Paragraphs 3.6 to 3.10 – In consideration of estimating development capacity, evidence should 

be provided to justify the assumptions around density and net residential area. 

 

 Paragraph 3.13 – Whilst we understand the reasoning behind using Green Belt etc as 

straightforward sifting constraints within Part 1, the WoE authorities have concluded that 

exceptional circumstances do exist within the JSP area. Just because NSC have sought to 

accommodate the draft SDLs outside of the Green Belt, that does not mean they are the most 

sustainable or suitable locations for locating growth. Given the significant levels of opposition to the 

draft JSP’s current Spatial Strategy, we consider that it would be prudent for NSC to explore some 

of the alternative Green Belt options, specifically The Vale, within the SHLAA. 

 

 Paragraph 3.18 – We support the principle of excluding large sites in remote locations, where they 

are poorly related to public transport and where unsustainable car use is likely to be a key feature. 

These are key factors weighing against the selection of Banwell and Churchill as SDLs within the 

JSP (as explained at paragraphs 41 to 46 of our representations to the draft JSP (Policies 7.5 and 

7.6). 

 

 Paragraph 3.26 – The sentence “All North Somerset SDLs are considered potentially viable” (our 

emphasis) gives absolutely no certainty that all SDLs are viable. Indeed, as explained at 

paragraphs 68 to 78 of our representations to the draft JSP (Policies 7.5 and 7.6), based on the 

WoE authorities’ viability evidence, neither SDL would be able to contribute to strategic 

infrastructure and deliver a policy compliant level of affordable housing. This doesn’t not indicate 

viability, and therefore this sentence should be amended. 
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 Paragraph 3.27 – The identification and investigation of constraints affecting sites cannot be 

deferred until planning application stage, as at the Local Plan Examination, there will not be 

sufficient evidence for the Inspector to find them sound as allocations. This must be addressed as 

part of the evidence base to demonstrably prove their deliverability. 

 

 Paragraphs 4.1 to 4.6 – Whilst we have no objection to accounting for a windfall allowance where 

robust evidence exists, our concern is that windfall delivery is likely to fall in the coming years for 

the following two reasons. First, through the recent preparation of the Sites and Policies Plan Part 

2: Site Allocations, the Council worked hard to find sufficient land but was eventually unable to 

identify sufficient sources of supply to satisfy the target set by the Inspector. Secondly, on top of 

this recent search, the JSP also proposes the delivery of 1,000 dwellings within Weston-super-

Mare from “urban living”, however, no evidence is provided of what sites might deliver this supply. 

Taking the two matters above together, and regardless of previous windfall rates, we do not 

consider sufficient evidence exists to soundly conclude that an small sites windfall allowance of 

circa 130 is at all achievable into the future. 
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3. Employment Land Review 
 

3.1. We have two high level comments to make in response to the Employment Land Review document.  

3.2. First, the document’s objectives (as set out at section 1.2) include to “identify any broad locations / sites for 

new business development up to 2036”; an objective that we support in the interests of considering the 

most appropriate strategy as an open and transparent exercise.  

3.3. However, the objective is then skewed by refining this to “focusing on the existing main towns and the 

emerging Joint Spatial Plan (JSP) Strategic Development Locations (SDLs)” rather than an open and 

objective assessment of where new employment land could most sustainably and effectively be located. 

3.4. This approach is very much a continuation of the existing approach for North Somerset, which evidently 

has not delivered the employment development in the right quantities and in the right locations to date.  

3.5. Furthermore, the majority of the adopted allocations (8 of 14, including the three largest sites) set out in 

Table 7.6 are ranked amber or red, meaning that they are considered by Atkins to require intervention to 

enable delivery. Even more concerning is that when the same criteria are applied to the emerging 

allocations (within the SDLs), at least two of them would also “require intervention”.  

3.6. This decision of North Somerset to stick to the same “Weston first” approach is also in contrast to 

conclusions from other sources cited within the document. Notably, the EDNA Report (2016), also produced 

by Atkins, stressed the benefits for addressing deprivation and market failure of economic (as well as 

housing and infrastructure) development on the South Bristol fringe. Anecdotal evidence from stakeholders 

(as cited in 3.2.1.5) and agents (as per 3.2.2.7.) also strongly suggests that changing the spatial strategy 

to look at development near to the Bristol urban area would have benefits for delivery. To this effect, we 

support Recommendation 4 of the report to consider a step change in approach toward economic prospects 

in so far as this suggests the consideration of sustainable employment sites on the Bristol fringe, as part of 

larger mixed use development. 

3.7. Secondly, notwithstanding the comments regarding the scoring above, the site suitability scoring criteria 

set out at Table 4-12 are grossly simplistic for the job they are being deployed to do. Examples of this 

simplification include: 

 There is no weighting within the criteria to recognise the severity or mitigability of the criteria 

involved. For example “proximity or impact on incompatible neighbouring uses eg residential” is a 

far greater constraint than “access to facilities (eg shops, bank etc) within 500m”. 
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 Criteria 3) “non-B use could compromise site operation”, Criteria 4) “24 hour working potential” and 

Criteria 9) “proximity or impact on incompatible neighbouring uses eg residential”, are all basically 

the same criteria, yet scoring well in this area could allow for disproportionate advantage / 

disadvantage in comparison to others. 

 In the interests of promoting sustainable development, the availability of public transport within 

500m should carry significant higher weighting than parking facilities. 

 There is no weighting for sites in areas of demonstrable market demand, or where there is a willing 

landowner / developer for employment uses. 
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4. Landscape Sensitivity Assessment 
 

4.1. Attached at Appendix 3 is a Review and Critique of NSC’s Landscape Sensitivity Assessment (March 

2018) and Addendum (August 2018), prepared by Barton Willmore’s Landscape team on behalf of Taylor 

Wimpey. 

4.2. The key points from the Review and Critique document are summarised below: 

 The Vale falls across two landscape character areas (LCA B1 and LCA J4), which are determined 

as having moderate and weak character, respectively, but both declining in condition. This is in 

contrast to the areas containing the proposed Banwell and Churchill SDLs (LCA J2 and LCA A4), 

which are both deemed to be of moderate character, with views to and from the Mendip Hills AONB. 

Although the latter is deemed to be declining in condition overall, areas are in good condition, as 

is LCA J2 generally. In sum, based on NSC’s own evidence, by proposing development at Banwell 

and Churchill, development has been directed toward better quality and better condition landscape 

than The Vale. 

 The assessment of sensitivity then seeks to focus solely on landscape areas surrounding 

settlements to inform the selection process for development opportunities. Whilst we can 

understand the rationale for this slimmed down approach, i) this is not usual, ii) this approach leads 

to excluding the proposed Banwell and Churchill SDLs from the landscape sensitivity assessment 

and iii) does not lead to a comprehensive and evidence based understanding of landscape 

sensitivity in North Somerset.  

 However, where there is a small inclusion of land at the extremities of the Banwell and Churchill 

SDLs within the sensitivity testing, it is shown to be highly sensitive to residential development. 

This in itself merits a more rigorous assessment of the SDL areas. 

 Furthermore, although adhering to this methodology would exclude The Vale from the 

Assessment’s consideration, the Council have then critiqued almost the exact boundary of The 

Vale within the Addendum, suggesting that this is to consider development types including park 

and ride, residential, and employment development. Yet the main Assessment refers only to 

housing, nor does the Addendum consider any areas for a new park and ride on the edge of 

Weston-super-Mare as proposed within the Joint Transport Study (October 2017). This either 

seems deliberately inconsistent or remiss.  
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 Within the content of the Addendum itself: 

o there is little indication of the character of the area or the condition of the area being used 

as factors in considerations; 

o there is lack of clarity as to how the sensitivity of the areas has been arrived at; 

o the description of the study area is general without any particular area being notified as 

greater or lesser value; 

o unlike park and ride facilities, no part of the Addendum study area was specifically identified 

for housing or employment consideration, so there has not been an equal assessment; 

o with little evidence to justify the conclusion, it states that “all remaining land within the Study 

Area is generally of high sensitivity to residential, employment and Park and Ride 

development”. 

The robustness of this outcome is therefore questionable with insufficient evidence to back it up. 

 In summary, the Assessment and its Addendum are not sufficiently evidenced and justified to merit 

use as evidence base documents to the emerging Local Plan and should be revisited and revised, 

particularly given the impact that the proposed Banwell and Churchill SDLs could have on the 

Mendip Hills AONB and its setting. 
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Policy 7 – Strategic Development Locations Site Requirements  

Omission Site – The Vale 
 

Summary of Representations 

 The Vale has a considerable number of benefits over the currently identified Strategic 

Development Locations within the Joint Spatial Plan and should be included as an additional, or 

alternative Strategic Development Location (overall conclusion). 

 The West of England authorities’ justification for omitting The Vale as a Strategic Development 

Location is unsound and unevidenced (paragraphs 5 to 25).  

 The Vale has a long established ‘planning pedigree’ having been independently endorsed as a 

sustainable location for Green Belt land release to accommodate strategic growth as part of the 

South West Regional Spatial Strategy (paragraphs 26 to 49). 

 There is a pressing need for strategic development to serve the housing demand emanating from 

the Bristol urban area and The Vale is ideally located to meet this need in a considerably more 

sustainable location than other proposed Strategic Development Locations in the JSP (paragraphs 

50 to 56). 

 The Vale performs very favourably in relation to all the criteria set out in the West of England 

authorities’ Sustainability Appraisal Framework, and is a demonstrably suitable and sustainable 

location for development (paragraphs 57 to 58). 

 The Vale is deliverable.  Due to a unique set of circumstances for the West of England area, The 

Vale can deliver significant residential completions (circa 900) within the first five years from the 

Joint Spatial Plan’s adoption and deliver up to 4,500 by the end of the plan period in 2036 

(paragraphs 59 to 70). 

 There are exceptional circumstances which justify the removal of the land from the Green Belt and 

its allocation for development (paragraphs 71 to 75). 

 The Vale as an alternative or additional Strategic Development Location would help to remedy the 

soundness of the Joint Spatial Plan, taking account of the four tests within paragraph 182 of the 

Framework (paragraphs 76 to 80). 

 A proposed Policy for including The Vale as a Strategic Development Location is included at 

paragraph 81. 
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Introduction 

 Elsewhere in our representations, we have explained (i) why we consider the draft Joint Spatial 

Plan (JSP) is unsound in a number of respects and (ii) what changes are required to address the 

identified shortcomings. A common theme is that there is a need to allocate one or more additional, 

or alternative, Strategic Development Locations (SDLs) within the JSP. This representation 

explains in detail why The Vale (also known as South West Bristol and Ashton Vale) – a landmark 

collection of new villages providing 4,500 new homes – represents the most suitable and 

sustainable location for large scale strategic growth within the West of England (WoE) area. 

 In contrast to a number of the currently identified SDLs within the draft JSP, The Vale is:  

 capable of delivering up to 4,500 new open market and affordable homes during the JSP 

plan period, including 900 within the first five years after adoption (2019/20 – 2023/24); 

 controlled in its entirety by a developer with the appetite and desire to deliver a truly 

outstanding development.  It is therefore demonstrably deliverable and capable of 

providing a considerable addition to the open market and affordable stock housing of North 

Somerset in the short-term and throughout the JSP plan period; 

 in an inherently sustainable location, providing opportunities for future residents to use 

non-car modes of travel, including the new flagship public transport investment in Bristol – 

MetroBus – from the outset of the development; 

 located where there has been significant infrastructure investment in the South Bristol Link 

Road thereby maximising the benefit of central government infrastructure investment; 

 planned in a comprehensive manner with the delivery of supporting infrastructure 

(including three new primary schools, a secondary school and a further / higher education 

campus) taking place in step with the growth of the new community;  

 unimpeded by technical or environmental constraints which cannot be mitigated or 

otherwise overcome.  Indeed, the development presents an opportunity to: 

o secure net gains in biodiversity; 

o reduce flood risk for properties downstream; and 

o deliver development within a landscape capable of accommodating change. 
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 an effective use of land which comprises predominantly a private golf course and former 

landfill, and in so doing protects countryside elsewhere; 

 well placed to provide high quality, accessible employment opportunities, capable of 

providing for circa 4,000 full time jobs; 

 an opportunity to deliver a genuinely 'healthy community', with movement patterns 

integrated with the green / blue infrastructure and health infrastructure incorporated into 

the development proposals; 

 capable of supporting the delivery of key transport and movement infrastructure identified 

through the Joint Transport Study (JTS); 

 able to facilitate improved transport connections in the vicinity of the development which 

will lead to enhanced ground-side access to Bristol Airport; and 

 a development which would have substantial direct and indirect economic benefits.  

 In this representation we: 

A. examine, evidence and systematically dismiss each of the reasons provided by the WoE 

authorities for not allocating The Vale in the JSP; reasons which we believe have no 

rational basis in evidence nor planning justification; 

B. expand upon the many considerable benefits and sustainability merits that could be 

delivered through development at The Vale if it was identified as an SDL; 

C. deal directly with soundness and specifically address the four tests set out in paragraph 

182 of the Framework; and 

D. set out our proposed policy for the inclusion of The Vale as a new SDL within the JSP. 

 This representation is supported by a substantial amount of evidence.  Unlike any other SDL, this is 

evidence which has been gathered in the course of preparing a planning application for the 

development.  The application will be submitted in advance of the JSP Examination supported by a 

full Environmental Impact Assessment (EIA).  In the meantime, position statements, prepared by 

PBA, have been provided on key technical and environmental matters (Appendix A), which builds 

on the evidence submitted during the previous JSP consultations, alongside the latest masterplan 

(Appendix B). 
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A. Response to the Reasons for Omitting The Vale from the 

JSP 

 Despite the considerable benefits, The Vale has been overlooked as an SDL.  The reasons for this 

are set out in the JSP consultation document 'Towards the Emerging Spatial Strategy' (TESS).  

Here it states that The Vale was not taken forward for the following reasons: 

“The Green Belt at Ashton Vale (outside the South Bristol Link) makes a major 

contribution to Green Belt purposes. It is an area of attractive countryside and a sensitive 

landscape in relation to, in particular, Ashton Court and Dundry Hill and has ecological 

importance. It provides the landscape setting to Bristol and for rural communities within 

North Somerset and plays a significant role in protecting the countryside from 

encroachment of development. Protecting high quality environment is a priority of the 

plan. The location was tested through the transport modelling and performed well in terms 

of potential accessibility by non-car modes given its proximity to Bristol. There are also 

existing transport constraints relating to M5 J19.” 

 We address each of these points within this quote in turn. 

(i) The Green Belt at Ashton Vale makes a major contribution to Green Belt purposes 

 The limited, flawed and misleading evidence in the WoE authorities’ Green Belt Assessment does 

not demonstrate that Green Belt in the location of The Vale makes a major contribution to Green 

Belt purposes. 

 For the reasons set out later in this representation and in the attached Green Belt Paper 

(Appendix C), we contend that the harm to the Green Belt has been overstated by the WoE 

authorities and that the magnitude of the impact is considerably less than the assessment 

suggests. 

(ii) It is an area of attractive countryside and a sensitive landscape and it provides the 

landscape setting to Bristol and for rural communities within North Somerset and plays 

a significant role in protecting the countryside from encroachment of development 

 We strongly refute the unsubstantiated and sweeping conclusion that land at The Vale is an 

attractive part of the countryside, either in absolute or relative terms.  

 Aside of a small area to the east of Yanley Lane, adjacent to Hanging Hill Wood and Collitor’s 

Brook, which is proposed to remain undeveloped as part of the green infrastructure, the majority of 

The Vale is of much lower sensitivity and could reasonably be described as unremarkable. 
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 Insofar as it is largely undeveloped and adjacent to the urban area, it is true to say that The Vale 

provides a landscape setting to Bristol.  However, its inherent landscape quality is unremarkable 

and not worthy of special protection. The landscape is also heavily influenced by its urban fringe 

location, the transport infrastructure within and adjacent to it and land uses such as a golf course 

and former landfill sites. 

 There is an opportunity through development to provide a significantly improved landscape setting 

to Bristol and in so doing better connect the urban fabric of the city with the rural countryside and 

communities beyond. 

 With regard to protection of the countryside, retaining any greenfield land within the WoE area 

would arguably fulfil this objective, regardless of its value. As we have set out in detail in the 

submitted Green Belt Paper (see Appendix C), a broader and more coherent understanding of 

'encroachment' is required. By containing development with a newly defined boundary it is possible 

to protect the highly valued rural countryside within the WoE area. 

 Indeed, if development is not supported in locations such as The Vale then the alternative is 

significant development in locations which are not only more remote and less inherently 

sustainable, but which would have an urbanising impact upon a large area of land within the North 

Somerset countryside.  The alternative in the JSP (which is addressed in our other representations 

to Policy 7) is development at Banwell and Churchill in the foothills of the Area of Outstanding 

Natural Beauty (AONB), a landscape area which should be afforded the “highest status of 

protection”1. 

 The attached Landscape and Visual Report (Appendix D), as submitted as part of previous 

representations, addresses these landscape matters in more detail. 

(iii)  It has ecological importance 

 It is highly likely at all development sites, large and small, greenfield and previously developed, will 

have some degree of ecological value. However, despite the vast majority of the land being free 

from designated ecology assets, the WoE authorities have, without justification, dismissed The 

Vale on ecology grounds yet allocated considerably more sensitive locations for development.  

 Notwithstanding the lack of consistency and rigour to the assessment process, we can confirm with 

a great deal of certainty that the ecological constraints at The Vale are not significant and that 

these can be mitigated effectively as part of a major mixed use development. Indeed, through the 

proposed development there would be a net gain in biodiversity. 

                                                           
1 Framework, Paragraph 115. 
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 Unlike many of the strategic development locations allocated in the JSP, a full suite of species 

surveys have been undertaken in accordance with a survey scope agreed by North Somerset 

Council (NSC), Bristol City Council and Natural England. This baseline evidence as informed the 

production of the appended masterplan to ensure harmful impacts are avoided, or if unavoidable, 

are suitably mitigated. This evidence and the assessment of the impact of development, has 

formed the basis for the ecology report produced to support the EIA. It is proposed that these 

mitigation measures are secured through the agreement of a Landscape and Ecological Mitigation 

Plan (LEMP).  

 Contrary to the conclusions of the WoE authorities, ecological impact is far from a constraint to 

development; indeed the evidence demonstrates that it would present an opportunity to enhance 

biodiversity through sensitively planned and delivered development. 

(iv) Protecting high quality environment is a priority of the plan 

 Whilst protecting high quality environments may be an objective of the plan and an important 

planning consideration in its own right, it has no relevance to the omission of The Vale from the 

JSP.  For the reasons explained previously, The Vale is not a high quality landscape, nor is it an 

environment which warrants any special level of protection. 

 Furthermore, due to the omission of The Vale, it has been necessary to allocation alternative SDLs, 

namely Banwell and Churchill, within the JSP which are of far greater environmental quality, as we 

have highlighted in our representations to Policies 7.5 and 7.6. 

(v) The location was tested through the transport modelling and performed well in terms of 

potential accessibility by non-car modes given its proximity to Bristol 

 We entirely agree that the location performs extremely well for accessibility by non-car modes. 

Further details of the inherent sustainability of the location and justification for this conclusion is 

provided later in this representation. 

(vi) There are also existing transport constraints relating to M5 J19 

 We do not disagree that there are transport constraints across the strategic road network (SRN) in 

the WoE, including at Junction 19 of the M5.  It is imperative that the JSP therefore allocates 

strategic development locations which have the least impact on the SRN and maximise the 

opportunities to travel by non-car modes.  Development at The Vale fits entirely with this objective. 
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Conclusion 

 For the reasons explained above and expanded upon elsewhere within this representation, we 

object to the unsound and unevidenced reasons that the WoE authorities have provided for 

overlooking The Vale as an SDL in the JSP.  

 As we will demonstrate in the remainder of this representation, and in contrast to the conclusions of 

the WoE authorities, The Vale is one of if not the least constrained and most suitable, sustainable 

and deliverable options for strategic scale development in the WoE area. 
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B. The case for the allocation of The Vale as an Strategic 

Development Location 

 In this section of the representation, as well as in our appended papers, we provide detailed 

evidence to support the ‘planning pedigree’ of The Vale and the case for its allocation within the 

JSP.  To provide structure, the key arguments are addressed under the following headings: 

i. Planning background to The Vale; 

ii. The need for strategic development to meet the needs of Bristol; 

iii. Suitability and sustainability of The Vale as an SDL; 

iv. Deliverability of an SDL at The Vale; and 

v. Exceptional circumstances for Green Belt release at The Vale. 

 

(i) Planning Background to The Vale 

 Unlike the Banwell and Churchill SDLs, The Vale was considered and assessed through the 

preparation of the South West Regional Spatial Strategy (RSS). This background provides an 

important context to the JSP; indeed, the RSS was the last time that the WoE authorities worked 

together on a joint plan which sought to coordinate growth based upon common aims and 

objectives. 

 Whilst the emerging RSS was revoked prior to its adoption by the then Secretary of State, Eric 

Pickles, the evidence base which underpinned the various iterations of the document remains 

relevant and is an important material consideration of relevance to the determination of the Spatial 

Strategy and the SDLs now being considered through the JSP. 

 There are in fact many parallels between the RSS and the current JSP. At the outset of the RSS 

process the WoE authorities came together to consider and agree upon the scale of economic and 

housing development, the spatial strategy which would underpin the approach to delivering growth 

and the consequential development locations designed to deliver the strategy. The Green Belt was 

then largely the same as it is today (particularly in North Somerset where there have been no 

releases), the scale of growth required (92,500 dwellings over a 20 year period) is comparable with 

the current figure in the JSP, and the overarching high level environmental constraints remain 

largely unchanged. 
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 Furthermore, the national policy objectives and planning policy context, whilst undoubtedly 

different, are consistent in principle with those at the time of the RSS. For example, the provisions 

of PPG2 (Green Belt) have largely been transferred into the Framework, the protection for 

environmental constraints is not dissimilar in weight and status and the drive for sustainable 

development has, if anything, been strengthened through the Framework. 

 At the time of the RSS, there were 19 locations identified through the work of the Joint Study Area 

(JSA) contained in the consultation entitled “Your Area: Your Vision – Directions for Change”. It is 

unsurprising given the similarities in the context that many of the growth options considered at that 

time of the initial work on the RSS are the same as those contained within the ‘Issues and Options’ 

JSP.  

 What is of particular relevance to the development of the JSP is how the RSS unfolded through the 

various stages of the process and how it was informed by the Sustainability Appraisal (SA) and 

evidence which informed the establishment of both the spatial strategy and section of the strategic 

development locations. One important factor which adds weight to this evidence base and the 

conclusions reached at that stage is that the RSS was independently tested by a panel of experts 

and subsequently scrutinised by the Secretary of State. It therefore has the benefit of external input 

and independent professional testing. 

How the RSS Dealt with the Challenge 

 The response of the RSS to the challenges facing the WoE was first set out in the JSA ‘First 

Detailed Proposals’ (August 2005). The content of the First Detailed Proposals was developed as a 

consequence of a series of multi-disciplinary workshops which took place between March and July 

2005. At that time a SA of the strategic locations for urban extensions was produced to provide a 

comparative assessment of the options. 

 The First Detailed Proposals proposed a spatial strategy which focused growth in locations on the 

edge of the principal urban areas with broad locations identified for strategic urban extensions to 

Bristol, Bath and Weston-super-Mare (WSM). A number of the urban extensions to Bristol cut 

across local authority boundaries. 

 The joint statement produced by the authorities for the RSS Examination in Public provides a 

helpful explanation of the rationale for “the selection of greenfield development areas”. For 

convenience relevant paragraphs have been extracted and copied below: 
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“West of England Perspective 

 

1.  It is recognised by the West of England that additional strategic greenfield 

development areas beyond current settlement boundaries will need to be 

delivered in order to meet the housing required in the period up to 2026. 

 

2.  The overriding objective is to promote new strategic greenfield sites that support 

and contribute to realising the achievement of the West of England’s sub-

regional vision and spatial objectives. It should not be considered simply as a 

housing delivery exercise. The options put forward must therefore be in 

accordance with the higher level spatial objectives of the City Region. Alongside 

this, the objectives of the review of the Green Belt are to ensure that it can 

continue to perform its fundamental strategic role and purposes in the sub 

region. 

 

3.  In this respect, the spatial strategy in the First Detailed Proposals (FDP), 

September 2005, developed from the Vision for the West of England, provides 

the strategic guiding principles to consider new greenfield development areas. 

Key considerations are the role that new greenfield development locations play 

in seeking to deliver economic prosperity to the area, promoting urban 

renaissance, regenerating areas of disadvantage particularly in South Bristol and 

Weston Super Mare, and promoting and enhancing prospects for sustainable 

development by delivering a step change in the quality of public transport, traffic 

management and addressing current infrastructure deficits. 

 

4.  The five strategic greenfield development locations in the sub-region, which were 

identified in the FDP, are included in the RSS. These are: 

 Adjoining Bristol to the south west; 

 Adjoining Bristol to the south east; 

 Adjoining Emersons Green area to the north east of Bristol; 

 Immediately to the north of Bristol; 

 To the south of Bath. 

  

Has a suitably systematic approach been taken to the identification of strategic 

green field development areas and in particular: 

 

5.  The draft RSS is based on ‘The West of England First Detailed Proposals, 

September 2005’ (FDP). The approach used for preparing the First Detailed 

Proposals essentially involved: 



 

 

West of England Pre-Submission Joint Spatial Plan 

Representation Statement by Savills on behalf of Taylor Wimpey  

 

 
   

Policy 7 – SDLs: Omission Site – The Vale  January 2018  11 

 An initial sieve technique approach to exclude areas of high environmental 

value, sensitivity or risk 

 An assessment of the extent to which remaining alternative locations meet 

the purposes of PPG2 

 A broad appraisal of the sustainability characteristics of alternative locations 

 A more detailed appraisal of the sustainability of the preferred locational 

strategy 

… 

 

Is the importance of achieving sustainable development sufficiently emphasised? 

 

8.  The approach adopted in First Detailed Proposals embraces the principle that 

maximising urban development opportunities is the most sustainable 

development option. In the West of England, therefore, as much development as 

practicable is proposed within existing urban areas. Evidence for this is provided 

through the urban capacity studies carried out by each unitary authority. 

 

9.  The need to reduce both commuting distances and the need to travel has been a 

primary objective in selecting potential growth locations close to Bristol, Bath and 

Weston super Mare. The preferred locations for strategic green field 

development in the form of urban extensions have also been considered against 

sustainability objectives in terms of their environmental impact and economic and 

social implications. In the case of Bath, for example, the studies referred to 

above show that that the urban extension will cause significant environmental 

harm to the setting/character of the internationally valued asset of the World 

Heritage Site of Bath, but, set against this, the SSA work demonstrated the 

potential economic and social benefits of such an extension. 

 

10.  To the south of Bristol the areas proposed for green field urban extensions will 

support regeneration of South Bristol and in Weston super Mare, and will also 

play a key role in regenerating and rebalancing adjacent communities within the 

existing adjoining urban area. They will also help to counterbalance recent large 

scale growth to the north of Bristol.” [our emphasis] 

 Supporting the conclusions in the authorities RSS Examination Participant Statement was a range 

of evidence, including the Urban Extension Evidence Base Review produced by Arup for the 

Regional Assembly (February 2006). The Review concluded that the Ashton Vale location had 

‘Strategic Development Potential’. In so doing it stated that: 
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“Accessibility studies promote Ashton Vale as the favoured location for substantial 

growth.  The GBSTS preferred ‘Scenario F’ indicates that the establishment of an urban 

extension of 15,000 dwellings.  However, it is apparent that there are also biodiversity, 

landscape and green belt sensitivities that will need to be investigated in greater detail if 

the capacity of the land cell is to be properly understood.”  

 It is evident from authorities Participant Statement and the supporting evidence that the strategic 

locations identified by the joint authorities for inclusion in the RSS were carefully selected and 

based on a robust and balanced judgement of material considerations. Furthermore, the primary 

drivers for the spatial strategy - enhancing sustainability and reducing the need to travel - remain 

as relevant now as they were at the time of the RSS. The locations identified through the RSS 

process where based on achieving that objective but, as paragraph 9 above states, they have also 

been tested against broader environmental, social and economic sustainability objectives. 

 The 'Strategic Appraisal of Green Belt in the West of England - Background Paper' produced to 

inform the First Detailed Proposals alludes to the process. At paragraph 19 it explains the rationale 

behind the identification of strategic location for detailed review of their designation as Green Belt. 

Here it states that: 

 

"Discussions between authorities in spring/summer 2005 concluded that the further test 

six should be based on: … Urban extensions within the green belt immediately adjoining 

the Bristol urban area to the south west and south east, on the basis that, subject to 

further testing, these could be considered justifiable on sustainability grounds, in 

particular as these would be relatively well located in relation to the city centre and 

possible transport improvements, and supported the approach in the vision of 

encouraging the regeneration of South Bristol". 

 At that time it was clearly recognised that there were considerable benefits to relocating 

development to the south of the city. This rationale again appeared in paragraph 10 above which 

recognises that the proposed urban extensions south of Bristol would support the regeneration of 

the South Bristol and would help counterbalance the recent large scale growth to the north of 

Bristol. 

 These remain important planning objectives and material considerations which should have a 

bearing on the selection of SDLs through the JSP. 
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Examination 

 Prior to and during the course of the Examination in Public further evidence was produced by the 

authorities which supported the spatial strategy and strategic development locations contained 

within the emerging RSS. 

 This included a series of evidence base documents included the following: 

 Evidence Base Review; 

 Strategic Sustainability Appraisal; and 

 Green Belt Review. 

 The conclusions of this evidence supported and reinforced the spatial strategy produced by the 

joint authorities in First Detailed Proposals. It also informed the assessment and conclusions of the 

Panel in their subsequent Report of the Examination in Public (December 2007). This endorsed the 

release of Green Belt on the basis that ‘exceptional circumstances’ existed and supported the 

allocation of a number of urban extensions, including South West Bristol. 

Post Examination 

 Following the receipt of the Panel Report, the Secretary of State considered the need for changes 

to the draft RSS. As a consequence of changes to the household projections the Secretary of State 

increased the overall housing requirement and the disaggregated figures for each of the 

authorities.  This also resulted in the allocation of additional sites by the Secretary of State.  In so 

far as The Vale / South West Bristol is concerned, the area of search was again retained in the 

Proposed Changes version of the RSS. 

 A helpful figure produced by Land Use Consultants et al for the Government Office for the South 

West and the Planning Inspectorate in their Additional SA Work (July 2010) layered the strategic 

locations in the WoE. This map, which is reproduced in Figure 1 below, shows which of the original 

19 locations identified in the JSA work were incorporated in the Proposed Changes version of the 

RSS and which were dismissed at each stage through the production of the RSS. 

 It is noted that the urban extension, South West Bristol, was identified at the outset of the RSS and 

retained at each subsequent stage of the process. This is a strong endorsement of its suitability 

and sustainability for development when it is compared with the alternative spatial options 

available. 

 The SA of the Proposed Changes to the South West RSS (July 2008) commentary on the broad 

sustainability considerations relevant to the growth of the WoE area. Whilst these were produced in 
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July 2008, the broad principles remain relevant to the sustainability of proposals currently being 

considered through the JSP. 

 

Conclusion 

 Whilst the emerging RSS was revoked prior to adoption, the evidence base and assessments 

made through the course of its preparation are nevertheless relevant, as are the conclusions of the 

authorities in determining the proposed locations for strategic development. This is particularly so 

given the parallels between the circumstances relevant to the RSS and those now pertaining to the 

production of the JSP. 

 

Figure 1: Plan of Key Development Locations Produced by LUC et al 

 

 Throughout the preparation of the RSS, The Vale was identified as an urban extension to Bristol 

supported by the joint authorities in the first instance through the first detailed proposals and then 

subsequently endorsed by the independent Panel and the Secretary of State. This context 

represents a strong planning pedigree to support the allocation of The Vale as an SDL within the 

JSP. 
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(ii) The Requirement for Strategic Development to meet the needs of Bristol 

 There is a considerable and pressing need for additional housing to meet the needs arising from 

the Bristol urban area. Bristol is, by some margin, the largest urban area within the WoE and will 

continue to be the focal point for employment and a wide range of higher order services and 

facilities. 

 The 2011 Census found that there are currently 260,716 households within the urban area (as 

defined by the Office for National Statistics (ONS)) and a resident population of 617,280. Despite 

this, the urban area is a major importer of employees attracting many residents in the towns, 

villages and rural areas of NSC, South Gloucestershire, Bath & North East Somerset and beyond 

for employment purposes. This is demonstrated by Table 1 below which shows the source of in-

commuting to Bristol City Council from the other WoE authority areas. 

 

Table 1: Sources of in-commuting into Bristol from the neighbouring West of England Authorities2 

 

Source of In-Commuters to Bristol City Council Total Workers Net Workers 

South Gloucestershire Council + 34,636 + 5,741 

North Somerset Council + 17,547 + 10,438 

Bath and North East Somerset Council + 8,409 + 3,076 

West of England Area Total + 60,592 + 19,255 

All Local Authority Areas Total + 80,982 N/A 

 

 Table 1 demonstrates the position at 2011; a position which we anticipate will have exacerbated in 

recent years and looks likely to continue to do so during the JSP plan period.  Looking ahead, the 

draft JSP’s Key Diagram (Figure 7) shows the Strategic Employment Locations (SEL) within the 

WoE area. Five of the nine areas are within the Bristol urban area, including Temple Quarter 

Enterprise Area, Avonmouth / Severnside, the Bristol North Fringe (including Aztec West) and the 

Bristol and Bath Science Park. In addition, Bristol City Centre, which isn’t specifically identified, but 

which is a major centre for employment. Unlike certain other employment locations where there is a 

desire to enhance economic and job growth but relatively little success to date, these locations 

within the Bristol urban area are well established and there is a demonstrable market-evidenced 

case to support their continued expansion. 

                                                           
2 Source: Commuting Patterns in the United Kingdom, 2011 Census. 
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 The evidence of existing patterns of commuting and likely continuation of this trend as the 

economic base of Bristol continues to expand strongly indicates that there is a need for 

considerable additional housing to support the economic growth of the Bristol urban area. 

 The housing evidence produced to support the JSP further supports the urgent need to increase 

the supply of housing to meet the needs arising from the Bristol urban area. Rapid increases in 

demand, has resulted in house price growth which outstripped London – the first time this has 

happened in a major UK city for six years3. There has also been a sharp rise in rents which 

according to the Valuation Office Agency rose by an average of 7.54% during 2016. 

 Evidence of these and other market signals has been submitted in representations by Barton 

Willmore on behalf of a consortium of housing developers, including Taylor Wimpey. 

 The need for housing to serve both the housing and economic needs of the Bristol urban area in a 

sustainable manner should be an important factor in determining the appropriate SDLs to allocate 

through the JSP. 

 

(iii) Suitability and Sustainability of The Vale as a Strategic Development Location 

 In the Introduction to these representations, we state that The Vale is one of, if not the most 

sustainable location for strategic scale growth in the WoE area.  To demonstrate and evidence this, 

we have assessed the site and proposed development against the sustainability objectives used in 

the JSP SA Framework. 

 

Table 2: Application of the Sustainability Appraisal Criteria to The Vale as a Potential SDL 

 

Theme 
Sustainability 

Objective 

Comments 

Improve the 

health, safety 

and wellbeing 

of all 

1a. Achieve 

reasonable access to 

public open space 

The masterplan for The Vale attached at Appendix B 

demonstrates the proposed development would sit within a 

high quality, multi-functional network of green infrastructure. 

The green infrastructure will comprise over 50% of the 

masterplan area and includes a wide variety of public open 

space typologies, including formal and informal green 

space, a number of children's play areas, allotments, 

playing pitches etc. 

The masterplan has been produced with the principles of 

                                                           
3 Source: Hometrack - The latest Hometrack UK Cities House Price Index reveals that year-on-year house price inflation in 

Bristol reached 14.1% in May as it surpassed London (13.8%) and Cambridge (13.4%) to top the Index. 
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Theme 
Sustainability 

Objective 

Comments 

healthy living at its core. The Green Infrastructure network 

will not only function as an ecological and recreational 

resource, but will provide pedestrian and cycling links to key 

locations within the development and connect to the 

established and emerging network beyond. 

1b. Minimise impacts 

on air quality and 

locate sensitive 

development away 

from areas of poor air 

quality 

The Report attached at Appendix A includes a section 

related to air quality. Whilst the proposed development does 

not fall within any Air Quality Management Areas (AQMAs), 

it is nevertheless important to ensure that the more sensitive 

uses on the site will be sufficiently set back from the 

principal emission generators. This principle has been 

incorporated into the masterplan. 

Further steps to minimise impacts on air quality will be 

achieved through the masterplanning and detailed design 

processes, including a net gain in trees. 

Air quality implications can also be considered at a strategic 

level. By virtue of its highly sustainable location in close 

proximity to Bristol, which contains the major travel 

destinations for employment and leisure in the WoE area, 

development at The Vale would minimise impacts on air 

quality in comparison to other locations by providing 

genuinely sustainable alternative transport opportunities for 

future residents, including walking, cycling, local bus 

services, MetroBus and potentially rail services in the future. 

1c. Achieve 

reasonable access to 

healthcare facilities 

Incorporated into the masterplan for The Vale is a 

healthcare hub. This hub will accommodate primary 

healthcare and supporting services in the form of a new 

doctors’ surgery, pharmacy and dentists.  Discussions are 

ongoing with healthcare providers regarding their 

requirements to ensure the details of the healthcare hub 

match the modern requirements of the operators. 

The Vale is also closer and more sustainably located than 

any of the allocated SDLs for access to emergency, 

secondary and tertiary healthcare facilities, most notably 

Bristol Royal Infirmary, the South Bristol Community 

Hospital and St Michael’s Hospital. The connections that 

The Vale would have to public transport (local bus services, 

MetroBus and potentially rail services) also offers 
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Theme 
Sustainability 

Objective 

Comments 

opportunities for accessing these services via non-car borne 

travel, which is particularly important to vulnerable members 

of the community. 

Support 

communities 

that meet 

people’s 

needs 

2a. Deliver a suitable 

quantum of high 

quality housing for the 

West of England sub-

region 

As set out in more detail in the latter part of this Section and 

in the Deliverability Paper (attached at Appendix E), in 

comparison to other locations, The Vale has a unique set of 

circumstances that make it the most deliverable large scale 

site in the WoE. These factors are (i) Taylor Wimpey’s 

(TW’s) sole control / ownership, (ii) TW’s strategy of 

preparing an outline planning application in tandem with the 

progression of the JSP, (iii) the limited infrastructure 

required to enable the first residential completions and (iv) 

the site’s location in an area of established market demand. 

Also explained elsewhere in these representations is the 

approach to affordable housing. The circumstances 

pertaining to The Vale, not least the availability of 

infrastructure, mean that the site is capable of making a 

significant contribution to affordable housing within the plan 

period. 

The Vale therefore scores extremely well against these 

objectives, not only in theory but also in practice. 

2b. Deliver a suitable 

mix of high quality 

housing types and 

tenures (including 

affordable housing) 

for all parts of society 

within the West of 

England sub-region 

2c. Achieve 

reasonable access to 

community facilities 

As can be seen on the appended masterplan, the proposed 

development at The Vale includes three local centres. This 

new provision has been planned and scaled appropriately to 

meet the day to day needs of future residents. 

A wide range of additional community facilities are available 

beyond the immediate vicinity of the site within Bristol City 

Centre. These facilities are a short distance from the 

location and accessible via non-car modes of travel. 

The proposed development at The Vale incorporates three 

primary schools, a secondary school and a further / higher 

education campus. Discussions are progressing with an 

education provider regarding the campus and the 

educational vision for the development. These elements of 

the proposed development are included on the masterplan 

(see Appendix B) and are deliverable as part of the 

comprehensive development of the area. For this reason 

there is a high degree of certainty over the positive access 

2d. Achieve 

reasonable access to 

educational facilities 
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Theme 
Sustainability 

Objective 

Comments 

to community and education facilities. 

2e. Achieve 

reasonable access to 

town centre services 

and facilities 

The Vale performs extremely well against this criterion.  In 

addition to the new local centre provision, The Vale is within 

circa 6 km of the heart of Bristol city centre. Not only would 

the development provide for its own day to day town centre 

needs but it is well located to access the higher order 

services and facilities of the city centre sustainably. 

For these reasons, The Vale is considered to be sustainably 

located in related to town centre services and facilities, 

consistent with this objective. 

2f. Reduce poverty 

and income 

inequality, and 

improve the life 

chances of those 

living in areas of 

concentrated 

disadvantage 

The Vale is in very close proximity to South Bristol which 

contains the largest concentration of deprivation in the WoE 

including two areas that are within the 0.25% most deprived 

in England (65th and 67th of 32,844 Lower Super Output 

Areas) and a further three areas within the 1% most 

deprived in England (200th, 232nd and 245th of 32,844 

Lower Super Output Areas)4.  

There is potential for the development to have significant 

positive benefits for residents of these deprived areas 

through a range of means including employment and 

training opportunities and an improved stock of affordable 

housing. The provision of education within the development 

will further increase the range of opportunities available to 

local residents. 

The proximity to South Bristol and the social and economic 

benefits that development would have was material to the 

decision to allocate the area through the RSS and should 

again factor as a consideration in the JSP. 

Develop a 

diverse and 

thriving 

economy that 

meets 

people's 

needs 

3a. Deliver a 

reasonable quantum 

of employment 

floorspace/land and 

increase access to 

work opportunities for 

all parts of society 

within the West of 

The masterplan for The Vale incorporates a range of 

employment generating uses that are aimed at 

complementing rather than competing with established 

SELs in Bristol and elsewhere in the WoE. The development 

proposals integrate employment provision within each of the 

town centre locations and also provide for a designated 

employment location, sustainably located adjacent to the 

                                                           
4 Based on the Index of Multiple Deprivation (2015) 
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Theme 
Sustainability 

Objective 

Comments 

England sub-region south of the Long Ashton Park & Ride. 

As highlighted above, the accessible and sustainable 

location of The Vale would create good access to work 

opportunities via a range of non-car borne modes of travel 

to SELs and other employment clusters in and around the 

Bristol urban area.  This can be seen on the public transport 

heat maps contained in the Access and Movement 

Framework (see Appendix G). 

Another major component of the development proposals for 

The Vale is the integration of high quality training and 

education opportunities. Discussions are ongoing with an 

education provider regarding the form and configuration of 

education provision to ensure that opportunities are 

available to all parts of the community. 

3b. Achieve 

reasonable access to 

major employment 

areas  

Maintain and 

improve 

environmental 

quality and 

assets 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4a. Minimise impact 

on and where 

appropriate enhance 

cultural the historic 

environment, heritage 

assets and their 

settings 

There have been two key components of the approach to 

heritage assets at The Vale. The first of these has been to 

ensure that a robust suite of archaeological and heritage 

survey works is in place (in consultation with statutory 

consultees) covering all elements of the historic 

environment. 

As explained in the attached Report (Appendix A), there is 

a considerable amount of heritage evidence, including a 

desk-based assessment (historic research); geophysical 

survey (magnetometer scan and detailed magnetometry); 

archaeological evaluation trenches; LiDAR survey and 

analysis; assessment of buildings within the site (including 

detailed assessment of historic buildings and structures); 

historic landscape analysis; and assessment of the setting 

of surrounding heritage assets, and the contribution of the 

site to the setting of these assets. 

The second component has been a focus upon ‘maximising 

enhancement and minimising harm’ through the 

masterplanning of the site as recommended in Historic 

England’s best-practice guidance. This has resulted in the 

evolution of a masterplan which can deliver a significant 

number of new houses with no significant harm to heritage 

assets. The Vale represents a highly deliverable scheme in 

heritage terms and its development will minimise impacts on 
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Theme 
Sustainability 

Objective 

Comments 

 

 

 

 

 

 

 

and enhance heritage assets. 

4b. Minimise impacts 

on and where 

possible enhance 

habitats and species 

(taking account of 

climate change) 

The Report attached at Appendix A explains that the 

ecological data for the site has been collated since 2007, 

which has been updated in relation to the South Bristol Link 

Road, and more recently by PBA on behalf of TW. This has 

included an entire year of studies during 2016, including 

extended Phase 1 surveys and detailed botanical surveys, 

along with a suite of protected species surveys for great 

crested newts, reptiles, otters, water voles, badgers and 

bats. 

The thorough understanding of the ecological sensitivities of 

the site has informed the masterplan.  This has resulted in a 

carefully considered network of Green Infrastructure which 

is integrated into the masterplan. 

Based on the comprehensive understanding of the 

ecological resources of the site, there are no significant 

potential constraints that preclude future development at 

The Vale in terms of ecology. 

In addition, a number of enhancement measures have been 

incorporated.  For example, extensive tree planting has 

been incorporated into the masterplan to enhance foraging 

habitats for bats. 

For these reasons, the development proposals will both 

minimise the impact upon and enhance ecological habitats 

and species consistent with this sustainability objective. 

There is a great deal of certainty over this due to the 

significant evidence available. 

The evidence supporting this conclusion also counters the 

concerns raised in Table 2 of the TESS regarding the 

ecological sensitivity of the location as part of the 

justification for dismissing its potential as an SDL. 

4c. Minimise impact 

on and where 

appropriate enhance 

valued landscapes 

The Vale is not located within or in close proximity to any 

designated protected landscape areas. 

A detailed and thorough analysis of the landscape and 

visual impact of the proposed development has been 

undertaken by Barton Willmore, employing Landscape 

Institute and Institute of Environmental Management & 
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Theme 
Sustainability 

Objective 

Comments 

Assessment methodology. This analysis, which is 

reproduced at Appendix D, critiques and builds upon the 

high level assessment produced by the WoE authorities in 

the SA. 

The analysis concludes that, balancing the beneficial and 

adverse elements of change resulting from the proposed 

built form and landscaping, the proposed development 

would result in limited effects on landscape features on the 

majority of representative visual receptors and on landscape 

character.  The only harm would be very limited and 

localised adverse visual effects, reduced over time with the 

establishment of the landscape strategy. It is therefore 

considered that the proposed development would be 

acceptable in landscape and visual terms and would provide 

opportunities for enhancement of the site and the routes 

which pass through it. 

4d. Promote the 

conservation and 

wise use of land, 

maximising the re-use 

of previously 

developed land 

With the acceptance in the consultation document that 

greenfield land is required to meet even the currently 

identified requirement of 105,000 new homes across the 

plan period, the task is then to identify the most suitable 

greenfield sites and maximise their potential. 

The technical work that has been undertaken at The Vale to 

inform the masterplan means that the proposals ensure that, 

if released from the Green Belt, The Vale would optimise the 

use of land which also includes large areas of landfill, and a 

golf course. 

4e. Minimise the loss 

of productive land, 

especially best and 

most versatile 

agricultural land 

The Provisional Agricultural Land Classification (England) 

1983 indicates the presence of Grade 3 and 4 land in this 

location. The post 1988 Agricultural Land Classification 

surveyed approximately 55 hectares within The Vale, which 

indicated a mix of Grades 3a, 3b and 4. 

A more detailed assessment of agricultural land quality has 

been undertaken by Savills on behalf of TW. This work 

indicates that there is only a small proportion of Grade 3a 

land within The Vale totaling under 20ha.  This is distributed 

across a small number of isolated pockets rather than 

grouped into a single area.  On this basis and in accordance 

with paragraph 112 of the Framework, the quality of the land 
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Theme 
Sustainability 

Objective 

Comments 

should not be considered as an impediment to development 

of The Vale. 

4f. Minimise 

vulnerability to 

tidal/fluvial flooding 

(taking account of 

climate change), 

without increasing 

flood risk elsewhere 

As evidenced in the Report produced by PBA attached at 

Appendix A, careful consideration has been given to all 

forms of flood risk. 

The majority of the area within the proposed development 

falls outside of Flood Zones 2 and 3.  Sensitive uses, 

including all housing, are proposed in those areas which fall 

outside of the areas at risk of flooding. 

Land within Flood Zones 2 and 3 has been integrated into 

the development and is proposed for appropriate uses or 

less sensitive forms of development. The approach adopted 

is consistent with national policy and will ensure that the 

development minimises its vulnerability to flooding. 

The Environment Agency has been engaged through pre-

application discussions and have confirmed in email 

correspondence that they have no objection to the 

development subject to conditions. 

4g. Minimise 

vulnerability to 

surface water flooding 

and other sources of 

flooding, including 

surface water, without 

increasing flood risk 

elsewhere 

Surface water run-off will be controlled through the 

application of sustainable drainage systems (SUDS). 

Assessments of the individual water catchment areas within 

the development area have been undertaken and an over-

arching strategy developed which has been integrated into 

the masterplan. 

The development will result in no net increase in run off and 

will therefore satisfy objectives 4f and 4g which seek to 

ensure development will not increase flood risk elsewhere. 

Indeed, the SUDS attenuation built into the masterplan will 

reduce existing run off rates leading to an improvement in 

the current conditions. 

Further details are provided in the attached report 

(Appendix A) and the masterplan demonstrates how the 

requirements to accommodate surface water drainage have 

been taken into account through the layout and form of the 

proposed development. 

This approach to SUDS and surface water drainage has 

been reviewed by the Environment Agency (EA) through the 
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Theme 
Sustainability 

Objective 

Comments 

pre-application consultation TW have undertaken and they 

have confirmed it as acceptable. 

4h. Minimise harm to, 

and where possible 

improve, water quality 

and availability 

The Vale does not contain, nor is it located near to, any 

Groundwater Source Protection Zones. 

Whilst a number of watercourses run through the site, these 

have been assessed and mitigation can be built in to the 

masterplan to ensure that there is minimal effect on water 

quality. 

Minimise 

consumption 

of natural 

resources 

5a. Achieve 

reasonable access to 

sustainable 

transportation 

Accessibility to sustainable modes of travel is one of, if not 

the most, important components of sustainability which can 

be influenced by the strategic plan-making process. Indeed 

the Framework identifies (at paragraph 17) that one of the 

core principles of plan-making (and decision-taking) is to 

“actively manage patterns of growth to make the fullest 

possible use of public transport, walking and cycling and 

focus significant development in locations which are or can 

be made sustainable”. 

In light of its significance a sizable amount of work has been 

undertaken by PBA on behalf of TW to assess the 

accessibility of the site and consider the range of 

sustainable travel opportunities. Further details of this are 

provided in Appendix F which provides a comparative 

evaluation of the sustainability of The Vale against M5/A38 

Corridor SDL as defined in the TESS (since refined to the 

Banwell and Churchill SLDs) and the Access and Movement 

Framework (see Appendix G) which explains the measures 

proposed at The Vale to harness and maximise the 

considerable sustainability benefits provided by its location. 

The Vale is capable of delivering new homes in an 

unparalleled location for promoting travel via non-car borne 

modes. Development at The Vale would link in to existing 

and new local bus services, the strategic MetroBus network 

which will run adjacent to the site along the South Bristol 

Link Road, and create high quality walking and cycling 

routes connecting into the existing local network. 
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Theme 
Sustainability 

Objective 

Comments 

Furthermore, with the Weston-super-Mare (WSM) to Bristol 

railway line dissecting the site, TW are committed to 

investigating the opportunities to deliver a railway station 

serving the site. The feasibility of this will be discussed with 

Network Rail and operators and the land made available as 

required. 

In addition to the opportunities for future residents, TW is 

committed to reserving corridors of land within the 

masterplan for The Vale sufficient to enable any of the new 

and / or improved surface access strategies identified within 

the South West Economic Link Option Development Report 

for access between Bristol Airport and Bristol itself, including 

light or heavy rail and A38 corridor improvements. 

The masterplan also incorporates land for an extension to 

the Long Ashton Park & Ride and a new Park & Ride on the 

A38.  These are both components of the JTS and their 

inclusion within the proposals for The Vale will have wider 

strategic benefits for sustainable travel in the West of 

England. 

The Vale represents the most sustainable potential SDL for 

transportation in the WoE both in respect of its location and 

the form of development proposed through the masterplan. 

As such it scores very highly against this important 

sustainability criterion. 

5b. Reduce non-

renewable energy 

consumption and 

‘greenhouse’ 

emissions, and 

provide opportunities 

to link into existing 

heat network 

With the sustainability and energy performance of 

residential development closely controlled through building 

regulations, the greatest opportunity to reduce non-

renewable energy consumption and greenhouse gas 

emissions through strategic plan-making is in the careful 

selection of the most sustainable locations for development 

that reduce the need to travel and in particular minimise 

reliance on car borne modes of travel. 

As highlighted above, The Vale offers unparalleled 

connections into existing and committed public transport as 

well as opportunities for walking and cycling as primary 

modes of travel. 
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 In contrast to the very significant concerns raised over Banwell and Churchill and the uncertainty 

that exists with some of the other SDL, this evidence provides considerable confidence regarding 

the deliverability of an SDL at The Vale.  It is our intention to supplement the evidence provided in 

support of this representation prior to the Examination.  At that time we expect to have submitted 

an outline planning application alongside a full EIA. 

 

(iv) Deliverability of a Strategic Development Location at The Vale 

 As is the case with all SDLs, deliverability is a key consideration for the plan-making process. In the 

representation on the Banwell and Churchill SDLs we explained that there are a number of facets 

to deliverability. Using these as a framework, we have assessed how the proposals at The Vale 

perform against each consideration. 

 First, is the availability of the land free from legal or ownership impediments to its delivery. As 

explained earlier in this representation, The Vale has a considerable and long-standing planning 

pedigree. During this time, the individual landowners across the proposed SDL area have all either 

signed up to an option agreement or sold the land freehold to Ashton Park Limited - a company 

now owned in full by Taylor Wimpey. All of the land within the proposed SDL is therefore either 

controlled by virtue of an option agreement or within the freehold ownership of Taylor Wimpey. 

 In contrast with other identified SDLs, including Banwell and Churchill, at The Vale there is: 

 a full understanding of the pattern of land ownership and mapping of all title information; 

 a willingness on the part of all landowners to form part of the overall development; 

 a legal commitment on the part of all landowners to sell their assets should planning 

permission be granted; 

 no legal covenants or restrictions which would impede the delivery of the development; and 

 no need to deliver major strategic infrastructure on that land outside of the area controlled in 

order to facilitate the delivery of the development. 

 This set of circumstances is extremely uncommon, if not unique, for a development of the scale 

involved at The Vale. A single controlling entity, in this instance Taylor Wimpey, provides a 

considerable advantage in relation to the delivery of development. There are no competing 

commercial interests, nor is there a need for complex consortium agreement to address the timing 

and delivery of supporting infrastructure. If planning permission is granted, Taylor Wimpey can 

exercise the option agreements, draw down the land and deliver a phased development as agreed 

through the planning permission and Section 106 Agreement. This avoids the huge complexities 



 

 

West of England Pre-Submission Joint Spatial Plan 

Representation Statement by Savills on behalf of Taylor Wimpey  

 

 
   

Policy 7 – SDLs: Omission Site – The Vale  January 2018  27 

and inevitable delays in delivery that have occurred on major developments elsewhere, including 

large sites within the WoE area such as the Cribbs Patchway New Neighbourhood.  

 Second, is the duration of the planning process. In relation to the proposed Banwell and Churchill 

SDLs we have expressed concern regarding the time it would take for the preparation and approval 

of all the necessary planning permissions to enable development to commence on site. Taylor 

Wimpey has undertaken to prepare an outline planning application in parallel with the production of 

the JSP. The application will be submitted in advance of the JSP Examination.  This will reduce 

considerably the overall time involved in the planning process and, should The Vale be allocated 

for development within the JSP, it would enable the expedient grant of planning permission, 

commencement of development and first residential completions. 

 This would also avoid the difficulties which frequently arise between the plan-making and decision-

taking stages of the planning process. Challenges often arise for both local planning authorities and 

applicants because planning policies are based upon a plan-making level of evidence which is 

substantially less detailed than that required to support a planning application.  Through the 

submission of a planning application and the supporting EIA in parallel with the plan-making 

process, it is possible to ensure that the policy accurately reflects detailed decision-taking 

evidence. 

 Third, relates to the scale of the supporting infrastructure required to enable the delivery of the 

SDL. Unlike those SDLs where the delivery is dependent upon the completion of significant (up 

front) infrastructure improvements in order to create the necessary highways capacity and / or 

provide the sustainable travel opportunities, the major component of infrastructure required for The 

Vale (a highways link between the A370 and A38 – the South Bristol Link Road) was opened in 

early 2017. There is, therefore, no uncertainty regarding the funding and business case support for 

this infrastructure, nor is there a risk that land assembly or compulsory purchase order will delay or 

even potentially derail its delivery. 

 Similarly, the public transport network, including the existing MetroBus route will be open and 

operational regardless of whether The Vale is allocated as an SDL. The Vale can therefore connect 

into an existing network and does not rely upon the delivery of major public transport 

improvements, the capital funding, financial viability and physical delivery of which have not yet 

been assessed in detail. 

 Taylor Wimpey has progressed discussions with external bodies regarding the delivery of the 

necessary and desirable supporting social and community infrastructure. For example, initial 

discussions have taken place with Weston College regarding their potential involvement in the 

running of the education and training establishments on site. Similar discussions have also taken 
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place on the delivery of employment space and provision of the healthcare hub. These 

conversations will continue and will inform the planning application proposals. 

 Finally, is the issue of the rate at which development can be delivered and absorbed within the 

housing market. The Vale has a number of notable benefits in this regard over and above other 

allocated and proposed SDLs. Its location will enable the delivery of housing directly serving the 

needs of Bristol. For the reasons explained previously within this section of the representations, 

Bristol is the major focus of demand for housing within the WoE area and, as a consequence, high 

absorption rates are entirely achievable.  

 Given the importance of delivery, we have included at Appendix E a specific ‘Deliverability Paper’ 

produced by Savills on behalf of Taylor Wimpey setting out the housing and key infrastructure 

delivery trajectory should The Vale be allocated as an SDL. The Paper concludes that the 

development could be delivered in its entirety during the JSP plan period (up to 2036). 

 Overall, The Vale as a potential SDL performs extremely well when considered against each facet 

of deliverability relevant to the plan-making process. Not only is the land available, there are no 

impediments to the delivery, the key infrastructure requirements are already in place, and the 

development would provide housing in close and accessible proximity to Bristol city centre. There 

can, therefore, be a great deal of certainty that, should The Vale be identified as an SDL, the 

development would make a significant contribution toward meeting the JSP housing requirement 

during the plan period. 

 

(v) Exceptional Circumstances for Green Belt Release at The Vale 

 One important difference between The Vale and the Banwell and Churchill SDLs is that the former 

falls within the land designated as Green Belt while the latter do not. In addition to the above 

analysis, which we have sought to apply consistently in the assessment of these locations, it is 

essential to also consider the implications for the Green Belt designation on the potential for a SDL 

at The Vale. 

 National policy in the Framework is clear that land should only be removed from the Green Belt to 

facilitate development in ‘exceptional circumstances’. Exceptional circumstances are not defined in 

the Framework, but it has been commonly accepted elsewhere that the scale of housing need can 

constitute exceptional circumstances. In this respect, exceptional circumstances exist where the 

scale of housing need exceeds the level that can be accommodated sustainably within the 

constraints of Green Belt policy.  

 There are a number of examples where this is the case, including locally in the Bath & North East 

Somerset Core Strategy and in a joint planning context through the Gloucester, Cheltenham and 
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Tewkesbury Joint Core Strategy. The scale of housing need was also deemed to constitute 

exceptional circumstances for the release of land from the Green Belt through the RSS process. 

 The WoE authorities acknowledge that the test for exceptional circumstances has been met in 

relation to the JSP, even on the basis of the housing requirement of up to 105,000 dwellings 

proposed in the JSP. This is a conclusion we entirely agree with, and the case will only strengthen 

if the full objectively assessed need for housing increases as we have explained that we consider it 

should in other representations. 

 Appended to these representations is a Paper we have prepared which focuses specifically on 

Green Belt and the case that exists for exceptional circumstances at The Vale (see Appendix C). 

The Paper explains the background to the exceptional circumstances test and how this has been 

defined by Inspectors and through the Courts. Using the structured approach advocated by Mr 

Justice Jay in Calverton Parish Council v Nottingham City Council [2015] EWHC 1078 (Admin) the 

Paper provides evidence and concludes categorically that exceptional circumstances exist for the 

release of land at The Vale. 
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C. Conclusions on the Soundness of an SDL allocation at The 

Vale 

 For the reasons explained in other representations, we consider that various components of the 

JSP, including two specific allocations, fail the tests set out in paragraph 182 of the Framework and 

is therefore unsound.  Where this is the case we make clear recommendations as to how we 

consider the JSP could be modified to address the soundness issues identified. 

 In this section of the representation we draw upon the evidence provided and explain why we 

consider the allocation of The Vale as an SDL passes the tests set in paragraph 182 of the 

Framework and why this change to the JSP would therefore be ‘sound’. 

 Positively Prepared - The evidence provided in and alongside our representation clearly 

demonstrates the deliverability of development at The Vale. Unlike certain other strategic 

locations which have been allocated in the JSP, The Vale would make a significant 

contribution towards addressing the objectively assessed need for development in tandem 

with the supporting community and transport infrastructure. 

The evidence on the objectively assessed need and sources of housing land supply 

demonstrate that the City of Bristol is incapable of providing sufficient suitable and 

deliverable land to meet its future housing needs over the JSP plan period. It is entirely 

reasonable and appropriate that the three neighbouring authorities in the WoE collectively 

address the shortfall and therefore a proportion of these needs should be directed towards 

sustainable locations within NSC. Such an approach is entirely consistent with the 

overarching objective of achieving sustainable development and therefore in accordance 

with the positively prepared soundness test. 

 Justified - The Spatial Strategy and sustainability evidence provided within our 

representations clearly demonstrate why the allocation of The Vale as an SDL is a crucial 

part of the most appropriate Spatial Strategy for the WoE area. Presently, the draft JSP 

does not propose the most appropriate strategy and incorporates unreasonable alternative 

SDLs which are unsuitable, unsustainable and ultimately undeliverable. The allocation of 

The Vale is fundamental to the JSP passing the 'justified' soundness test. 

 Effective - Certain component parts of the JSP are simply not deliverable within the plan 

period and as currently drafted, the plan does not therefore provide an effective framework 

for supporting the required level of development. Indeed, we have significant doubts as to 

whether certain components of the JSP, including both development proposals and 

supporting infrastructure, are capable of delivery at all, even beyond the plan period. 
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The Vale, in contrast, is demonstrably deliverable. It is within the control of a single party, 

all technical and environmental constraints can be effectively addressed and a planning 

application for the entire development will be submitted in advance of the JSP Examination. 

Should The Vale be identified as an SDL and the land removed from the Green Belt, the 

application could be determined within a matter of months enabling work to start on site 

within the first five years of the JSP plan period. Aside of the two smaller sites at Thornbury, 

we are aware of no other potential SDLs which can provide much-needed housing within 

such a short time frame. 

 Consistent with a National Policy - The Vale represents one of, if not the, most 

sustainable, large-scale development opportunities in the WoE area. The considerable 

work undertaken to develop the proposals for the site and supporting environmental impact 

assessment has resulted in a masterplan and evidence base that clearly demonstrates how 

the proposals would contribute towards the delivery of sustainable development. Further, 

more detailed information on how The Vale will support the delivery of social, economic and 

environmental objectives, is provided in the preceding section of this representation. 

 In conclusion, it is with great confidence and certainty that we can conclude that the allocation of 

The Vale as an SDL would be entirely consistent with the four soundness tests within paragraph 

182 of the Framework. Furthermore, and crucially in respect of the overall soundness of the JSP, 

inclusion of The Vale as an alternative to the Banwell and Churchill SDLs would replace an 

unsound component of the JSP with a sound one. 

 The exclusion of The Vale as an SDL singularly and fundamentally undermines confidence that the 

WoE authorities (and NSC in particular) have produced a sound development plan document with 

sustainability at its heart.  The exclusion of such a demonstrably sustainable and deliverable 

opportunity for strategic scale development, at a time of unprecedented housing need within the 

WoE area does not represent positive planning. 

 For the many reasons addressed through our representations and the evidence supporting them, 

we strongly consider that The Vale must be allocated as an SDL if the JSP is to be found sound. 
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D. Proposed Changes 

 In accordance with the evidence above, it is proposed that the area identified on the plan attached 

at Appendix H is allocated in the JSP as an SDL.  To support the allocation a draft policy has been 

produced as follows: 

Policy 7.X – Ashton Vale 

Land to the south west of Bristol is shown indicatively on the Key Diagram as the broad location to 

accommodate the development of three linked new villages. The key strategic principles and 

infrastructure requirements are as follows: 

 Delivery of a collection of new villages to create a sympathetic and well-designed development 

appropriate of around 4,500 dwellings including affordable housing. 

 Creation of a new neighbourhood centre and two further local centres to provide a focal points 

for the new communities and meet the day to day needs for retail, services and facilities, 

including a new healthcare hub. 

 Creation of new footpath and cycleways linking the development to the existing cycleway 

networks in the vicinity of the site, the MetroBus and local services and facilities. 

 New or improved local bus services to enhance connectivity to the existing network. 

 Local highways improvements works. 

 Provision of three new primary schools and a secondary school to be located to maximise safe 

access from surrounding communities by walking and cycling. 

 Development should avoid Flood Zones 2 and 3 and demonstrate reduced run-off rates 

including through the use of attenuation ponds and other features as appropriate. 

 Identification of land for B class employment uses. 

 Production of a Landscape and Ecological Management Plan. 

 Explore opportunities for the creation of a new Park and Ride on the A38 and a potential 

extension to the existing Long Ashton Park and Ride on the A370, subject to demand. 

Savills (NM) 

January 2018 
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Policy 7.5 Banwell Garden Village SDL Site Requirements; and 

Policy 7.6 Churchill Garden Village SDL Site Requirements. 
 

Summary of Representations 

 The allocation of Banwell and Churchill as Strategic Development Locations is inconsistent and 

incompatible with the Joint Spatial Plan’s Strategic Priorities and Vision, as well as being unjustified, 

ineffective and inconsistent with national policy.  This internal inconsistency within the Joint Spatial 

Plan is the hallmark of unsoundness and both Banwell and Churchill should be removed as 

Strategic Development Locations (overall conclusion). 

 Strategic Development Locations at Banwell and Churchill will not facilitate highways improvements 

as the development itself is likely to provide only a fraction (circa £11.19m) of the total cost (at circa 

£621m) of the necessary strategic highways improvements (paragraphs 11 to 16). 

 Even if Banwell and Churchill could be delivered, the economic / job growth evidence clearly 

demonstrates that there would be insufficient additional job growth to maintain the important and 

long-standing objective of enhancing self-containment in Weston-super-Mare (paragraphs 17 to 

31). 

 New housing in Banwell and Churchill is not needed to meet the future growth needs of Weston-

super-Mare as a considerable pipeline of housing land supply already exists (paragraphs 32 to 40). 

 Applying the West of England authorities’ own Sustainability Assessment Framework criteria to 

Banwell and Churchill demonstrates that they are not suitable or sustainable locations for strategic 

scale growth, contrary to the various requirements of the Framework, section 39(2) of the 2004 Act 

and Department for Transport Circular 02/2013 (paragraphs 41 to 46). 

 Even if allocated, Banwell and Churchill Strategic Development Locations are undeliverable during 

the Joint Spatial Plan plan period due to: 

(i) the complex and factious pattern of land ownership, with certain landowners expressing a 

desire not to be involved (paragraphs 50 to 59); 

(ii) the significant infrastructure burden required to enable development which would require 

considerable public sector funding, represent low ‘Value for Money’ and for which there is 

no confirmed, or even realistically achievable, sources of funding (paragraphs 60 to 65); 

(iii) there is insufficient market absorption in that location to deliver the scale of growth proposed 

(paragraphs 66 to 67); and  

(iv) based on the West of England authorities’ viability evidence, neither Strategic Development 

Locations would be able to contribute to strategic infrastructure and deliver a policy 

compliant level of affordable housing (paragraphs 68 to 78). 
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Introduction 
 

1. There is no doubt that the future housing and economic needs of the West of England (WoE) area 

require challenging decisions to be made on the future patterns of growth within the Joint Spatial 

Plan (JSP). The development of any potential Strategic Development Locations (SDL) is likely to 

have both positive and negative impacts upon environmental, social and economic considerations 

which need to be balanced with careful, evidence-based, decisions taken on which should contribute 

to the delivery of the required scale of housing and economic development.   

 

2. Whilst we recognise the scale and complexity of this challenge and broadly accept the need to 

identify a wide range of SDLs in order to boost the delivery of housing within the JSP area, we object 

to the allocation of two SDLs currently identified in the consultation document: Banwell Garden 

Village (Policy 7.5) and Churchill Garden Village (Policy 7.6). 

 

3. This representation explains why, due to their suitability, sustainability and deliverability, Banwell 

and Churchill cannot be incorporated into a sound JSP, and should therefore be removed in their 

entirety from the JSP. 

 

4. Our objections to Banwell and Churchill can be grouped into three broad areas.  These are explained 

in detail below under the following headings: 

 

A. There is no rational and sound strategic justification for the proposed Banwell and Churchill 

SDLs; 

 

B. Banwell and Churchill do not represent suitable or sustainable locations for strategic scale 

development; and 

 

C. The Banwell and Churchill SDLs are demonstrably undeliverable and will not therefore 

provide the much needed scale of housing required during the plan period. 
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A. Justification for the Banwell and Churchill SDLs 
 

5. Our representation to Policy 2 on the Spatial Strategy explains our objection to the lack of an 

evidence-led approach informing SDL selection within the JSP. This has resulted in an incoherent 

and inconsistent approach to the selection of SDLs, with little, if any, regard to sustainability or the 

JSP’s Vision or Strategic Priorities. 

 

6. Within the Vision, it states that: 

 

 “patterns of development and transport will facilitate healthy and sustainable lifestyles; 

 

 existing and new communities will be well integrated, attractive and desirable places 

and supported by the necessary infrastructure; and 

 

 new development will be resilient to, and reduce the impacts of climate change”. 

 

7. In line with the evidence set out within the remainder of this representation, the Banwell and Churchill 

SDLs are contrary to each of these components of the Vision. If ever delivered, development in these 

locations would not facilitate healthy and sustainable lifestyles, indeed, all the evidence indicates 

that it would result in significant levels of car-based movements and as part of an overall pattern of 

development it would be highly unsustainable with few, if any health benefits. Furthermore, it is not 

at all clear if and how the necessary infrastructure would be funded or delivered, in particular the 

very significant highways improvements. Finally, given the relative unsustainability of these SDLs, 

the development would reduce resilience and have significant harmful impacts on achieving climate 

change objectives. The Banwell and Churchill SDLs will therefore have a harmful effect on the ability 

of the JSP to meet its Vision and Strategic Priorities. 

 

8. In the absence of a properly considered and evidenced Spatial Strategy, the only rationale provided 

for the selection of the broad area known as ‘M5/A38 Corridor’, now refined into the Banwell and 

Churchill SDLs, is contained in the (Regulation 18) 'Towards the Emerging Spatial Strategy' (TESS) 

consultation document. Here it states that: 

 

“Development in this general location, possibly by a new garden village, provides the 

opportunity to significantly upgrade the transport infrastructure on this corridor as part of 

an overall objective of improving the A38 south of Bristol and improving connectivity for 

the Airport. This would target the A38 route to the south of the Airport, improving 

accessibility for economic development and access to new jobs to the south and east of 

Bristol. It creates potential improvements to M5 access at Weston, relieves pressure on 
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A370 corridor and addresses long standing community impacts, notably a bypass to 

alleviate congestion in Banwell. As further growth at Weston is highly constrained by 

topography, flood plain and significant highway capacity issues, this provides an 

opportunity to provide future growth to meet Weston’s needs, linked to the existing urban 

area by transport improvements.” 

 

9. Therefore, the WoE authorities’ strategic justification for the selection of this broad area / the two 

SDLs is twofold: 

 

i. It will facilitate highways improvements including enhanced road connectivity to Bristol 

Airport; require a new junction on the M5, thereby creating improvements to Junction 21 at 

Weston-super-Mare (WSM); and, deliver the Banwell bypass; and 

 

ii. The new housing would provide for the future growth needs of WSM during the plan period. 

 

10. We address each of these claims in turn, explaining why neither represents a sound basis for the 

allocation of the Banwell and Churchill SDLs and therefore why development in these locations is 

neither justified nor needed. 

 

Potential to Facilitate Highways Improvements 

 

11. The opportunities for strategic development such as the Banwell and Churchill SDLs to support the 

delivery of infrastructure is intrinsically linked to their financial viability and the infrastructure and 

policy requirements. 

 

12. The primary source of funding for infrastructure from development is the Community Infrastructure 

Levy (CIL).  The current rate set within the adopted CIL Charging Schedule for North Somerset for 

open market residential dwellings on strategic sites is £40 per sq.m.. Based upon an average 

dwelling size of 100 sq.m., policy compliant1 30% affordable housing and a combined 4,700 

dwellings, the Banwell and Churchill SDLs could in total contribute £13.16m. Of this, between 15%-

25% will be directed towards the local communities depending upon whether they have a 

neighbourhood plan in place. 

 

13. Therefore, the maximum total CIL receipt available to North Somerset Council (NSC) for 

infrastructure is £11.19m. This funding will need to contribute towards delivery of all required 

infrastructure contained on the CIL Regulation 123 List. This includes: 

 

                                                           
1 As per current North Somerset Council policy. 
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Community and leisure 

 Leisure Centres, swimming pools and fitness gyms. 

 Libraries and information services. 

 Off-site play areas, multi-use games areas (MUGAs) and skate parks. 

 Community capacity funding, community development and youth services. 

 

Education 

 Early years’ provision and children’s centre services except at Strategic Development Areas. 

 Primary school provision, except at Strategic Development Areas. 

 Secondary school provision, except at the Weston Villages. 

 Special Educational Needs and Disabilities (SEND) provision. 

 

Green Infrastructure & Public Realm 

 Formal parks and public gardens. 

 Community parks, except for on-site community parks at Strategic Development Areas. 

 Off-site woodlands and woodland areas. 

 Off-site conservation sites and biodiversity improvements. 

 Public realm improvements, including heritage-related schemes and parking schemes, 

except where part of a development site. 

 Off-site allotments. 

 

Flood & drainage 

 Strategic flood and drainage schemes; and 

 Coastal and seafront defences; and 

 Moors and lowland flood defence schemes; 

 

Transport & travel 

 Strategic transport schemes, including: 

 Improvements to junctions 19, 20 and 21 of the M5 and associated projects. 

 Rail improvements. 

 Showcase bus routes/Metrobus. 

 Improvements to routes to Bristol Airport. 

 Herluin Way/Locking Road Link. 

 Strategic Public Rights of Way and cycle, foot and bridleway routes, including the Strawberry 

Line, Festival Way, coastal routes and Pill to the Mendips route. 

 

Other  

 Strategic broadband schemes. 
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 Economic development and employment-led financial contributions. 

 Emergency services provision, other than fire hydrants. 

 Health services. 

 Strategic waste management schemes. 

 

14. The infrastructure requirements associated with delivery of Banwell and Churchill are set out in their 

respective allocation policies within the draft JSP. This includes the provision of a secondary school 

to serve the new community.  Disregarding all other items, the typical cost of a secondary school 

alone is in the region of £20m - £30m. The CIL revenue could only therefore pay for a fraction of the 

cost of this one important piece of community infrastructure, leaving nothing for any other policy 

requirements or highways infrastructure. 

 

15. Even if NSC determined that all CIL revenue would be directed towards delivery of the highways 

improvements to the A38 Corridor and new Junction 21A, this would represent only 1.8%2 of the 

anticipated total cost of such works. Such a small fraction of the cost would provide no meaningful 

contribution to this infrastructure. It would also be incumbent upon the local planning authority to 

secure the necessary funding to deliver all other items of infrastructure contained on the Regulation 

123 List. 

 

16. Notwithstanding the above, the viability evidence produced by the WoE authorities concludes that 

neither the Banwell or Churchill SDLs would be able to provide a full policy compliant level of 

affordable housing even if no contribution was made toward strategic infrastructure, via CIL or any 

other mechanism.  This evidence categorically proves that these SDLs could not financially 

contribute towards the strategic highways infrastructure improvements on the A38 corridor 

necessary to facilitate residential completions. There is therefore no rational basis to allocate the 

Banwell or Churchill SDLs on the grounds that they will assist in delivery of strategic highways 

infrastructure improvements. 

 

The need for Strategic Development to meet the needs of Weston-super-Mare 

 

17. Notwithstanding the significant concerns we hold regarding the suitability and sustainability of a 

development of 4,700 dwellings, of fundamental importance is the question of whether there is a 

need for development of such a scale to meet the housing needs of nearby WSM. 

 

18. WSM has accommodated significant housing development in recent years alongside growth in retail 

provision. Economic growth and the creation of new jobs has not, however, kept pace with the 

residential completions and the homes:jobs ratio for development in the Weston Villages has not 

                                                           
2 £11.186m as a percentage of the total package of £621m. 
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been achieved in the form initially envisaged. As a consequence, many of the residents of WSM 

commute daily to the Bristol urban area for employment adding significant traffic and associated 

congestion to the M5, A370 and A38 corridors. 

 

19. This is acknowledged in the JTS which states at paragraph 5.3 that: 

 

“There are existing congestion problems within Weston-super-Mare, with queuing along 

the A370, A371 and at M5 Junction 21. The current levels of planned growth in the town 

will mean that these problems will continue to worsen. Higher planned levels of new local 

employment will help to reduce the need to commute out of the town, but there will 

continue to be high levels of commuting towards Bristol, which will continue to place 

pressure on the local and strategic road network”. 

 

20. In order to counter this unsustainable trend, an employment-led strategy for WSM is advocated 

which focuses on the rebalancing of housing and jobs before further strategic scale housing growth 

is planned.  Such a strategy has a strong planning pedigree having formed a component of the 

spatial strategy for the WoE area in Regional Planning Guidance Note 10 (RPG10) and the 

Replacement North Somerset Local Plan. In considering the strategy, Paragraph 4.5 of the 

Replacement Local Plan Inspector’s Report states that: 

 

“The objective expressed through paragraph 3.27 and 3.28 [of RPG10] of encouraging 

regeneration of WSM and taking account of the proximity to Bristol are given effect 

through the policy SS 10 [of RPG10]. Most importantly, this policy says 'limit further 

housing growth (in WSM) until employment is more closely in balance with housing’. This 

is a severe and fundamentally important obligation that must direct the RLPs strategy. 

The 2001 census revealed the number of economically active residence as 35,742 

compare that to the number of employment opportunities available to them (according to 

the ABI 2001) of 28,346, with 35% of the employed people commuting daily to Bristol. 

Since that time, additional large housing schemes WSM have aggravated the situation, 

with the growth in economically active residents increasing more than 15% higher than 

the number of new jobs. Again, this emphasises the need to modify the first aim in table 

3.1. The RLP would also be improved in this regard by adding a bullet point to paragraph 

3.18, emphasising the objective of achieving better self-containment of settlements.” [our 

emphasis] 

 

21. Similarly, within the (now revoked) Regional Spatial Strategy (RSS), great emphasis was placed on 

the rebalancing of jobs and housing at WSM. Paragraphs 4.1.16 and 4.1.17 of the Secretary of State 

Proposed Changes version of the RSS explains the sub-regional housing strategy for WSM. Here 

the RSS stated: 
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“4.1.16 Weston-super-Mare has experienced major restructuring in local industry and the 

tourism sector, and its economic decline is reflected in the relatively poor state of the 

town centre’s retail and leisure offer. Major housing development has not been 

accompanied by commensurate employment growth and the imbalance between homes 

and jobs in the town is such that Weston-super-Mare is the least self-contained SSCT in 

the region. Job growth in Bristol city centre and at Bristol North Fringe has resulted in 

significant levels of unsustainable out-commuting from the town with significant 

congestion impacts on Junction 21 of the M5. 

 

4.1.17 The key strategic development issue for Weston-super-Mare is to attract new 

investment and jobs to the town to address imbalances between employment and 

housing and the resulting out-commuting flows to Bristol. New development, both in the 

centre of town and in an urban extension, should be closely linked to job growth so that 

additional housing is not provided out of step with expansion of the economy and local 

employment. Revitalisation of the town centre is also essential, by improvements to and 

modernisation of retail and leisure facilities and enhancement of public realm and the 

town’s network of green infrastructure.” [our emphasis] 

 

22. It is evident from the above extracts that there is a long-standing strategy of rebalancing housing 

and employment in WSM, endorsed through successive planning documents. This objective remains 

in place and planning conditions attached to the major developments at Weston Villages restrict 

housing development to ensure proportionate delivery to employment generating development. The 

premise of this strategy and its rationale is well founded in sustainability principles; principles which, 

since the publication of the Framework, have greater status and importance now than they did in 

when the strategy was both devised and endorsed through the independent Inquiry into the 

Replacement Local Plan and the Examination in Public of the RSS. 

 

23. With this important strategic objective in mind and having regard to the future economic growth 

prospects, evidence exists to indicate that there are more than sufficient existing housing allocations 

and commitments within and adjacent to WSM to meet its housing growth needs over the JSP plan 

period (up to 2036) and beyond without two new SDLs totalling 4,700 units, without significant 

quantities of employment, in close proximity. We set out the evidence of past and future economic 

growth at WSM and the existing housing supply pipeline in the following paragraphs. 
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Job Growth at Weston-super-Mare 

 

24. Given the importance and long-standing nature of this objective, it is somewhat surprisingly that NSC 

do not seek to monitor the net change in employment at WSM. Whilst there is therefore no definitive 

evidence, there are a number of data sources which can be drawn upon to support this conclusion. 

 

25. First, to provide some historical context to the achievement of this objective is the Statement 

prepared by NSC for the Core Strategy Examination session on the employment requirement. A 

copy of this statement is attached at Appendix A and the relevant sections have been extracted and 

copied below: 

 

"For North Somerset in 2011, the jobs to homes ratio is thought to be around 0.98 jobs 

to each home. For Weston-super-Mare, the situation is worse (around 0.83 JHR) 

compounded by significant recent housing growth, lack of supporting employment 

opportunities and the impacts of commuting flows. For North Somerset, housing 

development since 2001 has been in the region of around 1.6 new homes to each job 

created up to 2011. For Weston-super-Mare the balance of growth is more problematic 

with around 1.9 new homes built for each new job provided." 

 

26. Specifically in relation to self-containment, the Statement came to the following conclusion: 

 

"The self-containment level describes the proportion of the economically active residents 

that live and work in the same area. Census 2001 data indicates a North Somerset self-

containment of 64%, and this is likely to have reduced up to 2011 given significant 

residential growth out of balance with employment creation and a trend to longer distance 

commuting. Similarly Weston-super-Mare also had a self-containment of 64% in 2001. 

 

The situation is likely to have got relatively worse at Weston-super-Mare reflecting 

increased out-commuting, an increasing trend to longer commuting distances around 

stronger centres of employment, imbalanced homes growth and lack of employment 

opportunities available locally. Significant housing growth since 2001 has led to an 

increased economically active population not matched by supporting employment 

opportunities. In 2011 there is an estimated economically active population of 40,153 

people compared to 31,664 jobs. When commuting flows are factored in the jobs 

available to the locally economic active population reduce to 0.56 jobs per person and a 

resultant self-containment level of 60%. The balance between jobs and homes is below 

a sustainable threshold referred to in ED/11, paragraph 3.16." 
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27. The evidence within this Statement speaks for itself. Despite a strategy of rebalancing jobs and 

homes at WSM which has existed for at least 20 years, as of 2011 there remained a significant 

proportion of out-commuting from the town. 

 

28. More recently it is helpful to examine the evidence provided in the section of NSC’s 2016 and 2017 

Annual Monitoring Reports (AMR) which address the Weston Villages Area Policy. Extracts of the 

relevant pages from each are attached at Appendix B. 

 

29. The 2016 AMR helpfully explain the number of 'jobs credits' that have been offered to each of the 

principal developers on the Weston Villages site in the years 2012/13 – 2014/15. These credits, 

alongside direct employment provision, are used to determine the quantum of residential 

development acceptable to maintain the required jobs to homes ratio. The AMR advises that in the 

three years since 2012/13 there are a total of 413 new jobs3 recorded on-site and off-site, equating 

to 137.7 per annum. 

 

                                                           
3 Assumes full occupation of the Hive (174 jobs), speculative office building at Locking Parklands (49 jobs) and Landing Light Pub 

(25 jobs).  The off-site jobs created include a wide variety of sources, including the reopening of businesses in long-term vacant 

units. 
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30. A further indicator of the economy at WSM is the occupancy of the Knightstone Housing Association 

head office on Plot B of the Weston Gateway Business Park. This building, comprising 40,000 sq.ft. 

of office floor space, was completed in May 2013. Since this time no occupier has been identified for 

the 13,350 sq.ft. available on the top floor of this building. Furthermore, despite planning permission 

for a 26,000 sq.ft. building known as Enterprise House, this has not been delivered as no occupier 

has been identified. 

 

31. The above evidence strongly suggests that there has been very little progress delivering the 

economic growth which would redress the historic imbalance of jobs and homes at WSM.  On the 

contrary, the evidence indicates that the situation has in fact worsened over the years for which 

evidence is available. 

 

Housing Growth 

 

32. Based upon NSC’s evidence at the start of the JSP plan period (2016), there was a total housing 

supply for WSM of 11,500 dwellings. This comprises the following sources of supply: 

 

Table 1: Housing Land Supply for Weston-super-Mare 

 

Sources of Supply Totals 

Commitments 9,046 

Windfalls 1,120 

Small Sites with Planning Permission 149 

Urban Capacity (from JSP evidence) 1,000 

Urban Living 185 

Total 11,500 

 

 

33. To put this in context, the current pipeline of commitments and opportunities identified by NSC at 

WSM represents an increase of 28.0% on the existing housing stock4. With the addition of the 

proposed Banwell and Churchill SDLs, the total supply would increase to 16,200 dwellings5, which 

would represent an increase of 39.4% on the existing housing stock. 

 

                                                           
4 Based on the 2011 Census data from NOMIS (Table KS401EW) total of 39,667 and the 2015 North Somerset Annual Monitoring 

Report total of 1,417. The total number of dwellings is therefore 41,084. 

5  11,500 + 1,900 (Banwell) and 2,800 (Churchill) = 16,200 dwellings. 
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34. During the past ten years there has been a total of 3,462 completions at WSM, equating to 346.2 

dwellings per annum. To some degree this has occurred because of the housing pressures within 

the neighbouring authority areas and the under-delivery of housing in general, but particularly family 

housing within Bristol. The commuting flows from WSM to Bristol suggest that a high proportion of 

those households moving to WSM remain economically dependent upon the Bristol urban area.  

 

35. Even if this factor is disregarded, the evidence indicates that the average number of dwelling 

completions at WSM (also known as the absorption rate) over the past ten years can be comfortably 

accommodated by the current available housing land supply. Based upon a total existing supply of 

11,500 dwellings there is sufficient land for development in and around WSM to maintain the average 

absorption rates for the next 33.2 years. 

 

36. It would require a significant increase in housing absorption at WSM to deliver 11,500 dwellings 

during the course of the plan period.  Indeed, on average 575 dwellings would need to be delivered 

at WSM from the start of the JSP plan period to complete the build out of the current commitments. 

 

37. As explained above, the evidence available demonstrates that, despite having been a strategic 

objective in place for over 20 years, the balance of jobs to homes at WSM has not resulted in 

enhanced self-containment. Given the quantum of housing directed towards the town, and 

notwithstanding the separate issue of market absorption addressed elsewhere within this 

representation, the job growth evidence clearly demonstrates that no further housing allocations are 

required through the JSP. 

 

38. With such a significant supply pipeline we do not consider that there is sufficient demand for housing 

within WSM to justify either or both SDLs in addition to the existing housing commitments and 

opportunities. The consequences of allocating the SDLs at Banwell and Churchill, or anywhere else 

that proposes to meet the needs of WSM, are only negative. 

 

39. The strong likelihood is that any allocations and Banwell and Churchill will simply not be delivered 

due to the lack of market demand for new housing at WSM; in other words, the development will fail 

to materialise because there is already more than sufficient supply in the pipeline to meet market 

demand.  

 

40. Alternatively, even if the demand did arise (potentially as a result of supply constraints within the 

Bristol urban area), as the evidence demonstrates, this is highly unlikely to be supported by jobs 

growth and development at Banwell and Churchill will simply lead to an exacerbation of the existing 

unsustainable commuting patterns. This is entirely contrary to the long established objective of 

rebalancing housing and job growth at WSM and run contrary to the sustainability objectives of the 
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Framework and the critical issues and strategic priorities of the JSP Spatial Strategy which seek to 

secure: 

 

“Sustainable growth of homes and jobs, supported by necessary infrastructure”; and  

 

“Reduction in car dependency and improved public transport access to opportunity, jobs 

and services”. 
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B. Suitability and Sustainability as Strategic Development 

Locations 
 

41. In accordance with paragraph 182 of the Framework, in order to be found sound, the JSP must be 

both ‘justified’ and ‘consistent with national policy’. To satisfy the former, SDLs must represent the 

most appropriate locations when considered against reasonable alternatives, while the latter 

reaffirms the legal requirement in paragraph 39 of the 2004 Act, and in so doing requires plans to 

ensure the delivery of sustainable development in accordance with the wider policies of the 

Framework. However, for the various reasons explained in this section of the representations, we 

consider that the proposed Banwell and Churchill SDLs fail both of these tests. 

 

42. To provide structure to our objection we have used the sustainability objectives and effect criteria 

adopted by the WoE authorities with their Sustainability Appraisal (SA) Framework. Elsewhere in 

representations we have explained the shortcomings in the SA and why we do not consider that it is 

fit for purpose at this stage of the development plan-making process. Indeed, the methodology used 

to quantify the assessment are not helpful in understanding the potential sustainability of the different 

SDLs. Due to the concerns over the methodology we have not applied a quantified output from the 

review but have instead used the objectives to structure a narrative. 

 

Table 2: Application of the Sustainability Appraisal Objectives to Banwell and Churchill  

 

Theme 
Sustainability 

Objective 

Comments 

Improve the 

health, safety 

and wellbeing 

of all 

1a. Achieve 

reasonable access to 

public open space 

This objective is meaningless in assessing the comparative 

sustainability of large-scale SDLs. It is assumed that all 

SDLs would be required to accommodate a suitable 

quantum and mix of public open space on site, and not rely 

purely on existing facilities.  

Therefore, in relation to this obective, the Banwell and 

Churchill SDLs would fare no better or worse than any other 

option. 

1b. Minimise impacts 

on air quality and 

locate sensitive 

development away 

from areas of poor air 

quality 

The transport modeling summarised within the Transport 

Topic Paper that supported the November 2016 

consultation on the JSP clearly demonstrates the significant 

number of vehicle movements that would arise from the 

development of up to 5,400 dwellings at the M5/A38 

Corridor SDL. This is a function of the considerable distance 



 

 

West of England Pre-Submission Joint Spatial Plan 

Representation Statement by Savills on behalf of Taylor Wimpey  

 

 
   

Policy 7 – SDLs: Banwell and Churchill Garden Villages  January 2018  15 

Theme 
Sustainability 

Objective 

Comments 

of this location from employment, higher order services and 

facilities and the lack of feasible public transport solutions 

(existing or proposed) to support travel by non-car modes.  

This evidence remains relevant, albeit, the scale of 

development has been reduced by 700 dwellings. 

Whilst the Banwell and Churchill SDLs themselves are not 

within close proximity to any air quality management areas 

(AQMA), the increased dependence on car-based travel 

resulting from development in these area would likely 

exacerbate existing air quality concerns along the corridor 

affected, particularly the A38 linking the location to Bristol. 

For this reason, we consider that these SDLs perform poorly 

when evaluated against this objective. 

An allocation which would perform more favourably against 

this objective is one which is better located to provide future 

residents with shorter journey times and alternative, more 

sustainable, transport options to the private car. 

1c. Achieve 

reasonable access to 

healthcare facilities 

It is reasonable to assume that all large scale SDLs would 

be required to incorporate some primary healthcare 

provision in the form of a doctors surgery, a pharmacy and a 

dentist. In so far as these facilities are concerned, there is 

no comparative difference therefore between these SDLs 

and other potential locations. 

Where performance does vary is in access to higher level 

primary healthcare, including hospital provision. There 

would be reasonable access from these locations to Weston 

General Hospital, albeit accessibility would be primarily via 

car-based travel. The proposed SDLs are, however, some 

distance from the larger Southmead Hospital and the Bristol 

Royal Infirmary, which provide a much wider range of 

facilities. 

Support 

communities 

that meet 

people’s 

needs 

2a. Deliver a suitable 

quantum of high 

quality housing for the 

West of England sub-

region 

For the reasons explained later in these representations 

relating to deliverability, we have very significant concerns 

that the Banwell and Churchill SDLs would simply not 

deliver the quantum of housing for which it is identified. We 
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Theme 
Sustainability 

Objective 

Comments 

2b. Deliver a suitable 

mix of high quality 

housing types and 

tenures (including 

affordable housing) 

for all parts of society 

within the West of 

England sub-region 

do not repeat those arguments here but refer instead to the 

delivery section of these representations. 

2c. Achieve 

reasonable access to 

community facilities 

Similar to the provision of open space, it is reasonable at 

this stage to conclude that any SDL allocated through the 

JSP would incorporate a mix of uses including community 

facilities and primary education sufficient to meet the day to 

day needs of future residents. A comparative assessment 

would not therefore be of value in determining which 

locations should be identified. 

Whether the local education authority would require, or even 

support, the provision of a new secondary school on site is 

a matter that can only reasonably be addressed at a 

detailed stage. 

2d. Achieve 

reasonable access to 

educational facilities 

2e. Achieve 

reasonable access to 

town centre services 

and facilities 

It can be assumed that all SDLs of 1,000 or more dwellings 

would include a local centre designed to meet the day to 

day needs of residents. In comparing alternative locations it 

is necessary, however, to establish the accessibility of 

higher order town centre based services and facilities. The 

Banwell and Churchill SDLs do not perform at all well when 

assessed against this objective.  

Development in Churchill could be around 13 km from WSM 

Town Centre (measured from Sandford to WSM Town 

Centre). Access options for most people would therefore be 

limited to car-based travel and, given there are no identified 

proposals for high-quality public transport provision from 

these SDLs to WSM, it is reasonable to assume that the 

vast majority of future residents would travel by car. 

The location is much further still from the higher order 

shopping and service centres within Bristol City Centre and 

at Cribbs Causeway. Similarly, the vast majority of 
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Theme 
Sustainability 

Objective 

Comments 

movements to these locations are similarly likely to be car 

based. 

For these reasons, the SDLs are not considered to be 

sustainable locations for access to town centre services and 

facilities. 

2f. Reduce poverty 

and income 

inequality, and 

improve the life 

chances of those 

living in areas of 

concentrated 

disadvantage 

There is no reason to assume that the SDLs would have 

any beneficial impact upon poverty and income equality, nor 

that they would improve the life chances for those living in 

areas of concentrated disadvantage.  

Indeed, these SDLs are some distant from the more 

deprived areas of WSM and Bristol and it is highly unlikely 

that it would therefore impact positively upon those areas. 

Develop a 

diverse and 

thriving 

economy that 

meets 

people's 

needs 

3a. Deliver a 

reasonable quantum 

of employment 

floorspace/land and 

increase access to 

work opportunities for 

all parts of society 

within the West of 

England sub-region 

The Banwell SDL is proposed to include 5ha of employment 

land in the form of B8 (Warehousing).  Whilst this is not 

unsuitable to the location of the site, being adjacent to the 

M5 motorway, it will not result in a significant quantum in 

employment. 

We have considerable doubts as to whether there is 

sufficient market demand at Churchill to support the 

proposed 7.8ha of B Class employment uses and therefore 

question its deliverability. There have been significant 

difficulties in recent years securing market interest in 

employment development at Junction 21 of the M5 for 

WSM. With this in mind, there is no reason to believe that 

employment land to the east of the M5 would be any more 

desirable. Due to the location of the Churchill SDL, we do 

not consider that the location would perform at all well 

against this objective. 

3b. Achieve 

reasonable access to 

major employment 

areas  

Whilst the SDLs are in reasonably close proximity (8km) of 

the Junction 21 Enterprise Zone, access via sustainable 

transport modes would be limited and reliance therefore 

likely to be placed upon the private car. 

Aside from the Junction 21 zone, there is very poor access 

to other Strategic Employment Locations within the WoE 

area (see the ‘Public Transport Isochrones’ contained in the 

Evidence produced by PBA attached at Appendix C, Figure 
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Theme 
Sustainability 

Objective 

Comments 

2.1A). The majority of Strategic Employment Locations, 

particularly those performing strongly, are located within or 

adjacent to the Bristol urban area. With the significant 

transport improvements already committed to in the form of 

MetroBus, these employment locations will be readily 

accessible to those living within or on the edge of the Bristol 

urban area but comparatively less accessible to those 

beyond. 

Maintain and 

improve 

environmental 

quality and 

assets 

4a. Minimise impact 

on and where 

appropriate enhance 

cultural the historic 

environment, heritage 

assets and their 

settings 

The SDL Templates for both the Banwell and Churchill 

SDLs identify a number of known heritage assets in the 

locality which could be affected by the development and 

also the medium to high potential for archaeological 

remains.  

However, for both Banwell and Churchill, no consideration 

has been given to the historic landscape. 

Without further work and analysis it is not possible to 

conclude on the magnitude of this impact. 

4b. Minimise impacts 

on and where 

possible enhance 

habitats and species 

(taking account of 

climate change) 

There are a number of potentially significant ecological 

constraints associated with any future development at the 

Banwell and Churchill SLDs, which could substantially 

reduce the quantum of developable land. 

All of the proposed development area at Banwell and 

Churchill is within Consultation Zone B for the North 

Somerset and Mendip Bat Special Area of Conservation 

(SAC). Therefore there is potential for significant effects to 

occur on the favourable conservations status of the 

horseshoe bat population supported by the SAC, due to loss 

of foraging habitats and disruption to commuting routes, as 

well as light pollution. 

The development areas are also within the ‘Impact Risk 

Zone’ of Puxton Moor Site of Special Scientific Interest 

(SSSI) and Yanley Bog SSSI, with the latter being very 

sensitive to hydrological changes. As such, any new 

development would need to demonstrate that there will be 

no detrimental changes in hydrology that may affect the 

SSSI’s. 



 

 

West of England Pre-Submission Joint Spatial Plan 

Representation Statement by Savills on behalf of Taylor Wimpey  

 

 
   

Policy 7 – SDLs: Banwell and Churchill Garden Villages  January 2018  19 

Theme 
Sustainability 

Objective 

Comments 

Due to the scale of development proposed and the range of  

species and habitats known to exist within this area, a 

comprehensive programme of ecological survey (of 

approximately 1 to 2 years) would be required. However, 

until this is complete, the full value of what is there will not 

be known, nor will it be possible to definitively conclude that 

the impact of development can be mitigated. We are not 

aware that any such survey work has yet commenced. 

4c. Minimise impact 

on and where 

appropriate enhance 

valued landscapes 

Landscape specialists at Barton Willmore have considered 

the impact of the Banwell and Churchill SDLs and produced 

the analysis of landscape and visual impact attached at 

Appendix D. This document includes day and night time 

accurate visual representations (AVR), of the proposed 

development at Churchill and Banwell to show what the 

impact would be.  

There is a major risk that development and associated 

infrastructure will have a significant harmful effect on valued 

landscapes, including the Mendip Hills Area of Outstanding 

Natural Beauty (AONB), which is located only a short 

distance to the south of the SDLs. As set out in the attached 

document the land proposed for development should be 

considered as part of the immediate foreground setting for 

the AONB. 

This impact is potentially severe and, due to the nature of 

the impact, hard to reduce or mitigate. The impact is 

particularly severe at night, where the AVRs show how 

intrusive the artificial light spill could be  in an area where 

dark sky is, at present, real and perceptible.  

This harm is recognised in both the SDL Templates and the 

SA Framework for the draft JSP and is marked as a “Key 

Action” which suggests that full and proper consideration of 

the impact on the AONB has not yet been fully or 

adequately considered by the WoE authorities. 

Given the extent to which landscape impact has determined 

the extent of development within other SDLs (such as 

Whitchurch) it is peculiarly inconsistent that landscape 

impact appears to have been afforded little, if any, weight in 

the decision where to allocate SDLs in North Somerset. 
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Theme 
Sustainability 

Objective 

Comments 

4d. Promote the 

conservation and 

wise use of land, 

maximising the re-use 

of previously 

developed land. 

We firmly believe that the Banwell and Churchill SDLs 

would represent a very poor and unwise use of land. 

Whilst the precise areas for development are not yet 

defined, all of the potential land in the locality is greenfield 

open countryside and rural in character. There is no 

previously developed land of any scale available to form 

part of the development. Furthermore, the delivery of an 

entirely new community with such a considerable amount of 

strategic infrastructure would require greater land take than 

a development in close proximity to a major urban area. 

The development would therefore perform extremely poorly 

against this objective. 

4e. Minimise the loss 

of productive land, 

especially best and 

most versatile 

agricultural land 

We have not undertaken a detailed assessment of 

agricultural land in this location, however, the Natural 

England Land Classification Maps indicates that the area is 

predominantly comprises Grade 3 with some areas of 

Grade 2 and Grade 4. 

It is likely therefore that Best and Most Versatile land would 

be lost. 

Furthermore, the vast majority of the land within the 

proposed SDLs is in productive agricultural use and, if not 

developed, would remain in productive use. 

4f. Minimise 

vulnerability to 

tidal/fluvial flooding 

(taking account of 

climate change), 

without increasing 

flood risk elsewhere 

There are a significant number of challenges to overcome 

regarding the water environment if Banwell and Churchill 

SLDs are to be delivered.  

Whilst the indicative developable areas have avoided Flood 

Zones 2 and 3, this does not take into account climate 

change, and with a considerable area of the land in the 

locality within such zones, developable area may still need 

to be reduced significantly. 

The Somerset levels to the north are managed by the use of 

rhynes due to the flat topography and high groundwater 

levels, which is likely to introduce more onerous surface 

water restrictions that typical. This would, again, require 

more potentially developable land for surface water 

management. Sedimentation of the river and rhyne network 

4g. Minimise 

vulnerability to 

surface water flooding 

and other sources of 

flooding, including 

surface water, without 
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Theme 
Sustainability 

Objective 

Comments 

increasing flood risk 

elsewhere 

is a further issue that does not appear to have been 

considered to date, but would also have a significant impact 

on any drainage solution both during and after construction. 

Notwithstanding the development itself, the strategic road 

infrastructure required to support its delivery would 

inevitably need to cross functional floodplain within Flood 

Zone 3 and the extensive network of drainage rhynes 

across the area. In order to accommodate this, not only 

would the road need to be raised, but additional land (within 

Flood Zone 1) would be required to both compensate for the 

loss of flood water storage and to attenuate the run off from 

the road itself. 

The combination of the road raising and additional flood 

storage would both add considerable cost and delay to the 

delivery of this essential infrastructure, reducing its value for 

money and drawing into question its deliverability.  

In light of the above, we have considerable concerns 

regarding the implications of both the Banwell and Churchill 

SDLs on the water environment. Whilst mitigation may be 

possible, the cost of facilitating is likely to be substantial. 

Furthermore, we assume that this   

 4h. Minimise harm to, 

and where possible 

improve, water quality 

and availability 

It is not possible to accurately establish the impact on water 

quality at this stage. It is notable, however, that the wider 

area contains an extensive network of watercourses (within 

the floodplain) as well as Groundwater Source Protection 

Zones (Zone 1, Zone 1c and Zone 3).  It is reasonable to 

conclude that the delivery of development including the 

strategic road needed to facilitate the development would 

trigger a full Water Framework Directive Assessment as part 

of the planning application and would, ultimately, result in a 

negative impact on water quality. Whilst some degree of 

mitigation may be achievable, the cost of this may be 

significant. 

Minimise 

consumption 

of natural 

resources 

5a. Achieve 

reasonable access to 

sustainable 

transportation 

Accessibility of residential development is one of, if not the 

most, important components of sustainability which can be 

influenced by the strategic plan-making process. Indeed the 

Framework states (at paragraph 17) that one of the core 

principles of plan-making (and decision-taking) is to “actively 
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Theme 
Sustainability 

Objective 

Comments 

manage patterns of growth to make the fullest possible use 

of public transport, walking and cycling and focus significant 

development in locations which are or can be made 

sustainable”. 

Specifically in relation to sustainable transport, the 

Framework requires at paragraph 30 that “in preparing 

Local Plans, local planning authorities should therefore 

support a pattern of development which, where reasonable 

to do so, facilitates the use of sustainable modes of 

transport”.  This principle is further reiterated in paragraph 

34 of Framework. 

This important principle is reflected in the JSP Vision and, it 

is argued by the WoE authorities in the JSP that it has 

informed the selection of SDLs.  However, this is plainly not 

the case.  The WoE authorities’ own evidence advises that 

the location of certain SDLs are not sustainable from a 

transportation perspective and cannot feasibly be made 

sustainable through the measures in the JTS. 

This is one of the most substantial objections that we have 

to the proposed SDLs at Banwell and Churchill. A separate, 

detailed assessment of the accessibility of these locations 

by sustainable modes of transport has been appended to 

this representation (Appendix C, Section 3). 

The assessment explains why the SDLs are wholly 

inappropriate and unsustainable options for major growth.  

Development in these locations would be heavily dependent 

upon the private car and result in unsustainable travel 

patterns. In order to demonstrate the relative scale of this 

harm, the combined SDL is compared with a development 

at The Vale – a suitable, available and deliverable 

alternative to the Banwell and Churchill SDLs. 

Similar concerns regarding the sustainability of these 

locations has been raised by a number of objectors, 

including Highways England.  In its response to the 

‘Towards the Emerging Preferred Spatial Strategy’ 

(Regulation 18) consultation Highways England noted the 

conclusions of the Transport Topic Paper, stating: 
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Theme 
Sustainability 

Objective 

Comments 

“We are generally content that the majority of development 

will be delivered through strategic development locations, 

and think that larger developments are more able to provide 

sustainable mitigation and improvements to any adverse 

impacts that they have. However we have concerns about 

the location of these developments and their impact on the 

SRN, particularly the M5.” 

“We understand the process to arrive at the suggested 

Spatial arrangements. We note the challenges. It would 

seem that some of the Strategic Site Locations will be 

challenging to make sustainable, and we would suggest that 

their identification should be revisited to identify sites which 

would have less adverse impact”. 

As an alternative, Highways England state that “in a 

transport context, Highways England is of the opinion that 

the Ashton Vale Site (the Vale) is a good site for a 

significant amount of the identified development”. 

The accessibility of the SDLs by public transport, walking 

and cycling goes to the heart of sustainability.  The 

allocation of the Banwell and Churchill SDLs is not only 

contrary to the Framework and Section 39(2) of the 

Planning and Compulsory Purchase Act 2004, it flies in the 

face of modern conventional wisdom in planning and the 

raison d’être of the planning system to “contribute towards 

the achievement of sustainable development”.  This dictates 

that the allocations at Banwell and Churchill are 

fundamentally unsound and cannot be made sound through 

modifications to the plan. 

5b. Reduce non-

renewable energy 

consumption and 

‘greenhouse’ 

emissions, and 

provide opportunities 

to link into existing 

heat network 

The greatest opportunity to reduce non-renewable energy 

consumption and greenhouse gas emissions through 

strategic planning is through the careful selection of the 

most sustainable locations for development. Doing so 

reduces the need to travel and ensures alternative, 

sustainable modes of travel are available. 

For this reason, and those explained in the representation to 

the Spatial Strategy, we previously urged the WoE 

authorities to revisit the selection of SDLs in the JSP in light 

of evidence of the sustainability and infrastructure 
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Theme 
Sustainability 

Objective 

Comments 

requirements for each of the potential SDLs.  Only with this 

evidence available will it be possible for the WoE authorities 

to conclude which locations combine to make the most 

sustainable Spatial Strategy for the WoE. 

The sustainability and energy performance of the buildings 

themselves is now a matter for Building Regulations and, 

through the progressive tightening of standards, 

Government will ensure non-renewable energy consumption 

is minimised. 

For these reasons, we do not consider that the Banwell and 

Churchill SDLs would perform at all well in relation to this 

objective. Indeed, in comparison with other alternative SDLs 

they would perform extremely poorly. 

 

 

43. The analysis of the Banwell and Churchill SDLs against the SA objectives provides a broad overview 

of the sustainability implications of major development at Banwell and Churchill, and highlights a 

number of significant objections.  For the many reasons explained, the Banwell and Churchill SDLs 

do not represent suitable or sustainable locations for major growth. On the contrary, they are 

demonstrably unsuited for strategic development and, if delivered, would lead to an wholly 

unsustainable form of development. 

 

44. Whilst the precise boundaries of the SDLs have not yet been determined, the general areas identified 

in the draft JSP are subject to significant environmental and technical constraints.  These constraints 

are not only outlined in our representation but acknowledged by the WoE authorities in the 

Development Templates accompanying the JSP and highlighted in the representations of statutory 

consultees. 

 

45. In summary, the many major objections to the suitability of Banwell and Churchill are that the 

proposed SDLs: 

 

 are remote from a number of community facilities, including retail, healthcare and recreation 

opportunities, this will result in undue reliance on the private car; 

 

 are highly unlikely to support significant job growth; nor are the new homes proposed well 

located to support job growth in WSM or Bristol; 
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 will result in the significant loss of productive agricultural land; 

 

 will result in the loss of foraging habitat supporting the Horseshoe Bat population at the 

North Somerset and Mendips SAC and within the Impact Risk Zones of Puxton Moor SSSI 

and Yanley Bog SSSI; 

 

 are reliant on major and very costly highways infrastructure which will have significant 

harmful environmental impacts; 

 

 would have a major harmful impact on the landscape, including the setting of the Mendip 

Hills AONB close to the southern boundary of the proposed SDLs; 

 

 are the most unsustainable locations for strategic growth from a highways perspective, with 

no existing realistic alternative to the use of the private car, nor any major public transport 

improvements planned.  Development in these SDLs would be almost entirely car 

dependent, contrary to the Framework and the JSPs stated Vision and Strategic Priorities. 

 

46. These constraints and objections go to the heart of sustainability and suitability and, irrespective of 

the objections outlined in the subsequent section of this representation on deliverability, they clearly 

demonstrate that the proposed Banwell and Churchill SDLs are not positively prepared, justified, 

effective or consistent with national policy and are therefore unsound. They should therefore be 

removed from the JSP. 
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C. Deliverability of the Strategic Development Locations 
 

47. Deliverability is a fundamental aspect of plan-making and essential to ensure that the planning 

process has a positive beneficial outcome and is not simply an academic process. Indeed, the 

Framework’s ‘effective’ test of soundness requires that a development plan is “deliverable over its 

plan period”.  It is therefore crucial to the soundness of the JSP that those SDLs identified are 

demonstrably deliverable within the plan period. 

 

48. Deliverability has a number of facets.  For plan-making purposes to be considered deliverable first, 

there must be a reasonable prospect that the development is achievable, i.e. the land upon which 

the development and supporting infrastructure is planned to take place will be available for 

development and free from legal or ownership impediments which would otherwise preclude 

construction. Second, the supporting infrastructure upon which the development relies must be 

deliverable. Third, there must be a sufficient market in the locations proposed to support the 

absorption of development, as there would be no benefit in locating development in places where 

the scale of demand does not exist.  Finally, and crucial to the allocation of all sites / locations within 

development plans, there must be a reasonable prospect that the development envisaged will be 

viable. 

 

49. This section of the representation considers proposals for Banwell and Churchill SLDs against these 

facets of deliverability. 

 

Achievability 

 

50. For large scale developments of the size proposed at Banwell and Churchill, the land assembly 

process can be extremely challenging and time-consuming. Examples in the South West, such as 

the Sherford and Cranbrook new communities, both took many years to reach a consensus and an 

agreed legal position between each of the landowners involved. 

 

51. We note from the JSP evidence base (including both the online mapping and the schedule and 

mapping of sites submitted in response to the Issues and Options consultation) indicates that no 

significant areas of land were put forward as potential development opportunities by either 

landowners or promoters within the Churchill SDL and that only a part of the land was put forward 

within the general extent of the Banwell SDL.  Whilst the Development Template for the latter 

suggests that there may be developer interest in the site, it is not at all clear whether this is 

comprehensive or only partial, or the nature of the interest. 
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52. With regards Churchill, the Development Template openly acknowledges that there are multiple land 

ownerships within the allocation and that additional land will likely be required to deliver transport 

mitigation and other off-site infrastructure.  It makes no reference to any developer or promoter 

interest in the site, nor are we aware of any.  The reason for this may lie in the perception of 

achievability.   

 

53. We have conducted our own Land Registry search for both Banwell and Churchill based on the 

areas identified for development within Templates. The results of these searches are included at 

Appendix E. Based on this Land Registry data, there are currently at least 20 separate titles within 

the Banwell SDL area and significantly more, at least 76 within the Churchill SDL area. Whilst some 

of these are likely to be in the same ownership this represents an extremely complex pattern of land 

control. There is also likely to be a complex pattern of tenancy agreements and legal charges across 

the land further complicating any land assembly process. This analysis excludes land that would be 

required to deliver the link road and motorway junction that are required to support the delivery of 

development at the SDLs.  

 

54. Whilst we recognise that the WoE authorities propose that the JSP allocates only broad areas and 

that the details will follow in separate local plans, it is essential to the deliverability of development 

that there is at least a clear understanding of the land involved. Indeed, without this, it is not possible 

to assess the very first facet of deliverability as there can be no certainty that the land proposed for 

development is available, that there are willing landowners and that there are no legal impediments 

to delivery. 

 

55. If development were to come forward at the Banwell and Churchill SDLs, there is a considerable and 

lengthy process involved in land assembly. There is also a very significant risk that the aspirations 

and objectives of individual landowners will not be aligned and that insufficient land is available in 

order to deliver the scale of development proposed. 

 

56. Given the significant uncertainties and unknown factors explained above, simply achieving the land 

assembly required to deliver a total of 4,700 dwellings alongside the associated infrastructure 

(including a major new link road and motorway junction) is reason alone to conclude that the 

allocation of these areas within the JSP would be unsound. 

 

57. Other deliverability considerations are also important in testing the soundness of the proposed SDLs. 

Indeed, before development could take place there are a number of planning and infrastructure 

delivery hurdles which would need to be overcome. 

 

58. Once the location of the land is confirmed through the local plan process, all land ownerships and 

interests secured through suitable legal arrangements, a full environmental impact assessment and 
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masterplanning process would need to be completed to ensure the most suitable form of 

development is proposed. An outline planning application followed by details of reserved matters 

and the discharge of all relevant conditions would be necessary before construction works could 

start on site. 

 

59. This stage of the development process can itself take a considerable amount of time. Recent 

research entitled 'Start to Finish' by consultancy Nathanial Litchfield & Partners (NLP) investigated 

the timescales for delivery of large-scale strategic developments. The research concluded that on 

larger schemes of 2,000 or more dwellings, the average planning approval period was 6.1 years. 

Bearing in mind that this process can only take place once the legal interest in the land has been 

secured, there remains only a relatively small proportion of the plan period available to deliver the 

development. 

 

Infrastructure 

 

60. A further major complexity in the delivery of the Banwell and Churchill SDLs are the significant 

infrastructure requirements. Many major developments of circa 5,000 dwellings have large scale 

infrastructure needs associated with their delivery. However, few require such significant upfront 

investment in major highways works prior to development of any scale being acceptable.  

 

61. The existing transport infrastructure in the Banwell / Sandford / Churchill locality is wholly insufficient 

to support any scale of strategic or non-strategic housing delivery. This is evident in the 'Transport 

Topic Paper' (November 2016) which formed part of the evidence base accompanying the TESS 

draft of the JSP. The baseline transport modelling work undertaken to assess the impacts and 

mitigation requirements for each of the SDLs is summarised in Section 4 of the Paper. Figure 4-1 

graphically demonstrates the traffic impacts of the development proposed at the M5/A38 Corridor 

SDL (as it was at that time) without mitigation. This is attached at Appendix A of Appendix C for 

convenience. The thickness of the lines emphasise the magnitude of the additional car-based travel 

movements along the A38, which would be the key movement corridor to Bristol. The output from 

the modelling is explained on page 12 of the Paper, which states: 

 

"Due to the scale of development at Banwell and Churchill, it is assumed that a new 

distributor road will be required to provide access to the strategic locations, which would 

also act as a bypass to Banwell and Churchill. The scale of impact on the A371 / A368 

corridor will therefore depend on the configuration of this distributor road. Failure to 

provide significant connectivity improvements to provide access to these strategic 

locations would cause significant problems on the A371 / A368 corridor." 
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62. In commenting specifically upon the key transport issues, mitigation package and residual 

challenges for the M5/A38 Corridor SDL, the Paper states (in section 5.4.2): 

 

"Banwell and Churchill currently have poor travel choices, with high levels of car 

dependence for travel to Weston-super-Mare and Bristol. They are located on the A371 

/ A368 connecting Weston-super-Mare to Bristol and suffer from high levels of through 

traffic. Due to the scale of development at Banwell and Churchill, it is assumed that a 

new distributor road will be required to provide access to the strategic locations, which 

would also act as a bypass to Banwell and Churchill. 

 

The scale of impact on the A371 / A368 corridor will therefore depend on the 

configuration of the distributor road. Failure to provide significant connectivity 

improvements to access these strategic locations would cause significant problems on 

the A371 / A368 corridor. This would impact on the villages themselves and at key 

junctions on the route, including the A368 / A38 junction between Churchill and Langford. 

A comprehensive infrastructure solution is therefore required to meet the needs of the 

strategic locations. In addition, forecasts indicate that Junction 21 will be under severe 

strain. The provision of a new Junction 21A, connecting to the A371 east of Weston-

super-Mare, would provide significant relief. An improved strategic route, connecting 

from Junction 21A to the A38 at Langford, would both bypass the existing communities 

and provide access into the new areas of development. 

 

Failure to provide this strategic infrastructure would result in major delivery risks for these 

strategic locations. Piecemeal development in the area will result in further deterioration 

in traffic and environmental conditions along this corridor. A comprehensive solution, with 

integration of development and new highway infrastructure, will be required for these 

strategic locations." [our emphasis] 

 

63. If, as the Topic Paper indicates, the new distributor road and a new Junction 21A on the M5 is a pre-

requisite for the delivery of the SDLs and that piecemeal development would result in further 

deterioration in traffic and environmental conditions, then it is clear that the new road would need to 

be constructed and opened before any significant scale of development is considered acceptable.  

With this in mind we raise the following summary objections which are explained in detail in the 

attached ‘Development Delivery Case’ produced by PBA (see Appendix C): 

 

(i) In order to construct the road and new motorway junction, a business case would need to be 

developed and funding secured from Government, Highways England or other sources. The 

business case would need to demonstrate that the road achieved sufficient value for money 
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before funding would be made available. At the present time, however, the road is no more 

than a line on a plan; a line which has in no way responded to the significant technical and 

environmental constraints on the land it crosses. Aside from the technical and environmental 

considerations, similar to the delivery constraints for the development, there is no certainty 

whatsoever that the land required for the road can be secured and that there are no 

insurmountable legal or ownership constraints to its delivery. 

 

(ii) Even if an alignment for the road was agreed and the land secured, there is no evidence to 

suggest that a business case exists for its funding. There is a long history of proposals for a 

Banwell Bypass and at least two previous failed attempt to secure funding. The attached 

Development Delivery Case explains the potential sources of funding and concludes that the 

business case is highly unlikely to generate a sufficient ‘Value for Money’ to secure funding 

from the Highways England, Road Investment Strategy (RIS) programme, developer 

contributions or NSC. 

 

(iii) Even if the M5 J21a to A38 Corridor improvement scheme could be financed, its delivery 

would be likely to take between 15 to 20 years, which would push the delivery of housing at 

Banwell and Churchill towards the end of the Plan Period. It would therefore not be possible 

for the planned housing growth at the Banwell and Churchill SDLs to be delivered by 2036.  

 

(iv) Notwithstanding the above, and assuming that a suitable route has been agreed, all 

necessary land ownerships secured, a business case approved, detailed planning approval 

received, environmental mitigation implemented and, of obvious but great importance, 

construction of the road completed, there would be very little, if any, remaining time within 

the plan period to complete anywhere close to 4,700 dwellings.  Examples from elsewhere 

in England indicate that it would be at least 15 to 20 years before the road would be 

completed and this is based on a ‘best-case’ scenario for funding from the RIS programme. 

 

(v) The scheme would not be able to deliver the improvement in network resilience required in 

this part of the WoE transport network. The other JTS proposal of delivering a Smart 

Motorway scheme on the M5 between J17 and J21 would represent a more deliverable 

alternative and be more beneficial to the resilience of the network. 

 

(vi) The scheme does not present a suitable response to the strategic need for surface access 

improvements to Bristol Airport. The JTS includes a proposal for the delivery of a Mass 

Transit link to the Airport which will bring more benefits to the Airport and increase surface 

access by sustainable modes meeting the majority of the future access demand to the 

Airport. 
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64. In addition to the above, other supporting infrastructure would also have to be funded either by the 

development or additional funding sources. With regard to utilities, to facilitate the scale of 

development proposed at Banwell and Churchill, in terms of electricity, extensive reinforcement 

works would be required, both at 33kV and 11kV levels, and a new primary substation. The 

construction of primary substations typically have a lead in time of approximately 24 months and 

cost between £2-4m.  

 

65. With regard to foul drainage, we have made enquiries with Wessex Water who confirmed that no 

foul sewerage or sewage capacity modelling has been undertaken to date for Banwell and Churchill 

in support of this scale of development. Furthermore, they also confirmed that they had not been 

approached by anyone at NSC or the other WoE authorities to discuss such capacity issues in the 

network at Banwell and Churchill. Therefore, NSC and the other WoE authorities have no ability to 

identify the scale or cost of works required. 

 

Market Absorption 

 

66. The third matter in relation to deliverability is the completion of the dwellings themselves. We have 

explained earlier in this section of the representations why we do not consider that there is a need 

for additional housing to serve the WSM market. Indeed, if the market absorption rate from 2006-16 

is projected forward, the available supply of land at WSM would be sufficient to meet future demands 

for the plan period. It is highly questionable therefore whether there would be consumer demand for 

up to an additional 4,700 dwellings to meet the WSM housing market. 

 

67. In conclusion, aside of the very significant concerns we have regarding both the suitability and 

sustainability of the Banwell and Churchill SDLs, with so many challenges to overcome, it is 

inconceivable that a development of up to 4,575 dwellings (excluding the 125 dwellings to be 

delivered post-2036) could be delivered within the JSP plan period. 

 

Viability 

 

68. Finally, viability is a crucial part of the plan-making process.  A thorough and robust understanding 

of development viability is necessary to ensure land is only allocated for development where there 

is a reasonable prospect that this will deliver the scale and form of development proposed. 

Paragraph 173 of the Framework establishes the Government's policy position in relation to viability 

and plan-making.  Footnotes 11 and 12 of the Framework are also relevant to the consideration of 

viability in the allocation of land for development. In the context of the JSP, the appropriate test is 

that there is a reasonable prospect that the SDLs could be viably developed within the timescales 

envisaged in the JSP. 
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69. In order to address this evidence base requirement, the WoE authorities commissioned BNP Paribas 

in August 2017 to produce an assessment of the viability potential of the SDLs. The assessment 

adopted a series of assumptions and applied these to a residual valuation model in order to establish 

the potential 'surplus' revenue available from each SDL which could contribute towards 

infrastructure, Section 106 and CIL. 

 

70. Whilst we endorse this methodology, we do not agree with various assumptions which have been 

incorporated into the model. Area wide viability assessments inevitably require broad, non-site-

specific assumptions and must therefore be treated with caution. It is important that a robust and 

defendable set of assumptions are utilised to avoid distorting the outputs and conclusions. 

 

71. The use of certain assumptions in the model will have inflated the impression of viability, resulting in 

the model concluding that there is a greater surplus value per unit. This, in turn, will indicate that the 

SDLs are more viable than we considered to be the case. Notwithstanding this, for the purposes of 

this analysis we have accepted the 'optimistic' assumptions used in Topic Paper 4 and focused upon 

the modelling results as set out in table of 6.1.1 - 6.1.12. The results set out in each of these 12 

tables are based upon a combination of three variables: 

 

 Completion rate - 120, 156 or 192 units per annum; 

 

 Indexation over lead in period - whether or not this is applied; and 

 

 Affordable tenure mix - 50% rented / 50% shared ownership or 75% rented / 25% shared 

ownership. 

 

72. With regards the first of these variables, we have taken the middle point of the three rates at 156 

units per annum. This appears to be a reasonable, if somewhat optimistic, assumption for the 

Banwell and Churchill SDLs.  

 

73. The second variable relates to indexation, and, for the reasons well-rehearsed in the ‘Red Book’ 

valuation guidance of the RICS, it is entirely inappropriate to assume any sales value increase during 

the plan period.  Whilst we have no objection to this as a ‘sensitivity test’, it should not form the base 

case for plan-making. Tables which include the indexation should therefore be discounted. Finally, 

in respect of the affordable tenure, whilst it is the desire of the WoE authorities to increase the 

proportion of affordable rented housing, it is appropriate in our view to consider the implications of 

both tenure mixes. 
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74. Based upon this commentary, the most appropriate results are provided in Tables 6.1.5 and 6.1.6, 

on pages 37-38. For the purpose of this analysis the relevant rows within the two tables are 4 

(Banwell SDL - Option One Alternative) and 12 (Churchill SDL - Alternative). 

 

75. With an affordable housing tenure split weighted in favour of rented housing (Table 6.1.5) the 

assessment for Banwell concludes that 20% affordable housing is on the cusp of viability. At 

Churchill, the SDL would only be viable with zero affordable housing. Once these assessments have 

factored in CIL, which in North Somerset would equate to £40 per square metre for residential 

development (and therefore circa £4,000 per dwelling), the Banwell SDL would be marginally viable 

at 10% affordable housing and the Churchill SDL would be rendered completely unviable. 

 

76. The outputs of the assumptions contained in Table 6.1.6 marginally improve the viability for the 

Banwell SDL, albeit it doesn't change the conclusion that the development would only be viable at 

10% affordable housing once CIL contributions were factored in to the appraisal. In respect of 

Churchill, there is no viability improvement as no affordable housing is viable, irrespective of tenure. 

 

77. It is important to note that the 'surplus' figure is the revenue available for all strategic infrastructure, 

including roads, public transport, schools, social and community facilities, whether this is delivered 

directly by the development or through Section 106 contributions. It is clearly evident from the BNP 

Paribas appraisals that, irrespective of the affordable housing tenure, the Banwell SDL would not be 

in a position to contribute towards any strategic infrastructure, whilst the Churchill SDL is unviable 

even without any contribution. 

 

78. Based upon the assumptions used within the viability modelling, it is only reasonable to conclude 

that: 

 

 the proposed Banwell SDL could only come forward if NSC accepted a significantly below 

policy requirement level of affordable housing and, even then, it would not provide any 

contribution towards any of the supporting infrastructure deemed to be required through the 

‘Infrastructure Position Statement’. External sources of funding would therefore need to be 

identified for the delivery of the multi-million pound highways improvements, all social and 

community infrastructure, including two new primary schools and a secondary school, public 

transport improvements etc. 

 

 there is no reasonable prospect of the Churchill SDL being at all viable within the JSP plan 

period. 

Savills (NM) 

January 2018 
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1.0 INTRODUCTION 

1.1 This report reviews the recently published North Somerset Landscape Character 

Assessment Update, Landscape Sensitivity Assessment and Landscape Sensitivity 

Assessment Addendum as part of the Supplementary Planning Guidance for the new North 

Somerset Local Plan 2036. 

1.2 The report explores the documents, to understand and critique the methodology, study 

area and assessment it provides in light of two Strategic Development Locations (SDLs) 

as indicated within The Joint Spatial Plan (JSP) by the four West of England Councils 

(North Somerset, Bath and North-East Somerset, Bristol City, and South Gloucestershire) 

and The Vale.   Banwell Garden Village and Churchill Garden Village are the two SDLs and 

hereafter referred to as Banwell SDL and Churchill SDL respectively.

2.0 NORTH SOMERSET LANDSCAPE CHARACTER ASSESSMENT (2018)

Overview

2.1 North Somerset Landscape Character Assessment1 (NSLCA) published in September 2018 

for North Somerset Council (NSC) is an update to the original NSLCA (2005). The update 

reflects the changes that have taken place from 2005 to now including the boundaries of 

the character areas to appropriately reflect the land use changes.

2.2 The area within the NSC boundaries is diverse and within the NSLCA is represented by 

eleven Landscape Character Types (LCTs). The LCTs have been further sub-divided into 

thirty-one Landscape Character Areas (LCAs) which are geographically discrete areas. 

2.3 The NSLCA follows the 2005 assessment methodology which defines strength of character 

on a three-point scale of weak, moderate or strong. Strength of character is connected 

to distinctiveness and landscape integrity. It also defines the condition of the landscape 

on a three-point sale of poor, moderate or good.  

                                                           
1 Wardell Armstrong, (2018). ‘Landscape Character Assessment’ [pdf] North Somerset Council, Available at: 
http://www.n-somerset.gov.uk/wp-content/uploads/2018/10/landscape-character-assessment-2018-
SPD.pdf [Accessed 6 Nov. 2018].
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Landscape Character Areas of The Vale

2.4 The Vale falls within two LCAs – the northern part of The Vale lies within LCA B1 – Land 

Yeo, Kenn River and River Avon Floodplain which is a sub-division of LCT B – River Flood 

Plain and the southern part of The Vale is situated within LCA J4 – Colliter’s Brook Rolling 

Valley Farmland which is a sub-division of LCT J – Rolling Valley Farmland. (Refer to Fig 

1)

LCA B1

2.5 Parcel A and the northern part of Parcel B of The Vale lies within the eastern part of LCA 

B1. The NSLCA notes that “the east of the area is highly influenced by the urban edge of 

Bristol and the presence of the A370 so that the overall character is considered to be 

mm odera te .”  

2.6 The NSLCA further states that although it is generally an area of well-maintained pastoral 

farmland, the area to the far east adjacent to Bristol is less well maintained with gappy 

hedges and few young hedgerow trees. This in turns defines the overall condition of LCA 

B1 as declining.

LCA J4 

2.7 The remainder of Parcel B and the whole of Parcel C and D of The Vale lie within the 

central and eastern part of LCA J4. The NSLCA highlights the heavy influence of the city 

of Bristol as well as Long Ashton on rising ground to the north on LCA J4. The NSLCA 

indicates that “the views to the urban edge and the busy roads with increased signage, 

urban fringe and institutional activities and engineered changes in the landform disrupting 

any pattern of key characteristics consistent with the Rolling Valley Farmland Landscape 

Type” (LCT J). Therefore, the overall character of LCA J4 is weak. 

2.8 The condition of LCA J4 is considered to be declining due to the impact from the 

development along the A38 and decline in agricultural management.

Landscape Character Areas of the Banwell SDL and Churchill SDL

2.9 Banwell SDL and a majority of Churchill SDL are situated within LCA J2 – River Yeo Rolling 

Valley Farmland, which is a sub-division of LCT J – Rolling Valley Farmland. Two small 
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areas within the northern part of Churchill SDL lie within LCA A4 – Locking and Banwell 

Moors, which is a sub-division of LCT A - Moors. (Refer to Fig 2)

LCA J2 

2.10 Banwell SDL is located within the western part of LCA J2, to the east of M5. The Churchill 

SDL is located within the central part of LCA J2. The NSLCA considers the overall character 

of LCA J2 to be moderate being generally a peaceful, pastoral landscape with intact 

hedgerows and hedgerow trees.

2.11 The NSLCA further states that LCA J2 is generally in good condition in particular the 

landscape to the east of the M5. It should also be noted that the NSLCA highlights the 

threat to the relatively Dark Skies of the AONB and its setting due to the pressures for 

development and associated infrastructure.

LCA A4 

2.12 Two areas of the Churchill SDL fall within the south-eastern part of LCA A4. LCA A4 is 

distinctive and typical of the Moors LCT forming a pastoral landscape with regular network 

of hedges, ditches and rhynes, numerous mature trees including pollarded willow and the 

sparse settlement creating a strong sense of remoteness and isolation. The strength of 

the character for LCA A4 is therefore generally moderate.

2.13 LCA A4 shows evidence of decline in condition of field boundaries and fringe activities 

such as caravan parks and scrap yards, lend to the condition being regarded as generally 

declining. However, it was also noted that areas to the east that are less accessible, are 

in good condition.
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3.0 NORTH SOMERSET LANDSCAPE SENSITIVITY ASSESSMENT2 (2018)

Overview

3.1 The JSP will identify SDLs for strategic growth within the region, therefore these have 

been excluded from the assessment.

3.2 Banwell SDL and Churchill SDL, being SDLs identified by JSP, consequently have not been 

assessed within the Landscape Sensitivity Assessment (LSA). There is however a marginal 

overlap with some of the areas assessed to the north of Banwell and Churchill with Banwell 

SDL and Churchill SDL respectively. (Refer to Fig 3)

3.3 The aim of the LSA is to assess the sensitivity of the landscape surrounding select 

settlements in order to inform the new North Somerset Local Plan site selection process 

for housing for non-strategic growth. The study area for the LSA is limited to periphery 

of selected settlements.

3.4 The outer boundaries of the Study Area reflected the form of settlements and extended 

to where there was a change in topography, enclosing vegetation, transport infrastructure 

or other landscape feature which provided an obvious break in landscape form.

3.5 The area within which The Vale is situated was also excluded from the LSA. However, 

NSC commissioned a separate study as an addendum to the LSA to cover the area between 

Long Ashton and Dundry, where The Vale is located.

                                                           
2 Wardell Armstrong, (2018). ‘Landscape Sensitivity Assessment’ [pdf] North Somerset Council, Available 
at: https://www.n-somerset.gov.uk/wp-content/uploads/2018/05/Landscape-Sensitivity-Assessment-
2018.pdf [Accessed 6 Nov. 2018].
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4.0 LANDSCAPE SENSITIVITY ASSESSMENT ADDENDUM (2018)

Overview

4.1 The Landscape Sensitivity Assessment Addendum3 (LSAA) accounts for the study area 

extending from the A370 to the north, the Community Forest Path to the east, Highway 

Ridge to south-east, Dundry Lane to the south and Ridings Wood and Barrow Big Woods 

to the west. The Vale is located within majority of this area, avoiding the higher ground 

at The Peart and Yanley Ridge. (Refer to Fig 4)

4.2 The LSAA assesses the sensitivity of the study area to residential development; business 

and general industrial development (B1 and B2 Class Use) and Park and Ride facilities 

within the line of the South Bristol Link at the Kiln roundabout; Park and Ride facilities 

adjacent to the roundabout; and also, as an extension to the existing Park and Ride at 

Long Ashton.

4.3 The LSAA provides “further detail in regard the landscape sensitivity. In addition to 

making recommendations regarding general landscape sensitivity, it also comments on 

which type of development could be accommodated. The development types include, Park 

and Ride facilities, residential development and employment development.”

4.4 The LSAA follows the methodology as stated within LSA, however it should be noted that 

the LSA refers to only housing and does not include employment or Park and Ride 

development. LSAA also states that the assessment has been undertaken in the context 

of the landscape character of North Somerset.

4.5 The LSAA provides detailed analysis of Land Parcels 01-05 for Park and Ride facilities, all 

being denoted as medium sensitivity but high for residential and employment apart from 

Land Parcel 03 and 04. Land Parcel 03 and 04 has also been assessed to be of medium 

sensitivity to residential and small-scale employment.

4.6 All other land within the study area is considered to be high sensitivity to residential, 

employment and Park and Ride development. 

                                                           
3 Wardell Armstrong, (2018). ‘Landscape Sensitivity Assessment Addendum’ [pdf] North Somerset Council, 
Available at: http://www.n-somerset.gov.uk/wp-content/uploads/2018/08/Landscape-Sensitivity-
Assessment-Addendum-SBL-August-18.pdf [Accessed 6 Nov. 2018].
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5.0 CRITIQUE

North Somerset Landscape Character Assessment 

5.1 In general, the NSLCA provides a robust assessment, following due process and 

undertaking a thorough analysis of LCA. It is a recent publication and therefore reflects 

the changes in the landscape as of 2018. 

5.2 LCA J4 is said to be weak in terms of character due to the urban influences of Bristol and 

Long Ashton with views of various urbanisations including transport link. This is a 

permanent change which will not recede through time. The pressure for urbanisation is 

evident and the landscape of the area requires to respond to this change to make it a 

part of the setting.

5.3 It should also be noted that in terms of strength of character and condition LCA J4, where 

a majority of The Vale is situated, has been assessed to be weak and declining in 

comparison to LCAJ2, where a majority of the Banwell SDL and Churchill SDL lie, which 

has been assessed to be moderate and good.

Landscape Sensitivity Assessment

5.4 The LSA acknowledges the relevance of the NSLCA with regards to assessing the 

sensitivity of the area. However, the construct of the evaluation of the LSA does not seem 

to consider the actual findings of the NSLCA relating to the strength of the character, 

condition and the derived landscape strategy.

5.5 Churchwell SDL and Banwell SDL have been excluded from this study, based on these 

being potentially allocated by the JSP.  Therefore, the study area surrounding the 

settlement of both Banwell and Churchill end to the south of the SDLs or have a marginal 

overlap.

5.6 The areas where there is an overlap is assessed to be of high sensitivity to housing, which 

exposes the question of the sensitivity of the land further north. The need for an analysis 

to provide an evidence base for the SDLs is emphasised further by the assessment of high 

sensitivity land at the tips of the SDLs.
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5.7 The LSA highlights the importance of the setting of the Mendip Hills AONB and the 

requirement to protect the Dark Skies where viable. This is supported by the National 

Planning Policy Framework and the AONB extracts presented within the LSA. 

5.8 In light of the importance of the setting of the AONB and concerns raised by the Mendip 

Hills AONB, both Churchill SDL and Banwell SDL should be considered within the LSA. This 

is further backed by the landscape strategy derived from the character strength and 

condition of LCA J2 which states that the area needs to be conserved, strengthened and 

enhanced.

5.9 The LSA does not capture any other development requirements apart from housing. The

proposed Park and Ride facility and the important area of employment use have not been 

considered in the assessment.

Landscape Sensitivity Assessment Addendum

5.10 The study area of the LSA restricts itself to the periphery of the settlement edges, however 

the study area for the LSAA is an anomaly and does not limit the area to just the periphery 

of Long Ashton or Dundry. 

5.11 Incongruencies between the LSA and LSAA are also evident in terms of the types of 

development being assessed, where the LSAA picks up on employment and Park and Ride 

facilities. The LSAA refers to the methodology within the LSA, however the methodology 

does not include either of these uses, instead concentrates on housing alone.

5.12 It is unclear as to why the LSAA emphasises on the effects of the Park and Ride Facility 

use at the edge of Bristol, where in comparison the LSA makes no assessment for Weston-

Super- Mare.

5.13 The LSAA mentions that the assessment considers the findings of the NSLCA, however 

there is little indication of the character of the area or the condition of the area being 

used as factors. The study area of the LAA covers more than one LCA, (LCAB1, LCA J4 

and LCA H1). However, this study area has been treated as a uniform area instead of 

using the evidence base of the various LCAs present within.

5.14 There is a potential that all the LCAs situated within the study area may be assessed to 

be of the same sensitivity, however the lack of proof in the use of the LCAs questions the 

robustness and consideration undertaken within the LSAA.
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5.15 The LSAA provides a description of the study area in general, without referring to any 

particular area as being of greater value than the other. This is followed by an analysis 

of certain parcels within the study area in close proximity to the South Bristol Link, 

identified essentially to assess the sensitivity to Park and Ride facilities.

5.16 The review of the LSAA shows that no particular part of the study area was specifically 

identified for housing or employment unlike the Park and Ride facilities. Herein, lies a 

discrepancy in the approach to assessing sensitivity for housing and employment as it 

appears that the study area has been considered as one unit. The study area has several 

variations, landform in particular, with the Peart in the south and Yanley Ridge to the 

north-west clearly rising above. Therefore, it is an omission on the part of the LSAA to 

have not considered the landform and identify specific areas for housing and employment. 

5.17 Para 2.2.11 states that development on the three fields to the south of Land Parcel 01 

would be considered if a suitable landscape framework should be implemented and 

allowed to mature prior to development to reduce the inter-visibility of this land with land 

to the north and south of the Study Area. The Vale would provide new public open space 

and new tree/woodland planting within the northern part of the fields, thereby addressing 

the requirement within the LSAA.

5.18 The Vale’s masterplan responds to the outcome recorded within Para 2.2.12. Land Parcel 

02 identified as medium sensitivity to Park and Ride facilities as shown within The Vale. 

The LSAA further states that the land to the north of Land Parcel 02 is of high sensitivity 

being at a higher topography and in close proximity to a Local Wildlife Site. The Vale 

within this area has allowed for the creation of new woodland planting, which would align 

with the sensitivity of the land.

5.19 The concluding sentence of the LSAA (Para 2.2.20) states that “all remaining land within 

the Study Area is generally of high sensitivity to residential, employment and Park and 

Ride development”.

5.20 There is little evidence within the analysis section of the LSAA to support this statement. 

It appears that the analysis section concentrates on the Park and Ride development and 

the conclusion section provides the sensitivity scoring for residential and employment 

development. 
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5.21 Arguably, the landscape within the study area is varied to a degree, to allow for variations 

in sensitivity level. It is possible to be of the same sensitivity level, however without proof 

of analysis regarding this, it would appear that the LSAA is misguided in putting forward 

a statement such as the one within Para 2.2.20. 

5.22 The robustness of this outcome is therefore arguable with no sufficient proof to back the 

blanket statement of all remaining land being of high sensitivity.

6.0 SUMMARY OF KEY ISSUES

6.1 In summary, this report finds that although efforts have been made to provide sufficient 

evidence base to assist the Local Plan 2036, there are areas of missing or insufficient 

information/analysis to support the results of the LSA and LSAA.

6.2 The key issues identified through the critique process within this report are as follows:

Lack of evidence of the use of the NSCLA within the LSA and LSAA.

The correlation between the strength of character and condition with the landscape 

sensitivity is vague.

Omission of the Banwell SDL and Churchill SDL should be reconsidered in light of 

statements within the NPPF regarding AONBs.

The methodology of the LSA does not account for employment or Park and Ride 

facilities and no further methodology has been provided within the LSAA.

Discrepancy in the spatial scope of the LSA and the LSAA.

Proof regarding the analysis for the sensitivity of residential and employment 

development within the LSAA is inadequate.

6.3 The issues stated above, conclude that the findings of the LSAA are debatable and 

therefore does not provide a robust evidence base to the land where The Vale is located 

to be of high sensitivity to residential and employment development. Simultaneously, the 

absence of a study for the Churchill SDL and Banwell SDL area within the LSA questions 

the viability of developing especially with regards to the Dark Skies of the Mendip Hills 

AONB and its setting.












