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1.1 Walsingham Planning (WP) has been instructed by Wainhomes Severn Valley to 

submit representations to North Somerset Council’s Issues and Options consultation 

document (November 2018).  

 

1.2 The representations provide both general comments on the content of the Issues and 

Options document and evidence base as well as raising more specific site related 

matters.   

 

1.3 On behalf of our client we set out below  representations to the current Consultation 

Document. For ease of reference we have structured these representations to follow 

the order of the Consultation Document.  

 

Introduction  

1.4 A number of matters are of concern in relation to the general approach taken by the 

Council in preparing the Issues and Options as well as specific aspects of the 

Introduction section.  

 

1.5 The Introduction section should properly acknowledge the current policy context for 

North Somerset which is not fully expressed.  The Core Strategy was originally 

adopted in April 2012 but following a successful legal challenge polices were 

remitted to the Secretary of State for further examination.  

 

1.6 Following a further Examination into Policy CS13, a modification was made to 

that policy raising the housing requirement to a minimum of 20,985 homes (or 

1,049 dwellings per annum). The Inspector at the time recognised the 

limitations of the evidence base but found Policy CS13, as modified, sound 

subject to there being a review in the short term based on an up-to-date full 

objectively assessed need for housing.  

 

1.7 The Core Strategy (January 2017) confirms at paragraph 1.13 that “In addition to 

annual monitoring a review of the level of new homes required will take place by 

2018.”  This is also specifically stated within Policy CS13: Scale of New Housing. The 

supporting text to Policy CS13 states that: 

 

“3.179 Plan preparation and the determination of the appropriate level for the 

district housing requirement took place against an uncertain planning context 

in terms of regional planning, the localism agenda, and the introduction of the 

NPPF, as well as a severe economic downturn which raised doubts about the 

robustness of trend-based projections and economic growth assumptions. 

 

3.180 The North Somerset housing requirement as set out in the April 2012 

adopted Core Strategy was challenged in the courts and remitted back to the 

Planning Inspectorate for re-examination.  As part of  the  reassessment  of  the  
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housing requirement the Council undertook a fresh assessment of housing 

needs within the district. 

 

3.181 A new joint Strategic Housing Market Area assessment for the wider 

housing market  area  was  being  carried  out  at  the  time  that  Policy  CS13  

was  being examined. Until this work is completed the Council cannot move 

forward on the basis of a full objective assessment of housing need as required 

by the NPPF. 

 

3.182 The provisions of this policy should therefore be seen as an interim 

position pending a review of housing requirements and provision which will be 

based on the findings of the new SHMA. The policy includes a specific reference 

to this review. 

 

3.183 Other local authorities in the West of England are already committed to a 

similar approach.  To reach a co-ordinated position between the West of  

England authorities based on the duty to co-operate, it is intended that the new 

SHMA will be published in June 2015. The processes are already in train to 

produce a Joint Strategic Planning Strategy by early  2017.  This will be a  

formal development plan document and will, amongst other things, allocate 

housing provision between the West of England authorities. By early 2017 

therefore the Council will be able to plan for a fully NPPF compliant and West 

of England agreed housing  provision.  Policy  CS13  will  be  applied  on  the  

basis  of  that revised figure once it has been adopted. The Council will then 

need to review and have adopted a replacement plan, whether this be a Local 

Plan or a review of this Core Strategy, in order to put the requirements of the 

adopted JSPS into local effect. 

 

3.184 If for any reason the JSPS has not been finalised the Council will move 

ahead with a review of the document on the basis of the best information 

available to it (including the NPPF compliant SHMA).  In either case the review  

will  be completed by the end of 2018 with a replacement for this policy being 

adopted by that time.” 

 

1.8 Paragraph 3.190 of the Core Strategy also contains a commitment to review Policy 

CS13 by the production of a joint development plan by the West of England 

authorities with adoption by the end of 2018. 

 

1.9 The above policy context is an important factor in shaping the new local plan and 

should be fully explained.  The Introduction section of the Issues and Options 

document simply suggests (at page 3) that existing plans within the West of England 

authority area are required to be reviewed and updated alongside the West of 

England Joint Spatial Plan (JSP) JSP .  However, there is no acknowledgement that the 

review is overdue. 
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1.10 Paragraph 24 of the NPPF 2018 states that local planning authorities are under a duty 

to cooperate with each other.  The Issues and Options document makes no reference 

to this duty and this should be addressed as soon as possible unless the Council 

considers that it does not relate to the local plan review process. If this is the case this 

should be explained for the benefit of any doubt. 

 

1.11 In general it is not clear what the evidence base is that has informed the issues and 

options outlined in the Consultation Document.  For example, whilst the Consultation 

Document suggests it is directly informed by the JSP, North Somerset Council has not 

identified the relevant evidence, which supports the proposed need for 25,000 homes 

to 2036.  Whilst it is understood that this may have been prepared for the JSP, for 

clarity it should be made clear which documents from the JSP evidence base are 

being relied upon. It should not be assumed that those commenting on the new local 

plan documents have access to the evidence base for the JSP and more importantly 

should make it clear which documents are relied upon.    

 

1.12 It is widely acknowledged across the political spectrum that the UK is in the grip of a 

housing crisis. Nationally, the average house now costs eight times the average 

income. Whilst the causes of the housing crisis are complex, at the most basic level, 

as a nation we have not been building enough homes. 

 

1.13 In June 2018 an appeal decision relating to at Weston Business Park, Laneys Drove, 

Locking, North Somerset BS24 8RA (Appeal Ref: APP/D0121/W/17/3184845) 

confirmed that the that the total five year supply of deliverable housing was 8,565 

dwellings, or 4.4 years.  It would appear that the Council’s existing housing policies 

are not working. In light of this it is disappointing that the Consultation Document 

has not highlighted the need to build more homes as the key issue facing the whole 

of North Somerset that the Local Plan must address.  

 

1.14 Overall it has been difficult to provide feedback as the Issues Options is being 

prepared in advance of the adoption of the JSP.   Page 4 suggests that the starting 

point for the North Somerset local plan 2036 is the proposed district apportionment 

from the JSP although this has yet to be tested at examination. The JSP has been in 

preparation since 2015. The examination has now been delayed until at least May 

2019 and there is no certainty as to when the plan will be adopted.  If the North 

Somerset Local Plan 2036 (NSLP 2036) is to be informed by the JSP it should 

acknowledge that the document will need to change to reflect any consequential 

changes to the JSP and specifically the overall housing and employment requirement 

for North Somerset.  
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2. North Somerset wide issues 

2.1. The figure at page 8 identifies the constrained nature of North Somerset. This 

highlights that development will need to be accommodated in less constrained areas 

wherever possible.  However, the Council through its Sustainability Appraisal work 

will also need to consider whether locating development in the Green Belt will create 

a more sustainable form of development.  

 

2.2. The key issues have not identified all the challenges or issues facing North Somerset.  

Housing affordability is a significant issue for the area and should be a major factor in 

shaping policies of the new local plan.  According to the Council’s Housing Strategy 

2016-21 

 

 The average price of a property in August 2015 was £197,528 or almost seven 

times average full time earnings  

 

 Over a quarter of private rented homes do not meet the decency threshold, with 

a high concentration of these homes in the Weston-super-Mare central area  

 

 The district has the seventh largest inequalities gap - the gap between our 

wealthiest and poorest communities – in the country. One stark example of this is 

life expectancy, which is nine years lower for men and six and a half years lower 

for women in the most deprived areas compared to the least deprived area in the 

district. 

 

2.3. The Strategy (page 17) acknowledges that the South West of England has the third 

highest house prices after London and the South East, and the WoE region has the 

third highest house prices in the South West after Dorset and Gloucestershire. It goes 

on to state that:  

 

 households on low to middle incomes are as a result finding it harder to afford 

owner occupation.  

 

 Lower quartile house prices in the district are 7.68 times greater than lower 

quartile incomes, making affordability a real issue.  

 

 The deposit required by lenders to access a mortgage is now much greater 

making it more difficult for first time buyers to enter the housing market and 

fuelling the growth in Buy to Let.  

 

 Households unable to access home ownership may remain living at home or live 

in the PRS, the so called ‘generation rent’.  
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2.4. The adopted Core Strategy 2017 already includes policies which prioritise the re-use 

of previously developed land although it is not clear whether these policies have not 

been effective. In isolation increasing densities is not considered to represent a 

realistic option for growth. There is no evidence to suggest that doing so would 

deliver the level of growth required over the plan period to meet needs. Other 

options will need to be considered alongside policies which seek to increase the 

density of development. 

3. Local Housing Growth 

2.5. It is not clear from the Issues and Options document how much non-strategic growth 

the Council considers will be necessary between 2016 – 2036. The document appears 

to suggest that the 1,000 new homes will be required in addition to development at 

the Strategic Development Locations (SDL’s) although this should be clarified. The 

Council should confirm whether the proposed housing figures will be expressed as a 

minimum or whether another requirement should be applied.   

 

2.6. The acknowledgement that proportional growth will differ from place to place based 

on a number of factors is generally welcomed.  

 

2.7. The acknowledgement that proportional growth will differ from place to place 

based on a number of factors is generally welcomed. For instance whilst the 

Adopted Core Strategy identified Sandford as a lower order settlement it is 

recognised that it shares many services with Winscombe and as a whole lies in 

a sustainable location. 

 

2.8. In accordance with the NPPF 2018 small and medium sites of less than 1ha will be an 

important aspect of the housing supply and should be encouraged.  The Council 

should however provide evidence to support the suggestion that these types of sites 

typically achieve 40 dwellings per hectare and are “relatively easier to deliver”.  

 

2.9. It is noted (page 19) that potential sites will be identified at the next stage of the 

Local Plan. Wainhomes Severn Valley has interests in the following site which should 

be considered as part of the preparation of the next stage of the local plan process. 

 

Land North of Greenhill Road, Sandford  

2.10. The Land North of Greenhill Road, Sandford (see location plan at Appendix 1) is a 

sustainable location for at Sandford. The land is identified as site HE18344 in the 

Strategic Housing Land Assessment 2018 (SHLAA) and could accommodate 

approximately 80 dwellngs.  Sites such as this should be considered favourably due 

to the important contribution they can make to the housing land supply. 
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3.1 Settlement hierarchy 

2.11. Page 21 of the Issues and Options document highlights the Adopted Core Strategies 

existing flexible approach to development which supports sites adjacent to the 

settlement boundaries of defined towns and villages. This approach is an important 

aspect of the policy framework enabling flexibility and ensuring that a suitable supply 

of housing can be maintained.  It is not clear whether this policy has so far been 

effective. To assist the preparation of the new local plan the Council should provide 

evidence to demonstrate how many dwellings have so far been delivered through 

this policy and identify any barriers experienced. 

 

Q8. What are your views on the options for a revised settlement hierarchy? 

2.12. A review of the contribution that smaller settlements can make is welcomed. A 

combination of all options should be applied to ensure that settlements are not 

unnecessarily constrained.  For instance settlements that are located close to major 

towns, cities or where services are shared should be assessed on their own merits 

rather than simply grouped into a standardised hierarchy.  Smaller settlements which 

are located close to other settlements where services are shared should be 

considered suitable for development.  

 

2.13. North Somerset is constrained by both the green belt and AONB and has a history of 

under delivery which has led to affordability issues. If the plan is to be positively 

prepared it should ensure that it tackles this key issue by identifying sufficient land to 

address any shortfall in delivery in previous years and maintains the supply of 

housing in the future. 

 

Q9. What are your views on the options for revised settlement boundaries? 

2.14. Question 9 of the Issues and Options document seeks views on the options for 

revised settlement boundaries and asks whether the current policy which allows sites 

to come forward adjacent to settlement boundaries should be retained. In this 

respect Option 1 is supported although, through monitoring, the Council must 

ensure that decisions are not unnecessarily delayed through the development 

management process. 

 

2.15. Page 29 of the Issues and Options document suggests that the Generating Ideas 

consultation undertaken in November 2017 has informed the further planning of the 

SDL’s although it is not clear what issues were raised or how the Council has 

addressed them.   
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2.16. Reference is also made to a new infrastructure delivery plan although it is not clear 

what progress made in relation to the existing IDP and where issues have been 

experienced.  

 

5. Urban Living 

Q27. What are your views on the proposed options for increasing urban living? 

2.17. The suggested approach to increasing urban living is unlikely to deliver the level of 

growth required up to 2036.   

 

2.18. It is not clear what is meant by significantly increasing densities. The ability for an 

additional 1,000 dwellings to be delivered from urban living is questioned and it is 

not clear what densities will be required to achieve this aim.  Page 62 of the Issues 

and Options makes reference to the existing approach contained within the Adopted 

Core Strategy which targets 40 dwellings per hectare across North Somerset.  To 

provide some context to the suggestion that densities can be increased the Council 

should clarify whether the current approach has been successful.  

 

2.19. The table at page 63 appears to be based on capacity work undertake by the Council 

although this evidence has not been made available.  There is no explanation as to 

what is meant by trend analysis non-site specific.  It is also not clear how the further 

capacity from sites ‘requires intervention’ has been assessed. 

 

2.20. The Council’s current design guidance will need to be carefully reviewed if higher 

densities are to be achieved. 

 

Q41. Do you have any views on the review of affordable housing policies? 

A full review of affordable housing policies is supported. 
 

 

 


