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North Somerset Council – Policy Representations on the draft Site Allocations 

Plan – April 2016 

Harbour Crescent, Portishead, BS20 7FS 

CSJ Planning Consultants, on behalf of Prelon Properties Ltd, developers of Harbour Crescent, have 

prepared this representation on the Draft Site Allocations Plan (2016) with specific regard to draft 

Policy SA5 – Safeguarded Employment Uses. 

Policy SA5 - Safeguarded Employment Uses 

Policy SA5 states the following: 

Existing employment sites listed in Schedule 3 are safeguarded for business development (primarily 

B1, B2 & B8 use). Proposals for non B-use classed on these sites will only be permitted if: 

 They are ancillary to the main B use; 

 They have a direct relationship with the existing businesses by providing a services to the 

business or employees, or; 

 They are very small scale and provide a supporting service for the employment uses or 

employees e.g. crèche, gym, café etc.  

Policy Background 

The background to the policy as outlined in the Plan, is stated below: 

As well as allocating new employment sites it is equally important that existing employment sites 

that have good access, are purpose built, modern and compatible with their surrounding uses are 

retained in employment use. 

In the past, existing sites have been lost to non-employment which does not help to redress the 

balance between residential growth and the provision of jobs. For some sites that are poorly located, 

rundown or incompatible with surrounding uses then their loss to non-employment use is 

acceptable and in some cases a benefit. 

However, the loss of key existing strategic employment sites would be contrary to Core Strategy 

objectives. 
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NPPF Para 22 

Planning policies should avoid the long term protection of sites allocated for employment use 

where there is no reasonable prospect of a site being used for that purpose. Land allocations should 

be regularly reviewed. Where there is no reasonable prospect of a site being used for the allocated 

employment use, applications for alternatives uses of land or buildings should be treated on their 

merits having regard to market signals and the relative need for different land uses to support 

sustainable local communities. 

Commentary 

National Planning Policy Framework (NPPF) paragraph 182 requires that Local Plans should be 

prepared in accordance with National Planning Policy, if their content is to be considered sound. 

NPPF paragraph 22, as stated above, is clear in its emphasis that sites protected in policy through 

an allocation for employment use should be regularly reviewed in order to ensure that such 

allocations are actually coming forward for their policy prescribed use. 

The site in question was initially allocated within the 2007 Replacement Local Plan, as part of the 

‘Gordano Gate’ safeguarded employment area (Policy E5 – Site Reference E4 – see extract from the 

2007 Policies Map below).  

 

 

 

 

 

 

 

Consent reference 03/P/1991/F granted approval for the erection of 4 No. 2 storey office buildings 

with associated car parking and landscaping (Class B1a).  A partial implementation of the consent 

was delivered.  Despite extensive efforts and marketing the scheme proved to be unattractive to 

the market and only 2 out of the 4 office suites in Building A were occupied, the remainder was 

left complete but nevertheless vacant.  The balance of the site, representing the great majority has 

Site Location 
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remained unbuilt.  With the departure of both tenants from the site in 20131, the development 

company which owned the site went into receivership.  Their extensive marketing efforts to find 

new employment and development interest has effectively failed. 

Additionally, there are both better placed vacant buildings and sites available on the market for 

employment use within Portishead and the surrounding area. Many have not been taken up despite 

prolonged and extensive marketing. Accordingly, the evidence confirms there are outstanding 

consents which have not been implemented due to lack of market demand for employment uses 

in the area. 

For example: 

 Land adjoining Wyndham Way, Portishead, BS20 7GA – Consent for three storey office 

building at the entrance to Portishead which has been extensively marketed with no signs 

of uptake. 

 Portis Fields Office Park, Phase 2, Portishead, BS20 6PN 

 Marine View Office Park, Portishead Marina, BS20 9DS 

 Harbour Road, Portishead, BS20 7AN 

 Greystoke Business Centre, High Street, Portishead, BS20 6PY 

 Portis Fields, Bristol Road, Portishead, BS20 6PN 

 Former Asda Premises, Portbury Way, Royal Portbury Dock, Portbury, BS20 7YN 

 Portishead Business Park, Old Mill Road, Portishead, BS20 7BY 

At the current time, the cost of construction of the remainder of the consented scheme is greater 

than the end value of the completed offices and is thus not an attractive, nor viable, proposition 

for future investment.  In essence, there is no realistic prospect of employment development coming 

forward on this land. Set against this background there is an overwhelming need for new residential 

accommodation, especially in sustainable locations such as this. 

It should be noted at this point that the Department of Communities and Local Government are 

currently consulting on proposed changes to national planning policy (the NPPF). Paragraphs 13-

18 inclusive of the consultation document (December 2015) relate specifically to increasing 

residential density around commuter hubs. Given the forthcoming re-opening of the Portishead to 

Bristol rail line (MetroWest) and the proposed location of the Portishead station to the immediate 

                                                           
1 Relocated to Kestrel Court 
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north of the site, residential development in this location would undoubtedly accord with future 

government objectives at the national level. 

The balance between promoting employment/self-containment and delivering the objectively 

assessed housing need is addressed by the Inspectors Report on the Examination into Policy 13 

and its supporting text dated 11th March 2015.  Issue number 4, paragraph 43 – 49 inclusive 

concludes that the housing target of 20,985 dwellings for the plan period of 2006 – 2026 is an 

appropriate balance. 

In consideration of this, an application for prior approval to confirm that that the current building 

could be converted into residential accommodation (C3) under the provisions of the General 

Permitted Development Order was submitted to North Somerset Council in January 2014 and prior 

approval was subsequently granted in April 2014. The principle of residential development on site 

is therefore established and is implementable. An application to alter the existing elevations of the 

building has since been submitted (15/P/2111/F) and was approved under delegated powers in 

April 2016. 

To continue to allocate the site as a safeguarded employment area with access solely derived 

through a developed residential site is not a workable solution and given the reasoning outlined 

above it is considered that the site should be removed in its entirety from the Site Allocations Plan 

as a safeguarded employment area.  

As established by NPPF paragraph 22, sites which are allocated for employment use should be 

regularly reviewed and in instances where there is no prospect of the allocated use coming forward, 

such as in this instance, alternative uses should be considered. Given that the principle of residential 

development on the site is now established, further applications for residential use should be 

considered as acceptable as a matter of principle. 

In conclusion, given the number of better placed sites that are available now, or which have an 

implementable consent which have not been taken up within the Portishead area and the 

establishment of the principle of residential development on site, the continued allocation of this 

site for employment use cannot be justified by evidence and is thus fundamentally unsound with 

reference to NPPF para 182. 
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