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Foreword  

The Localism Act introduced Neighbourhood Planning into the 

hierarchy of spatial planning in England, giving communities the 

right to shape their future development at a local level. 

In March 2014, Stowey Sutton Parish Council was successful with 

its application to become a Neighbourhood Planning area. 

The Stowey Sutton Neighbourhood Plan  reflects community-

wide comments, observations and concerns about its future, 

bringing them together with census information, strategic and 

statistical evidence into a òliving promiseó that mirrors the 

communityõs overwhelming desire to make Stowey Sutton an 

even better place to live and work, both now and for future 

generations. 

The Plan has been produced by a Neighbourhood Planning 

Steering Group including Parish Council members and 

community volunteers. Once the Plan has been completed, 

following a favourable local referendum, the Stowey Sutton 

Neighbourhood Plan  will fo rm part of the Bath and North East 

Somerset (B&NES) development plan and will sit alongside the 

Core Strategy and Placemaking Plan. 

This Neighbourhood Plan  includes policies for deciding where 

development should take place and the type and quality of that 

development, together with  policies influencing social and 

community growth.  
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Stowey Sutton Parish  

The Stowey Sutton neighbourhood plan encompasses the civil parish of Stowey Sutton, which 

comprises of the villages of Bishop Sutton and Stowey, together with the surrounding rural 

landscape. 

 

Figure 1: Map of Stowey Sutton Parish & Neighbourhood Plan Area Boundary 
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The Neighbourhood Plan  Policies  

The following suite of policies has been developed to manage 

the future development of Stowey Sutton in order to achieve the 

vision, objectives and strategy of the Neighbourhood Plan .  

To reflect the results of the consultation events undertaken 

during the  Planõs preparation and evidence of local issues and 

characteristics, the policies are separated into several themes ð 

Housing and Development, Roads and Transport, Business and 

Employment and Community and Recreation. 

To aid interpretation for decision ma kers and applicants, each 

policy is accompanied by supporting text setting out the context 

for the theme, the local communityõs views on that subject and 

the evidence, plans and strategies that offer support and 

evidence for its approach. All policies have been framed in the 

context of the National Planning Policy Framework and the 

B&NES Core Strategy.  

Whilst the Neighbourhood Plan  is first and foremost a land-use 

document, a number of issues falling outside of the planning 

systemõs remit were identified by the local community during 

consultation events. Alongside its core policies the Plan therefore 

includes a number of aspirations to encourage interventions by 

wider stakeholders. These are included within each topic where 

relevant, as Action Policies.





 

15 

Introduction and 

Background  

The area of our Neighbourhood Plan  

encompasses the civil parish of Stowey 

Sutton, which comprises of the villages of 

Bishop Sutton and Stowey, together with 

the surrounding rural landscape. 

Bishop Sutton (grid reference ST587597) 

is a small village within the Chew Valley in 

Bath and North East Somerset. It lies 

south of Chew Valley Lake and north of 

the Mendip Hills, approximately ten miles 

south of Bristol on the A368, Weston-

super-Mare to Bath road.  

Historically the main industry in the 

village was a coal mine owned by J. Lovell 

and Sons from 1835 to 1929, which was 

part of the Somerset coalfield. There was 

also a large flour mill, part of which was 

converted for residential use. 

History of Bishop Sutton  

Lying within the Chew Valley Bishop 

Sutton was originally  predominately an 

agricultural community , prior to the 

development of coal mining in the 18 th 

century.  

The Pensford coal basin lies in the 

northern area of the Somerset coalfield 

around Bishop Sutton, Pensford, Stanton 

Drew, Farmborough and Hunstrete. 

The date for the first pits around Bishop 

Sutton are uncertain but there was at 

least one before 1719 By 1824 a 

collection of four bell pits wer e identified 

in field tithe No 1409, and four shaft pits 

in field tithe No 1428, but they were no 

longer working. The Old Pit (ST587597), 

which was also known as Sutton Top Pit 

or Upper Sutton Pit, was dug before 1799 

and owned by Lieutenant Henry Fisher, 

who sold it in 1821 to Robert Blinman 

Dowling and several seams of coal were 

identified and exploited. After Dowling's 

death the Old Pit was sold to Mr. T.T. 

Hawkes in 1852, but he defaulted on the 

payments and it was sold in 1853 to 

William Rees-Mogg (an ancestor of Jacob 

Rees-Mogg , the well-known conservative 

MP) and his associates. 

History of Stowey  

There is some evidence of a possible 

wooden enclosure from the Iron Age 

known as Stowey Castle. There is also 

some evidence of an ochre crushing mill 

used for making pigment for marking 

sheep.  

The early Lords of the Manor were the 

Fitz Richard family. In the early 17th 

century it was held by the Jones family, 

who held it until 1840 when it was sold to 

Sir Edward Strachey. 

Local Governance  

Bishop Sutton, along with Stowey, are 

within the area of  Stowey Sutton Parish 

Council, which has responsibility for local 

issues. 

The parish is part of the Chew Valley 

South Ward and falls within the unitary 

authority of Bath and North East 
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Somerset which was created in 1996, as 

established by the Local Government Act 

1992. It provides a single tier of local 

government with responsibility for 

almost all local government functions 

within its area including local planning 

and building control, local roads, council 

housing, environmental health, markets 

and fairs, refuse collection, recycling, 

cemeteries, crematoria, leisure services, 

parks, and tourism. 

The parish is represented in the House of 

Commons as part of North East 

Somerset. It elects one Member of 

Parliament (MP) by the first past the post 

system of election. It is also part of the 

South West England constituency of the 

European Parliament which elects seven 

MEPs using the d'Hondt method of 

party-list proportional representation.  

How the 

Neighbourhood  Plan  

was prepared  

The Stowey Sutton Neighbourhood Plan 

has been prepared by residents and 

members of Stowey Sutton Parish 

Council working as part of a 

Neighbourhood Planning Steering Group 

with support from Bath and North East 

Somerset Council.  

All policies are based on robust evidence 

and community consultation. A wide 

range of evidence bases were used 

including census materials, surveys, and 

widespread community consultation, 

including delivering draft policy 

consultation leaflets to every home 

within t he plan area twice during the 

plans preparation, ensuring the widest 

possible awareness across all age and 

social groups. The full evidence base is 

listed in appendix P  

The process has involved a number of key 

steps: 

Initial Work  

Stowey Sutton Parish Council were at the 

forefront of parishes considering 

development of a Neighbourhood Plan , 

with the creation in February 2012 of a 

parish council working party to 

investigate and enable the structures 

needed to prepare a plan, througho ut 

2012 the parish council working party 

met, ultimately distributing a high level 

survey to all homes within the parish in 

September 2012. 

This high level survey was designed to 

identify areas of interest and concern 

within the community and was used in 

deciding the areas of responsibility for 

the working parties in the second, 

community led phase of the 

Neighbourhood Plan. 

In December 2013 Stowey Sutton was 

formally designated as a Neighbourhood 

Planning area. 

A launch meeting for this phase was held 

in November 2013, where the plan 

process and broad objectives were 

discussed with the community and 

applications for members of the various 
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working parties and steering group were 

invited. 

Area Designation and 

Raising Awareness  

A steering group was formed to discuss 

the creation and scope of the 

Neighbourhood Plan process. During 

2012 and 2013 parish councillors and 

steering group members attended 

several village events informing residents 

of the forthcoming Neighbourhood Plan.  

In December 2013 Stowey Sutton was 

formally designated as a Neighbourhood 

Planning area. 

Consultation and Evidence 

Gathering  

An initial high level survey was carried out 

by the Parish Council in September 2012 

to identify the broad areas of interest and 

concern within the parish, copies of the 

survey were distributed to every 

household by parish councillors, the 

results were analysed and used to 

designate the broad areas of 

responsibility for each of the working 

parties in the second community led 

phase of the project. 

In February 2014 drop-in events were 

held for two key stakeholder groups, 

local businesses and employers and local 

land owners. These groups were 

identified by the research of the relevant 

working parties and letters of invitation 

were sent to each person by the parish 

council. 

Leaflets describing the Neighbourhood 

Plan process, key aims and objectives 

were distributed throughout the winter of 

2013/14 to community groups as well as 

via the local school. Regular reports were 

presented to the parish council and 

updates circulated in the parish councils 

monthly electronic newsletter. 

In February 2014 a detailed housing 

needs survey was distributed to every 

household in the parish by members of 

the Neighbourhood Plan team, with the 

results collected by reply paid envelopes 

included with each survey. The results 

were analysed by Worcester Research. 

Almost 40% of homes responded to the 

survey. Copies of this survey were also 

made available in neighbouring parishes 

via leaflet stands in the village shops, to 

ensure that the wider community needs 

were included when considering the 

survey responses. 

In March 2014 a second survey was 

distributed to every household within the 

parish by members of the 

Neighbourhood Plan team and 

volunteers. This survey covered more 

general topics, such as Roads and 

Transport, Business and Employment and 

Community and Recreation, the 

responses were again collected by reply 

paid envelopes included with the survey 

forms, with a response of almost 30%. 

The responses to these two surveys were 

analysed, collated and used by the 

working parties in the development of 

the initial draft policy document, which 

also incorporated reference to key 

national and local statistics and policy 
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documents. The steering group produced 

a Sustainability Appraisal, Scoping report 

and Equality impact analysis, which 

contains a broad range of statistics and 

information that helped to identify issues 

for the Parish. This information is 

provided in separate supporting 

documents. 

Consultation on initial draft 

and  the steps to the final 

plan  

During May 2014 two further drop -in 

sessions were held to present the initial 

draft policies and consult the community 

on their views, the feedback received was 

very positive. The steering group also 

consulted both the parish and B&NES 

council on the initial draft and the 

combined feedback from the drop in 

events, parish and B&NES council's was 

fed back to the working parties and a 

second draft of the policies was 

produced.  

This draft was validated, checked for 

robustness and compliance with the Core 

Strategy by B&NES in September 2014, 

before being distributed to every 

household in the parish in November 

2014 for formal consultation, when 

feedback was invited, both at public 

engagement events held within the plan 

area, by email and by written submission, 

the full Neighbourhood Plan was made 

available for inspection at Chew Valley 

Caravan Park and members of the 

steering group were available to visit 

people in their own homes by 

appointment.  

The Neighb ourhood 

Plan  Vision  

As detailed in the Stowey Sutton Parish 

Council policies and Stowey Sutton 

Character Assessment (2013) the 

community wants Stowey Sutton to 

continue to thrive as vibrant and 

distinctive villageõs, to continue to 

respect and reflect the views of its 

community, to evolve and expand whilst 

retaining their unique and distinctive 

character, and to provide an outstanding 

quality of life for current and future 

generations of residents. 

Structure of the Plan  

The Neighbourhood Plan sets out: 

Å The Vision and Objectives for the 

future of Stowey Sutton 

Å The Neighbourhood Plan  Strategy ð 

Sustainable Development for the 

Whole Community ð setting out the 

broader aims of the Planõs approach. 

Å The Neighbourhood Plan  Policies ð 

Providing the local policy framework 

for managing new development so 

that it contributes to the vision, aims 

and strategy for the District. 

Objectives  

Å Delivery of a housing growth 

strategy tailored to the needs and 

context of Stowey Sutton 

Å Sensitive development which 

protects and enriches the landscape 

and built environment  
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Å Sustaining and improving local 

facilities for existing and new 

residents 

Å Strengthening and supporting 

economic activity  

Å Seek on-going improvements to 

transport, to utility  infrastructure and 

to digital connectivity   

Å Prioritise local distinctiveness in 

every element of change and growth 

Å Protect green spaces, the landscape 

and support nature conservation 

Å Involve local people in an ongoing 

basis in the process of plan-making, 

monitoring and delivery of  

development. 

The Parish Council and  

community will deliver  this 

by:  

Å Encouraging a thriving and 

prosperous community that delivers 

a high quality of life for all its 

residents 

Å Promoting a distinctive and 

flourishing local economy t hat 

exhibits vitality and dynamism 

Å Supporting measured, 

proportionate, timely and 

sustainable development to meet 

local requirement 

Å Endorsing policies that have a 

positive effect on the environment, 

including those that remove or  

minimise flood risk, mitig ate climate 

change and reduce our carbon 

footprint  

Å Maintaining the high quality natural 

environment with its protected 

wildlife interests 

Sustainable 

Development for the 

Whole Community  

Sustainable development is about 

positive growth ð making economic, 

environmental and social progress for 

this and future generations. These three 

dimensions constitute what is sustainable 

in planning terms. 

Å Economic ð contributing to building 

a strong, responsive and competitive 

economy 

Å Social ð supporting strong, vibrant 

and healthy communities 

Å Environmental ð contributing to 

protecting and enhancing our 

natural, built and historic 

environment 

To achieve this, a thoughtful and 

innovative approach is required, which 

works more positively; with residents, 

landowners and developers taking a 

continuing interest in the future of the 

villages. This is the approach adopted in 

the Plan and on the basis of this the 

Parish will look to engage positively with 

the statutory planning process to guide 

future development, within the contex t 

defined by the B&NES Core Strategy for 

an RA1 settlement. 

People living in Stowey Sutton appreciate 

the special qualities the villages 
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possesses. It is a great place to live and in 

accommodating housing growth it will be 

vital that the qualities which make Stowey 

Sutton so successful are protected. 

Current residents accept that more 

people will want to come and live in 

Stowey Sutton and this is important to 

any thriving and evolving community.  

This Neighbourhood Plan  supports 

sustainable development which is in 

accordance with the B&NES RA1 criteria 

and any new build in Stowey Sutton 

needs to be carefully managed in terms 

of scale, design and character to protect 

the qualities of Stowey Sutton which 

make it special. 

This next layer of growth for the villages 

must create developments of quality 

which contribute to the character of the 

village and which provide local benefit.  

Strategy  

The heart of the villages will be prioritised 

as a thriving centre for local shops 

services and community infrastructure. 

Sustaining local businesses and 

improving local facilities is a key plan 

priority. Local community facilities will be 

supported. 

Housing growth is to be accommodated 

in a sensitive way and the strategy for 

housing growt h is explained later in this 

document (See Housing and 

Development policies).  

Important green spaces are to be 

protected as are strategic views within 

the Parish and into and out of the villages 

of Stowey and Bishop Sutton (Important 

views are referenced in the Character 

Assessment Appendix E). Green wildlife 

corridors are promot ed around the 

parish. 

The Plan is also positive about new 

employment development of an 

appropriate scale, within the parish. 

Improved walking and cycling 

connections are promoted, linking the 

villages of Stowey and Bishop Sutton to 

local facilities, as well as to Chew Valley 

Lake via new footways.  

As a longer term aspiration improvement 

to public transport within the parish and 

wider Chew Valley is highlighted as an 

opportunity to provide a sustainable link 

to Bath and Bristol, particularly to 

improve employment opportunities.  

Neighbourhood Plan  

Delivery and 

Implementation  

The Neighbourhood Plan  will be 

delivered and implemented over a long 

period by the Parish Council and other 

stakeholders and partners. It is not a rigid 

òblue-printó and provides instead a 

òdirection for changeó through its vision, 

objectives and strategy. Flexibility will 

also be needed as new challenges and 

opportunities arise over the plan period. 

In this respect reviewing the 

Neighbourhood Plan periodically will be 

crucial. 
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There will be three strands of activity 

which will direct delivery and each is 

important in shaping Stowey Sutton in 

the months and years ahead. 

These comprise: 

Å The statutory planning process, will 

direct and manage private developer 

and investor interest in the Parish in 

the context of the Neighbourhood 

Plan and the wider Local Authority 

and National Planning Policy 

Framework. 

Å Investment in, and management of, 

public services, assets and other 

measures to support local services 

and vitality and viability for the 

village. In the context of the 

prevailing economic climate and 

public funding there is a recogn ition 

that public investment in the village 

will be challenging to secure. 

Å The voluntary and community (third) 

sector will have a strong role to play 

particularly in terms of local 

community infrastructure, events 

and village life. This sector will play a 

stronger role in the future.  

In terms of the key areas of action the 

following summarises the Parish Councils 

approach to delivery and 

implementation.  

Housing Growth: 

The Parish Council will work with 

landowners and the Local Authority to 

deliver infill gr owth over the B&NES Core 

Strategy Plan period. 

Local Character: 

The Parish Council will work with 

residents, owners of land and buildings, 

and other stakeholders to bring back into 

economic use vacant properties, 

especially those which make a positive 

contributi on to the character of the area. 

Local Facilities: 

The Parish Council will work with local 

organisations and the B&NES Council to 

improve facilities and services for local 

people. 

Local Economy: 

The Parish Council will encourage 

businesses to improve local employment 

opportunities. The creation of more 

individual retail units within the Parish will 

be encouraged. 

Transport and Communication: 

The Parish Council will work to find ways 

to improve road safety, and address 

speed and parking issues. Investigate 

with stakeholders the possibility of 

bringing High speed Broadband to the 

community. 

Landscape and Environment: 

Development likely to have a significant 

effect on a European site either alone or 

in combination with other plans or 

projects, and which cannot be adequately 

mitigated would not be in accordance 

with the  neighbourhood development 

plan. 

The Parish Council will work with 

stakeholders to ensure that wildlife and 
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the countryside surrounding the parish is 

protected. 

The Stowey Sutton Neighbourhood Plan 

is a òlivingó document and as such will be 

reviewed in line with the evolving B&NES 

Core Strategy, in a community led 

approach, supported and enabled by the 

parish council. 
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Figure 2: Chew Valley SPA 
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Figure 3: North Somerset & Mendip Bats SAC 
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The Neighbourhood 

Plan  Policies  

The Neighbourhood Plan  includes two 

distinct groups of policies, the first simply 

called Policies are to advise planners and 

affect the design, size, location and 

identify necessary mitigation  for future  

housing development within the Parish. 

For clarity these policies have been 

highlighted with a border in this 

document. 

The second group are called Action 

Policies and have been designed to direct 

decisions for both the Parish Council and 

B&NES about social and economic 

developments that the community has 

requested through the Neighbourhood 

Plan process. These policies are not 

intended to  be delivered through the 

planning system, but through other 

funding streams. 

To aid interpretation  for decision makers 

and applicants, each policy is 

accompanied by supporting text setting 

out the context for the theme, the local 

communityõs views on that subject and 

the evidence, plans and strategies that 

offer support and evidence for its 

approach. All policies have been framed 

in the context of the National Planning 

Policy Framework and the B&NES Core 

Strategy.  

Whilst the Neighbourhood Plan  is first 

and foremost a land-use document a 

number of issues falling outside of the 

planning systemõs remit were identified 

by the local community during 

consultation events. Alongside its core 

policies the Plan therefore includes a 

number of aspirations to encourage 

interventions by wider stakeholders. 

These are included within each topic 

where relevant.
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Housing and  

Development  

Stowey Sutton is a rural parish with 

approximately 450 houses in the village 

of Bishop Sutton and 50 houses in the 

smaller village of Stowey. The housing 

dates back to the early 19th century with 

a history of agriculture and mining. The 

character of the Parish is therefore of 

individual houses many built from locally 

quarried limestone dating back to 

housing to support farming and large 

estates such as Sutton Court, this is more 

obvious in Stowey, to cottages in Bishop 

Sutton associated with coal mining. There 

is therefore no one predominant 

character of housing across the Parish 

but more a mixed ôpalletõ of different 

designs, age and building materials. 

There were some small developments 

built in the 1950õs, 1960õs 1980õs and 

1990õs which in turn add to the mixture.  

The Parish undertook a detailed 

Character Assessment in 2014 and this 

supports the findings as summarized in 

this paragraph, i.e. that of a Parish made 

up of individual character houses, the 

houses have a sense of space and 

informality with open views, mature 

vegetation and trees and a sense of space 

and openness, they are built of different 

materials and styles.  

The full Character Assessment and 

Community Asset document can be 

found at Appendix  E and Appendix F It is 

noteworthy the recent Edward Ware and 

Barrett developments when completed, 

along with previous Edward Ware 

developments, increasingly account for 

housing of a single design. Any similar 

large scale developments will severely 

challenge and change the character of 

the Parish. 

Stowey Sutton is classed by B&NES as a 

Rural Allocation 1 village (Policy RA1) 

having a local shop, a primary school, a 

public house and public transport 

connections although the lat ter are less 

than adequate as evidenced through the 

bus timetables.  

B&NES calculations for new houses in an 

RA1 village is based on a ratio to 

population carried out by officers in the 

development stages of the Core Strategy.  

This identified the need in Bishop Sutton 

for around 50 houses of which 35% 

should be affordable. It should be noted 

that the B&NES definition of ôaffordableõ 

is housing available through social 

housing rental and the Council wide 

housing needs register. 

For Bishop Sutton this figure of ôaround 

50 housesõ has already ( Feb 2014) been 

approved and exceeded as planning 

permission has already been given for a 

total of 76 houses a number which 

exceeds the B&NES  building target for 

the Parish for 2029.  

All of these houses have been built as 

part of two housing developments and 

are outside the HDB. Evidence shows that 

on average 3 new properties have been 

built within the Parish HDB every year 

since 2011. This accords with, and is 

incorporated with , the Parish Residential 
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housing policy which has been used to 

inform the development of this 

Neighbourhood Plan and can be viewed 

at http://stoweysuttonpc.org/parish -

policy.asp. 

The Parish Policy on Residential Planning 

as adopted in in March 2012 and 

reviewed and updated by the Parish 

Council in June 2014. The policy states: 

òThis Parish Council recognises the duty 

placed on the district authority by central 

government to provide a significant 

number of additional dwellings in the 

B&NES area over the period to 2029. The 

Parish is defined by the District Council as 

a òrural allocation 1 settlementó and as 

such is expected to provide for òaround 

50ó new houses within the Core Strategy 

in the period to 202 9, this number has 

already been exceeded.  

We believe that for the rural economy to 

remain sustainable and self-supporting, 

development should be organic, with 

each community growing by a smaller 

number of dwellings, these should be 

within the Housing Development 

Boundary, of an individual character in 

keeping with the character and build 

materials of the immediate area and in 

keeping with the findings of the 

Character Assessment.  

Dwellings need to be of mixed size 

including one and two bedroom 

dwellings as well as provision for single 

occupancy, rather than by the 

development of a small number of large 

urban extensions.ó 

The view of the community in the 

housing and development questionnaire 

(March 2014) clearly identified that 49.8% 

did not want further large scale housing 

developments.  

Footfall questioning of Parish residents 

supported small scale infill housing 

development of one to two  bedrooms. 

In the questionnaire where more housing 

was supported this was for 1 and 2 

bedroomed houses. The results of the 

questionnaire have been set against 

other data including housing needs 

register, rental costs and availability, 

properties on the market and the 

cost/resale time of these, all the data 

informs the draft housing policies as set 

out below. 

Housing and Development 

Policy  SSHP01 Housing 

Boundary  

The housing development boundary 

(HDB) for Bishop Sutton should be re-

defined to strictly follow the existing HDB 

but with the addition of the strict 

boundary of the two already approved 

housing developments of Cappards and 

Oak Park which together total 76 houses. 

See Figure 8 

Reason: As the number of new houses 

already approved by B&NES has already 

exceeded the ôaround 50õ allocated to the 

Parish as an RA1 village within the Core 

Strategy for the period to 2028, f urther 

http://stoweysuttonpc.org/parish-policy.asp
http://stoweysuttonpc.org/parish-policy.asp
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large scale development would be in 

contravention of the Core Strategy. 

Redefining the housing development 

boundary so that it matches the existing, 

with tight extensions around the recently 

approved developments, in accordance 

with the B&NES Placemaking plan HDB 

Criterion.  

Housing and Development 

Policy SSHP02 Development 

Scale 

The Neighbourhood Plan  will support 

infill housing, within the housing 

development boundary, this is likely to be 

small scale development and will be of an 

individual character in keeping with the 

Character Assessment, the exception to 

such development will be if it is deemed 

to be harmful to the Green Belt, or 

threaten the AONB which has the highest 

level of protection in the NPPF (National 

Planning Policy Framework). 

Reason: In accordance with NPPF para 79 

which states ð òThe Government attaches 

great importance to Green Beltsêêê.the 

essential characteristics of Green Belts are 

their openness and their permanenceó.  

Furthermore, at paragraph 87 the 

Framework states òinappropriate 

development is, by definition, harmful to 

the Green Belt and should not be 

approved except in very special 

circumstancesó 

In respect of AONB the NPPF at para 115 

states òGreat weight should be given to 

conserving landscape and scenic beauty 

in ê.. Areas of Outstanding Natural 

Beauty, which have the highest status of 

protectio n in relation to landscape and 

scenic beauty. The conservation of 

wildlife and cultural heritage are 

important considerationsêó 

The Character Assessment identifies 

areas of SSSI within the Parish. The NPPF 

at para 118 makes reference to 

òdevelopment of land within or outside a 

SSSI (either individually or in combination 

with other developments) should not 

normally be permittedó. 

Housing and Development 

Policy SSHP03 Development 

Character  

The Neighbourhood Plan  will support 

future housing development which will 

reflect the character, varied materials and 

varied build design as identified through 

the Character Assessment and should be 

limited to infill within the amended HDB.  

Reason: The already permitted 

development of 76 homes within Bishop 

Sutton exceeds the target to 2029 (in the 

Core Strategy)  and equates to 14% of the 

village of Bishop Sutton this strongly 

Figure 4 In 2014 Barratts began building 41 

additional homes in Bishop Sutton 
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suggests that the village has reached and 

exceeded its ôcritical massõ and the 

infrastructure cannot support additional 

housing beyond infill.  

A survey of the Parish has identified a 

future potential supply of future housing 

build sites within the HDB.  

During the preparation  of the Character 

Assessment the Parish was divided into 

distinct areas with an assessment made 

of the character for each defined area, in 

considering infill reference should be 

made to and followed in respect of 

design and build materials. See Appendix 

E Character Assessment and sites 

boundaries. 

Any development outside the HDB and 

within the Green Belt should be limited to 

the exceptions as listed in the NPPF at 

paragraph 89 and 90. 

 

Figure 5 Typical Bishop Sutton House 

Housing and Development 

Policy SSHP04 Property Size  

In accordance with the 2014 housing 

needs survey the Neighbourhood Plan  

supports infill development which 

proposes to build small (1 and 2 

bedroom) low cost open market houses. 

Other types and sizes of dwellings on 

infill sites will be supported if they reflect 

identified housing needs.  

Reason: The 2014 Housing Needs Survey 

identified and quantified a local need for 

small, low cost open market housing. 

 This policy is designed to address the 

shortfall in smaller  low cost open market 

properties, Demand for larger 3, 4 and 5 

bedroomed open market houses and 1, 2 

and 3 bedroom affordable houses for 

rental has been met by the recently 

approved developments of 76 houses 

within the Parish. 

There was a small demand from existing 

residents wishing to move within the 

Parish to larger houses. This demand 

could be met from sales of this type of 

house being sold within the Parish. 

 There was a demand from existing 

residents wishing to move to smaller 

houses within the village this demand 

could be met from sales of this type of 

house being sold within the Parish. 

 The demand from local residents wishing 

to move to affordable homes for rental 

was very low. 

 The gap in the supply of homes within 

the Parish as currently presented by 

developers is for low cost open market 

housing usually identified as òstarter 

homesó. This is not provided for in the 

recent large housing developments.  



 

31 

The Housing Needs Survey identified that 

a significant proportion (25%) of existing 

residents of the Parish had a family 

member who had been forced to leave 

the Parish due to the lack of any low cost 

open market housing, this was further 

evidenced by residents at the community 

event where local families currently 

renting could not afford to buy a home in 

the Parish.  

 Demand for larger 3, 4 and 5 bedroomed 

open market houses and 1, 2 and 3 

bedroom affordable houses for rental has 

been met by the recently approved 

developments of 76 houses within the 

Parish. This policy seeks to reflect local 

representation to enable family members 

of existing residents to remain close to 

their wider family  

 

Figure 6 Mountain Ash Farm 

Housing and Development 

Policy SSHP05 

Sustainability Impact  

All planning applications must address 

the sustainability of each proposal and 

the impact on the whole community, in 

order to assess the mitigation necessary 

to balance the impact on the existing 

infrastructure and community.  

Specific reviews must cover: 

Å Surface water drainage and flooding 

risk 

Å Electricity supply 

Å Mains gas supply 

Å Sewage capacity 

Å Parking provision 

Å Telephone capacity 

Å Broadband connections and 

performance for the whole 

community  

The sustainability review must also 

include the impact of the proposed 

development on: 

 

Å Primary schooling 

Å Secondary schooling 

Å Pre-school provision 

Å Recreational facilities 

The developer will be expected to 

propose how any deficiency or risk 

identified in the reviews will addressed, 

this may be through Community 

Infrastructure Levy or via a Section 106 

Agreement where possible. (See 

Appendix B Sustainability and 

infrastructure). 
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Reason: In the recent surveys carried out 

by the Parish Council the quality of the 

local broadband service was rated as 

poor and in particular was quoted as the 

reason why 3 local businesses had left the 

Parish. The impact of the additional 76 

houses on the phone and broadband 

service is unknown but is unlikely to 

improve matters. 

Many aspects of local infrastructure are 

currently poor or just acceptable, the 

addition of additional housing without a 

meaningful review of its impact and 

where necessary improvement is not a 

sustainable way forward. 

 

Figure 7 The Old Vicarage Stowey 

Housing and Development 

Policy SSHP06 Lighting  

Where lighting is proposed, it should be 

designed to avoid intruding into areas 

where darkness is a characteristic of the 

village. Any lighting scheme must not 

impact negatively near woodland edges 

or near hedgerows used by bats for 

foraging.  

Reason: This Neighbourhood Plan  seeks 

to protect and enhance the conservation 

interests of the North Somerset and 

Mendips Bat Special Area of 

Conservation. There are also areas of the 

Parish that lie within the Mendip Hills 

Areas of Outstanding Beauty, an 

objective of this plan is to minimise light 

pollution sources wherever possible.  
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Figure 8: Stowey Sutton housing development boundary within black border, with revised housing development 

areas 1 & 2 boundaries shown with blue border. 
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Business and  

Employment  

Our Business and Employment policies 

are derived from consultation with the 

business community balanced with the 

preferences of the residents of the parish 

and set out to accord with the overall 

aims of making our community more 

sustainable and vibrant, whilst remaining 

compliant with both the B&NES Core 

Strategy and national policy.  

In particular, the policies seek to 

encourage and facilitate the 

establishment and growth of sustainable 

businesses to create local employment 

opportunities where possible.  

Community preferences were garnered 

using several consultation methods 

including informal gatherings as well as 

formally conducted and collated 

community surveys.  

The headline issues raised were: 

Å The lack of local employment 

opportunities  and currently limited 

support and infrastructure for 

homeworking  

Å Improved access to and parking for 

village retail and catering businesses 

is also necessary to encourage their 

use and to make them sustainable 

Å Improvements are desperately 

required to the broadband currently 

on offer to businesses in the parish, 

with several people identifying lost 

opportunities directly related to this 

poor performance. 

This concern was echoed by the majority 

of respondents in the community as well 

because the inadequate broadband limits 

its use for social, recreational and retail 

purposes. 

Background  

Many of the issues highlighted in the 

community consultation process derive 

from the fact that the District Council has 

permitted several residential 

developments, which are large by rural 

standards, over the last 20 years, each of 

which has been a self-contained 

dormitory development, with few links to 

the existing community and no 

associated commercial development, 

causing the new residents to commute to 

larger local centres, such as Bath and 

Bristol in search of work. 

This is not a sustainable approach and 

although the lack of adequate rural 

public transport means that private cars 

are needed to access any commercial 

development.  

 

Figure 9 Westway Business Units 
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Business and  Employment 

Policy SSBE01 Business 

Conservation and  

Preservation  

THE Neighbourhood Plan  supports the 

continued usage of business or office 

units in preference to converting such 

properties to domestic housing wherever 

planning permission is required. 

Reason: To ensure economic 

sustainability of the Parish through 

avoiding a reduction in business 

premises and to maintain local 

employment opportunities.  

Busi ness and  Employment 

Policy SSBE002  

Business Type  

The Neighbourhood Plan  will encourage 

and support new retail , catering, small 

office and business units or the 

expansion of existing businesses, 

providing they can be shown to be viable, 

sustainable, benefit the local economy 

and the wellbeing of the parish. 

They should be sensitive to the local 

setting and not have a detrimental 

impact on the surrounding e nvironment. 

Reason: The Neighbourhood Plan  

questionnaire identified some types of 

business which would be welcomed and 

therefore sustainable within the Parish we 

will encourage an appropriate mix of 

business leading to a more sustainable 

community  which will also improve and 

enhance facilities available to residents 

and provide employment opportunities.  

Busi ness and  Employment 

Policy SSBE03 Employee  

Parking  

The Neighbourhood Plan  recognises the 

importance that new businesses provide 

adequate parking for both staff and 

customers. 

Reason: Retained B&NES local plan 

policies require access to commercial 

developments by public transport , 

however the lack of adequate rural public 

transport means that private cars are 

needed to access any commercial 

development  

Business and  Employment 

Policy S SBE04 Homeworking  

Building alterations that support  

homeworking  for residents will be 

supported in principle by this 

Neighbourhood Plan. 

Figure 10 Cut Above Hairdresserõs 
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Reason: The Parish has experienced a 

reduction in small businesses during 

recent years which has reduced local 

employment opportunities, home 

working will help to prevent the parish  

becoming a dormitory, encouraging a 

better work life balance for residents. 

Homeworking is defined as a 

householder and one or two other 

people working in a way which does not 

intrude on neighbouring properties 

adversely, for instance by increasing 

traffic, receiving large vehicles, 

generating noise of odours, or by 

working anti -social hours. 

Busi ness and  Employment 

Action Policy SSBE05 

Broadband  

The Neighbourhood Plan  strongly 

supports the need for faster Broadband 

speed, through development of fibre 

optic networks, to slow the movement 

out of the Parish of existing small 

businesses and to encourage new 

business to relocate or set up within the 

Parish.  

The community supports developments 

to improve  broadband speed across the 

parish through community investment.  

Reason: this will bring long term 

sustainability through the provision of 

employment  opportunities as well as 

enabling working from home to support 

business enterprises and social 

communication. Businesses once 

established will be able to compete 

openly on a national basis. 

Figure 11 F E Brent and Sons Garage 
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Transport and 

Communications  

Our roads and transports policies are 

derived from the preferences of the 

residents of the parish and set out to 

accord with the overall aims of making 

our transport infrastructure more 

sustainable, more accessible for both 

work and social use and safer for all, 

whilst remaining compliant with the 

B&NES Core Strategy as well as national 

policy. In particular, the policies seek to 

encourage and facilitate the use of public 

and non-motorised transport where 

possible.  

Community preferences were garnered 

using several consultation methods 

including informal gatherings as well as 

formally conducted and collated 

community surveys.  

The headline issues raised were: 

Å It is only feasible to reduce the 

carbon footprint of transport in the 

parish by improving access to public 

transport and by encouraging 

cycling and walking through 

improved facilities and safety 

Å Improved access to and parking for 

village retail businesses is also 

necessary to encourage their use and 

to make them sustainable 

Å Safer parking and access to other 

facilities such as the school also 

featured highly, with significant 

support for traffic calming measures, 

in particular, a specific survey on the 

subject of safe road crossings 

highlighted the fact that a high 

Figure 12 Map of Bishop Sutton showing community and commercial premises 
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proportion of pedestrians do not feel 

safe when crossing the main through 

road in Bishop Sutton. 

Background  

Many of the issues highlighted in the 

community consultation process derive 

from the fact that the parishõs main 

thoroughfare is the busy A368, and 

particularly the fact that virtually all of 

Bishop Suttonõs public and commercial 

buildings are on that road. This gives rise 

to safety concerns regarding crossings, 

parking and general access to premises. 

In addition the settlement at Stowey is 

bisected by another busy road òThe 

Streetó which is currently frequently used 

by a significant volume of through traffic 

and heavy goods vehicles, which are 

unsuitable for the design, width, route 

and classification of the road, as can be 

evidenced by the frequent damage to 

walls and pavements. 

Map of Bishop Sutton showing A368 and 

public / commercial premises 

Road and Trans port Action 

Policy  SSRT01 Public 

Transport  

The Neighbourhood Plan  supports 

improving the a vailability of public 

transport both for the purpose of 

commuting to work outside of the parish 

and for general social use such as for 

journeys between local villages 

Specifically, a viable link to services 

facilitating commuting to local urban 

centres to be developed using funding 

from CIL and grants where available. 

Reason: Current bus services are limited 

both in terms of number of journeys and 

the times of those journeys, making 

commuting to Bristol, Bath and other 

likely places of employment impractical if 

not impossible. For instance, the current 

timetable for buses to Bristol from Bishop 

Sutton shows one departure suitable for 

commuting to work (assuming normal 

office hours), departing as it does at 07.15 

and arriving at 08.17.   

Only weekly services are available to 

centres such as Bath, Keynsham, 

Midsomer Norton or Weston -Super-

Mare so commuting by public transport 

is not possible.  

Additionally, the current services do not 

facilitate local journeys in any practical 

way and are thus making no contribution 

to the reduction of private car use or to 

the social and community life in the 

parish and wider Chew Valley. 

Road and Transport Action 

Policy SSRT02 Parking  

The Neighbourhood Plan  supports 

improving access to local retail facilities 

by the provision of additional parking 

spaces, particularly in the area of the 

junction of the A368 and Sutton Hill  

Road, where a local retail store, a 

hairdresser and a pub/restaurant are 

located.  
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While the pub/restaurant has adequate 

parking facilities, the shop/post office 

and the hairdresser are limited to three 

and four parking spaces respectively. 

This policy will be promoted using 

funding from CIL and grants where 

available. 

Reason: From the community 

consultation survey, 72% of respondents 

stated the need to facilitate and make 

safer the use of the existing retail facilities 

by residents of the parish. Further, the 

alternative being journeys by private 

transport to facilities further afield, it is 

crucial to the general reduction of the 

carbon footprint of the area that use of 

these facilities be encouraged. It is also 

essential to accommodate the additional 

ôuser trafficõ for the above facilities likely 

to derive from current housing 

developments and to encourage the 

development of other, similar businesses 

for the same reasons. 

 

Figure 13 The village hairdresser has four spaces to 

accommodate customers and staff 

Road and Transport Action 

Policy SSRT03 Footpaths  

The Neighbourhood Plan  supports 

improvements to existing footpaths and 

the provision of  safer and more extensive 

footpaths throughout the village and 

parish, including pedestrian friendly 

access to: 

Å The Herriotts Mill area which 

contains a farm shop, restaurant and 

childrenõs leisure area 

Å Bishop Sutton village, site of a 

Church and an extensive retail outlet 

Å Chew Valley Lake area, providing 

extensive leisure facilities, a tea room 

and a farmers market. This will be 

promoted through the use of 

funding from  CIL and grants where 

available and will need to safe guard 

the Chew Valley SPA and North 

Somerset and Mendips Bat SAC. 

Å Extend and upgrade the footpath 

along the A368 linking the villages of 

Stowey & Bishop Sutton 

Reason: Current footpaths are 

inadequate, too narrow and unsafe in 

places. Considerable improvement as 

well as development of new access paths 

is essential to improve safety and to 

provide access for the general population 

as a whole but particularly for wheelchair 

or mobility scooter users together with 

people with children or using a pushchair.  

Road and Transport Action 

Policy SSRT04 Safe Road 

Crossing  

The Neighbourhood Plan supports 

provision of safe road crossing facilities at 

relevant points throughout the village 

and parish.  
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This is essential given the likely increase 

in both vehicular and pedestrian traffic 

arising from the newer housing 

developments.  

Sites with a high footfall together with 

busy junctions like the junction of the 

A368 and Sutton Hill road, the junction of 

A368 and Bonhill Road and popular 

crossing points such as the area around 

the School entrance(s), as well as social 

and meeting places like the Bishop 

Sutton Village and Methodist halls, 

should be considered for the provision of 

safe pedestrian crossings. To be 

promoted using funding from CIL and 

grants where available. 

Reason: Despite being on the busy A368, 

the village is very poorly served for safe 

pedestrian crossing opportunities. This is 

to be remedied for both safety reasons 

and for the more general purpose of 

facilitating use of village facilities rather 

than undertaking journeys to other 

centres. In particular, consideration must 

be given to making crossing the A368 

safer for wheelchair users, riders of 

mobility scooters and the elderly 

together with people with children or 

using a pushchair.  

In particular, on the 15th July 2014 a 

specific survey (page 195) asking whether 

pedestrians felt safe in crossing the roads 

in the area highlighted the fact that a very 

high proportion do not always do so.  

The areas of main concern were at the 

junction of the A368 and Sutton Hill Road 

and by the village school. 

 

Figure 14 The village shop and post office is limited 

to three parking spaces for its customers 

Road and Transport Action 

Policy  SSRT05 Cycle and  

Walk for Recreation  

The Neighbourhood Plan  supports 

provision of safe and accessible walking 

and cycling facilities for leisure purposes. 

For example the leisure opportunities 

already available at Chew Valley Lake 

need to be optimised by the provision of 

a safe cycle and foot path route that 

provides improved access to the  lake,. 

Any provision for cycling and walking 

access around the entire lake will only be 

supported and promoted where the 

route has been designed in partnership 

with Natural England and Bristol Water 

and where it adopts a sensitive route that 

will avoid any detrimental impacts of the 

special interests of the designated 

Special Protection Area. In accordance 

with policy SSRT03. 

Reason: The parish is at the heart of an 

AONB and lies on the bank of one of the 

AONBõs best features; Chew Valley Lake. 

However, the lake area is not accessible 

from Bishop Sutton or Stowey villages 

other than by road. Footpath and cycle 

path access is essential to reduce the 

need for car journeys to this local facility, 

to provide safer use of this leisure area for 
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both pedestrians and cyclists and to 

increase the overall appeal of the parish 

as a tourist destination In partnership 

with Natural England. 

Road and Transport Action 

Policy SSRT06 Stowey 

Weight Restriction  

The Neighbourhood Plan  supports 

restrictions on the size and volume of 

traffic using òThe Streetó in Stowey, by the 

implementation of a 7.5 ton weight limit, 

except for access to properties within the 

restricted zone, from the junction at the 

top of Stowey Hill to the junction with the 

A368. This will require further restrictions 

to prevent users diverting via Sutton Hill 

Road and other unsuitable routes. This 

will be promoted using funding from CIL 

and grants where available. 

Reason: The road that climbs Stowey Hill 

from the village is suffering from 

subsidence, caused in part by the volume 

of traffic and heavy goods vehicles using 

this road, there is regular damage to walls 

and kerbs within Stowey caused by 

drivers of large vehicles who mis-judge 

the available space. 

A decision to impose this restriction was 

taken by B&NES Transportation sub-

committee on the 3rd October 2000 but 

has never been implemented . 
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Community and  

Recreation  

The survey of the parish showed nearly all 

respondents consider the parish to be a 

comfortable and safe place to live with 

basic recreational and community 

facilities.  

 

Figure 15 School is at the heart of the community 

However, the playground facilities are 

quite limited and the problem of anti -

social behaviour from young people  (as 

evidenced by local police reports) in the 

vicinity of the Village Hall and bus shelter 

affects Bishop Sutton on a regular cycle. 

There is a strong call for better public 

transport from the village, not only to 

more destinations, but with greater 

frequency, particularly for commuters.  

The survey shows strong support for safe 

crossing points along the A368 in Bishop 

Sutton.  

Many respondents expressed the view 

that there is insufficient parking spaces 

for the shop, hairdressers and Red Lion.  

Pavements in Bishop Sutton are in need 

of improvement along with pedestrian 

access to Manor Farm Shop and Chew 

Valley Lake. Additional retail and café / 

restaurant facilities within the parish are 

also to be encouraged. 

The broadband service in the parish is 

notoriously slow and does not effectively 

support many of the facilities that should 

be available. There are concerns that 

further housing development will 

exacerbate the situation. 

There is concern that the pre-school will 

not be able to meet the increased 

demand for places with the current 

housing development taking place within 

the parish. There is also a lack of after 

school child care that is resulting in 

children being taken by taxi to 

neighbouring parishes for these facilities. 

 

Figure 16 Bishop Sutton Primary School 

Improvements in recreational facilities 

including existing play areas are needed 

including more recreation space and 

leisure facilities with facilities for older 

children and teenagers. 

More recent housing development in the 

parish has small gardens with insufficient 

space for growing fruit and vegetables 
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such that there may be demand for 

allotments within the parish.  

Commu nity and  

Recreational Action Policy 

SSCR01 Recreation Ground  

The Neighbourhood Plan  will promote 

greater use of the recreation ground and 

play areas within the parish, improving 

facilities to meet the needs of users of all 

age groups, including access to toilet 

facilities at the recreation ground when 

the village hall is closed. To be promoted 

using funding from CIL and grants where 

available. 

Reason: Several community groups have 

identified inadequacies in the current 

recreational facilities in the parish, 

causing many residents to travel to other 

facilities outside the village. 

A group of residents is already working 

towards improvements to some of the 

play facilities for younger children, whilst 

another group have identified the 

problem with the lack of toilet facilities 

when the village hall is not available. 

 

Figure 17 Bishop Sutton Village Hall 

 

Figure 18 Bishop Sutton recreation ground 

Community and  

Recreational Action Policy 

SSCR02 Allotments  

The Neighbourhood Plan will support the 

provision of allotments for community 

use where there is an identified need. To 

be promoted using funding from CIL and 

grants where available. 

Reason: To encourage recreational 

activities and provide a healthy and 

sustainable food supply, together with 

developing a better understanding of the 

food chain in younger residents. 
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Appendices  

# 

 

  



 

48 

Appendix A  

Formal Neighbourhood Plan  Area Designation  
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