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1. Introduction

Purpose of this Preferred Options report

1.1

1.2

This document has been produced by North Somerset Council as a
basis for consultation on the emerging Weston-super-Mare Town Centre
Area Action Plan which, when adopted, will form part of the Local
Development Framework (LDF). It builds on the earlier Weston Town
Centre Area Action Plan (AAP) Issues and Options consultation stage
(Autumn 2007), developing ideas that emerged from the consultation,
as to how to implement the vision for Weston Town Centre.

This area action plan is being prepared for Weston town centre as part
of the LDF. lts purpose is to identify a strategy and proposals for the
development and regeneration of Weston town centre.

What is a Local Development Framework?

1.3

North Somerset's Local Development Framework will replace the
existing North Somerset Replacement Local Plan. It will provide a
strategic framework for the district, guiding change to 2026 and
beyond. When adopted, the LDF, together with the South West Regional
Spatial Strategy, will form the statutory Development Plan for this area.

What is a ‘Preferred Options Report'?

1.4

The Preferred Options Report is not a formal consultation stage, but sets
out the council’s preferred options for development and regeneration,
and outlines alternative options and explains why they have been
discounted. It sets out more detail for each of the key development sites
identified, and establishes the preferred policy approach for
development of the town centre.

How can you get involved?

1.5

1.6

You may have already been involved through earlier consultation
processes. The Weston Town Centre AAP builds on work done over
several years, including consultation on documents such as the North
Somerset Replacement Local Plan and the Weston Area Development
Framework.

An Issues and Options Consultation took place in Autumn 2007 as part
of the LDF process, along with the consultation on the Issues and
Options stage of the Core Strategy, which included issues relating to
Weston.



1.7 A period of eight weeks will now be given for people to make
comments on the Preferred Options Report. The period for making
representations on this Preferred Options report is from 13th July
2009 until the 4th September 2009.

1.9 Comments should be made online at www.n-somerset.gov.uk or by e-
mail to planning.policy @n-somerset.gov.uk or by post to Planning
Policy, North Somerset Council, Development and Environment,
Somerset House, Oxford Street, Weston, Somerset, BS23 1TG.

What happens next?

1.10  The Council will carefully consider all comments received and, where
appropriate, seek to resolve any issues or objections that may arise.
The Area Action Plan will then be amended and formally consulted on
through a Publication Document next year, following the consultation on
the Core Strategy Publication Document.

1.11 Following this formal consultation stage where representations relating
to the “soundness”! of the document can be made, the Area Action
Plan will be submitted to the Secretary of State.

1.12 Al representations received will be considered at an Independent
Examination to be conducted by a Planning Inspector. This may include
a public hearing. The Inspector will test the “soundness” of the plan.
The Inspectors report will be binding on the Council.

° 1 To be sound a plan must be justified (founded on a robust and credible evidence base, and

the most appropriate strategy when assessed against reasonable alternatives), effective
(deliverable, flexible and able to be monitored) and consistent with national policy.)



Figure 1: Timetable of plan production process.

Timescales

Feb — Aug 2006

Feb — Aug 2006

Sep — Oct 2006

Nov 2006 — Aug 2007

Weston Town Centre AAP - Plan Production Process

Evidence gathering analysis and pre-production
consultation on issues and options.

v

Preparation of issues and options document.

'

Public consultation on issues and options document.

v

Consideration/Assessment of issues and options

document.
Y

Further consultation on issues and options.

v

Consideration of consultation and preparation of
preferred options document.

Public participation on preferred options.

Consideration of representations and discussions
with community and stakeholders.

v

Preparation of publication document.

'

Formal consultation on ‘soundness’ of publication
p

document. (*)
Y

Collate objections and preparation of submission

Sustainability appraisal

document.
Y

Submission to the Secretary of State.

v

Examination period.

'

Receipt of inspectors binding report.

v

Adoption.

v

Publication of final document.

(*) subject to Core Strategy Progress




Weston-super-Mare Town Centre Area Action Plan

Figure 2: Local Development Framework:

THE DEVELOPMENT PLAN




2. Policy Framework

South West Regional Spatial Strategy

2.1

2.2

Weston has been identified as one of the ‘Strategically Significant
Cities and Towns’ within the south west region under Development
Policy A of the draft Regional Spatial Strategy (RSS). This means that
within North Somerset it is the town which offers the greatest
opportunities for employment, and the greatest level of accessibility to
cultural, transport, health, education and other services and will play a
critical role in delivering development in the period to 2026.

Policy HMAT of the draft Regional Spatial Strategy states that “Weston
will secure concerted employment-led regeneration...by providing for
revitalisation of the town centre and seafront through improved retail,
leisure and cultural facilities; a better balance between homes and jobs,
with an emphasis on significantly improving the employment offer of the
town and reducing the impacts of car-based commuting; and housing
growth to be phased and linked directly to job growth”. The draft RSS
allocates 3,000 new homes within the existing Weston urban area and
9,000 new homes as an urban extension to the south east of the town.
In terms of planning for employment, the draft RSS states that provision
should be made for approximately 10,000 jobs in the Weston Travel to
Work Area (TTWA) including the provision of approximately 34ha of
employment land.

North Somerset Replacement Local Plan

2.3

The North Somerset Replacement Local Plan was adopted in March
2007 . Policies E/1 and E1/A establish the regeneration policies for
Weston town centre and identified priority sites for redevelopment. The
AAP will update these original policies through the Local Development
Framework.

Dolphin Square Supplementary Planning Document

2.4

A Supplementary Planning Document (SPD) has been prepared for the
Dolphin Square site to expand on policy E1/A of the Replacement
Local Plan which identifies this site as a priority location for
regeneration and redevelopment. The SPD was adopted in May 2008
and proposes a comprehensive redevelopment of the site for a mix of
uses including retail, bars, restaurants and cafes, offices, leisure uses,
residential and community uses.

Core Strategy

2.5

The Core Strategy is the district-wide strategic planning policy
document which sets out the strategic policies for the district over the



next twenty years. The Issues and Options consultation stage of the
Core Strategy was held in Autumn 2007 which identified a draft vision
for Weston that “By 2026 Weston will be established as a major
economic centre south of Bristol catering for the employment, social and
leisure needs of its population whilst attracting visitors to support this
role.” The next stage in the consultation on the Core Strategy will be a
Preferred Options Stage.

Sustainable Community Strategy

2.6 The North Somerset Sustainable Community Strategy (2008-2026) was
adopted in February 2008. Improving our Communities Together
identifies six shared priorities: developing strong inclusive communities,
ensuring safer communities, improving health and well being,
developing a prosperous economy and enterprising community, living
within environmental limits and, tackling disadvantage and promoting
equality of opportunity. These shared priorities have influenced and are
consistent with the objectives and proposals of this Area Action Plan.

Civic Pride Initiative Connecting Spaces, Places and
People

2.7 Weston Civic Pride Initiative has been developed in partnership by
North Somerset Council and the South West Regional Development
Agency. The aim of the initiative is to stimulate economic regeneration
of the town through a comprehensive “facelift” and upgrading of public
and private spaces. The programme started in 2004 and three projects
— Meadow Street Enhancements, Grove Village and Big Lamp Corner
including Silica, and
new pedestrian
signage and
information throughout
the town centre, have
now been completed.
Schemes currently
being implemented
include the public
realm element to the
redevelopment of
Knightstone Island, and
Weston Seafront
Enhancement and Sea
Defence Scheme.




3. Area Context

3.1 Weston is a seaside, residential and commercial town serving the
surrounding area of North Somerset and adjoining districts. It lies
within the West of England sub-region which is home to over a million
people and includes the other major towns and cities of Bristol and Bath
as well as many smaller towns and villages. The West of England
operates as a “city-region” with Bristol at its core being the key driver of
the regional economy, with an economic influence that extends over a
wide area.

3.2 As a town Weston-super-Mare has many positive and distinctive
elements which, if used to their full potential, will result in major urban
regeneration of the town centre and economic development for the
town as a whole. The potential of the town is based on a number of key
factors:

® lis strategic regional accessibility with mainline rail and motorway
connections and easy access fo Bristol International Airport.

® Availability of employment land both within the town centre and on
Weston Airfield and the former RAF Locking site.

® The availability of a skilled local workforce with 35% of the town's
residents being classified as mangers or professionals?.

® The town'’s seafront location which offers an outstanding quality of
life and the qualities of the existing town and landscape around it
offer the potential for high quality and distinctive design initiatives.

3.3 Substantial residential expansion has taken place over recent decades
in Weston with approximately 12, 000 new homes built between 1981
and 2008 and the next twenty years will see further growth of the town.
It is therefore crucial to harness the above factors to ensure that this
residential growth is coupled with the creation of a strong local
economy that provides a diverse range of employment opportunities for
local people; that the town centre repositions itself as a major retail and
leisure destination which serves the whole town and surrounding
villages and that the unique qualities of the town, particularly its seaside
location and vast expanse of beach, are utilised to promote the towns
role as a tourist destination.

2 2001 Census figures.



3.4

3.5

Weston town centre and seafront is already undergoing significant
changes which signify the start of its regeneration. The recently
redeveloped Knightstone Island on the seafront has brought this once
derelict area back into use resulting in the conversion of three historic
buildings, two new buildings and the creation of a high quality public
space to complement the marine setting. The Knightstone Island
development has transformed this part of the seafront, and coupled with
the recent enhancements to Marine Lake and the public realm
enhancements to the Promenade, the seafront is set to become a high
quality public space and a focal point for the town. The recently
approved plans to
redevelop the Grand Pier
will add a further major
all year leisure attraction
to the seafront, and the
presence of the “Weston
Wheel” currently
provides a unique
attraction for the town as
well as being a striking
structure that is visible
from miles around.

The public realm improvements implemented though the Civic Pride
Initiative, including the pedestrianisation and re-paving of Big Lamp
Corner including the distinctive Silica structure, pavement widening and
resurfacing of streets within Grove Village and the forthcoming “Pier
Square” initiative which will transform the area between the Grand Pier
and Regent Street into an attractive and pedestrian-friendly area, all
contribute to the upgrading of the environment within the town centre.

Issues and Options

3.6

Issues and Options consultation for this AAP took place in
October/November 2007 and generated 35 responses. Many issues
were raised including the need for residential development within the
town centre to facilitate its regeneration, protection of the historic
environment, concern over the redevelopment proposals of the
Tropicana site and concern over loss of car parking in the town centre.



Sustainability Appraisal

3.7

A sustainability appraisal scoping report was carried out at the Issues
and Options stage. The objectives of the Weston Town Centre Area
Action Plan were tested and certain issues were flagged up that need to
be considered as proposals are developed. In particular this included
further work on:

@ integrating conservation and development in respect of the local
character;

® clarifying the role of tourism and its integration with socio-economic
needs;

® clarifying the vision for the gateway areaq, specifically in terms of
land-use mix;

® appropriately balancing inter-urban and intra-urban transport
improvements;

® clarifying the role of housing in the town centre and its integration
with other land uses;

® clarifying the nature of the evening economy and
identifying/mitigating possible conflicts;

® clarifying the approach to flood risk.

Evidence and related projects to support the Preferred
Options Proposals

3.8

There have been a number of studies and documents that have
supported the preparation of the Weston Town Centre Area Action Plan
Preferred Options document. The key documents are outlined in
Appendix 1.



4.

4.1

Vision

The Weston Town Centre Issues and Options document published in
October 2007 established a vision for the town centre. This vision was
broadly accepted through the issues and options consultation, although
a number of comments received felt that more emphasis should be put
on conserving the town'’s historic qualities. This Preferred Options
document carries this vision forward, but includes reference to retaining
the historic identity of the town.

By 2026, Weston town centre will be a good quality,
diverse and year-round shopping and leisure destination
set within a high quality built environment which has
retained its historic identity and capitalises on its seafront
location and the natural beauty of the area. More people
will live and work in the town centre which will add
vibrancy during the day and into the evening, resulting in
a safe and desirable place for its residents and visitors.

By 2026 Weston town centre will have increased the
amount of high quality tourist accommodation, and offer
a range of indoor and outdoor attractions and activities
catering for a wide range of visitor needs.

By 2026 the gateway area will have transformed itself
into a distinctive entrance to the town creating a sense of
arrival set within a consolidated, high quality built and
landscaped environment, providing good pedestrian
connections to the town centre.




5. Objectives

5.1

5.2

5.3

At the issues and options stage a number of objectives were put
forward and tested as part of the initial sustainability appraisal. The
objectives have been formed through examining the issues facing the
town centre, based on evidence and consultation, and responding to
the priorities set out in North Somerset’s Sustainable Community
Strategy (2008). Following the issues and options consultation the
objectives have been revised to include a reference to retaining
Weston's historic identity in Objective 5, Objective 8 has been altered
to remove the text regarding the provision of facilities for coach tour
operators and Objective 9 has been added following advice from the
Environment Agency.

Objective 1: Make provision for an increase in retail and
leisure uses within Weston town centre to create a more
competitive retail and commercially active centre.

® To increase the quality and quantity of Weston’s retail offer within
the town centre through the identification of specific sites for retail
development in the retail core of the town.

® To provide a framework for the regeneration of the town centre.

® To sustain and enhance the vitality and viability of the town centre as
a whole whilst promoting reinvestment in the existing retail core of
the town.

® To strengthen the economy of the town centre and its role as a
Strategically Significant Town.

Objective 2: Seek a significant increase in the amount of
high quality tourist accommodation and choice of indoor
attractions and activities, and focus on the towns existing
qualities to appeal to niche markets.

® To improve the quality of leisure facilities in Weston, including the
provision of more all weather leisure atftractions.

® To redefine the image of Weston to appeal to a broader tourist
market so it incorporates high quality and high value visitor spend.

® To promote Weston’s beach as a unique and distinct attraction, and
utilise the space for events.

® To improve the quality and range of tourist accommodation in
Weston, including provision of a high quality 4/5* hotel.



54

5.5

5.6

Objective 3: Strengthen physical and visual connections
between all areas of the town, particularly between the
retail core and the seafront, to create an integrated town
which maximises its seaside location.

® To improve pedestrians links between the High Street and the
promenade fo increase pedestrian flows between these two areas.

® To ensure that the redevelopment of major sites along the seafront
provide strong connections to the town centre, to ensure the town
centre benefits from increase visitor numbers to these attractions.

® To integrate the gateway area into the town centre and strengthen
links between the railway station and its environs and the High
Street.

@® To create a unified, consolidated town centre that is an attractive
environment for pedestrians and cyclists, with legible and direct
routes between the seafront, the high street and the gateway area.

Objective 4: Encourage more people to live and work in
the town centre making it an inclusive, desirable and safe
place to live, work and visit offering a broad range of
facilities and job opportunities in an attractive and
accessible environment.

® To strengthen the economy of the town centre and its role as an
employment, administrative and educational centre.

® To increase the range of uses in the town centre to create activity
throughout the day and into the evening to enhance the vitality and
viability of the centre.

Objective 5: Improve the urban fabric and raise the quality
of urban design following the principles set out through
the Civic Pride Initiative, whilst retaining Weston’s historic
identity. Redevelop key sites to a very high standard
setting an exemplar for the future development of the
town.

® To promote the positive mixed use regeneration of disused or under
used land or buildings through harnessing redevelopment
opportunities.

® To protect, promote and enhance Weston's built heritage and to
maximise the benefits of regeneration through conservation.

® To achieve high quality, innovative urban design using appropriate
high quality materials and finishes.

® To achieve high quality public realm improvements including
provision for management and maintenance.



5.7

5.8

5.9

Objective 6: Enhance the gateway to the town centre
through the high quality redevelopment of key sites,
particularly around Weston train station, and public realm
improvements to enhance approaches into the town centre.

® To create a legible, coherent and distinctive progression along the
main road corridor into the town.

® To create a strong sense of arrival and significant gateway into the
town centre.

® To improve pedestrian links over the railway line to help facilitate the
expansion of the fown centre and the regeneration of adjacent sites.

® Enhance community pride and the visitor experience of the route into
the town.

® Encourage further private sector investment within the area with the
aim of creating a business quarter within the town centre.

Objective 7: Ensure the public transport network provides
an integrated, convenient and sustainable service for all
parts of the town, with improved public transport services
including the consideration of a future Park and Ride
facility, and ensure that there’s sufficient car parking to
meet the needs of the future users of the town centre.

® To reconfigure the one way system around Weston Retail Park in
order to consolidate the retail park and create an easier, safer and
more direct route info the town centre.

® To provide high quality and safe car parking provision targeted at
shoppers and visitors rather than long stay parking.

® To improve non-car accessibility into the town centre, including
consideration of a Park and Ride scheme, and improved pedestrian
and cycle routes into town.

Objective 8: Aim to develop a vibrant evening economy in
Weston town centre to make it an attractive and safe place
for all residents and visitors to enjoy throughout the day
and into the evening.

® To broaden the range of evening activities available in Weston
focusing on family orientated entertainment and restaurants to
encourage a broader mix of people and age groups to visit Weston
during the evening.

® To increase activity in Weston town centre in the early evening to
create a safer environment during this time of day.

® To raise the quality of bars and restaurants in Weston to broaden its
appeal to a wider market.



® To encourage more restaurants and cafes within the retail core,
particularly in the St James Street areq, in properties facing the
seafront and around the High Street.

5.10  Objective 9: To seek protection and enhancement of the
environment, to reduce and manage flood risk, and to
improve the quality of habitat for biodiversity interests,
while taking into account climate change.

® To adopt the sequential approach to managing flood risk within the
town centre and ensure mitigation measures are in place for all sites
within the flood zone.

® To ensure that proposals do not adversely impact on areas of nature
conservation.

® To ensure that any new development proposals do not have an
adverse impact on bathing water quality in the district.

® To ensure that any new development proposals do not have an
adverse impact on sites of European significance, such as the Severn
Estuary.

® To ensure that any new development takes into account the future
impacts of Climate Change and are designed accordingly.
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6. General Policies

6.1 Retalil

6.1.0

6.1.1

6.1.2

In 2006 the council commissioned a retail and leisure survey to guide
decisions on the amount and location of future retail floorspace and
leisure development to be identified in the LDF. The study focused
predominately on the four main towns in North Somerset, but
particularly on Weston as the largest town and most important retail
destination in the district.

Weston town centre is perceived to be relatively uncompetitive with
other comparable centres in the sub-region due to access constraints
and its relatively poor retail offer. There is an unclear retail hierarchy in
the town with the out-oftown retail parks providing a significant amount
of the retail offer, and within the town centre the quality and quantity of
shops are insufficient to attract the shoppers or the expenditure
expected for a sub-regional retail location.

In order to gain a clear and accurate assessment of how Weston is
performing the study provided a health check and assessed the need
and demand for additional retail, leisure facilities and offices in
Weston, and assessed potential development sites in the town for their
suitability to be developed for retail or leisure uses.



On the basis of this study the following conclusions have been drawn:

® In terms of aftracting shoppers Bristol, Bath, Taunton and Exeter are
Weston's key competing centres. All these centres are set fo
significantly improve their retail offer still further with major new
retail schemes either recently completed, under construction or in the
pipeline. Collectively, the level of investment planned will strengthen
their role and increase their market share within the sub region.

® The major threats to the fown centre arise from the continued
expansion of larger, regional shopping centres and from the existing
stock of ‘out of centre’ retail provision in Weston.

® Weston town centre has recently benefited from significant
environmental improvements through the Civic Pride programme. In
retail terms its strengths are its compact, pedestrianised retail core
and its atftractive seaside location. Its principal weakness in retail
terms is the lack of large modern quality units capable of meeting the
long term requirements of existing and new retailers and the poor
quality of the existing retail offer.

® The study identifies a need for 32,100m? net of additional
comparison floorspace by 2021 within Weston town centre. It
identified a need of approximately 8,300m? of additional
comparison floorspace up to 2011, increasing to 19,200m? by
2016 and increasing further to 32,100m? by 2021. This will nearly
double the amount of existing comparison floorspace in Weston
town centre which is approximately 40,700m?2. The Area Action
Plan will identify sites within the town centre for additional
comparison retfail to meet the identified need up to 2016. If by this
period all sites identified have been developed the plan will be
updated to reflect the current situation and identify future sites for the
next stage of the plan period.

® Within the town centre the study identifies the need for 1566m? of
convenience retail up to 2011, increasing to 2,250m? by 2016 and
then further to 2,979m? by 2021. This is a total increase of 2,979m?
which is a relatively low amount of convenience retail and it is likely
to be met through expansion of existing sites.

The over riding conclusion of the North Somerset Retail and Leisure
study is that in order for Weston to maintain its position in the sub-
regional hierarchy, in light of the improved retail offer in other towns,
and to provide the retail offer expected of a growing town, the town
centre needs to significantly increase it's comparison retail floorspace.
The following table identifies appropriate sites and the amount of retail
floorspace that they could provide.



Figure 4: Net provision of comparison retail floorspace on
development sites identified within the Retail Core.

Net comparison retail floor space*

Site 2008-2011 | 2011-2016 | 2016-2026 | TOTAL
Victoria Square 6800m?

Dolphin Square 4000m?

Tesco 2,250m?

NCP Car Park Site 7000m?

TOTAL 13,050m? | 7000m? 20,050m?

* Figures calculated based on site footprint. Retail could potentially extend over
two floors on redeveloped sites, plus there is the potential for intensification of
existing sites with expansion onto second floors.

Policy RT1: Improving the retail offer.

Provision will be made for approximately 20,050m? net additional
comparison retail and approximately 2250m? net additional convenience
goods retail floor space within the town centre retail core up to 2016.

The extent of the retail core is shown on the AAP proposals map and the
preferred location for new retail development will be within or adjacent to the
retail core.

Development proposals at out-of-centre locations that could be accommodated
within the retail core, or would undermine the vitality or viability of the retail

core will be refused.

This policy contributes toward achieving objective 1.




Policy RT2: Primary Retail Frontages.

In order to prevent a loss of the existing retail offer, changes of use from retail
(Class A1) to A2, A3, A4, A5 and other non-retail uses at ground floor level
within the Primary Shopping Frontage, as defined on the AAP proposals map,
will only be permitted where there is clear evidence to demonstrate that:

i) the premises could not be retained in a viable retail use;
ii) there would be clear benefits arising from the proposals for the vitality and
viability of the town centre as a whole; and there would be no significant

adverse consequences for the viability of nearby businesses;

Within the remainder of the town centre, proposals that would result in the
loss of shops (Use Class A1) at ground floor level will be permitted unless;

iii) it would result in the loss of an otherwise viable retail unit that makes a
significant contribution to the well-being of adjacent retail uses;

iv) there would be no clear additional benefits arising from the proposal for
the vitality and viability of the centre as a whole.

This policy contributes toward achieving objective 1.

Figure 5: Weston Town Centre Primary Retail Frontage
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Weston Retail Parks

6.1.5

6.1.6.

6.1.7

Weston retail parks located in the ‘Gateway/Corridor area’ have
evolved over the years into an outer commercial area which provides a
considerably large retail offer. This is an unsustainable trend which
prejudices the viability of the town centre retail core. The retail parks
largely emerged due to a lack of identified sites for large-scale retail
provision in the town centre which is now being addressed through this
Area Action Plan.

The retail parks (Weston Retail Park, Winterstoke Commercial Centre,
and Flowerdown Way Retail Park) occupy a large area within the
gateway/corridor area and are poorly configured in terms of
pedestrian accessibility, particularly Weston Retail Park and
Winterstoke Road Commercial centre which are intersected by both
Winterstoke Road and Marchfields Way. The fragmented and dispersed
nature of the retail parks, the fact that it's a road dominated
environment and their distance from the town centre means access is
predominantly by car. The physical environment does not provide an
attractive approach to the town centre.

Policy RT3 aims to reverse this unsustainable pattern of retail
development in order to concentrate retail provision within the retail
core and ensure that future development within the retail parks, as
defined on the AAP proposals map, enhance the physical environment
on this main approach to Weston town centre.

Policy RT3: Weston Retail Parks.

Within the area shown on the AAP Proposals Map development and
redevelopment will be permitted where:

i) It will not harm the viability and vitality of the retail core or seafront area;
ii) It has been clearly demonstrated that the sequential approach to retail
development has been applied and no other sustainable and appropriate

location is available;

iii) The design is of a high quality that will significantly enhance the visual
image of this main approach to the town centre;

iv) It minimises car trips by improving public transport, cycling and pedestrian
links and improves connectivity and pedestrian movement between and

within the retail parks and surrounding sites.

This policy contributes toward achieving objective 1, 5 and 6.




6.2 Leisure

6.2.0

6.2.1

6.2.2

6.2.3

Weston is relatively poorly provided for in terms of indoor leisure
facilities. There is only one cinema, a bowling alley, and limited good
quality sports facilities. North Somerset's Retail and Leisure Study
acknowledges that with major residential development in and around
Weston (potentially 2,000 home urban extension, plus 3000 dwellings
within the urban area over the next 20 years) an increase in demand
for leisure facilities is highly likely in the medium to long term and
should be planned for. The study assumed that the proposed Tropicana
scheme will soak up the need for leisure facilities in the short term, and
potential opportunities for further commercial leisure development in the
town centre are likely to be part of mixed use schemes that could come
forward in the medium to long term.

Additionally, the redevelopment of the Grand Pier, following the fire at
the pavilion building in July 2008, will result in a significantly
improved, landmark leisure attraction on the seafront which will form a
major tourist attraction for the town. It is scheduled that the Grand Pier
will re-open in summer 2010.

As well as the forthcoming Tropicana and Grand Pier developments
along the seafront the Area Action Plan has identified the potential for
leisure uses at Birnbeck Pier and Island to support its regeneration and
enhance the attractiveness of this northern part of the seafront as a
tourist destination. Leisure facilities will also be appropriate at other
sites which may come forward for redevelopment within the seafront
area as identified on the proposals map, and within the retail core.

Leisure uses can also play an important part in supporting and
diversifying the evening and night time economy, and the North
Somerset Retail and Leisure Study identified a moderate need for more
bars and restaurants to improve the nighttime economy, which should
be accommodated within the seafront/retail core boundary as
identified on the proposals map. This is discussed further in the Evening
Economy section.



Policy L1

The Council will support proposals for leisure and entertainment uses at key
development sites along the seafront in the first instance, and then within the
retail core. When considering proposals for leisure and entertainment uses at
other locations within the town centre, the council will have regard to the
following criteria:

i)  Whether the scale of the proposal is appropriate to a town centre
location;

ii) It has been clearly demonstrated that the sequential approach to leisure
development has been applied and no other more sustainable and

appropriate location is available;

iii) The impact of the proposals in terms of traffic generation, anti-social
behaviour, crime and where appropriate residential amenity;

iv)] The extent to which the proposal is accessible on foot, by cycle and by
public transport;

v) Whether the proposal will bring about benefits in terms of the
regeneration of the town centre and its vitality and viability.

This policy contributes toward achieving objectives 1, 2 and 8.




6.3 Tourism

6.3.0

6.3.1

6.3.2

6.3.3

6.3.4

6.3.5

Weston, like many British seaside resorts, has over the last thirty years,
experienced a decline in staying visitor numbers due to the increase in
cheap package holidays abroad. This lack of demand has resulted in
hotels and attractions lowering their prices (and inevitably quality) in
order to compete for the few staying visitors the resort aftracts. This has
resulted in the “cheap and cheerful” image that Weston has today.

This image only appeals to a small section of the tourism market -
mainly repeat and loyal visitors to Weston. According to the Weston
Visitors Survey 85% of visitors to Weston in 2007 were on a repeat
visit. The current image does not tap into the wider, more affluent tourist
market who could make a more significant contribution to the local
economy.

Improving the image of Weston as a holiday destination will depend on
a number of factors. The provision of high quality accommodation,
more upmarket retail, leisure and restaurant offer and an improved built
environment are all factors that will significantly contribute to raising the
image of Weston.

Equally, branding of the town and positive
publicity such as high profile new developments
or national events such as T4 on the beach,
creates the necessary exposure to attract new
visitors. North Somerset Council’s Destination
Management Team have been exploring the
possibility of developing a new brand for Weston
which aims to establish a clear identity for the
town which reflects and conveys its special
qualities and can be used fo link together and
reinforce the range of products, experiences and
attractions Weston has to offer.

The Area Action Plan focuses on three key areas which will collectively
contribute to enhancing Weston as a tourist destination. These are
Sustainable Tourism focusing on promoting the existing qualities Weston
has to offer; improving the quality and quantity of year-round leisure
facilities; and maintaining and enhancing the provision of tourist
accommodation.

Sustainable Tourism: Weston has a major asset in its large expanse
of beach which stretches from Knightstone Island to Uphill. The beach is
the unique feature which gives Weston its identity and this asset should

be promoted as part of Weston’s distinctiveness as a seaside resort. The




6.3.6

6.3.7

6.3.8

beach is excellent as an events space, and T4 pop concert on the
beach is held annually on Weston beach attracting 40,000 concert
goers in 2007 with an estimated £1.6 million boost to the local
economy. The beach is also an excellent facility in terms of sports with
wind surfing, kite surfing and volley ball and should be promoted
nationally as a location for these activities. The long flat promenade is
also a major attraction at Weston and a £1.2 million enhancements
scheme of the promenade is underway as part of the sea defence
works. This will include resurfacing the promenade, new seats and litter
bins and repaired shelters.

Leisure Facilities: The Council realises the need to increase and
diversify its tourism products and facilities, in particular providing high
quality all weather attractions to reduce seasonality. Proposals for
sustainable, well located, good quality, all-weather facilities will
therefore be encouraged. This reflects the aims of the Blue Skies Tourism
Strategy to enhance the sea front and recognise the demand for new
attractions. It also accords with national guidance and advocates a
plan-led sequential approach to selecting sites for entertainment, leisure
and other such uses but reflects the circumstances of a seaside resort,
where such uses are traditionally located close to the seafront and
tourist accommodation rather than concentrating solely in the town
centre. The Leisure Policy covers the Plans approach to this issue.

Tourist Accommodation: The steady reduction in recent years in the
number of staying visitors has led to an over supply of accommodation
in Weston. This has resulted in some cases in the lowering of prices and
standards which has had a general effect on the appeal of the tourist
accommodation on offer. Over recent years there has been a marked
increase in the number of applications for change of use of serviced
accommodation to permanent residential use, particularly around the
seafront area. There has been some loss of prestigious hotel
accommodation on the seafront and a rapid increase in the conversion
of lower quality, unprofitable properties to residential bed and
breakfast and then to largely unregulated single let rooms. The loss of
large hotels undermines the appeal of Weston to conference organisers,
while the proliferation of poorer quality accommodation often offering
longer stay room lets has led to a lowering of the perception of the
town as an attractive place and holiday destination.

The Replacement Local Plan operated a policy of managing the natural
restructuring that is occurring in the hotel sector in a flexible way
through assessing the contribution and impact each proposal would
have on the range and type of tourist accommodation available and
whether it would have a detrimental effect on the capacity, quality and
attractiveness of tourist accommodation in Weston. The Area Action
Plan will continue this approach.



6.3.9  In Weston tourist accommodation is concentrated in an area primarily
adjacent to the seafront, which helps to maintain the town’s position as
a major resort and is an important focus of tourist and leisure activity.
The area around Marine Lake is of particular concern in terms of loss of
hotel accommodation as this is a prime location for tourist
accommodation adjacent to the beach with sea views, and the high
level of investment in the public realm in this area increases its
aftractiveness as part of the town for visitors to stay. This area will be of
particular focus when assessing the loss of tourist accommodation and
the impact this could have on the viability of the tourist industry in the
town.

6.3.10 The Winter Gardens
in Weston provides
conference and
business meeting
facilities. However,
there is a strong need
for larger, high quality
four or five-star hotels
to service this market.
It is important that this
need is met close to
the seafront and town
centre. A number of sites in Weston town centre or seafront have the
potential to be developed for a high quality hotel such as Dolphin
Square, Birnbeck Pier and Victoria Square. The latter is the most
obvious location being situated adjacent to the Winter Gardens, and
opposite the Grand Pier with its additional conference facilities which
are included as part of the new Pier development.

Policy T1: New hotel and tourist facilities

A site has been identified at Victoria Square, for a high quality 4% /5% hotel
to complement the conference facilities at the Winter Gardens and Grand Pier
as part of a mixed use retail-led scheme. Proposals for new or extended tourist
accommodation and facilities will be permitted elsewhere within the AAP
boundary provided:

i) Site selection complies with a sequential approach which firstly identifies
sites within the seafront or retail core followed by locations adjoining, and
failing that a location within the gateway area.

This policy contributes toward achieving objective 2. Q




Policy T2: Proposals for change of use of hotel and tourist
accommodation in the town centre.

Within the Weston seafront and town centre, proposals that would result in the
change of use of hotels, tourist accommodation and facilities will be permitted
unless:

i) the proposed use would reduce the overall capacity and attractiveness of
Weston as a tourist destination and result in the loss of an otherwise viable
hotel or tourist facility which would consequently harm the provision of
tourist accommodation;

ii) the proposed use or uses would be incompatible with the surrounding
area and businesses and would harm the character of the town centre;

iii) there would be no clear, additional benefits arising from the proposal in
terms of improving the character of the areaq, the vitality and viability of
the town centre and the economic, cultural and environmental impact on
the town as a whole;

Applicants seeking change of use away from an existing hotel or tourist
accommodation use will need to submit detailed evidence relating to the

viability of the business and details of how the business has been marketed.

This policy contributes toward achieving objective 2.




6.4 Housing

6.4.0

6.4.1

6.4.2

6.4.3

6.4.4

6.4.5

Successful regeneration of Weston town centre will be dependant on
creating a vibrant lively mixed use area which is active throughout the
day and info the evening. Housing will play a key role in contributing
to this activity.

There is currently an imbalance in the ratio of homes to jobs in Weston
which has led to low levels of self-containment in the town due to high
levels of people out-commuting for work. The Council is attempting to
redress this imbalance through an employment-led development strategy
which involves closely linking housing development with job growth so
additional housing is not provided out of step with the expansion of the
economy and local employment.

However, within Weston town centre the Council recognises that
residential development will be a significant driver for the regeneration
of a large number of the sites, as part of mixed use schemes.
Additionally, increasing the number of people living in the town centre
will support services and facilities and improve its vitality and viability.
The revitalisation of the fown centre is a key element of the wider
regeneration of Weston, and will play a crucial role in enhancing the
image of the town and attracting inward investment.

Equally in order for development to be sustainable it should be on
previously developed land, near services and public transport routes
and should be high density to make the most efficient use of the land.
Sites within the town centre meet all of these criteria and it is therefore
the most appropriate location to focus housing delivery as part of
mixed use developments.

Therefore, in order to promote the regeneration of town centre through
mixed use development and ensure sustainable development, the
council recognises that the balance of residential units to jobs cannot be
determined on a site by site basis within the Area Action Plan
boundary, but will be monitored for the whole of the AAP area to
ensure that the imbalance of jobs to houses is not exacerbated through
the towns regeneration strategy.

Figure 6 below sets out the potential number of new residential units
within the town centre for each site. Figure 7 illustrates the potential
number of new homes against the amount of potential new retail,
leisure and employment floor space for each site.



Figure 6: Number of proposed new residential units within Weston
Town Centre Area Action Plan boundary.

Residential units per site*.

Site 2008-2011 | 2011-2016 | 2016-2026 | TOTAL
Birnbeck Island
and headland 188
Victoria Square 157
Dolphin Square 350
NCP Car Park Site 164
Locking Road
Car Park 80
Sunnyside Road 50
Rugby Club 100
Gas Works Site 500
Avoncrest 600
TOTAL 695 1494 2189

* Detailed residential capacities for each site will be determined through a
planning application process.

Figure 7: Table of Land Uses and proposed floorspace figures.

Net Increase

Site Residential|  Retail® Leisure* | Employment®
sqm |Jobs| sqm |Jobs| sqm | Jobs

Birnbeck Island

and headland 188 -| -| 5500/ 289
Grand Pier - 232 | 5| 1494 79 500 9
Tropicana - 3850 | 77 |17500(500¢
Victoria Square 157 6800 | 136
Dolphin Square 350 4000 | 80
NCP Car Park Site 164 7000 | 140
Tesco - 4500 | 90 - -
Locking Road Car Park 80 16,500 311
Train Station Car Parks - - - -l = 11,500 217
Sunnyside Road 50 17,000 321
Rugby Club 100 19,000/ 358
Gas Works Site 500 19,000| 358
Avoncrest (10ha) 600 - = 50,0007 1,250
TOTAL 2189 26,382 | 528 24,494| 868 |133,500| 2824

Jobs Total = 4220




Policy H1: Housing Development

Within the town centre, housing will play a crucial role in the creation of a
vibrant viable town centre and will be a significant driver for the regeneration
of the majority of the priority sites identified within the Area Action Plan
boundary.

Residential development will therefore form an element of most mixed use
schemes within the town centre and gateway area.

This policy contributes toward achieving objective 4

Housing Mix

6.4.6  Creating mixed and balanced communities is one of the Government's
aims for sustainable development. This means providing sufficient good
quality, housing of the right types and mix, in the right places, which
will be aftractive to, and meet the identified needs of, different groups
in society. The types of housing include both market housing and
affordable housing. There will also be specialised housing to meet a
variety of needs.

Table opposite

3 Based on 50 jobs per 1000m? for town centre retailing.

4 Based on 19 jobs per 1000m? based on an average for town centre leisure and cultural uses.
5 Based on 53 jobs per 1000m? for general office development.

6 Based on the applicants assessment in information supporting the planning application for this
site. Calculations used for the other sites would give an inaccurate result due to uses occupying
large areas of floor space, but not requiring many staff e.g. cinema and swimming pool.

7 Based on 25 jobs per 1000m? for B2/B8 employment development.



6.4.7

6.4.8

6.4.9

In the Central and South Ward areas of Weston there is a higher
proportion of sub-divided properties than in the remainder of Weston or
North Somerset. In Central Ward in Weston the proportion of the
housing stock given over to flats is 70% compared to a Weston
average of 30%.

The North Somerset Sustainable Community Strategy aims to tackle
inequality and disadvantage in deprived areas with some areas in
Weston in the top 10% most deprived in England. Overall North
Somerset has the 11th biggest equality gap in the country and it will be
one of the Core Strategy Objectives to reduce inequalities between
areas.

Although the predominance of flats is not by any means the sole reason
for the high levels of deprivation in these areas, it is one of the main
reasons why these communities have a transient population and lack of
family housing. Despite meeting a housing need, this predominance has
an implication for the provision of services, community spirit and
deprivation levels. Therefore, the Area Action Plan will seek to retain
and where appropriate increase the level of family housing in these
areas.



Policy H2: Housing mix

The Council will expect the mix of housing types, tenures and sizes to reflect
the needs of local residents, and to secure a mixed balanced community and
will consider proposals for development in terms of the extent to which they:

(i) Contribute to a well integrated mix of housing types and tenures to support
a range of household sizes, ages and incomes to meet identified housing
needs highlighted in the Strategic Housing Market Assessment and the
Council’s Housing Register;

(i) Reduce an existing proliferation of one housing type within certain areas
through encouraging the development of a range housing types that meet
an identified local housing need;

(iii) Contribute to creating an accessible, inclusive and safe community with
easy access fo a range of services;

(iv) Ensure a genuine integrated mix of affordable and market housing within
new developments with 50% meeting the Lifetime Homes Standard on
each development;

The affordable housing policy as set out in the North Somerset Replacement
Local Plan of 30% of homes to be affordable on sites of 15 or more dwellings
or 0.5 hectares or more, irrespective of the number of dwellings, will apply to
town centre residential schemes.

This policy contributes toward achieving objective 4

Policy H3: Living over the shop.

Within the town centre, planning permission will be granted for the conversion
of vacant space above shops to residential uses.

This policy contributes toward achieving objective 4.




6.5 Employment

6.5.0

6.5.1

6.5.2

6.5.3

The economic regeneration of Weston is a key strategic aim of North
Somerset Council and the draft Regional Spatial Strategy states that
provision should be made for 34 hectares of employment land in
Weston. The town centre lacks any existing good quality, modern, well
located office space and there are few sites allocated for this use.

The Retail and Leisure Study (2006) identified that North Somerset is
currently not recognised as an office location and, within North
Somerset, Weston is not the main office location, with recent office
development centred on Junction 19 (Portishead and Pill) and new build
opportunities in Clevedon (Junction 20) due to their closer proximity to
Bristol.

Delivery of office development has been constrained by low rental
levels, lack of readily available land and lack of confidence in the local
market. Low rental/freehold values have an effect on commercial
viability and prevent the speculative building of commercial space,
particularly if infrastructure is required to unlock development land.
Furthermore, lack of suitable sites in Weston have helped locations such
as Bridgwater which is not a traditional office location, experience an
upturn in market activity. Any initial new build office space in Weston
will essentially be “creating a market” through speculative development
which, when supported with increased marketing and promotion of the
area and the opportunities available, will encourage greater interest in
businesses locating fo the town.

A report by DTZ for the South West Regional Development Agency®
identified that Weston is viewed as a suitable location for certain types
of occupiers, but currently lacks any flagship developments. Under
current employment land allocations, there is a large amount of
employment land available in Weston and as allocated employment
sites become scarcer

in other locations, F
there is the potential |
for greater interest in
Weston. When
proposed
employment
development takes
place, given the
scale of demand for
employment sites in
the sub region as a

8 DTZ Report: Economic Dynamics and Intervention in the West of England (Jan 2007)



6.54

6.5.5.

6.5.6

whole, it is likely that Weston could continue to attract further investment
and employment growth. All of these factors provide greater
opportunities to encourage inward investment into the town centre which
will benefit investors and developers with increased interest and take up
of employment space as it becomes available.

The lack of employment opportunities in the town has resulted in
significant outcommuting, and increasing local employment
opportunities will assist in minimising the number of residents who have
to commute to work at destinations outside the town, increase the self
containment level of Weston and result in a larger labour force which
will support and sustain the services and facilities in the fown centre.

The Town Centre Area Action Plan also has an important role to play in
helping to deliver on a range of local employment priorities including
providing a broader range of jobs, provision of training and helping to
improve the range of local skills. There are areas, known as Super
Ouput Areas, in and adjacent to the town centre that have been
identified as being in the top 2% most deprived in the country (Indices
of Multiple Deprivation 2007). This brings a variety of social,
environmental and economic issues that need to be addressed as part
of the regeneration of the town, especially in terms of access to
employment and training opportunities.

The town centre offers the most sustainable location for commercial
office development and there is scope to provide significant new office
floorspace around the railway station creating a new business quarter
to the town. Allocating centrally located sites for office uses will intensify
development in the gateway area creating a sense of arrival in the
tfown centre, increase levels of activity and strengthen links with the
town centre. Policy E1 aims to:

® Deliver new office development opportunities in Weston town centre
with the aim of raising the profile of Weston as a regional and sub-
regional office location;

® Achieve a reduction in outcommuting to larger centres such as
Bristol:

® Incorporate office development within mixed use developments, to
promote sustainability and the overall enhancement of the vitality
and viability of Weston town centre;

® Use office-led regeneration to diversify the local economy, thereby
ensuring the town has less reliance on seasonal industries and
tourism;

® Encourage employment and training opportunities for local residents;

® Support greater promotion and marketing of the area to encourage
developer and business interest in Weston super Mare.



6.5.7  Weston Town Centre Partnership are currently looking into the feasibility
of setting up a Business Improvement District in Weston Town Centre. A
Business Improvement District (BID) is a funding mechanism to improve
and manage a clearly defined commercial area. Improvements may
include extra safety/security, cleansing and environmental measures,
improved promotion of the area or improved events. In order to deliver
additional improvements every non domestic ratepayer in the BID area
is required to contribute an additional levy to their non domestic rates.
This additional levy will provide a financial contribution towards
delivering specific projects. In order to become a BID, proposals are
voted on by the non domestic rate payers who will be responsible for
paying the additional levy. Businesses must vote in favour of a BID in
order for it fo be established.

Policy E1

Provision will be made for approximately 80,000m? of Class B1 floor space
within the gateway areaq, as well as the provision of office space as part of
mixed use developments within the retail core.

Developers and partners will work together to ensure that an optimum
proportion of construction related jobs are sourced from within the local area.

Developers and partners will be required to invest in relevant training and
local employment schemes to support local residents, particularly the long term
unemployed and or in deprived areas with training and work experience
including construction and/or allied trades.

Developers and partners will be required to invest in the promotion of the area
to encourage inward investment through joint marketing of the opportunities
and developments taking place.

Developers and partners will be required to invest in supporting the
development and setting up of a Business Improvement District covering the

town centre.

This policy contributes toward achieving objectives 4 and 6.




6.6 Urban Design, Place-making and

Movement

Urban Design Principles

6.6.1  In preparing proposals for the redevelopment of sites within the town
centre, developers will need to address a number of key urban design
principles. The following urban design principles are based on work
undertaken as part of the Weston Area Development Framework, the
Weston Gateway Area Master Plan, as well as Commission for
Architecture and the Built Environment (CABE) Building for Life
Standards.

Character

6.6.2  Weston has its own distinct identity characterised by its seafront setting

and Victorian architecture. Any new development within the Area
Action Plan boundary should:

® Respond to the scale and orientation of existing development and be
of a confident and contemporary style.

® Within the gateway and A370 Corridor new development should
face the A370/Herluin Way with the long term aim of establishing a
well designed strong fronted urban boulevard. Significant brownfield
sites within this area provide the opportunity for new development of
a contemporary style.




Achieving Connections and Links

6.6.3

The essence of a successful urban environment lies in the integration of
streets, buildings, transport modes and public spaces. New
development should:

® Create a coherent and connected street pattern which creates clear
and legible routes between three areas of the town centre, and
between identified priority sites, and other sites that come forward
for redevelopment.

® Each site should be characterised by a framework of interconnected
routes — pedestrian, cycle and vehicular - that provide connectivity
within and between sites.

® Use landmarks, focal points, views, clear routes, lighting, public art
and signage to improve legibility and navigation around the town
centre and gateway.

Making Clear Development Blocks

6.6.4

New development should:

® Aim to provide a continuous building line along the street as a way
of developing a strong visual structure to the street frontage.

® Have active ground floor frontages facing the public realm with
frequent doors and windows to give animation to streets or square.

® Development blocks should aim to create a distinct urban grain
contributing to the character of the area.

Creating a Vibrant and High Quality Public Realm

6.6.5

The public realm is made up of a hierarchy of different spaces and
places. Within Weston the beach and seafront provide the main public
space. Within the town there are also a number of parks and gardens
including Town Square and the ltalian Gardens on the High Street,
Grove Park, Ellenborough Park and Prince Consort Gardens. Drove
Road playing field also provides an important public open space within
the gateway area. Development proposals should:

® Respond to existing public realm making connections to existing
routes and spaces.

® Establish clear routes through public space to enable people to move
directly between destinations.

® Provide natural surveillance of spaces, footpaths and roads, to
increase safety and activity within the public realm.

® Ensure public spaces are uncluttered, robust and safe and should
build in a degree of versatility so that they enable people to enjoy
different activities in the same space and can be used for a variety of
uses over time.



Secured by Design

6.6.5

The success of the public realm is dependant on the perceived and real
safety of streets and spaces. Secured by Design is a police initiative to
incorporate crime prevention measures in the design of developments to
assist in reducing the opportunity for crime and the fear of crime,
creating a safer and more secure environment. Secured by Design
principles can be found on the following website
www.securedbydesign.com/pdfs/SBD-principles.pdf and should be
considered as part of any development proposal.

Achieving Flexibility

6.6.6

A sustainable urban environment needs to be adaptable with buildings
and spaces supporting a range of different activities and uses over
time. The adaptability of individual buildings and public spaces is
important to allow for physical, as well as social and cultural change.

Pedestrian and Cycling Improvements

6.6.7

Weston has the benefit of being a predominantly flat town which makes
it ideal for the promotion of walking and cycling. Encouraging people
to walk and cycle has numerous benefits including reducing the amount
of traffic in the town centre, improving air quality and in turn the
pedestrian environment, and promoting healthy active lifestyles. In
order to encourage walking and cycling the physical environment has
to be attractive for these activities. This includes:

® creating safe and direct pedestrian routes

® clearly demarcated cycle routes

® pedestrian crossings in appropriate locations following natural desire
lines.

® ensuring main pedestrian routes are overlooked with active ground
floor uses.




6.6.8  Pedestrian and cycle links into and within the town centre will continue
to be a priority and are important not only to improve accessibility but
also to ensure that new development integrates well with existing areas.
Many new pedestrian routes will be achieved through the design of
new development, but equally the quality of the public realm must
undergo further upgrading to make existing routes safe and attractive
for users. The Weston Civic Pride Initiative provides a programme of
projects for improvements to key pedestrian routes.

6.6.9  Detailed master planning work which has been undertaken for the
gateway area identifies a new key pedestrian and cycle route through
the priority development sites within this area which creates a new
direct and safe route through the gateway area onto the retail core and
seafront. This route would mean walkers and cyclists would have an
alternative route to the busy car dominated A370. Any development on
these sites should be designed to accommodate this key route, shown in

Figure 8.

Figure 8: Key pedestrian and cycle route within Gateway Area.

facilities as set out in policy DC1.

@ Developer contributions will be sought towards improved pedestrian and cycle



Green Infrastructure

6.6.10 Green Infrastructure consists of strategic networks of accessible,
multifunctional sites such as parks, woodland, informal open spaces,
nature reserves, wildlife corridors for example rivers and large
hedgerows, streams and historic sites. Green infrastructure enhances
biodiversity and landscape character, improves the quality of life of
new and existing residents, makes a valuable contribution to climate
change objectives and can encourage active and healthy lifestyles.

6.6.11  Within the Area Action Plan boundary there is a network of green
spaces which contribute to the green infrastructure of the town. Prince
Consort Gardens, Grove Park, Town Square and the Italian Gardens,
Beach Lawns and Ellenborough Park, as well as Drove Road playing
fields in the Gateway way area, all provide pockets of important public
green space for users of the town to enjoy.

6.6.12  Green Infrastructure serves a number of important uses and the
emphasis within this plan is on enhancing existing provision and
ensuring that new
development makes an
appropriate contribution
towards the provision of
new Green Infrastructure.
Additionally, public realm
improvements can
contribute to the Green
Infrastructure through tree
planting along roads and
within public spaces in the
town centre, and the
provision of soft
landscaping within new
developments will also
introduce the natural
environment into an urban
setting.




Tall Buildings and Structures

6.6.13  The use of taller buildings or structures can serve a number of purposes.
They provide landmarks to increase legibility; can assist in the
intensification of land use activities resulting in a broader mix of uses
creating a more sustainable, viable and vibrant development; and
provide enclosure and identity to areas which lack character. However,
tall buildings or structures can also harm the qualities that people value
about a place if they are designed with a lack of appreciation or
understanding of the context in which they sit.

6.6.14  The way that buildings address the seafront is a defining theme of the
townscape of British resorts. This is no less true of Weston. However,
the continuity of a relatively solid edge of mainly four storey urban
buildings facing directly onto the sea has been broken in recent years -
either by buildings that are too low or too high. In some cases there are
glaring gap sites, for example on Beach Road between Oxford Street
and Carlton Street. It is essential for the maintenance of this visual
signature of Weston, and for the preservation and enhancement of the
Beach Lawns conservation area, which much of the seafront lies within,
that sites are redeveloped to restore this strong frontage as well as
providing increase activity and footfall to the seafront area.

6.6.15  Within the retail core of the town, building heights are generally 4-5
storeys, with obvious landmark towers such as the town hall clock and
the towers on Emmanuel Church, Victoria Methodist Church and
Walliscote School. In recent years buildings which have exceeded this
height, such as Weston College, Carlton Mansions and the Police
Station have, due to their unimaginative designs, detracted from the
Victorian townscape setting, rather than added value and interest.

6.6.16  Within the gateway area, current development is generally low rise,
although structures such as the gas cylinders on Drove Road are
significantly taller. The form of development within the gateway area
and A370 corridor is generally piecemeal development which has
evolved over the last twenty years. It does not reflect any important
historical context and there is no existing continuity or style to
development in this area. Therefore, a concentration of taller buildings
maybe more appropriate to provide a focus and identity fo this areq,
particularly to sites around the railway station and Hildesheim Bridge.
The bridge measures 8 metres at its highest point and development on
sites either side of the bridge should exceed this height to provide
enclosure fo the bridge to avoid overlooking roof tops.



Policy TBS1: Tall Buildings and Structures Policy

Within the seafront and retail core building heights should reflect the existing
context of 4-5 storeys to provide continuity and consistency and reflect the
historical character of the townscape. Proposals for developments or structures
which exceed this height will be considered if they:

i.  Are of an exceptional high quality design which enhances the seafront
and fownscape setting.

ii. Provide a unique leisure attraction to the seafront where the feature of the
attraction is related to its height.

Within the gateway area there is scope for some well designed high quality
taller buildings at appropriate locations.

Proposals for tall buildings and structures within the Town Centre Area Action
Plan Boundary should ensure that the following criteria are fully assessed as
part of the planning application process:

® Relationship of the proposed development to context, including
natural topography, scale, height, urban grain, streetscape and
built form, open spaces, important views and the effect on the
skyline;

® Effect on the historic context including the need to ensure that the
proposal will preserve and/or enhance historic buildings, sites
landscapes and skylines. Proposals must address their effect on the
setting of, and views to and from historic buildings, sites and
landscapes;

® The architectural quality of the building including scale, form,
massing, proportion and silhouette, facing materials and
relationship to other structures;

® The sustainable design and construction of the proposal;

® The effect on the local environment including microclimate,
overshadowing, nighttime appearance, vehicle movements and the
environment and amenity of those in the vicinity of the building;

® Opportunities to offer improved accessibility, and, where
appropriate, the opening up or effective enclosure, of views to
improve the legibility of the wider townscape.

This policy contributes to objective 5 and 6.




Related Schemes and Initiatives

Seafront enhancements

6.6.17

6.6.18

Figure 9: Artists impression of Promenade

The seafront in Weston is undergoing a £30m enhancement
programme. This has been generated principally by the need to
upgrade the town’s sea defences after a number of flooding incidents in
the past. There are currently 4500 properties at risk of flooding from
the sea which will soon be protected. Alongside this are further
improvements to the public realm through the Civic Pride Programmes’
Central Promenade project and a further £950,000 of investment via
the Commission for Architecture and the Built Environment (CABE) Sea
Change grant. Additionally there will also be improvements to public
transport and cycling facilities funded by the Local Transport Plan.

The enhancements started with the repair and refurbishment of Marine
Lake at the northern end of the seafront in August 2007; work in
summer 2008 concentrated on the construction of a scour protection
apron at the foot of the sea wall. This will not only protect the
foundations of the Victorian wall but will provide a walkway and stone
seating features. In late 2008 works switched to the upgrading of the
road and the promenade. The promenade will be resurfaced for the
whole of the 2km length, with granite paving and resin bound gravel
and all the street furniture will be replaced. A secondary ‘splash wall’
will be installed between the kerb and the road, flood gates at
signalised crossings will allow access across the road. The project team
has been working with an artist, John Maine RA, who has designed a
6m high stone arch at one of the crossing locations to create a visual
statement on the promenade. The road will be realigned and the
landward pavement also widened and improved.

The works will continue until mid 2010 and are being carefully
programmed to minimise disruption to the town.



“Pier Square”

6.6.19 The proposed “Pier Square” lies at the heart of the seafront. In its
current form as a traffic island alongside the entrance to the Grand Pier,
it fails to contribute appropriately to the town and its activities. The
concept of creating a pedestrian priority public space has been
established within a number of urban design studies for the town,

namely the Civic Pride Initiative, and was a key proposal within the
Civic Pride bid.

6.6.20 The location provides the opportunity to create a distinctive space
which not only links the Grand Pier, Regent Street and Big Lamp
Corner, but also has a pivotal role in linking the town centre with the
seafront and forming a gateway to Beach Lawns. Additionally,
environmental enhancements to this key space on the seafront will
encourage investment in properties fronting Beach Road, and add value
to the redevelopment of Victoria Square.

6.6.21  Preliminary works for “Pier Square” will start in Autumn 2009, with the

main works commencing in Spring 2010 to be completed at the end of
that year.

Figure 10: Indicative design for “Pier Square”

Weston Package Phase 1

6.6.22  The Joint Local Transport Plan, approved by the Council in 2006,
contains the major transport scheme programme for the sub-region.
Maijor transport schemes provide only capital and are funded by the
Department for Transport. There are four schemes in the first Regional
Funding Allocation that are wholly or partly in North Somerset that are
programmed for implementation before 2016, one of which is the
Weston Package Phase 1.



6.6.23

6.6.24

6.6.25

6.6.26

Weston package is a range of transport measures designed to address
both existing and future transport issues as Weston develops. It
comprises a package of schemes, namely:

® Selective carriageway widening and signal control at M5 Junction
21;

® The Cross Airfield Link (Winterstoke Road — A371);

® The Airfield Bridge Link (Cross Airfield Link — Winterstoke Road,
crossing the main railway and via the Avoncrest site);

® The A370 Gateway (dualling Marchfields Way and associated
traffic management measures on Winterstoke Road, improvements to
Drove Road roundabout); and

® Worle station (new car/motorcycle/cycle parking and bus
inferchange on council-owned land on the south side, new bus
interchange facilities on the north-side, bus priority measures on
approaches to the station, better passenger facilities on the station).

Of these measures, the ones that relate specifically to the town centre
are the A370 Gateway scheme and the Airfield Bridge Link.

The Gateway is dominated by retail and business activities and
accessed by a sub-standard one-way gyratory system, with two traffic
lanes in each direction. The Weston Package phase 1 scheme proposes
widening Marchfields Way to allow two-way traffic, whilst the other
part of the gyratory, Winterstoke Road, would be remodelled as a two-
way access road with better priority for buses and cyclists. The
westbound A370 approach to the Drove Road roundabout would be
widened from 2 to 3 lanes to enable a bus lane.

The scheme would facilitate redevelopment of sites within the gateway
and ensure the road network would better accommodate future
development of this area. The majority of land required for the scheme
is owned by the council, apart from a small area of former gas works
land that could be required, as identified on the proposals map. The
Weston Package proposal would facilitate access to this site and assist
in its redevelopment.

The Airfield Bridge Link would provide a new single carriageway road
between the Cross Airfield Link and Winterstoke Road, crossing the
main railway line and the Avoncrest site; it would substantially improve
access to the Avoncrest site from the Weston Regeneration Area to the
south and east.



6.7 Parking

6.7.1

6.7.2

Weston town centre currently has a clear hierarchy of car parks for
long and short stay use, as well as a large amount of on-street car
parking. There are approximately 3059 spaces’ in dedicated off-street
car parks within the town centre, with an additional 330 on Marine
Parade along the sea front and 1500 spaces for car parking on the
beach during the peak summer months'©.

The maijority of the public car parks identified on the table below are
well used throughout the year. The two main exceptions are Madeira
car park and the NCP car park. Madeira car park is severely under
used due to its relatively isolated location and because it is enclosed by
mature trees and lacks natural surveillance. It is however, the cheapest
car park within the town centre and seafront area being free of charge

in the winter and only £3 for the whole day during the summer. The
NCP car park in the town centre is also very under used, particularly
for a car park located adjacent to the High Street. It is the most
expensive car park within the town charging £1.70 an hour as
opposed to all other town centre car parks which currently charge £1

an hour.

Figure 11: Current car parking capacity within the town centre.

LOCATION Public Disabled | Reserved | Motorcycle
NCP 399 3 0 8
Tesco 438 18 0

Sovereign 827 43 0 9
Locking Rd*. 380 25 0

Railway Stn. 105 4 0

Melrose 210 9 15

Grove Park 77 3 0

Madeira 70 0 0

Hampton 56 4 0

Carlton 191 9 0 10
Somerset House 57 0 143

Somerset House 125** 0 75%*

Somerset House Block D 124 0 0

(fronting Beach Road)
TOTAL 3059 118 233 27

* Half of this site is used for coach/lorry parking.
** Weekends/Bank Holidays

9 North Somerset Council, Transport Policy Survey, Summer 2007

10 North Somerset Council Car Parks Inventories, July 2007




6.7.3

6.7.4

6.7.5

6.7.6

Car parks in the town o —
centre are essential, but
surface parking is an
inefficient use of prime
urban land and large
expanses of surface car
parking result in a
fragmented and
unattractive public realm.
For this reason a number
of the sites identified for
redevelopment within the Area Action Plan are surface car parks or
sites which contain short stay public parking. This was raised as a
concern through the Issues and Options consultation as it was felt that a
considerable amount of public car parking within the town centre would
be lost if these sites were to be redeveloped.

This car parking policy establishes a broad parking strategy for the
town centre which will be flexible enough to accommodate future
requirements taking account of the level of new development that could
potentially be coming forward within the town centre over the next 20
years. The policy also acknowledges future changes to the wider
parking strategy within Weston related to the potential provision of a
Park and Ride facility in the longer term.

An appropriate balance needs to be struck between significantly
increasing the amount of retail, leisure facilities, employment and
housing within the town centre through the redevelopment of identified
sites; providing the appropriate level of parking to serve all these uses;
and encouraging the use of more sustainable modes of transport, such
as bus, train, walking and cycling to reduce the need to use the private
car.

It is also important to recognise that there needs to be sufficient parking
within the town centre to maintain its aftractiveness as a shopping and
tourist destination and maintain its commercial viability. The policy
proposes that retail and leisure developments within the town centre will
need to provide offstreet public parking spaces as part of any
redevelopment proposal. This is to ensure that a sufficient amount of
short stay public parking remains in the town centre to encourage and
attract tourists, shoppers and visitors to Weston. It is anticipated that
any net loss of parking spaces, during the redevelopment of sites in the
town centre, will be compensated by greater use of existing facilities,

such as the NCP car park.



6.7.7

6.7.8

6.7.9

The main long stay car park within the town centre is Locking Road car
park. Half of this car park is also used for coach and lorry parking. This
car park is identified for comprehensive redevelopment, with existing
long-stay provision to be provided through a multi-storey public car park
to be incorporated as part of any redevelopment proposal. If a Park
and Ride scheme becomes a viable option before Locking Road car
park comes forward for redevelopment a long stay multi-storey car park
may no longer be required on this site. If proposals come forward to
comprehensively redevelop Locking Road Car Park then the coach and
lorry parking will need to be relocated, as discussed under Policy

GW?2.

The redevelopment of sites for employment or residential uses close to
the train station, or at other locations which are easily accessible by
public transport, should reflect this fact and a reduced level of car
parking should be provided on these sites.

The council will also continue to invest in existing public car parks to
ensure attractive, well used and safe facilities.

Park and Ride

6.7.10  As part of the longer term strategy for the town a Park and Ride is

6.7.11

6.7.12

being considered. A Park and Ride should be used as one tool in a
package of others if it is to be effective. In particular, restricting central
area long-stay parking availability and increasing long-stay parking
charges will reduce the amount of traffic driving into the centre and
increase the attractiveness of the park and ride service.

At the current time a Park and Ride is not an economically viable
transport option for Weston. While on-street car parking in the town
centre and surrounding area remains relatively unrestrained, and town
centre parking charges remain low, the low number of park and ride
users would require the payment of a significant subsidy to operate the
bus service, on top of the operating costs for the park and ride site
itself. The availability of suitable park and ride sites, and their
construction costs, are also constraints on the development of Park and
Ride at the current time.

It would be worthwhile revisiting the economics of Park and Ride in the
event of a change of town centre parking policy, or the availability of a
good site requiring little ground and construction work to be used for
Park and Ride. A further option which could be considered in the future,
possibly as a “stepping stone” to full Park and Ride, would be a
seasonal Park and Ride site to operate in the summer peak holiday
season only.



6.7.13  The parking strategy will be monitored during the plan period, and as
development comes forward, to assess the capacity of car parking in
the town centre linked to an increase in development and number of
people visiting the town. The provision of a long stay multi- storey car
park on Locking Road, may also need to be reassessed in line with Park
and Ride proposals becoming more viable.

Policy CP1: Car Parking

Developments containing retail and leisure uses within the town centre will
include a net increase in the amount of short stay shoppers parking to replace
existing provision and to reflect the scale of the new development. If on site
provision is not possible a contribution towards the cost of providing or
improving off-street public parking facilities will be required.

The redevelopment of Locking Road car park will include a well designed
multi-storey public car park to provide long stay parking for the town'

At sites with good accessibility to facilities and services, and served by high
quality public transport, the amount of parking provided should reflect their
accessible location.

Sharing of parking spaces between uses, particularly between daytime and
evening uses, will be a requirement of any mixed use development, in order to
minimise provision.

To ensure the economy of the town centre is not adversely affected by
redevelopment proposals the Council will require that during the development
of sites, particularly within the retail core, provision for public car parking is
retained either through phased development of each site or increased usage
of currently underused sites.

Adequate provision should be made for secure parking for Powered Two
Wheelers (PTWs) in any new development.

Cycle parking should be provided in accordance with the minimum standards
set out in the NSRLP to ensure the provision of adequate secure parking, and

encourage more sustainable modes of transport.

Car parks should be attractive, well used and safe facilities which meet
Secured by Design standards.

This policy contributes toward achieving objective 7.

11 This maybe reassessed when the site comes forward for redevelopment, if Park and Ride

proposals become a viable option.




6.8 Flood Risk

6.8.0

6.8.1

6.8.2

6.8.3

Parts of the Town Centre are within Flood Zone 3 of the Environment
Agency'’s Flood Map. Flood Zone 3 means that there is a 1 in 200 or
greater annual probability of flooding from the sea. Proposed
development within Flood Zone 3 is subject to onerous and potentially
prohibitive development control measures.

However, the sea defences, recently enhanced at a cost of £20 million,
ensure that in practice this risk is being managed. During the
development of the sea defence scheme an agreement was reached
between the Council and the Environment Agency that a residual flood
risk map be produced, which will enable a more relaxed regime to be
applied.

Specialist consultants are to be commissioned to produce this map,
which will indicate the residual flooding of a 1 in 200 year event in
100 years time after allowing for completion of the sea defence
scheme. Properties that fall within the residual flood risk area will
continue to be subject to Flood Zone 3 development restrictions, while
those outside will be subject to Flood Zone 2 development restrictions
(between 1 in 200 and 1 in 1000 annual probability of flooding).
These restrictions are currently set out in Annex D in PPS25:
Development and Flood Risk.

Wyvern School site is at risk of fluvial flooding from local watercourses.
This has been assessed as Flood Zone 3a in the North Somerset Level 1
Strategic Flood Risk Assessment (2009) and will be subject to the
relevant restrictions set out in PPS25, Annex D.

i)

Policy FR1: Flood Risk

Within Flood Zone 3, but outside the residual flood risk area to be identified
in a forthcoming study, development proposals will be assessed, in terms of
tidal flood risk, as if located in Flood Zone 2.

In applying the PPS25 Sequential Test, the area of search will be:
for town centre and mixed uses, the Retail Core;
ii) for offices, the Gateway Area and the Retail Core; and

iii) for leisure and tourist uses, the Seafront and the Retail Core.

This policy contributes toward achieving objective 9.




6.9 Conservation and the Historic

Environment

Historical background

6.9.0

6.9.1

6.9.2

6.9.3

@ 694

Until its development as a seaside resort in the nineteenth century
Weston was a small village near the coast and the first mention of
Weston is in the Bath and Wells Register for 1348. Change occurred in
the nineteenth century due to a number of factors: change in land
ownership, improved transport links with the first railway arriving in
Weston in 1841 and increased leisure time and disposable income for
the professional and middle classes. The beneficial effects of bathing
and the sea air had been made fashionable by George IV when he
was Prince Regent so the development of villages by the sea was
inevitable. Staying by the sea became available to all. Even if a long
stay could not be managed there was the possibility of the day
excursion initially by boat from Wales, first to Knightstone Island and
then to Birnbeck Pier, and by train from Bristol. By the end of the
nineteenth century the first major expansion of Weston was complete.
Some development continued during the first half of the twentieth
century, but the next major expansion was after the Second World War
when the development of industry and housing saw the town grow.

The growth of Weston has a strong historic identity as a Victorian
seaside town. The town centre and seafront contains five conservation
areas and numerous listed buildings including the Grand Pier, Birnbeck
Pier, a number of buildings on Knightstone Island, Claremont Crescent
and the Royal Crescent. There are four conservation areas within the
Area Action Plan boundary which are:

@® Birnbeck Conservation Area

® Melrose/Grove Park Conservation Area
® Boulevard/Montpelier Conservation Area
® Beach Lawns Conservation Area.

Ellenborough Conservation Area is adjacent to the AAP boundary on
the seafront. The Conservation Areas are shown on the proposals map.

The council is also considering designating a further Conservation Area
covering Locking Road and incorporating the Town Hall, the
Magistrates Court and Walliscote school. This Conservation Area
would incorporate the historical approach to Weston, important civic
buildings and the Victorian core of the town.

A Conservation Area Appraisal has been completed for Birnbeck
Conservation Area and one is being produced for Beach Lawns
Conservation Area. These will be accompanied by management plans.



Regeneration through Conservation

6.9.5  English Heritage have published a number of reports about
regeneration through conservation and heritage, and regeneration in
coastal towns. “An Asset and a Challenge; Heritage and Regeneration
in Coastal Towns in England” published in 2007 gives good practice
examples of heritage-led regeneration in coastal towns around
England. The report recognises the main challenges facing a lot of
coastal towns however, the case studies illustrate how heritage can be
a dynamic and valuable resource for regenerating historic coastal
towns contributing to many different aspects of these town’s identities,
communities and economies.

6.9.6  The case studies show how historic buildings can be converted to meet
contemporary needs, and how the historical environment can add
value, and become a selling point for tourist and leisure uses. Historic
buildings provide excellent settings for boutique hotels and upmarket
restaurants and provide the quality demanded by the emerging short-
break market.

6.9.7  The policy approach to the historic environment with Weston town
centre is for new development to complement, not copy the historic
environment, and wherever possible to retain, restore and enhance the
existing historic environment.

Policy CHE1: Conservation and the Historic Environment

i. Development within or affecting a Conservation Area will need to retain
and enhance the key characteristics of the Conservation Area. This does
not exclude innovative or contemporary design solutions where the
development is replacing existing buildings which are of little or no value
to the Conservation Area.

ii. Developers should contact the Conservation Officer at the outset to discuss
any development proposals affecting the historic environment and agree
an appropriate design strategy. The strategy should be set out in detail in
the Design and Access statement accompanying any planning application.

iii. Any development directly or indirectly affecting a listed building should be
supported by a design rationale stating how the development maintains
and/or enhances the historic integrity of the surrounding area.

iv. Any development directly or indirectly affecting a Registered or Historic
Park or Garden should be supported by a design rationale stating how the




development maintains and/or enhances the historic integrity of the
surrounding area.

v. Opportunities for sensitively incorporating heritage into new development
and as part of public realm improvements should be always be explored
as an alternative to demolition.

This policy should be read in accordance with North Somerset
Local Plan policies ECH/3, ECH/4, ECH/5 and ECH/6.

This policy contributes to objective 5.




6.10 Education

6.10.0  The regeneration of Weston town centre and gateway will include the

6.10.1

6.10.2

continued improvement and expansion of education services and
facilities.

There are three schools within the Action Area Plan boundary:

® Wyvern Community School
® Walliscote Primary School
® Christchurch Church of England Primary School

The schools not only provide valuable education facilities for the
children within and beyond the town centre but foster community spirit
with the area. Wyvern Community School in particular has excellent
sport facilities that are available for the local community as well as
pupils. With the town centre’s population set to rise and the need to
raise education standards wherever possible it is imperative that the
schools and their facilities are retained and enhanced. Good quality
school facilities will also help to make the town centre a more desirable
and attractive place to live and work in.

Primary Education

6.10.3

6.10.4

6.10.5

Walliscote and Christchurch schools are located within old buildings
which are no longer “fit for purpose” to meet modern day educational
standards. In order to improve their facilities it is proposed that
Walliscote School is replaced with a new 420 place school building
and Children’s Centre potentially located within the redevelopment of
Carlton Street Car Park and a new Christchurch primary school is built
on its existing site. There has been an extensive search for alternative
sites within the town centre area and this is the favoured option for both
schools. Although both schools lack on site playing fields, unfortunately
the built up nature of the Town Centre area does not allow for this
deficiency to be rectified.

This plan puts forward the principle of providing new schools in these
two locations and the design and layout details will be subject to
extensive consultation with staff, residents, pupils, governors, parents
and other relevant stakeholders at a later date.

Walliscote Primary School is a grade Il listed building and once
vacated its future use will very much depend on what use would be
appropriate to retain the character and features that merit the building
being listed in the first instance.



Secondary Education

6.10.6

North Somerset Council has submitted a bid to the Building Schools for
the Future fund to improve and remodel Wyvern Community School.
The result of this bid will be known in 2009. In the long term the
location of secondary schools will need to be reviewed in the light of
major population growth in the remainder of the town.

Further and Higher Education

6.10.7

6.10.8

Currently many young people leave the local area for higher education
or employment opportunities. However, Weston College, which now
offers degree courses and has many sites across the town including its
new University Campus which opened in 2007, achieved the highest
success rates in the West of England for learners over the last two years
and is leading in a range of new initiatives including work based
learning and higher education'?.

A successful Weston College can provide the workforce with skills to
support local businesses and the continued success of Weston College
is critical to the future of the town. The town centre with its good public
transport links is ideally located to support the future expansion of the
College including facilities such as student’s hall of residence.



Policy ED1: Education in Weston town centre.

Education is a key element in the future economic and community
development of Weston town centre. Support will be given to the
modernisation of education and training facilities by:

(i) relocating Walliscote Primary School within the redevelopment of Carlton
Street Car Park ;

(i) the building of a new Christchurch Primary School on its exiting site in
Baker Street;

(iii) encouraging the provision of further and higher education and training
initiatives and facilities within the Town Centre; and

(iv) ensuring that new developments contribute appropriately to meeting the
educational needs of children, young people and adults generated by the

proposal.

This policy contributes toward achieving objective 4.

12 North Somerset Sustainable Community Strategy 2008-2026, p.17



6.11 Evening / Night-time Economy

6.11.0 The evening and nighttime economy is a particular area of activity in

6.11.1

6.11.2

Weston town centre that presents a significant opportunity, as well as a
considerable challenge. The evening economy generates jobs and has
the potential to add vitality to the town. However, it can also lead to
community safety problems, particularly in the case of nightclubs and
large drinking establishments.

Weston needs to
achieve a better
balance in terms of
the range of evening
and late night
activities in order to
attract a wider cross
section of residents
and visitors to visit
Weston town centre
in the evening.
Policy ENE1 aims to
support a
diversification of
uses in the fown centre, particularly in terms of introducing evening
leisure uses which cater for a broader section of the population.
Proposals for Grand Pier to remain open into the evening and for a
wheel on Beach Lawns which will operate into the evening will all
contribute to providing for a broader range of evening leisure uses.

A new initiative called “Street Cafes” has also been launched through
the council’s licensing team which encourages and regulates the use of
space outside cafes for tables and chairs to develop a café culture
within the town centre.



Policy ENE: Evening/Night-time Economy

To encourage evening/nighttime economy uses that contribute to the vitality of
Weston retail core and seafront and that support the creation of a safe,
balanced and socially inclusive evening/nighttime economy, subject to the
following considerations:

i) The proposed use should not create an unacceptable impact on
neighbouring uses in terms of noise, traffic and disturbance.

i) New uses should support the creation of a balanced provision of
evening/nighttime uses which attract all residents and visitors to Weston
town centre and seafront during the evening.

iii) Encouraging cultural uses including restaurants and café bars within the
Town Centre and at tourist and leisure focus locations, such as Birnbeck
Pier, Knightstone Island, Grand Pier and Tropicana, as part of a balanced
mix of uses at these locations.

This policy should be read in conjunction with North Somerset
Council’s Statement of Licensing Policy 2008-2011.

This policy contributes toward achieving objective 8.




7. Key Areas of Change

7.1.0  This chapter divides the Weston Town Centre Area Action Plan into
three areas based around their differing roles and functions. The three
areas are the Gateway Area, the Retail Core and the Seafront,
as shown on the proposals map. These areas all play an important role
and contribute to the function of the town centre as a whole, but they
are poorly connected and are divided by barriers to pedestrian
movement such as the railway line, major arterial roads and bridges
and poorly designed developments. All the activities within these areas
have a close relationship with each other and their roles, connections
and relationships need to be strengthened to complement each other
and create a well functioning, consolidated town centre to serve the
whole of Weston and the surrounding district.

7.1.1  The overarching obijectives for these three areas are:

Seafront

® Major redevelopment sites along Weston seafront will be allocated
primarily for leisure uses to reinforce Weston's role as a tourist
destination.

® Key redevelopment sites along the seafront include Tropicana,
Grand Pier and Birnbeck Island.

® New development will be of the highest quality design which will
enhance the quality and appearance of the built environment and
capitalise on the qualities of the coastal setting.

® Development proposals will strengthen pedestrian and visual links
and connections between the seafront and the retail core.

Retail Core

® The regeneration of Weston’s town centre will be driven by the
provision of land for major retail development within the retail core.

® The two main sites identified for retailled development within the
town centre are Victoria Square and Dolphin Square.

® Other uses that are appropriate and compatible with town centre
activities and which will assist in the enhancement of the centre and
the range of shops, services and facilities it has to offer will also be
encouraged to increase the vitality and viability of the town centre.

® New development will strengthen physical and visual connections
between the retail core, the seafront and gateway area.

® Development will be of the highest quality design which makes a
positive and distinct contribution to the existing built environment.



Gateway Area and A370 Corridor

The redevelopment of sites within the gateway area will make more
efficient use of land intensifying development in this area.
Redevelopment proposals in the gateway area will focus on
commercial office development and should not harm the viability or
vitality of Weston’s retail cove or seafront.

Development will be of a high quality design that will enhance the
visual image, and emphasise the importance of the gateway
approach to the town centre.

Concentrating uses around the train station will create an office
quarter utilising the existing public fransport facilities.

Development will strengthen connections to the town centre through
new and improved pedestrian and cycle routes.
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7.2 Seafront Area

7.2.0

7.2.1

7.2.2

7.2.3

7.2.4

Weston's coastal setting is the fown’s main asset and its large expanse
of beach is a locally unique feature to the town. The seafront forms a
strong part of the character and identity of Weston and it is this
attribute that the Area Action Plan recognises as a key element in the
regeneration of the town. The seafront is a distinctive selling point in
terms of attracting fourists, visitors, commercial and business investment
to the town. By re-focusing attention on the seafront and the
opportunities it offers in terms of leisure and recreation the image of
Weston can be transformed to a vibrant seaside town for the 21+
century.

The built frontage to the seafront currently contains a mix of building
styles and heights including traditional Victorian and Edwardian
architecture as well as other architectural styles which emerged through
gradual redevelopment of sites along the seafront over the last fifty
years. The seafront area contains a number of distinctive landmark
features such as the Grand Pier, Knightstone Island, Marine Lake,
Birnbeck Pier, Tropicana and the Winter Gardens Pavilion.

In July 2008 fire destroyed the Pavilion Building on the Grand Pier
resulting in the loss of Weston’s most iconic attraction. Since the fire the
owners of the Pier have rapidly progressed a scheme for a new leisure
attraction at the end of the pier with the aim of providing an improved
all year round leisure facility on the seafront. The scheme received
planning approval in March 2009 and is aiming to be completed for
summer 2010.

Much of the seafront area
is located within the
Birnbeck, Melrose/Grove
Park or Beach Lawns
Conservation Areas and
there are a number of
listed buildings along the
seafront including Birnbeck
Pier, Claremont Crescent,
buildings on Knightstone
Island and the Grand Pier.

A large proportion of
Weston's seafront is within
a flood risk area
categorised by the
Environment Agency as




Flood Risk 3. This means there is risk of tidal flooding in this area.
North Somerset Council have recently embarked on a £20 million sea
defence scheme from Marine Lake down to Royal Sands to protect over
4,500 properties in this high risk flood zone, and Policy FR1 within this

plan sets out the approach to development in this area.

Figure 13: Seafront Regeneration Sites.
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Figure 14: Summary of key evidence for the seafront area

Document

Evidence

Weston-super-Mare
Visitor Survey 2007

Blue Skies — A Vision
for Tourism in North
Somerset.

Connecting Spaces,
Places and People -

Weston Civic Pride
Initiative.

Seafront Enhancements
Scheme

CABE Sea Change
Programme

This report presents the findings of a face to face
survey of visitors to Weston conducted between July
and September 2007 along the promenade/pier in
the town. The key findings from the research include
who was visiting Weston, where they were staying,
for how long and how frequently, activities they
were participating in, how visitors travelled to the
town and spending patterns of visitors.

Blue Skies — A Vision for Tourism (2005) was the
largest research and consultation exercise
undertaken by North Somerset Council and
establishes a long-term vision for the future of
tourism in the district. The strategy states that
“Weston will become a seaside destination
renowned for its distinctiveness and quality”.

Identifies specific public realm projects along the
seafront including the completed Knightstone Island
and improvements to the Promenade and Marine
Lake, which are currently underway.

The seafront in Weston is undergoing a £30m
enhancements programme. This has been generated
principally by the need to upgrade the town’s sea
defences after a number of flooding incidents in the
past. There are currently 4500 properties at risk of
flooding from the sea which will soon be protected.

North Somerset Council are working closely with
CABE using their Sea Change grant to fund a range
of cultural and artistic programmes to Weston-super-
Mare. Sea Change aims to drive cultural and
creative regeneration and economic growth in
seaside resorts by funding inspiring, creative and
innovative projects, bringing a sense of pride,
enjoyment and celebration.




Policy SF1: Weston Seafront

Within Weston Seafront, as defined on the Area Action Plan proposals map,
development proposals will be required to:

i). Deliver leisure and tourist related schemes which are appropriate to the
coastal setting and the regeneration of the town as a tourist destination;

ii) Significantly improve pedestrian linkages between the seafront and the
retail core;

iii) Make a positive and distinctive contribution to the existing built
environment and coastal setting.

This policy should also be read in accordance with Policy T2.




Priority Sites within the Seafront Area

SF2: Birnbeck Island and Environs

Site: Located on the northern
headland of Weston's seafront.

Size: Birnbeck pier, island and
headland are approximately 2
hectares. The area around Birnbeck
Pier including the surrounding sites
such as Prince Consort Garden,
Madeira Car Park, Royal Pier Hotel
and Westcliffe College equal an area
of approximately 4.6hectares.

Landownership: The pier, island and headland are owned by Urban Splash.
North Somerset Council own land nearby including Prince Consort Gardens and
Madeira Road Car Park. There are also some key sites included within the
environs of Birnbeck Pier such as the Royal Pier Hotel and Westcliffe College
which are all in private ownership.

Existing Uses: Birnbeck Pier and Island has been closed for a number of years,
although the RNLI have a fully operational station on the island. The Royal Pier
Hotel is in a state of decline and no longer operates as a hotel. The former
Westcliffe College is currently vacant.

Constraints:

® The site and its environs are within the Birnbeck Conservation Area.

® The main pier structure is grade II* listed, the gates, turnstiles, Toll House
lodge, north jetty and clock tower are all grade Il listed.

® The former Westcliffe College buildings are grade |l listed

® Claremont Crescent, adjacent to the Royal Pier Hotel and Captains Cabin, is
grade Il listed.

® Prince Consort Gardens is public open space and protected as amenity space
in the North Somerset Replacement Local Plan.




Description/Issues:

7.2.5

7.2.6

7.2.7

7.2.8

Birnbeck Island is located
on the northern headland
of Weston's seafront. The
Grade II* Listed pier was
opened in 1867 and
enjoyed great success as a
major tourist attraction,
with paddle steamers using
it to ferry passengers
between Weston and
Wales. It holds a unique place among British piers, being the only one
in the country that links to an island. Over the last 20 years the pier has
gradually fallen into disrepair and neglect. Today the site is largely
derelict, although the Royal National Lifeboat Institution (RNLI) has a
fully operational lifeboat station on the island which has been there for
over 125 years.

The regeneration of Birnbeck Pier and Island is key to reinvigorating
this part of Weston's seafront. In its current state it is a significant
eyesore, and has led to a general decline of the area. Many hotels,
such as the Royal Pier Hotel and Dorville are run down or closed, and
the former Wesicliffe College is also vacant.

Birnbeck Pier, Island and Headland were acquired by Urban Splash in
September 2006. In 2007 Urban Splash held an International Design
Competition to secure an architect to work with them to deliver
commercially viable development which realises the potential of the site
and reinforces the regeneration of Weston. In March 2008 Levitate
Architects were chosen as the winning architects.

The AAP identifies Birnbeck Island as a key development site on the
proposals map, but the headland area around the pier and island is
also likely to experience significant change over the plan period with a
number of sites such as the Royal Pier Hotel, the Dorville Hotel and
Westcliffe College likely to be redeveloped. Westcliffe College secured
planning permission to convert the existing college buildings into 28
residential apartments with 29 car parking spaces in April 2008. The
owners of the Royal Pier Hotel have also been in pre-application
discussions with officers at North Somerset Council regarding
redeveloping this site and the adjacent Captains Cabin for a new high
quality hotel and apartments.



7.2.9  Land uses within this area are predominantly residential and hotel uses.
Prince Consort Gardens lies on raised land directly behind the Pier
entrance and provides a pleasant amenity space for local residents with
superb views across the Severn Estuary to Brean Down and Wales.

7.2.10 The redevelopment of Birnbeck Pier and surrounding sites will have a
significant impact on the level of activity within this area, and the
increase in the level of traffic will need to be managed in a
comprehensive way. Madeira Road car park is the main public car
park within the area, and is currently under used. Any development
which includes leisure attractions within the Birnbeck area will need to
include sufficient public car parking to serve the needs of the
development. Developments will also need to significantly strengthen
walking, cycling and public transport links to the retail core and main
seafront area including investigating the potential to extend the route of
the land train to this area.

7.2.11 A Conservation Area Appraisal has recently been completed for
Birnbeck Conservation Area and this sets the context for appropriate
development in the area. Any application will need to accord with the
Management Plan accompanying the Birnbeck Conservation Area
Appraisal.

Preferred Option for Birnbeck Pier and Environs
To comprehensively plan the area with a mix of uses including:
® Leisure and tourism related uses.

® Tourist accommodation including a high quality hotel.

® Residential uses as an element of a mixed use scheme — Approx 188 for
Birnbeck Island development. Plus additional residential as part of the
redevelopment of other sites such as Royal Pier Hotel.

® Cafes, restaurants and bars.

® A small element of retail which is ancillary to leisure uses maybe
acceptable.

® Community Facilities

Development proposals should include:

® Proposals that create a “destination” at this part of the seafront which
attract people to this part of the town;




® A comprehensive mixed used development on Birnbeck Island which brings
the island back into use and is accessible for all residents and visitors of
Weston to enjoy.

® An innovative and iconic building on Birnbeck Island which forms an
identifiable landmark at the northern end of the seafront;

® Strong links between the Island and the Retail Core to ensure the activity
created at Birnbeck Island and surrounding sites benefits the town centre
and visa versa;

® Innovative car parking solutions to accommodate the increase in cars to the
area. Underground car parking will be required on a number of sites;

® High quality public realm throughout the areq;

® Improve pedestrian access to and along the water front, particularly in
terms of disabled access from Marine Parade to Birnbeck Road and the
steps by the Royal Pier Hotel;

® Protection of important views and vistas within the area, as identified in the
Birnbeck Conservation Area Appraisal;

® Conservation and enhancement of key historic features within the area.
Within the Birnbeck area developer contributions will be sought specifically
towards:

® Public realm improvements to Prince Consort Gardens and Melrose Car
Park;

® Improvements to the promenade around Marine Lake and the steps up to
the pier by the Royal Pier Hotel;

® Transport links to the town centre including a land train, and strategic and
cycle-friendly transport measures;

® Provision of signage to the fown centre and its attractions;

® Appropriate facilities for cyclists including secure cycle parking.

Delivery of the preferred option will be achieved through private sector
investment. However, the Council recognises that due to the seriously poor
structural condition of the pier restoration costs will be very high. In order to
ensure restoration costs do not prohibit the redevelopment of the pier and island,
enabling development will be necessary on landward sites on the headland.
North Somerset Council own land within this headland area and are willing

to explore the inclusion of its landholding, subject to detailed negotiations,

to help secure a viable redevelopment scheme for the Island.



Alternatives considered for Birnbeck Island and Environs

Do Nothing: Birnbeck Island has been a derelict site for a number of years.
Over the past forty years it has had four different owners, but prohibitively high
restoration costs have, to date, prevented any viable schemes coming forward for
this site resulting in further neglect and dereliction. Redevelopment of this site is
paramount fo the regeneration of Weston and will create a destination at the
northern end of the town. Due to the site’s historic importance to Weston, its
current dereliction which due to its prominent position is a significant eyesore on
Weston's seafront, and difficulties in redevelopment due to its structural decay,
there are no realistic alternatives other than a commercially viable comprehensive
redevelopment of the site.

Demolition: One option would be to demolish the pier and buildings on the
island. However, it is one of only four Grade I1* listed piers in the country and is
the only pier in the UK which links land to an island. The pier and island are
situated in the Birnbeck Conservation Area and in total comprise 6 listed
buildings. The historic importance of the pier, its uniqueness and its regeneration
potential all mean that demolition is not an acceptable option.

Piecemeal approach: To focus solely on the regeneration of Birnbeck Pier and
Island, and not include the surrounding area or sites. This approach would fail to
comprehensively plan for an area which is likely to experience significant change
over the plan period and therefore is not an acceptable long term option.



SF3: Melrose Car Park

Site: Located on Knightstone Road
fronting the seafront. Access to the car
park is off Knightstone Road.

Size: 0.8 hectares

Landownership: North Somerset
Council

Existing Uses: Car Park

Constraints:

@ The site is within the Melrose/Grove Park Conservation Area

@® Located within Flood Zone 3.

® Views from and to the grade Il listed Royal Crescent to be protected.

Description/Issues:

7.2.12

7.2.13

7.2.14

Melrose car park is one of three public car parks on the northern end of
Weston seafront (the others being Madeira Road Car Park and
Hampton Car Park). It is situated on the seafront, accessed off
Knightstone Road, and is only about 300 metres from Marine Lake and
Knightstone Island and therefore in a prime location for visitors to the
northern end of the seafront. It is bounded by hotels and residential
properties fo its north, a pub to its east and an open grassed area and
crazy golf green to its west, with Marine Parade to the south.

Melrose Car Park currently contains approximately 210 car parking
spaces with 9 disabled spaces and reaches near capacity at peak
season. With a number of regeneration proposals coming forward at
the northern end of the seafront such as the redevelopment of Birnbeck
Pier, the recently completed Knightstone Island development,
enhancements to Marine Lake, and the sea defence works including
enhancements to the promenade and the children’s water feature due to
be built on the adjacent putting green, it is anticipated that activity at
this end of Weston will increase leading to a higher demand for car
parking.

The site is located within the Melrose and Grove Park conservation
area. Adjacent to the site, to the north east is the Royal Crescent, a
grade Il listed building of great character and historic interest within
Weston. A restrictive covenant has been placed on the site restricting
building of more than 6 feet in height presumably to protect views



across to Knightstone Island from the Royal Crescent and other
properties within the conservation area.

Preferred Option
To retain as a car park, but improve the layout and landscaping:

® Reconfigure car park to increase capacity through a new layout to
maximise car parking spaces.

® Resurface and re-landscape the car park to provide an attractive surface
car park on the seafront.

Environmental enhancement proposals should provide for:

® Re-landscaped seafront entrance to incorporate improvements to frontage
wall and salt/wind resistant planting to soften and improve the impact of
the car park for passers by and make entrance more welcoming.

® Incorporate soft landscaping within the car park in order to break up the
existing expanse of tarmac surfacing. To be incorporated into enhanced
layout to maximise capacity and improve circulation of vehicles.

® An information panel/map to improve visitor information and orientation.

® Repair of perimeter walls

® Planting of existing beds

® A long term maintenance regime in place in order to guarantee long term
quality of improvements.

® Increased pedestrian accessibility into the car park.

® Improved surfacing in order to ensure there are clear and prominent

pedestrian routes into/out of /through the site.

® Improved landscaping to north east corner and associated open space in
order to enhance context of Grade Il listed Royal Crescent.

® The enhancement of the character and setting of the grade Il listed Royal
Crescent and the Melrose/Grove Park Conservation Area.

Delivery of the preferred option will be achieved through securing
developer contributions from major planning applications within the town centre.



Fig 15: Indicative sketch showing potential environment
enhancements to Melrose car park.

Alternatives considered for Melrose Car Park

The Council has considered a number of alternative options for Melrose Car Park.

1. Redevelop dll or part of the site. This option was put forward through
the Issues and Options consultation as a possible way to make better use of a
seafront site. However, with the completion of Knightstone Island, the
enhancements to Marine Lake and the future redevelopment of Birnbeck Island
there is likely to be much more activity in the northern end of the seafront which
will increase the need for car parking in this area. Additionally, the views across
the bay from Royal Crescent and surrounding properties would need to be
protected and therefore redevelopment of the site has been discounted as an
option.

2. Use part of the site as a coach park for coach tour operators. This
option was put forward in order for the day tripping coach operators to have a
central location in which to park during the day. However, on balance, the need
for car parking in this area of Weston outweighs the need to provide this service
for coach tour operators who already have day parking at other locations within
the town.



SF4: Grand Pier

Site: Located on the central
promenade. |
Size: The Pier Structure measures

1 hectare :'] i
Landownership: Grand Pier Ltd B

Existing Uses: Leisure attraction

Constraints:

® Grade Il listed building.

® The site is within the Beach Lawns Conservation Area.

® Severn Estuary European Marine Site.

® The site is located within Flood Zone 3.

Description/Issues:

7.2.15

7.2.16

7.2.17

The Pier is located on the central Promenade at the end of Regent Street
which leads to the High Street. The Pier forms a key focal point for the
town due to its central position on the seafront and its close proximity to
the retail core. The Pier is grade Il listed and is located within the Beach
Lawns Conservation Area. It also lies within the Severn Estuary which
has the status of Wetland of International Importance (Ramsar Site) and
the Pier immediately adjoins the area of the Severn Estuary designated
as a Special Protection Area (SPA) and candidate Special Area of
Conservation (cSAC) know as the Severn Estuary European Marine
Site.

In July 2008 fire completely destroyed the main pavilion building on the
end of the pier resulting in the loss of the town’s main leisure and tourist
attraction. In October 2008 a design competition was held for the new
pavilion building with architects Angus Meeks being the winning
design.

In March 2009 a planning application was approved for the
replacement of the Pavilion Building over three floors as a family
entertainment centre with indoor recreational rides. Other ancillary uses
include retail, restaurants and cafes, conference facilities, offices and
staff accommodation. The new scheme also includes the erection of a
?1m high observation viewing tower at the end of the Pier and the
provision of a new central covered canopy along the pavilion waist.



The re-development of the Pier will provide a major all year round
indoor leisure and tourist attraction. It is anticipated that the new Pier
will be completed by summer 2010.

Preferred Option

To redevelop the site to provide a year round all weather leisure facility within
the town, and a major tourist attraction. Uses should include:

@ leisure and entertainment uses
@ Restaurants, cafes and bars.
® A small element of retail, if ancillary to leisure uses.

® Conference facilities and ancillary office uses.

Development proposals should:

® Be of a high quality design which is appropriate in scale, massing and
design at this highly prominent seafront setting within the Beach Lawns
conservation area.

® Relate positively to the retail core and other regeneration schemes and
initiatives along the seafront.

® Include mitigation measures to minimize the impacts of the final
development to the Severn Estuary, and during the construction of the
development.




Delivery of the preferred option will be achieved by the Council working
closely with landowners/ developers. Multi- disciplinary teams will be set up
within the Council to facilitate the planning application process and ensure that
any development is of a high quality and secures the wider objectives of the Area
Action Plan. The Council have already set up a Weston Town Centre Landowners
Group and this group will be used as a vehicle for co-ordination between
different landowning interests.

The council will continue to engage with major landowners and highlight the role
their site can play in the regeneration of Weston Town Centre.

Alternatives considered for Grand Pier

This site has been included in the Area Action Plan for completeness. It was not
part of the issues and options consultation as it was a fully functioning leisure
attraction at that stage. The loss of the Pavilion Building, due to a fire in July
2008, changed these circumstances and the site is now in need of
redevelopment. The swift progress being made in redeveloping the Pier in terms
of securing planning permission and commencement of work, means that the new
Pier is likely to be completed by summer 2010.



SF5: Tropicana

Site: Located on the beach at the s
southern end of the seafront.

Size: 0.9 hectares

Landownership: North Somerset
Council

Existing Uses: Its previous use was
as a lido, but the building has been
vacant since 2000 when the lido closed.

Constraints:

® The site is within the Beach Lawns Conservation Area.

® Severn Estuary European Marine Site.

® Seafront pavilion adjacent to the northern side of the site is grade Il listed.

® The site is also located within Flood Zone Risk Category 3.

Description/Issues:

7.2.18 The Weston open air swimming pool was originally opened in 1937
and in its hey-day could cater for 1,500 bathers. Following a number
of post war extensions and alterations including the demolition of the
iconic art deco diving platform in 1982, the pool was refurbished and
re-branded as the Tropicana in 1983. The pool was finally closed by
North Somerset Council in 2000 as a result of declining numbers and
rising costs. The site adjoins the western side of Marine Parade, and is
south of the Seaquarium and opposite Clevedon Road.




7.2.19

7.2.20

7.2.21

7.2.22

Since the Tropicana closed in 2000 it has degenerated into a state of
disrepair resulting in a fairly significant eyesore which has blighted this
part of Weston's seafront for the last nine years.

Henry Boot submitted a planning application in February 2008 for a
multi-use leisure complex comprising an indoor leisure pool, a multiplex
cinema, bowling, restaurants, retail units and a 96 bed hotel. The

application was approved by North Somerset Council in October
2008.

Weston lacks any large scale indoor leisure attractions and the need for
such a facility is highlighted in the North Somerset Retail and Leisure
Study. The location of the Tropicana provides a destination attraction
and the redevelopment of this site for a major leisure facility will act as
a catalyst for further redevelopment projects within the town centre, and
will result in a significant boost for the town as a leisure destination.

It is crucial to the successful regeneration of Weston that the
redevelopment of Tropicana does not detract from the vitality and
viability of the town centre, but instead creates positive spin offs which
will benefit the town centre in terms of activity and visitor numbers. It is
therefore paramount that links between the Tropicana, other seafront
attractions and the retail core are significantly strengthened to increase
the connectivity of the seafront and the retail core.

Preferred Option

To redevelop the site with a mix of uses including:
® Public Swimming pool.

® Other leisure uses appropriate to its seafront location which do not
prejudice the vitality and viability of the retail core.

@ Restaurants, cafes and bars.

® A small element of retail if ancillary to leisure uses.

® Hotel.

® Car parking.

Development proposals should provide for:

® Strong visual, pedestrian and cycle links to the retail core area.

® High quality design which is appropriate in scale, massing and design at
this highly prominent seafront setting within the Beach Lawns conservation
area.

® Mitigation measures to minimize the impacts of the final development to the
Severn Estuary, and during the construction of the development.




Delivery of the preferred option will be achieved by the Council working
closely with landowners/ developers. Multi- disciplinary teams will be set up
within the Council to facilitate the planning application process and ensure that
any development is of a high quality and secures the wider objectives of the Area
Action Plan. The Council have already set up a Weston Town Centre Landowners
Group and this group will be used as a vehicle for co-ordination between
different landowning interests.

The council will continue to engage with major landowners and highlight the role
their site can play in the regeneration of Weston Town Centre.

As landowner the council will ensure that its land is used effectively to meet the
wider Town Centre objectives and will where appropriate work closely with other
landowning interests and developers

Alternatives considered for Tropicana

Alternative options the Council has considered for Tropicana are:

1. Reinstate to its former use as a lido. If the use was restricted to just a
swimming pool it is highly unlikely that the site would be redeveloped as it
would not be commercially viable and it would remain an eyesore on
Weston's seafront. By allowing other leisure uses in addition to an indoor
swimming pool it enables a commercially viable scheme, whilst reinstating a
swimming pool to Weston's seafront and providing an indoor all year round
leisure attraction for the town.

2. Demolish the existing building. This option would result in the loss of
a site for a leisure facility. As discussed, Weston lacks indoor all weather
leisure attractions and as a seaside resort it is important to the town’s tourist
economy to enable attractions along the seafront near the beach and hotels,
as well as in the town centre.



7.3 Retail Core

7.3.0  This area covers the main retail core of the town centre as shown on the
proposals map. Weston town centre is perceived to be uncompetitive
with other centres in the sub-region because of access constraints and a
relatively poor retail offer. The town centre is relatively small in
comparison with the size of the town, and currently accommodates
approximately 642 units with 318 of those units being A1 retail.
Vacancy levels have traditionally been relatively low, although since the

economic down turn they have risen from 10% in September 2008 to
14% in March 200913
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7.3.1

7.3.2

7.3.3

The High Street has been wholly or partially pedestrianised and it
contains a wide variety of architectural styles. Victoria Square located
between the Sovereign Centre and the seafront, and Dolphin Square
located at the southern end of the High Street provide the greatest
opportunities to improve Weston's town centre retail offer through large-
scale comprehensive redevelopment of these sites for retail-led mixed
use schemes.

The Orchard Street, Meadow Street and Grove Village areas of the
retail core provide smaller scale independent retail units which provide
character and distinctiveness to this area, as well as an alternative retail
offer to the standard High Street chain stores. This character should be
preserved and encouraged through retaining small shop units and
discouraging the creation of large units through the amalgamation of
several smaller units.

Policy RC1 sets out the general retail policy for the town centre and
outlines issues facing the town in terms of its retail offer.

Figure 16: Retail Core Regeneration Sites.
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Figure 17: Summary of key evidence for the Retail Core

Document

Evidence

North Somerset’s Retail
and Leisure Study
April 2006

Connecting Spaces,
Places and People -
Weston Civic Pride

Initiative.

St James Street —
Richmond Street Study
Area Development

Framework
(December 2004).

Weston Area

Development
Framework (2005)

Identified the need for up to 32,100m? net
additional comparison and up to 2979m? net
additional convenience goods retail floorspace
within the town centre up to 2016

Resulted in the public realm improvements to Big
Lamp Corner including the landmark Silica building
which have significantly enhanced this end of the
High Street, as well as enhancements to Grove
Village and Meadow Street. Further phases of the
project within the town centre include improvements
to Regents Street, Alexandra parade and High
Street.

Identified that the prominent location and current
poor conditions make it vital to enhance this area
for leisure and visitor activity.

Identifies need to increase residential population of
the fown centre to increase vitality and natural
surveillance. Recommends bringing forward
redevelopment of key sites and identifies the need to
improve the quality and quantity of the retail offer in
the town centre.

Identifies the need to provide a new mixed use
landmark building in the town centre, visible from
the seafront, to improve legibility from the seafront
and trading core.

Recommends cultivating a quality café culture to
improve the image of the town.




Policy RC1: Regeneration of the Retail Core.

The extent of the retail core is shown on the proposals map.

The regeneration of Weston retail core will be achieved though the allocation
of land for major retail development within and adjacent to the primary
shopping area. The two main sites identified for retail development are
Victoria Square and Dolphin Square, as shown on the proposals map. These
sites may include other uses that are appropriate and compatible with town
centre activities and which will assist in the enhancement of the centre and the
range of shops, services and facilities it has to offer.

Encouraging a range and mix of uses within the retail core will reinforce its

role as a major commercial and tourist location and enhance the vitality and
viability of the centre as a whole. Any proposal within the retail core should
be retail-led, but additional appropriate uses include:

Retail (Class A1)

Employment (B1 office uses).
Restaurants/cafes/bars (Class A3, A4 and A5)
Financial and Professional Services (Class A2)
Leisure (Class D2)

Hotels (Class C1)

Residential (Class C3)

Community uses

Within the Orchard Street, Meadow Street and Grove Village areas of the
retail core the amalgamation of two or more shop units will be resisted in
order to retain the character of these areas defined through small independent
retailers.




Priority Sites within the Retail Core

RC2: Victoria Square

Site: Bounded by St Margret's Terrace,
Salisbury Terrace, Royal Parade and
Regents Street.

Size: 0.74 hectares
Landownership: Approximately

17 separate landowners. The
landowners are seeking to form a

consortium to facilitate comprehensive
redevelopment of the site.

Existing Uses: Retail, Bar, B&B and Hotel, Residential, and a ‘Crazy Golf’
Green occupies the middle of the site.

Constraints:

® The site lies within the Beach Lawns Conservation Area.

® located within Flood Zone 3

Description/Issues:

7.3.4

7.3.5

7.3.6

This site represents a key opportunity to expand Weston's retail offer
and provide connections between the High Street and the Seafront. It
occupies a prime seafront location situated next to the Grand Pier with
views across the Severn Estuary, as well as being adjacent to the
Sovereign Shopping Centre providing links to the town centre’s retail
core.

Development of the site will require collaboration with the owners of the
Sovereign Shopping Centre to achieve a comprehensive development
which enhances the rear of the Sovereign Shopping Centre and
improves connections from the High Street through the shopping centre
and onto the seafront. Active ground floor frontages should be a key
feature of any development (providing shops, café’s and restaurants) to
create lively, active routes that draw people through the site.

The site is also located next to “Pier Square”, which is identified
through the Civic Pride Initiative for an environmental enhancements
project incorporating an improved road layout to create a large
pedestrian friendly public square on the seafront. Any development
proposal on Victoria Square should enhance this setting, incorporating
lively ground floor uses fronting the square, and strengthening
connections to the redeveloped Grand Pier.




7.3.7

7.3.8

7.3.9

The development of Victoria Square, given its plot size and shape,
gives the opportunity for perimeter block development, utilising all sides
of the site to provide continuity and enclosure to the street and public
realm. Proposals should reflect and respond to the neighbouring
buildings in terms of their height, scale and massing to help new
development integrate into the existing built form.

The site is located within the Beach Lawns Conservation Area. Any
redevelopment proposal will preserve or enhance the character and
appearance of the conservation area and features of special
architectural interest of the area, as well as other elements of the
townscape, including traditional buildings and public realm that make a
positive contribution to the quality of the area’s character and
appearance.

The general presumption should be in favour of retaining buildings
which make a positive contribution to the character or appearance of a
conservation area. Two buildings within Victoria Square — The
Sandringham Hotel and Beach Hotel — are “locally listed” which means
they have been identified as have particular historic significance and
make a positive contribution to the Conservation Area. Proposals to
demolish such buildings should be assessed against the same broad
criteria as proposals to demolish listed buildings (as set out in
paragraphs 3.16-3.19 of Planning Policy Guidance Note 15).




Figure 18: Indicative drawing of potential future development of
Victoria Square.
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Preferred Option

To redevelop the site with a mix of uses including:

® Approximately 6,800m? of comparison retail uses.

® A high quality hotel.

® Residential uses above ground floor — approximately 157 units.
® Cafés and restaurants.

® Office uses above ground floor.

® Creation of a clear and direct pedestrian route through the site from Royal
Parade to the Sovereign Shopping Centre.

Development proposals should provide for:

® A comprehensive retail-led mixed used development which makes the best
use of its seafront location whilst providing vital connections to the High
Street;

® High quality and innovative/imaginative design which has been informed
by the local context of the site and makes a positive and distinctive
contribution to the existing built environment;

® A higher density development, which makes effective use of the land;




® Retaining and restoring the Sandringham and Beach hotel buildings due to
their positive contribution to the Conservation Area and seafront;

® Development of a similar height, scale and massing of surrounding
buildings. Acceptable building heights will be determined by the impact of
the design in the context of the location.

® Vistas aligned with key buildings to promote legible routes.

® Safe and direct pedestrian links to the Sovereign Centre, Winter Gardents,
Promenade and Regent Street.

® Active ground floor frontages to enliven streets and spaces.

® A high quality public realm including an attractive, active pedestrian route
through the site creating better connections between the Promenade and
the High Street.

® Contemporary design and materials that will enhance the existing built
environment.

® Innovative parking solutions, potentially linking with existing parking
facilities with the Sovereign Shopping Centre.

® Cycle parking and storage.

Delivery of the preferred option Delivery of the preferred option will be
achieved by the Council working closely with landowners/developers. Multi-
disciplinary teams will be set up within the Council to facilitate the planning
application process and ensure that any development is of a high quality and
secures the wider objectives of the Area Action Plan. The Council have already
set up a Weston Town Centre Landowners Group and this group will be used as
a vehicle for co-ordination between different landowning interests.

The council will continue to engage with major landowners and highlight the role
their site can play in the regeneration of Weston Town Centre.

Alternatives considered for Victoria Square

The Council has considered a number of alternatives to redeveloping Victoria
Square.

1. Refurbish or expand the northern side of the Sovereign Centre.
This option would increase activity facing Town Square and provide some of
the retail offer identified as necessary to sustain Weston over the next 20
years. This option was put forward as part of the Issues and Options
consultation. However, it raised concerns over the loss of open space
around Town Square which is valued as an important amenity space in the



town centre. Additionally, this option would not provide such strong linkages
between the seafront and the High Street that would be provided through
redeveloping Victoria Square with a retailled scheme which will draw
people from the seafront to the High Street and visa versa.

Do Nothing. The site’s current environmental quality does not positively
reflect its prime location between the seafront and the retail core of the
town. It is under utilised for such a prime position and doing nothing on this
site would fail to provide the much needed retail uses that Weston requires
to sustain its position over the next 20 years and fail to capitalise on the
opportunity to significantly enhance this part of the seafront. All the
responses from the Issues and Option consultation recognised the benefits of
redeveloping this site. Therefore, to do nothing would not be an acceptable
option.



RC3: Dolphin Square and Carlton Street Car Park

Site: Bounded by Oxford Street,
Union Street, Carlton Street and
Beach Road.

Size: 2.3 hectares

Landownership: Dolphin Square is
owned by North Somerset Council
and is on a long lease to Kilmartin
Property Ltd. Carlton Street Car Park
is owned by North Somerset Council.
Other parts of this site are in private
ownerships.

Existing Uses: Retail, office, restaurants, cafes, pubs, bowling alley, residential
units and car parking.

Constraints:
® The front of the site is within the Beach Lawns Conservation Area
@® The site is within Flood Zone 3.

® Emmanuel Church and Walliscote Primary School which are adjacent to the
site are grade Il listed buildings.

® There is a need to retain and maintain access to the electricity sub-station that
currently lies in the middle of the Dolphin Square site.

Description/Issues:

7.3.11  The Dolphin Square site was identified in North Somerset's
Replacement Local Plan as a priority location for regeneration and
redevelopment in the town centre. Due to the high levels of interest in
redeveloping the site a Supplementary Planning Document was
produced and adopted in May 2008 to provide guidance to future
developers and investors as to the appropriate uses, design and other
considerations the Council would expect from any future planning
application.

7.3.12 The site is situated at the southern end of the High Street and includes
Dolphin Square with its covered market and car park, Sands nightclub,
the Oxford restaurant and takeaway (no 2a-2b Oxford Street), the
Chicken Inn (no 12-16 Oxford Street) and Carlton Street car park
opposite including Scally’s Pub and the former National Association of
Local Government Officers (NALGO) building.



7.3.13

7.3.14

Dolphin Square is predominantly in Council ownership subject to a long
lease interest by Kilmartin Property Ltd. Dolphin Square is a courtyard
development with a five storey, four storey and two storey building
constructed in the 1960’s surrounding a public open square with
children’s play facilities. The buildings have limited architectural merit
and are not considered worthy of retention. lts current use consists of
approximately 3,400m? of office space, 200 car parking spaces at first
floor level, 18 residential flats (subject to short term tenancies), 19
shops and cafes covering about 3,300m?, a covered market with
market stalls measuring approximately 1,100m? and a ten pin bowling
alley.

The Chicken Inn and the Oxford Restaurant bound the western end of
Oxford Street towards the seafront and are in private ownership. The
Sands nightclub fronts Royal Parade, as does a surface level car park
which is jointly owned by the council and Kilmartin Property Ltd and
has approximately 125 spaces. Carlton Street car park to the south of
Carlton Street has 200 delineated car parking spaces at surface level
and extends to 0.53 hectares in size. This car park is in council
ownership as is the former NALGO building, a small, single storey
building of about 108m? in size which is currently used for storage.
Scally’s pub on the western edge of Carlton Street car park is a well
know “Biker” pub with a floorspace of about 285m? in private
ownership.




7.3.

15  The Supplementary Planning Document (SPD) provides detailed
guidance for the future development of the site. Since the adoption of
the SPD for Dolphin Square, further discussions have been had in
relation to Walliscote School adjacent to the site. The school is
operating at capacity and is no longer fit for purpose. The Children and
Young Peoples Services department of North Somerset Council have
conducted a thorough site search within the catchment to find an
alternative site for the school, but are unable to find a suitable site, and
costs of refurbishing the existing school are prohibitive, particularly
given its listed building status. Therefore, the possibility of relocating
Walliscote School on Carlton Street car park as part of the overall
redevelopment of Dolphin Square is being explored. The re-

use/conversion of the Walliscote School building would also need to be

considered as part of the wider redevelopment of the site.

Preferred Option

To comprehensively redevelop the site with a mix of uses including:

In the region of 8,000m? of retail uses (net increase of 4,000m?).

Bars/Restaurants/Cafes — these should replace the existing amount of
approximately 1,000m? and make a substantial contribution towards

meeting the additional need identified in the North Somerset Retail and
Leisure Study (2006) of 1,500m? — 2,200m?.

Leisure and tourist uses.

Replace the existing office accommodation of 3,400m?. The council would
also encourage additional office space as part of a vibrant, mixed use
scheme.

Residential — approx 350 units.

Community uses including a library, children’s centre, primary school,
health centre, would be appropriate on this site.

Sufficient car parking to meet the needs of the development, as well as
providing the equivalent level of short stay shoppers car parking that
currently exists on the site.

Development proposals should provide for:

Active ground floor frontages throughout the day and into the evening,
particularly along Oxford Street and the seafront.

Obvious and visible nodes of activity to draw pedestrians further south
along the High Street to the development.




® Safe and direct pedestrian access from the site to the High Street, St James
Street and the seafront to help create a safe, pedestrian friendly
environment.

® More sustainable transportation alternatives to the private car, including a
comprehensive travel plan for visitors, residents and workers (incorporating
a travel plan co-ordinator, transport information ‘hub’ and car club).

® Safety for all highway users on adjacent streets (in particular pedestrians
and cyclists)

® Cycle parking and storage.
® A high quality public realm

® Contemporary design and materials should be used that will enhance the
existing built environment.

® Vistas aligned with key buildings to create clear and direct routes.

Delivery of the preferred option will be achieved by the Council working
closely with landowners/ developers. Multi- disciplinary teams will be set up
within the Council to facilitate the planning application process and ensure that
any development is of a high quality and secures the wider objectives of the Area
Action Plan. The Council have already set up a Weston Town Centre Landowners
Group and this group will be used as a vehicle for co-ordination between
different landowning interests.

The council will continue to engage with major landowners and highlight the role
their site can play in the regeneration of Weston Town Centre.

As landowner the council will ensure that its land is used effectively to meet the
wider town centre objectives and will where appropriate work closely with other
landowning interests an