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BEMBRIDGE PARISH COUNCIL’S RESPONSE 
 
Executive summary 
 

 The Parish Council is disappointed that the Isle of Wight Council, in preparing its 
new planning policies, chose not to engage with the five parishes on the Isle of 
Wight who have produced neighbourhood plans. 

 

 The Parish Council is objecting to the allocation of HA064 land fronting Mill 
Road/High Street (100 housing units) and HA065 fronting Hillway/Steyne Road 
(80 units) for housing development.     It is also objecting to this area being 
identified on the key diagram in the Island Planning Strategy (IPS) as a “general 
area of housing growth”. 

 

 The Parish Council is objecting to the policies of IPS overriding those of the 
Bembridge Neighbourhood Development Plan (BNDP) and thus rendering parts 
of the BNDP redundant.     The same applies to the vision statement of the 
BNDP.  

 

 The Parish Council is objecting to the failure of IPS policy DHWN3 to properly 
protect the amenities of the area. 

 

 The Parish Council is objecting to the IPS promoting and encouraging 
“aspirational” housing.   

 

 The Parish Council is objecting to the replacement of policy SP1 of Island Plan 
Core Strategy (IPCS) with IPS policies which no longer require development 
proposals in Rural Services Centres to demonstrate a local need will be met. 

 
Bembridge Parish Council’s Submissions 
 
1 Pre-engagement 
 
1.1 Neighbourhood Plans form a legitimate part of the Isle of Wight Development Plan 

and provide planning policies specific to their local area.   There are five 
Neighbourhood Plans on the Isle of Wight.   Bembridge was the first parish to get its 
Neighbourhood Plan formally “made” in July 2014.    

 
1.2 The Foreword to the draft Island Planning Strategy (IPS) states: 
 



“Through the process of preparing this draft strategy and the Regeneration 
Strategy we have strengthened existing and developed new relationships 
with communities as well as businesses and other stakeholders.   This has 
enabled us to produce a document that we think reflects the needs and 
aspirations of communities as well as the priorities of the Isle of Wight 
Council, and stands the best chance of being successful through the 
independent public examination process.” 

 
1.3 The Bembridge Parish Council strongly believes it, along with the other four Parish 

Councils who have produced Neighbourhood Plans, should have been given the 
status of community stakeholders within the process.   However, contrary to the 
statement made within the Foreword to the draft IPS (see above) there was no 
contact with these five Parish Councils during the process of drafting the policies 
which have now been published in the draft Island Planning Statement (IPS).    This 
lack of pre-engagement with a legitimate stakeholder has resulted in planning 
policies which do not reflect the needs and aspirations of the Bembridge community 
which are formally set out as policies within its Neighbourhood Development Plan.  

 
2 Allocation of land for a total of 180 new housing units/key diagram 
 
2.1 The Bembridge Community invested a considerable amount of time (and expense) 

on producing a Neighbourhood Plan.    In the early stages of the public consultation 
it became abundantly clear that the community was most concerned about new 
housing development.   The following views were those most widely voiced: 

 

 The built settlement of Bembridge had spread far enough 

 A fear of more large scale residential estates on land off Mill Road/High 
Street and Hillway/Steyne Road 

 Land prices too high to attract developers to build new housing within the 
reach of first time buyers or those with young families 

 New housing development being bought up for use as second homes 
 
2.2 From the overall feedback of the consultations it was clear that the community was 

proud of its village identity and wished to maintain this and protect it from 
inappropriate development.   However, there was a general acceptance that future 
development was inevitable but this needed to be commensurate with the existing 
and distinctive character of the parish as a whole and easily absorbable within the 
settlement and community.    

 
2.3 Having regard to the above, the following vision statement of the Bembridge 

Neighbourhood Development Plan (BNDP) was produced: 
 

“To maintain and enhance the unique self-contained character of Bembridge 
Village whilst permitting small scale sustainable growth that is in line with 
the needs and wishes of the community.”    (NB We have emphasised “small 
scale” for the purposes of this report) 

 
2.4 Formulating policies to reflect the above vision statement within the parameters of 

the Neighbourhood Planning regulations, including the need to align with policies of 
the adopted Island Plan Core Strategy, the community felt powerless to prevent the 
built settlement from expanding beyond the existing settlement boundary because 
the IPCS policy SP1 permits development to take place outside of but immediately 
adjacent to the settlement boundary.   However, SP1’s explanatory text (5.15) did 
provide some reassurance as it states: 

 



“The character that makes Rural Services Centres such attractive places to 
live should be maintained, whilst allowing for small-scale sustainable growth 
to meet the needs of a thriving rural settlement and the wider area that it 
serves.”  

 
2.5 In addition, IPCS policy SP2 specified housing in Rural Service Centres and the wider 

rural area would be delivered through smaller-scale development schemes. 
 
2.6 With the two above policies in mind, the community developed a neighbourhood 

plan policy which limited new residential development to small scale proposals of 1-
9 units (see policy BNDP.OL.1 – Scale of Development).   This policy, together with its 
reasoned justification, gave the quantified definition of “small scale” that the Core 
Strategy lacked.    The community was confident this would provide clarity to 
developers and ensure all new development would be of a size and scale 
appropriate to the character of Bembridge in line with the vision statement of 
neighbourhood plan.    

 
2.7 Thus the community hoped that policy OL.1 would be sufficient to protect the green 

fields beyond the edge of the settlement from large scale residential estate 
development. 

 
2.8 The community has always been apprehensive that the farmland lying immediately 

adjacent to the settlement boundary would eventually come forward for large scale 
housing development given the area of land involved and the proximity to 
established residential estate development.  These fears were heightened when 
agents for the owners of land fronting Hillway/Steyne Road and Mill Road/High 
Street sought to engage with the community through the Neighbourhood Planning 
consultation process with a view to allocating this land for housing development.   
However, by this stage, the vision statement and draft policies had been published 
and discussions with the land owners’ agents failed to gain any common ground.   In 
short, the community’s express wish for small scale development was not what the 
land owners had in mind.     Notwithstanding threats from the landowners’ agents to 
challenge the neighbourhood plan in the High Court (which did not occur) the 
Bembridge Neighbourhood Plan (including policy BNDP.OL.1 limiting housing 
development to a maximum of 9 units) was formally “made” in July 2014 and its 
policies have been guiding development proposals in Bembridge ever since. 

 
2.9 When the former Primary School site became surplus to educational needs, the 

community was delighted that the land was eventually developed entirely as 
affordable housing.   Furthermore, a development scheme approved in Forelands 
Field Road for nine units provided four units of on-site affordable housing.   The 
community felt rightly proud that these development schemes had come about as a 
result of the BNDP policies and its vision statement as did the approval for nine units 
fronting Steyne Road (part of the HA065 land – see below) which included four 
affordable units. 

 
2.10 In terms of second home ownership, in the very early stages of the neighbourhood 

plan preparation, a policy was drafted seeking to prevent new housing development 
from becoming second homes.   Unfortunately, this did not receive the support of 
the Isle of Wight Council and the community was forced to drop the policy from 
their draft neighbourhood plan.     

 
2.11 With the publication of the draft Island Plan Strategy (IPS) the Bembridge Parish 

Council was immediately concerned about the two parcels of land allocated for 
housing development outside of but immediately adjacent to the south western 
limits of the settlement boundary.   HA064 fronting Mill Road and High Street is 



allocated for 100 housing units and HA065 fronting Hillway and Steyne Road is 
allocated for 80 units.    Hence, there is provision within the IPS for 180 new houses 
to be built in Bembridge on land outside the settlement boundary.   This will have 
the effect of considerably expanding the built settlement into the open countryside 
at a level which is entirely contrary to policy BNDP.OL1 and the vision statement of 
the neighbourhood plan. 

 
2.12 Furthermore, the IPS Key Diagram, shown at paragraph 3.8, identifies this area as a 

“General area of housing growth” although this designation is not supported by any 
policy within the IPS nor does it appear on the revised policy map.     

 
2.13 Accordingly, whilst it is appreciated the Key Diagram is intended as “a simple 

interpretation of the key approaches set out in the Island Planning Strategy…” 
without any policy or explanatory note for such a designation there is no signposting 
to the relevant “key approach”.    

 
3 Overriding the policies of the Bembridge Neighbourhood Development Plan  
 
3.1 A “made” Neighbourhood Development Plan forms part of the Isle of Wight 

Council’s development plan and all planning applications will be determined in 
accordance with the development plan unless material considerations indicate 
otherwise. 

 
3.2 Currently, the Isle of Wight Development plan contains five “made” Neighbourhood 

Plans yet in reviewing its Core Strategy and publishing the draft Island Planning 
Strategy there is little assurance to the communities that their neighbourhood plans 
have been taken into account.   As stated elsewhere in this report, there was no pre-
engagement with any of the parish councils who have produced Neighbourhood 
Plans.    Paragraph 1.9 of the IPS refers to the shaping of development and giving a 
clear policy framework that provides clarity and certainty for residents, developers 
and planning officers yet there is no reference in paragraph 1.10 of the IPS to 
neighbourhood plans forming any part of this process.  Conversely, on its 
Neighbourhood Planning web site page, the Council states: 

 
“Through changes to the planning system, including the Localism Act, 
neighbourhood planning is the Government's initiative of empowering local 
communities to help make and take forward planning proposals at a local 
level. The intention is that local people will be the driver to help shape how 
their local communities grow and develop over the coming years.” 

 
3.3 By allocating two large sites in Bembridge, the Parish Council feels that the 

Bembridge Neighbourhood Plan has been wilfully ignored by the Council in its drive 
to increase new housing numbers.  How else can you reconcile allocating land for 
180 units of housing where the vision statement and policies of the neighbourhood 
plan clearly only support small scale development schemes? 

 
3.4 The Parish Council is fully aware that the IPS when adopted will take precedence 

over the Bembridge Neighbourhood Plan.   The Parish Council also accepts that over 
time some of the BNDP policies may have been superseded by newer plans or 
policies produced by the Council.    However, allocating these two sites in Bembridge 
for a total of 180 houses will completely override the key policy BNDP. OL.1 and 
render it redundant.    This makes a complete mockery of the whole neighbourhood 
planning process and fails to respect the wishes of the community in terms of 
shaping development in their local area and all the hard work by the community in 
putting together the plan in the first place.  

 



3.5 The Parish Council is concerned that the developers of these two allocated sites 
could come forward with a succession of small scale schemes comprising a 
maximum of 9 units, arguing that this accords with BNDP policy OL1.   This would 
clearly not be in the interests of proper planning for the area or for the delivery of 
on-site affordable housing.     

 
3.6 All the above demonstrates that in choosing to allocate these two sites for housing 

development, the Council is undermining the BNDP policies, potentially denying the 
community of the opportunity of local affordable housing, encouraging disjointed 
and piecemeal development of two large parcels of land and ignoring the 
democratic wishes of the Bembridge community as expressed in the formal vote for 
accepting the BNDP.  

 
4 Failure of IPS policy DHWN3 to properly protect the amenities of the area 
 
4.1 The Parish Council has wrestled with the concept of suggesting developers of each 

of the above sites should be required to produce an overall “master plan” thus 
providing a clear picture of how the number of units is intended to be both accessed 
and laid within the land.    The PC is very aware that the message this could send out 
to the community is one of an apparent support of a large housing development 
scheme which is totally at odds with the vision statement and policies of the BNDP.  

 
4.2 The Parish Council notes the two allocated “generic” housing development sites 

would be subject to the general requirements set out in IPS policy DHWN3.  Without 
prejudice to its fundamental objection to this land being allocated for housing 
development for 180 units, the PC submits that this policy should include a 
requirement for a “whole site” master plan to be produced to accompany any 
phased development proposals.   The policy also needs to be amended to ensure 
that on-site affordable housing is safeguarded even in the event of phased 
development schemes.   This would be in the interests of the amenities of the area 
and the community. 

 
4.3 The Parish Council is also concerned about the numbers of housing units these land 

allocations will yield and the affect this will have on the infrastructure – for example 
the highway network and GP services.    In respect of the former, Bembridge has 
only two roads in or out of the village.   These roads are regularly blocked or 
congested with hot spots being Sherborne Street/High Street, Lane End shopping 
parade and Walls Road at school drop off times.   The two allocated sites are not 
within reasonable walking distance of the village centre where the majority of the 
village facilities are located thus vehicular movements generated by 180 houses will 
add significantly to an intensification of traffic on the local highway network which 
will exacerbate the existing problems.     

 
4.4 In respect of GP services, the Parish Council does not know whether or not the local 

GP practice has capacity for additional patients.  What it does know, however, is 
that with the exception of emergencies, an appointment to see a GP currently 
necessitates a wait of over one week which would suggest a lack of capacity for a 
large influx of additional patients. 

 
5 Aspirational housing 
 
5.1 A further concern of the Parish Council is the reference in the IPS for the need to 

provide “aspirational” housing (paragraphs 2.21 and 4.18).    Bembridge is a highly 
desirable area due to its attractive location, its extensive range of services and an 
Ofsted rated “outstanding” primary school (currently the only one on the IW).   
House prices are amongst the highest on the IW.  The Parish Council is concerned 



that the Council’s desire to encourage “aspirational” housing will encourage 
developers to build large houses in order to maximise profits and this will be at the 
expense of providing a range of housing to meet the needs of a sustainable 
community.    

 
5.2 Bembridge has a high rate of second home ownership.   The Parish Council is 

concerned that large new housing units in Bembridge will get bought up as second 
homes.   This will not achieve the objectives of the Isle of Wight Council in 
supporting this type of development nor will it address an underlying concern of the 
Bembridge Community.   

 
6 Loss of requirement for development proposals in rural services centres to meet a 

local need 
 
6.1 Under Policy SP1 of the IPCS, housing development in Rural Service Centres is 

expected to demonstrate it meets a local need and that deliverable non-previously 
developed land is not available.   Supporting this objective is policy BNDP H3 which 
seeks to ensure that development approved as meeting a local need is targeted to 
people who currently live in the parish or have a connection with the parish as 
opposed to open market housing.       

 
6.2 Policy SP1 of the IPCS is to be replaced by IPS policies PSDG1, 2 & 3.   Nowhere in 

these policies is there any requirement to demonstrate a local need.    Thus policy 
BNDP.H3 will be rendered redundant by the IPS as will the Flow Chart produced in 
paragraph 2.5 of the BNDP.      

 
Conclusions 
 
Overall, the Bembridge Parish Council does not feel the Isle of Wight Council, in producing 
its draft Island Planning Strategy, has given adequate and sufficient weight to the policies of 
the Bembridge Neighbourhood Development Plan or its vision statement or the majority 
wishes of the community.     
 
The Island Planning Strategy will override and thus render redundant a number of policies of 
the Bembridge Neighbourhood Development Plan including key policy BNDP.OL1.   This is in 
direct conflict with the principles of Neighbourhood Planning.    
 
The Parish Council feels the “one size fits all” approach of the Island Planning Strategy is at 
odds with the very specific aims and objectives of individual parishes in terms of 
development within their own areas, particularly those parishes which have gone to 
considerable lengths to produce their own neighbourhood plans.    
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