
Appendix A 

The Draft Island Planning Strategy. 

The Headings used for this document are… 
Environment 
Community 
Growth 
Housing 
Economy  
Transport 
Because I was so concerned with the contents of the first draft of this Plan released in 2018, I have 
made it my mission to examine every aspect of the plan. After the first Consultation, when ten 
thousand responses were received by the Planning Authority, the document was rewritten and the 
current Plan was published for further consultation. 
BPC arranged for the Head of Planning and Housing Cllr Paul Fuller, Ollie Boulter, and James Brewer 
to give a presentation to the public.  
It was clear that the IWPS is a knee jerk response to a threat from central government to take 
control from the Local Planning Authority, if they fail to meet arbitrary ‘new building ‘targets set by a 
utterly inappropriate algorithm, set by Westminster. 
Local pressure has to date reduced numbers expected to be built, but all sorts of issues demonstrate 
that even these are unrealistic, unnecessary and unsustainable. 
As listed above, other matters MUST be taken into account. 
 
I am confident that lack of appropriate infrastructure will be mentioned by all, but this isn’t the only 
problem and I will concentrate on the environment, biodiversity, coastal erosion, habitat loss and 
leave others to speak about issues such as transport, schooling, medical provision,road safety, 
drainage, flooding, social provision, support for the old and the young. And most definitely about the 
affordability of properties in Bembridge. 
 
 
The IOW is one of just three UNESCO Biosphere Reserves in the UK, this designation which took 
place in June 2019, would be compromised by large scale new housing developments, such as the 
193 units planned for Bembridge. 
 
50% of the IOW is AONB (Area of Outstanding Natural Beauty) these areas are to be protected and 
enhanced by law and are only slightly less well protected than National Parks. In Bembridge, much of 
the south and west of the Parish is designated AONB and areas like this give rise to the beauty, views 
and extraordinary character of the Village. 
 
Dark skies, where the stars are visible and light pollution limited,are enjoyed in parts of Bembridge 
and the Planning Committee always comment on skylights and plans where light leakage is 
inevitable are resisted as far as possible. 
 
Finally, in light of the Climate Emergency declared by the IWC in July 2019 new development must 
demonstrate 10% Biodiversity gain, this goal is only achievable if building standards, development 
plans and housing projects are very closely monitored and breaches of conditions are investigated 
and improvements are enforced and damage repaired. 



Reference to Fig 3.1 Key Environment Diagram in the DIPS p21 it is clear how much of the Island is 
covered by an Environmental Designation requiring protection. 
 
If the Island and Bembridge in particular is to protect itself from the serious effects of Climate 
Change, then we need to consider issues not even mentioned in the DIPS. 
 
The Geology of the Parish is largely gravel over clay, with the more resistant Bembridge Limestone, 
outcropping at Blackrock and forming much of the foundation of the Coastal Ledges and the chalk of 
Culver, uplifted to near vertical in the Sandown Bay Anticline, such that less resistant strata which 
make up layers between these harder rocks are slipping regularly as water penetrates the porous 
layers and renders them unstable. People in Bembridge have seen far more Cliff falls and land slips 
than previously, the Coastal Footpath is often closed by land slides, Beach huts damaged by 
rotational slip, where water penetrates the porous top layer and liquifies the junction between the 
top layers and the Blue Slipper, non porous, layer and slumping takes chunks of cliff and thrusts up 
the lower levels, often occupied by beach cuts. At Black Rock this has allowed much of the 
constantly slipping slope to be dangerous and inaccessible to people’s and animals. 
The whole coast line between Culver and Lane End is part of the rapidly eroding high energy coast, 
scoured by waves and strong prevailing winds and a fetch of thousands of kilometres( the distance 
over which winds blow unrestricted before reaching land) this is why wind and kite surfers love the 
area so much! Sea Defences were constructed at Forelands using EU funding, but coastlines to the 
west and east are not all protected and the rate of erosion and cliff regression is the second highest 
with the SW Coast of the Island, in the UK. 
The Coastal Management Plan has ‘do nothing’ as their guiding principal for these stretches of the 
coast in Bembridge. For this reason particularly, development of large, expensive properties, right on 
the edge of the cliff is so foolish and unsustainable without massive coastal defence work, which just 
isn’t mentioned in the DIPS. 
Such large scale work is not permitted anyway, since the Beach has SSSI status and the Rocky ledges 
have international designations. 
Reference to the Shoreline Management Plan, produced by the Isle of Wight Council and published 
in 2010, Policy Development Zone 3. Fig 4.1.3 shows a Geology Map of the IOW and SMP Part 2 Page 
200 shows the expected extent of flooding and loss of land to erosion, and points out that ‘ most 
Frontage is of International importance for nature conservation whilst Bembridge Ledges made of 
outcropping limestone rock ledges are important erosion protection for the main frontage.’ 
Since the three policies adopted for Coastal Management are Hold the Line, where every effort is 
made to hold the sea back. 
Managed Retreat, where some measures are taken to try to protect property as the sea erodes the 
coast, and Do Nothing, when the cost, practicality and benefits of trying to keep the sea at bay are 
completely unsustainable  
When these are applied to the coast of the Parish we have to consider them in the future of 
development.  
Whitecliff Bay is a Do Nothing area as far as the sea wall at Forelands, here thanks to EU Funding, the 
coast is protected by a Bull Nosed Sea Wall as far as the slipway at Paddock Drive. 
From here to Lane End, Private People and Organisations have tried to build their own sea defences, 
however, due to the SSSI and Coastal Ledges, any work is difficult and is closely monitored by the 
Environment Agency and others. 
In addition the SMP explains how protected sections of the coast, will experience, outflanking, 
where rapid erosion of non protected sections, cuts in behind the sea wall, as is evident at the Beach 
cafe and Paddock Drive. 
Quoting the SMP ‘The Long Term plan is to manage the natural realignment of the area’ ‘ No new 
hard defences are planned’ since the plan is ‘ to allow the shoreline to retreat’  
Is this somewhere that new, large, aspirational homes should be built? 



The SMP also goes on to comment on the ‘Low lying fluvial land of the East Yar Valley, where 
potentially key access routes across the valley floor to the communities of Bembridge and Forelands 
will be affected by breaches and increasingly regular tidal inundations’  
Is Bembridge a safe, sustainable location for many new homes, should this happen? 
 
In so far as Environmental designations, such as the Solent and Southampton RAMSAR sites and the 
SPA and the SSSI are concerned, if these are protected, they will support tourism, educational 
research, habitat rehabilitation, recreational activity, leisure pastimes, pride of place and positive 
social and environmental benefits. This can help to expand the attractiveness of the area for all ages 
at all times of the year, will attract people who will boost high value tourism, provide employment in 
conservation, people and event management. 
We don’t just need houses, we need jobs, and educational opportunities, a chance to cherish our 
special habitats and share the huge range of wildlife with people who don’t live here. 
 
If this Draft Island Planning Strategy is to do any good at all, it must provide support and chances for 
everyone. It must aim to stem the outflow of our young and talented people, it must expand the 
economic base of the Island to include skilled, permanent, well paid work. 
Of course local people deserve to have homes, but there are many types of homes, these must be 
investigated, Community Land Trusts are being set up in North Devon, whereby land is used to 
house local people who are currently being evicted so home owners can develop their properties as 
Air b and bs. This and countless other approaches could be used here. 
 
I believe that Education could be the catalyst for change, if we had a Higher Education Establishment 
which focussed on Marine engineering, Sports Design, Environmental Research, Green Technology, 
became a global centre of excellence for environmental management, built a school of design and 
architecture, set up support for the Circular Economy, used local grown food and farming and 
forestry to demonstrate best practice, what a perfect place to host training events, have field trips, 
spread the word around the Globe about how to do things better. 
 
But let’s start with Building a Better Bembridge, with a Community led Plan that considers all of the 
headings identified by the IWC, and maybe helps us to tackle the effects of Climate Change and give 
our children and grandchildren a village that we can be proud of on an Island that is confidently and 
sustainably moving into the future with positivity. 
 
Cllr Marianne Sullivan 


