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ISLE OF WIGHT LOCAL PLAN – DRAFT ISLAND PLANNING STRATEGY (JULY 2021) 

RESPONSE TO PUBLIC CONSULTATION BY BEMBRIDGE PARISH COUNCIL 

 

Executive Summary 
 
The Parish Council questions the Isle of Wight Council’s approach to allocating an additional 180 new 
dwellings on the edge of Bembridge given the geographical and infrastructural constraints of the 
locality. Therefore: 
 

• The Parish Council is objecting to the Isle of Wight Council’s definition of Bembridge 
as a “secondary settlement” (Policy G2) as opposed to retaining its Rural Service Centre 
status. 

 

• The Parish Council is objecting to the allocation of HA064 land fronting Mill Road 
/ High Street (100 dwel l i ngs )  and HA065 fronting Hillway Road / Steyne Road (80 
d w e l l i n g s ).  

 

• The Parish Council is objecting to the revised settlement boundary for Bembridge to 
include the 2 greenfield sites for a total of 180 new dwellings.  

 

• These objections follow on from the Parish Council’s representations dated 12 February 
2019 to the IPS Consultation Draft (November 2018). 

 

• Bembridge is not suitable for the scale of development proposed in the draft IPS. 
 

1. General 

1.1     Paragraph 1.7 of the draft IPS states” the Isle of Wight Council is committed to the concept of 
locally appropriate development which enhances local character and distinctiveness.” This 
approach has not been adopted with the proposed housing allocations for Bembridge where 
the aim of the adopted Neighbourhood Plan is to allow for development that conserves and 
enhances the local unique village status. The proposed allocations for 180 new houses 
disregards the locality, the impact on the adjoining countryside (including the AONB), listed 
buildings and the poor local infrastructure. The latter is struggling to absorb the additional 
houses that have been built in Bembridge over the last 10 years! 

 
1.2     Figure 3.1 – “Key Environment Diagram” – defines Bembridge as a “secondary settlement” with 

an AONB adjoining to the south and south-west. Paragraph 3.19 of the draft IPS justifies 
upgrading Bembridge “due to the collection of services and facilities available.” This is 
notwithstanding the fact that the Council’s Retail Study Update (April 2021) defines Bembridge 
as a “village centre” (paragraphs 2.4.8 and 7.4.7) – the “third tier” in the retail hierarchy. 
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1.3         Figure 3.13 – Bembridge Settlement Diagram – identifies two proposed housing sites: 

1. HA064 - Land north of Mill Road and east of High Street (100 homes on 6.14ha)  

2. HA065 - Land east of Hillway Road and south of Steyne Road (80 homes 4.93ha). 

1.4      There are no site-specific requirements set out for either allocation in Appendix 2 of the draft 
local plan.  

1.5       In addition to the two allocated sites at Bembridge, the sites at the Duver Marina and Bembridge 
Marina, Bembridge have planning permission (P/00637/14 dated 30 March 2021) for 13 
dwellings. This gives a total of 193 new dwellings in Bembridge over the plan period (2023 to 
2038), excluding any “windfall” sites. However, 5 of these dwellings are within St Helens as 
opposed to Bembridge, 

 
1.6       This totals 197 which indicates for 4 dwellings from windfall sites in Bembridge during the plan 

period. The expected “windfall” contribution to housing supply in Bembridge over the plan 
period (2023 to 2038) is exceptionally low. 

 
1.7   The Isle of Wight Strategic Housing Land Availability Assessment November 2018 (SHLAA) 

identified land east of Hillway Road and south of Steyne Road as “deliverable”1 (80 dwellings) – 
reference IPS184 - and land north of Mill Road and east of High Street as “developable” 2 (100 
dwellings) – reference IPS183.  

 
1.8      The SHLAA sets out the rationale for the allocations, notwithstanding the location outside but 

immediately adjacent to the settlement boundary of Bembridge. The proposed allocations are 
contrary to the adopted Bembridge Neighbourhood Plan (2014) which requires new 
development to be small sale proposals (up to 9 dwellings on sites not exceeding 0.5ha) within 
the settlement boundary or immediately adjacent to it within the overall objective of 
maintaining and enhancing “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.” (Paragraph 5.2 of the Bembridge Neighbourhood Plan). Therefore, paragraph 10.2 
of the Neighbourhood Plan seeks “to protect the village from uncontrolled expansion beyond its 
current built up boundaries.” 

 

1.9     The Parish Council has always been concerned that the farmland lying immediately 
adjacent to the southwestern settlement boundary would eventually come forward for large 
scale housing development given the area of land involved. This will have the impact of 
considerably expanding Bembridge into the open countryside at a level which is entirely 
contrary to Policy BNDP.OL1 and the vision statement of the Neighbourhood Plan. The Isle of 
Wight Council must provide a Landscape Impact Assessment of the two housing allocations for 
Bembridge as part of the IPS. 

 
1.10   The a d o p t i o n  o f  the IPS i n  d u e  c o u r s e  will take precedence over the Bembridge 

Neighbourhood Plan. The Parish Council accepts that over time some of the BNDP policies 
w i l l  b e  superseded by more up to date plans and policies produced by the Isle of Wight 
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. These 
a l locat ions in the  draf t  IPS fails to respect the wishes of the community in terms of 

 
1 Available now, be suitable and have a realistic prospect of some or all units being completed within the next 5 
years  
 
2 Suitable and have a realistic prospect of being available and being developed at the point envisaged  
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shaping development in Bembridge and therefore contradict draft Policy C15 (Community led 
planning).   

 
1.11    Notwithstanding the fact that the Parish Council accepts that future development is inevitable, 

this needs to be commensurate with the existing and distinctive character of Bembridge 
as a whole and easily absorbable within the settlement and community in terms of physical 
and social infrastructure. The planned 180 new houses are neither commensurate nor 
absorbable. 

 
1.12     In 2018 the Parish Council commissioned a report “Bembridge Housing Needs Survey” which 

concluded that 37 additional dwellings were required for the village during the 5-year period 
2018 to 2023. This represented a reduction from 63 new dwellings identified in the 2013 survey 
over the 5-year period 2013 to 2018. If the 37 additional dwellings were to be projected over a 
15-year period then as a “rule of thumb” Bembridge would require 111 additional dwellings. 
This assumes that the characteristics of supply and demand over the period will be consistent. 
Furthermore, there will be additional housing coming forward within the existing settlement 
boundaries as windfall development where appropriate, for example redundant commercial 
premises being converted into flats and larger houses being sub-divided or redeveloped into 
flats etc. In addition, second homes and holiday lets form a considerable proportion of the local 
housing stock. A potential over-supply of new dwellings would only exacerbate this. Turnover 
in the housing market is driven largely by the death of elderly owners or the need to move back 
to the mainland due to ill health. Second time buyers, including middle-aged small families are 
attracted to the area due to the strong community atmosphere and the good local primary 
school (which is now at full capacity). However, poor transport links and a lack of local 
employment opportunities can be an issue for such families. Furthermore, since 2018 there 
have been 29 new dwellings permitted. Of these only 9 have been completed and a further 5 
are under construction. These factors point to the two allocations in the draft IPS for 180 
dwellings being a gross over-estimate of Bembridge’s housing requirements. 

 
1.13 The Parish Council is concerned about the proposed number of housing units for the 

allocations and the consequential adverse impact on infrastructure - drainage, education 
provision, health care facilities and the highway network.  

 
1.14   Although both sites lie within Flood Risk Zone 1 there are instances of poor drainage and flooding 

in the locality. Indeed, Climate Change Maps for 2050 produced by the Isle of Wight Council 
indicate that Embankment Road may be cut by rising sea levels leaving only Sandown Road 
(B3395) as the only road into and out of Bembridge. The geology of the Parish is largely gravel 
over clay and any development that takes place on these proposed allocated sites without 
proper mitigation will have an adverse impact on the wider area, particularly the coast ledges. 

 
1.15     There is no secondary school in Bembridge, and the primary school is virtually full to capacity. 
 
1.16    The only NHS Hospital on the Isle of Wight is St Mary’s in Newport. Beds ratio per population 

of the Isle of Wight is 0.9 – a rate equal Angola or Burundi and 60% below the UK average and 
80% below Europe. There is no radiotherapy, neurology, and limited facilities for orthopaedics. 
This results in patients needing these treatments having to go to Portsmouth or Southampton 
and some of the Isle of Wight’s elderly residents relocate to the mainland for better medical 
care. The Isle of Wight needs a second hospital or massive investment in St Mary’s. The Parish 
Council welcome the news that the CQC have this week taken St Mary’s Hospital out of special 
measures and have given the facility a good rating. 

 
1.17     The small GP surgery in Foreland Road is now used only for a few blood tests and injections. 

All GP visits are at St Helen’s Medical Centre. It is almost impossible to get a telephone 
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appointment within 2 weeks except in an emergency and by going through the 111 service. It is 
a much longer wait time to see a GP “face-to-face”. It is a similar situation with the dental 
practice on Station Road. This clearly indicates the pressures on existing health facilities 
notwithstanding the three large care homes and the two retirement living facilities. Residents 
in this type of accommodation require medical care. An additional 180 dwellings in Bembridge 
without adequate improvements to existing health care facilities will cause the system to grind 
to a halt. 

 
1.18     There are only two n a r r o w  roads in a n d  out of B e m b r i d g e  which are regularly 

h e a v i l y  congested e s p e c i a l l y  H i g h  S t r e e t /  Sherborne Street, F o r e l a n d  R o a d  
a n d  Lane End shopping parade and Walls Road at “school run”  times. The two allocated 
sites are not within reasonable walking distance of the village centre where the majority of 
the facilities are located. 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. In addition to our comments on flood risk/climate change in paragraph 1.14 above 
Bembridge is in effect an “island” surrounded on 3 sides by sea. The village is served by two 
narrow roads and the Isle of Wight Council must provide a Transport Assessment for Bembridge 
as part of the IPS.  

 
1.19    The proposed allocations in the draft IPS are not “sustainably located development proposals 

that provide or improve cultural, educational, leisure and community facilities” in accordance 
with draft Policies C14 (Providing social and community infrastructure) and T2 (Supporting 
sustainable transport). Therefore, any development on the proposed allocated sites will need 
to provide for improvements in accordance with draft Policies C14 and T2 – education, health, 
footpaths, cycle paths, public transport, and road improvements etc. 

 

1.20    Bembridge is a “commuter village” with little employment opportunities except for low paid. 
unskilled and seasonal jobs. A further 180 houses will put pressure on the employment sector 
and will undoubtedly lead to more commuting by the additional workforce and unless 
improvements to the public transport system are undertaken there will be more cars on the 
already congested roads in and out of Bembridge. 

 
1.21 Against this background, the proposed allocations will not result in ”locally appropriate 

development which enhances local character and distinctiveness.” 
 
1.22    Furthermore, the Isle of Wight is one of just three UNESCO Biosphere Reserves in the UK. This 

designation occurred in June 2019. The fact that this would be compromised by large new scale 
housing developments is an important consideration. The fact that, much of the south and west 
of Bembridge Parish is designated AONB which gives extraordinary character of the village is a 
material consideration in our objections to the proposed housing allocations. Finally, any new 
development must demonstrate 10% biodiversity gain. 

 
1.23    At Appendix A these representations are the results of Planning Survey undertaken by the parish 

residents during August and September 2021 which clearly sets out the volume of and reason 
for local opposition to the proposed housing allocations at Bembridge. 

 
1.24    Paragraph 15 of the National Planning Policy Framework (NPPF) states that “the planning system 

should be genuinely plan-led” and, inter alia, “contain policies that are clearly written and 
unambiguous” (paragraph 16). In the Parish Council’s view, the two allocations require more 
justification from Isle of Wight Council in terms of their soundness and deliverability in providing 
180 dwellings within the context of paragraphs 35 and 68 respectively of the NPPF.  
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1.25    The draft housing allocations for Bembridge are, at this stage, contrary to these paragraphs of 
the NPPF.  The draft IPS does not provide a clear picture of how either site is to be developed. 
Without prejudice to its fundamental objection to this land being allocated for housing 
development for 180 units, the Parish Council submits that the IPS must  include e ither  
an illustrative layout drawing or a requirement for a  master plan to be produced to 
accompany any planning application submitted for these two sites.  

 
1.26     We set out more comments on each allocation below. 
 
2. Land East of Hillway Road and South of Steyne Road 
 
2.1        The allocated site east of Hillway Road and south of Steyne Road excludes the area immediately 

to the south fronting Howgate Road which includes a Grade II Listed Building – “Howegate”. 
This area also forms a “buffer” between the site and the AONB to the south of Howgate Road.  

 
2.2        The proposed allocated site in not within the AONB. Whilst there is no requirement in paragraph 

177 of the National Planning Policy Framework to assess any development proposal in terms of 
“any detrimental effect on the environment, the landscape and recreational opportunities” the 
Parish Council are of the view that it is nevertheless incumbent on the Isle of Wight Council in 
their allocation of this site to provide an assessment of the potential impact of development on 
the rural characteristics of the surrounding area, including the AONB. 

 
2.3       In addition, to the west, on the western side of Hillway Road, is Steyne House a Grade II Listed 

Building. The SHLAA Site Assessment states that “there are no listed buildings close by”. This is 
not entirely correct and therefore should a planning application be submitted there is a 
requirement in accordance with paragraph 194 of the National Planning Policy Framework for 
an assessment to be made on the proposals impact on “any heritage assets affected, including 
any contribution made by their setting.”  

 

2.4       The site is located in Flood Risk Zone 1. Nevertheless, the land has flooded in the past and this 
is an important consideration in future development. 

 
2.5     It is not high-quality agricultural land (i.e., Grade 1 or 2) but has been farmed in excess of 20 

years and agricultural use will be lost contrary to draft Policy E4 (Supporting the rural economy). 
 
2.6     The site falls within “Character Area PL1: Bembridge Pasture Land” as identified in the East Wight 

Character Landscape Assessment dated May 2015. This area is referred to as “a landscape of 
pasture fields and small copses and woodlands enclosed by hedgerows and hedgerow 
trees…….This is a settled landscape with many small farmsteads and cottages” as well as listed 
buildings. Ancient woodland, hedgerows and small copses are key characteristics of the area 

generally. The landscape impact of development on this site should be fully assessed as well as 
the effect on biodiversity. 

 
2.7       Account must be taken of the larger trees within the site and a TPO situated in the north west 

and south east corners. Therefore, the requirements of draft Policy EV5 will undoubtedly reduce 
the developable area of this proposed allocation. The allocation itself may well conflict with 
draft Policy EV5 and undoubtedly further assessment needs to be undertaken. 

 
 
2.8      Part of the northern section (land adjacent to Popes Cottage, Steyne Road) of this allocated site 

received outline planning permission (P/00285/16) on 22 June 2017 “for up to 9 residential 
units; formation of vehicular accesses.” The Parish Council objected to the application on a 
number of grounds, including “potential for the site to form phase 1 of a wider development of 
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the area.”3 In recommending that planning permission be granted the Planning Officer was of 
the view that “the introduction of the development fronting Steyne Road could be seen as 
completing the street scene”4. In countering the Parish Council’s “concern that this development 
is part of a wider spread of development which would further erode the character and spatial 
qualities of this area”, the Planning Officer’s report stated that “each proposal must be 
determined on its own merits, and in so far as the development of the site currently proposed is 
concerned the proposals are considered to be acceptable in relation to its impact upon the 
character of the area.”5 

 
 
2.9         Paragraph 7.14 of the draft local plan states: 
 
               “…………the capacity of the allocated sites has been calculated based on a conservative density 

estimate with the potential for future planning applications to exceed the indicative numbers 
provided” 

 
2.10    However, there are no site-specific requirements set out in the draft plan for this allocation in 

Appendix 2 of the draft local plan. Indeed Appendix 2 of the draft local plan should contain an 
illustrative layout drawing for each allocated site which indicates, inter alia, site constraints 
potential vehicular access, existing trees and woodland, existing footpaths, proposed housing, 
and proposed tree belts etc. There should also be a clear indication of the expected 
infrastructure improvements required to enable development to proceed. In addition, the 
number of proposed dwellings (including affordable housing) for the allocation should be 
expressed as the indicative capacity for the site. 

 
3. Land North of Mill Road and East of High Street 
 
3.1      The allocated site north of Mill Road and east of High Street is separated from the AONB by a 

narrow road and therefore, there is a need to assess any development proposal in terms of any 
detrimental effect on the environment and landscape. 

 
3.2      In addition, to the northwest, on the other side of High Street is Bembridge Lodge a Grade II 

Listed Building and the Grade I Listed Bembridge Windmill.  The windmill was built in the 17th 
Century and is owned by the National Trust. It is described as a “Little Gem” of Bembridge and 
is the only one on the Isle of Wight. It is a tourist attraction surrounded by arable land. This 
setting will be significantly impacted by the proposed housing development. The SHLAA Site 
Assessment states that “as the site is near to a listed building, any development must have 
special regard to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses.” This is in accordance with paragraph 194 
of the National Planning Policy Framework.”  

 

3.3      The site is located in Flood Risk Zone 1. Nevertheless, the land has flooded in the past and this 
is an important consideration in future development. 

 
3.4        Whilst it is not high-quality agricultural land (i.e., Grade 1 or 2) it has nevertheless been farmed 

in excess of 20 years and agricultural use will be lost contrary to draft Policy E4 (Supporting the 
rural economy). 

  

 
3 Paragraph 5.6 of Planning Officer’s Report 
4 Paragraph 6.59 of Planning Officer’s Report  
5 Paragraph 6.61 of Planning Officer’s Report 
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3.5      The site falls within “Character Area PL1: Bembridge Pasture Land” as identified in the East 
Wight Character Landscape Assessment dated May 2015. This area is referred to as “a 
landscape of pasture fields and small copses and woodlands enclosed by hedgerows and 
hedgerow trees…….This is a settled landscape with many small farmsteads and cottages” as well 
as listed buildings. Ancient woodland, hedgerows and small copses are key characteristics of 

the area generally. The landscape impact of development on this site should be fully assessed 
as well as the effect on biodiversity. 

 
3.6      Account must be taken of TPOs along the north eastern boundary along with an area that 

extends into part of the site. There is another single TPO to the south west of the site. These 
“will need to be taken into account on determining the final developable area of the site if 
applicable. Additional biodiversity studies may be required.” The allocation itself may well 
conflict with draft Policy EV5 and undoubtedly further assessment needs to be undertaken. 

 
3.7     In addition, the top south western portion of the site is located within a Mineral Safeguarding 

Area. The draft IPS should include more details of this. The Core Strategy Proposals Map (Inset 
7 – Bembridge Rural Service Centre) indicates that most of the south-west section of this site is 
within a MSA and therefore an appropriate investigation should be undertaken to establish 
whether the minerals can be utilised within the development or extracted as appropriate prior 
to any residential development coming forward. 

 
3.8      Paragraph 7.14 of the draft local plan states: 
 
              “…………the capacity of the allocated sites has been calculated based on a conservative density 

estimate with the potential for future planning applications to exceed the indicative numbers 
provided” 

 
3.9      However, there are no site-specific requirements set out in the draft plan for this allocation in 

Appendix 2 of the draft local plan. Indeed Appendix 2 of the draft local plan should contain an 
illustrative layout drawing for each allocated site which indicates, inter alia, site constraints 
potential vehicular access, existing trees and woodland, existing footpaths, proposed housing, 
and proposed tree belts etc. There should also be a clear indication of the expected 
infrastructure improvements required to enable development to proceed. In addition, the 
number of proposed dwellings for each allocation should be expressed as the indicative capacity 
for the site. 

4. Conclusions 

4.1     The Isle of Wight Council, in producing its draft IPS has not given adequate and sufficient 
weight to the policies of the Bembridge Neighbourhood Development Plan, its vision 
statement or the majority wishes of local residents. 

 
4.2    The IPS will override and thus render redundant a number of policies of the Bembridge 

Neighbourhood Development Plan in direct conflict with the Isle of Wight Council’s stated   
commitment “to the concept of locally appropriate development which enhances local 
character and distinctiveness.” 

  
4.3     The Parish Council challenge the justification (paragraph 3.19 of the draft IPS) for upgrading 

Bembridge to a secondary settlement given the Retail Study Update (April 2021) and the lack of 
adequate infrastructure (physical and social) in the village.  The current education and health 
facilities in Bembridge are not capable of accommodating a further 180 dwellings from the two 
allocated sites. The existing highways system barely copes. Improvements to drainage are 
required.  

 

https://smbtownplanning-my.sharepoint.com/personal/simon_smbtownplanning_co_uk/Documents/Documents/Current%20Projects/Projects%202021/202102%20254%20Kilburn%20High%20Road,London,%20NW6%202BS/Admin/Invoices/Invoice%20201864.xlsx?web=1
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4.4     The expected “windfall” contribution to housing supply over the plan period (2023 to 2038) is 
exceptionally low (4 dwellings) for Bembridge. The IPS needs to justify how has that figure been 
arrived at and set out more details on anticipated windfall development for each of the main 
settlements (primary and secondary). 

 
4.5       There are no site-specific requirements set out in Appendix 2 of the draft IPS for the two major 

housing allocations at Bembridge. This needs to be rectified. Appendix 2 of the draft IPS should 
contain illustrative layout drawings for each allocated site which indicates, inter alia, site 
constraints potential vehicular access, existing trees and woodland, existing footpaths, 
proposed housing, and proposed tree belts etc. There should also be a clear indication of the 
expected infrastructure improvements required to enable development to proceed for the two 
sites at Bembridge.  

4.6    Finally, the number of proposed dwellings (including affordable housing) for each allocation 
should be expressed as the indicative capacity for the site once the constraints have been fully 
assessed in the next stage of the IPS process. 

 
 
 
 
 
 

APPENDIX A 
 

BEMBRIDGE PLANNING SURVEY 
 
 
 
 
 
 


