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1. Introduction 

1.1 This statement sets out comments in response to the published consultation material in respect 
of consequential changes to North Somerset Core Strategy policies CS6, CS14, CS19, CS28, 
CS30, CS31, CS32 and CS33. It is submitted on behalf of the Long Ashton Land Company. 

1.2 The statement focuses on policies CS6, CS14 and CS32, within the context of the changing 
housing requirement and published housing land supply assessment information for North 
Somerset. 
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2. Changes to the Housing Requirement and Land 

Supply 

2.1 The housing requirement for North Somerset has increased following a High Court Judgement 
that remitted a number of Core Strategy policies for re-examination. 

2.2 The housing requirement originally set out in the Core Strategy was 14,000 dwellings but 
following the successful High Court challenge the Council proposed to amend this to 17,130. 
The report to Council on 12 November 2013, recommending approval of this number, noted that 
the proposed quantum could be accommodated within the established spatial strategy and that 
sufficient opportunities for residential development existed without the need, in particular, for 
Green Belt sites. 

2.3 At this time the 2011 Strategic Housing Land Availability Assessment (SHLAA) identified an 
overall potential supply of land considered sufficient to accommodate 17,171 dwellings over the 
period 2006-2026 and the Consultation Draft Sites and Policies Plan (2013) proposed provision 
for 18,099 dwellings. 

2.4 Through the process of re-examination, the housing requirement is now set at 20,985 dwellings. 
The Council asked the Secretary of State to intervene, following publication of the Inspector’s 
report concluding that this number, linked to a review of the Plan, would be sound. The request 
to the Secretary of State contended that the proposed housing requirement would lead to 
unsustainable development pressures, including in the Green Belt. However, the Secretary of 
State issued a decision approving the housing requirement number without modification. 

2.5 The changes to the housing requirement and the published housing land supply information are 
set out below. 

 
Housing Requirement No. 

of Dwellings 

Published Housing Land 

Supply  

No. of Dwellings 

Adopted Core Strategy 2011 14,000 11,254 
(25,454*) 

Council amendment 2013 
(following High Court Judgement) 

17,130 17,171 

Post re-examination 2014 20,985 28,355 

* Includes 9,000 dwellings attributed to potential urban extensions which did not form part of 

the Core Strategy housing delivery policies. 

2.6 The very significant increase in the published housing land capacity (excluding the capacity of 
urban extensions which were not carried forward into policy) is surprising. It is therefore 
particularly important to assess the suitability of sites that give rise to the increase in order to 
establish the soundness of remitted policies in relation to delivery of the housing requirement of 
20,985 dwellings. It is noted that this requirement is to be reviewed by the end of 2018 but this 
does not remove the need for Core Strategy policies on meeting the housing requirement, as it 
is currently established, to be sound in relation to the full plan period. 

2.7 However, analysis of the published information on the supply of land for housing provision is 
very difficult because the most recent document, the Housing and Employment Land Availability 
Assessment (HELAA) unlike previous SHLAA documents, does not provide information on the 
basis for site selection. Some information can be obtained by cross referencing the listed 
HELAA sites with the 2013 SHLAA to identify those that are in both and for which the latter 
therefore provides information on site assessment. Through this process a number of things 
emerge: 

 175 sites are listed in the 2014 HELAA as identified sites for the provision of housing. 
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 28 sites with a stated capacity for 2,893 dwellings are within or partially within flood zone 3a 

and ones is partially within flood zone 2. 

 Some sites are also subject to other significant constraints. The Gasworks site at Marchfields 

way (HE1433) with a stated capacity of 200 dwellings is for instance, as well as being partly 

in flood zone 3a and an operational gasworks, assessed as being uncertain in terms of 

availability and achievability. Herluin Way, with a stated capacity of 750 dwellings is the site 

of a former tip, bounded by the mainline railway and adjacent to significant industrial and 

commercial uses. It is considered uncertain in terms of achievability.   

 11 sites with a stated capacity of 1,524 dwellings are assessed as available and achievable. 

 95 sites with a stated capacity of 6,856 dwellings do not appear to be the 2013 SHLAA and 

as a result no information is available on the basis for identifying them as suitable and 

realistic prospects for housing delivery.  

2.8 The current consultation document in respect of the consequential changes to remitted Core 
Strategy policies provides a broad breakdown of the housing supply at 1 April 2015 as set out 
below. 

Source of Supply No. of Dwellings 
 Completions 2006-15  7,426 

 Remissions  6,558 

 Allocations  1,472 

 Proposed allocations  2,025 

 Other identified sites  589 

 Small site windfalls  1,200 

 Shortfall  1,715 

 Total  20,985 

 

2.9 Sites with permission and proposed allocations will include land at Weston Village that are 
subject to the employment-led policy (CS30) in the Core Strategy and the related 
supplementary planning document that require deliver of 1.5 jobs per new dwelling and a 
limitation on residential development to tranches of not more than 250 dwellings in advance of 
the required job creation. Historic evidence on relatively low levels of job creation suggests that 
this policy approach presents a very real constraint on housing delivery that may inhibit 
achievement of the required number of new homes. 

2.10 The allocated sites category also includes sites with a stated capacity of 372 dwellings that are 
carried over from the North Somerset Replacement Local Plan. These sites have been 
allocated since the Plan’s adoption in 2007 and have therefore remained undelivered for a 
period of 8 years. There must therefore be significant doubt in placing reliance on full delivery of 
these. 

2.11 The proposed allocations, based on the currently halted Draft Sites and Policies Plan (2013) 
include a number subject to very significant constraints as set out in the above points in 
relations to those listed in the HELAA. 

2.12 In conclusion, it is evident on the basis of the available information that there are considerable 
uncertainties over the claimed increase in the supply of housing land from a level sufficient to 
provide around 11,000 homes (excluding urban extensions) in 2011 to land for circa 28,000 
dwellings in 2014. 
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3. Distribution of New Housing 

3.1 The consultation document published in respect of the remitted Core Strategy policy 
consequential changes proposes to increase the allocation of new dwellings to be delivered in 
each of the settlement categories. These increases are set out below showing the level of 
increase in relation to the distribution originally shown in the adopted Core Strategy and the 
subsequent modifications proposed by the Council.  

 
Proposed 

Distribution 

Increase on 2014 
Council Proposed 

Modification 

Increase on 
Original Core 

Strategy figure 
Weston urban area  6,459   1,323  3,001 

Weston Villages  6,500  700  1,000 

Clevedon, Nailsea and 
Portishead 

 4,976  796  1,261 

Service Villages  1,861  693  1,056 

Other Settlements and 
Countryside 

 1,189  343  667 

Total  20,985  3,855  6,985 

 

3.2 There is no explanation provided for the proposed distribution. It is evident that the 
proportionate spread across the various categories has changed. It is also the case that some 
of the Service Villages are more sustainable locations for additional new homes than others. 
These villages are identified on the basis of the range of facilities they provide and their role in 
serving surrounding areas. However, their proximity and connectivity in relation to major 
employment centres is also a dimension of sustainability of high importance. In this respect 
Long Ashton, for example, with its proximity to Bristol and cycleway, Park and Ride, bus 
services and South Bristol link road under construction is well connected to the city’s 
employment opportunities. The proposed amendment to the number of homes proposed across 
the settlement categories therefore requires assessment of options and a sustainability 
appraisal. 
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4. Policy Implications 

 Policy CS6 – North Somerset’s Green Belt 

4.1 The consultation document proposes that this policy will remain unchanged, on the basis that 
the 2014 SHLAA (HELAA) demonstrates that sufficient sites in sustainable locations can be 
identified and exceptional circumstance have not been met to justify any change from national 
policy. 

4.2 However, as outlined above, the 2014 HELAA cannot be considered to demonstrate a sound 
supply of housing land given the uncertainties in respect of a significant number of sites and the 
absence of clear information on the basis for identified sites, against the background of a 2013 
SHLAA stating a land supply capacity for 17,171 dwellings. 

4.3 Amendment of the Green Belt would not constitute an exception to national policy. Rather, 
national policy provides for alteration of Green Belt boundaries through the Local Plan process 
in exceptional circumstances. Planning to ensure delivery of the established housing 
requirement in the most sustainable manner would represent exceptional circumstances if 
retention of the Green Belt without amendment were prejudicial to this. In this respect it is 
significant that the Council sought Secretary of State modification of the housing requirement on 
the basis that there would otherwise be development pressure in the Green Belt. The Secretary 
of State nonetheless approved the housing requirement of 20,985 without modification. 

4.4 It is considered therefore that a review of the Green Belt boundary should be undertaken to 
ensure the most sustainable spatial distribution of new homes, particularly in relation to enabling 
access to jobs and services provided by the city of Bristol. This review should consider 
amendment to the Green Belt boundary on the western edge of Long Ashton, where new 
homes can be provided with good access to local facilities and the Bristol job market, whilst 
maintaining separation from Bristol. 

 Policy CS14 – Distribution of New Housing 

4.5 The distribution of the increased housing requirement needs to be based on an assessment of 
options, full scrutiny of site suitability and sustainability. This should include consideration of 
areas such as Long Ashton close to and well connected to Bristol and the jobs and services it 
provides. 

 Policy CS32 – Service Villages 

4.6 It is considered that this policy should recognise the different sustainability attributes of the 
Service Villages. In particular there needs to be a recognition of the differentials in terms of 
sustainability within the Service Villages settlement category. As set out above some of these 
villages are more sustainable locations for the additional new homes but virtue of their location 
and connectivity in respect of access to jobs and services. The policy should provide for 
development of an appropriate scale in settlements such as Long Ashton that are in close 
proximity and well connected to Bristol as the regional city. It should not focus solely on local 
benefits and local support but should a strategic aim of achieving a sustainable pattern of 
residential development that recognises the gravitational pull of Bristol in terms of travel to work 
and access to a wide range of top tier services and facilities. 

  



13079_U01_005_Response To N Somerset Core Strategy_151217 6 
 

5. Conclusions 

5.1 In conclusion, the proposed consequential amendments in respect of policies CS6, CS14 and 
CS32, or lack of them, as set out in the published consultation material is not considered to 
provide for establishing sound policies.  

5.2 The guiding principle must be delivery of sustainable development and in view of the 
consequences of past decisions that have place homes in areas at risk of flooding this risk, in 
particular, must be taken very seriously. National policy requires that development is diverted 
away from areas at highest risk of flooding.  

5.3 The regional city role of Bristol and its growth ambitions must also play an important role in the 
spatial strategy, favouring locations that are close to the city and well connected to it. Some 
amendment to the Green Belt boundary to enable this would achieve more sustainable 
outcomes than placing homes in areas of flood risk or where the need to mitigate such risk 
might significantly delay or prevent delivery, in areas not well connected to employment centres 
and in locations where housing delivery can only happen if a policy requirement for creation of 
additional jobs is met. 

5.4 It is therefore submitted that a full evidence base in respect of land identified for housing should 
be published for public comment and that amendments to the policies should be made as set 
out in this document. 
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