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CPRE AVONSIDE RESPONSE, JANUARY 2016 

1. The Campaign to Protect Rural England, Avonside (CPRE Avonside) is the local 

branch of a national charity. CPRE is comprised of local branches spread across the 

whole of England, working alongside a national office. We campaign for green 

cities set in thriving countryside. Here in the West of England we want to show how 

the city and countryside can work together in a genuinely sustainable way. We 

believe a beautiful, thriving countryside is important for everyone no matter where 

they live. We don’t own land or represent any special interests. Our members are 

united in their love for England’s landscapes and communities, and stand up for the 

countryside, so it can continue to sustain, enchant and inspire future generations. 

 

2. We welcome the opportunity to comment on the West of England Joint Spatial Plan 

(JSP). It is likely to have a very significant impact on both our urban and rural areas 

in the West of England, and this is a co-ordinated CPRE response from all four 

districts. We are fortunate to have volunteers active in all of the districts of the 

West of England, and have relied heavily on them for information to contribute to 

our response. CPRE, and its many volunteers, care deeply about the planning 

system’s role in improving our quality of life through shaping the places we live. 

 

3. The West of England is well recognised as a popular place to live and work.  We 

have two fantastic cities surrounded by beautiful, accessible countryside.  CPRE 

Avonside believes that the quality and accessibility of our beautiful surroundings 

supports economic life in the cities and those who live there, both through 

providing important leisure opportunities, and through access to high quality, 

locally produced, food. It is one of the key factors that attracts people to this 

areas. Our vision is to protect our countryside, this irreplaceable and finite 

resource, by making our cities better places to work and live. 

 



VISION AND OBJECTIVES 

4. CPRE Avonside broadly supports the objectives set out in this initial JSP. Our vision 

for the JSP is as a mechanism to ensure that we get the houses we need, where we 

need them, while protecting our precious local countryside. We welcome the 

recognition that a high quality environment is conducive to economic success and 

should be seeking to value and protect it as a resource. The JSP gives us the 

opportunity to plan, over the next twenty years, new affordable housing – including 

truly affordable; supported by a network of public transport  - that will provide 

viable and affordable alternatives to cars; in the right places – on previously 

developed land first. This should enable us to build the housing we need, in the 

right places, allowing easily access to social and economic opportunities without 

needing to use a car. 

 

5. We are concerned that the vision outlined in the objectives is not set out to be 

attainable. There is a huge gap in the detail between the objectives, and the need 

to provide 86,000 houses, many of them affordable. We are already allocating 

green belt and green field land for development where there is previously 

developed land available, and our transport systems are already struggling.  What 

is missing is the mechanisms that will allow us to attain both the objectives and 

the desired outcomes. There is not one option that will wave a magic wand and 

happily absorb our housing requirements.  

Protecting our Green Belt and local countryside 

6. It is tempting to think that if we relinquish parcels of Green Belt, we will solve our 

housing requirements. We forget that our Green Belt is successful precisely 

because of its permanence, and because it has resisted much of the chunk by 

chunk nibbling. Rightly so, we have generally protected our Green Belt from 

development – and that is why we still have it. CPRE Avonside welcomes the 

Government’s continued support of Green Belt policy and would like to see the JSP 

echo that strong endorsement. If we start allocating our Green Belt or our 

surrounding countryside for development, these sites will be inevitably snapped up 

by developers. We know that there are acres of brownfield land lying derelict in 

our towns and cities. It is often more difficult to develop; it may be in smaller, less 

accessibly parcels; but developing that land before we touch more Green Belt or 

green field land will bring benefits far beyond these short term hurdles. Urban 

brownfield development can be an opportunity to: 

 

 Stimulate the economic regeneration of towns and cities; 

 Make our transport goals easier to achieve – eg more active travel, reducing carbon 

emissions per person; enabling development that reduces car use; 

 Encourage higher density, more innovative design led development; 

 Encourage SME firms and self-builders to infill smaller sites, leaving us less reliant 

on a few, large, house builders, and likely to contribute more to the local 

economy; 

 Engage local communities, improving participatory planning, to create liveable 

neighbourhoods, and reduced car dependency; and 



 Improve the aesthetic appearance of our towns and cities. Urban brownfield sites 

are often (although not always) anaesthetic sites which do not inspire local people 

to look after and respect their neighbourhood. 

 

7. We would like to emphasise the following points that need to be prominent in the 

Objectives of the draft Plan: 

 Protect local countryside - Previously developed brownfield land should be re-used 

first to protect the beauty and tranquillity of our countryside and breathe new life 

into our towns and cities. 

 A fair say for local communities - Local people are increasingly unable to stop the 

destruction of their towns and countryside. The cards are stacked in favour of 

powerful developers. We want this Plan to promote a democratic planning system 

that gives communities a much stronger say in the future of their area. 

 More housing, in the right places - We urgently need more affordable homes for our 

rising population. But they must be sensitively located; with excellent 

environmental standards and high quality design that enhances local character. We 

want this Plan to ensure that the most suitable sites are delivered first. 

Sustainable development   

8. Plan making has a legal requirement to achieve sustainable development (2004 

Planning and Compulsory Purchase Act, s.39) and this is the ‘golden thread’ that 

runs through the National Planning Policy Framework (NPPF). The NPPF (para 8) 

seeks to achieve, ‘Economic, social and environmental gains should be sought 

jointly and simultaneously through the planning system’. Sustainable development 

as is a useful and powerful concept. However it is also problematic because it is 

sometimes used loosely to justify all forms of development. It is therefore 

important that the JSP shows clear recognition of specific environmental elements 

of sustainable development, particularly the concept of living within environmental 

limits. This can often come from the quality of environmental evidence and 

inclusion of detailed policies on the relevant environmental factors. Guidance on 

this was produced for local authorities in March 2011 on this issue by the former 

Sustainable Development Commission (www.sd-

commission.org.uk/data/files/publications/know_your_env_limits1.pdf).  

Healthy living 

9. One of the objectives CPRE would like to see the JSP advocate is strategic planning 

that enables people to live healthy, sustainable lives. This can be achieved by 

ensuring walkable neighbourhoods, promoting brownfield development, minimising 

energy and transport demands, ensuring that local shops and services are walkable 

to, access to urban green space, and accessible areas of local countryside that 

offer an escape into tranquillity. ‘Smart growth’, encapsulates this aim, and is a 

popular term that originated in the USA. It describes policies aimed at creating 

walkable neighbourhoods, achieving brownfield urban regeneration, minimising the 

energy and transport demands of urban areas and reducing green field 

development pressures. Smart growth is a concept CPRE promotes to encapsulate 

our approach to necessary economic growth. We would like to see the plan 

http://www.sd-commission.org.uk/data/files/publications/know_your_env_limits1.pdf
http://www.sd-commission.org.uk/data/files/publications/know_your_env_limits1.pdf


recognise ‘smart growth’ as part of its core aims. More information is at 

http://www.smartgrowthuk.org/. 

Strategic level planning 

10. How we use land is largely determined by the planning system which can ensure we 

protect the countryside while at the same time providing for the economic 

development and new housing that the area needs. We have a huge responsibility 

with this document to ensure we make the right decisions at a strategic level so 

that we can use our land well and protect what is valued so highly by local 

residents and visitors. With growing global concerns about climate change, food 

security, the depletion of nature, and population growth, we need to manage our 

countryside sustainably and protect it from inappropriate and unnecessary 

development – for the food and raw materials it provides, for nature, and for its 

beauty and the freedom it offers.  

 

11. The JSP as an important opportunity for authorities to work together and fulfil 

their duty to co-operate. It is important to remember, however, that particularly 

from the perspective of local communities, all the local authorities already have in 

place a local plan (with a timetable for review). These local plans have been 

widely consulted on and examined by independent inspectors, and are very 

significant documents to the communities in the four district authorities. We would 

therefore expect them to form a strong basis for the JSP.  

Evidence based planning 

12. A wide range of evidence is also essential to support the preparation of the JSP to 

ensure accuracy and credibility.  We are particularly keen to see inclusion of 

studies on built heritage, ecology and landscape. CPRE have also produced work 

that is suitable to be used as evidence, particularly where it has recognised 

professional or academic authority. We would like to see evidence that reference 

to has been made to the following information: 

 

 CPRE’s detailed tranquillity maps: see where our local areas of tranquillity are at 

http://www.cpre.org.uk/what-we-do/countryside/tranquil-places.  

 CPRE’s light pollution maps - we've used satellite data to create maps which 

monitor the levels of light pollution in different areas. These maps can be found at 

http://www.cpre.org.uk/what-we-do/countryside/dark-skies/in-depth . 

 Neighbourhood plans: These have significant input from local communities and, 

where available, should be a source of local evidence to contribute to the JSP if it 

is to be a bottom up rather than top down approach. 

 Information on town centres - particularly any vitality or ‘health checks’ so that we 

can maintain or improve their economic viability. 

 Urban capacity studies: especially brownfield land availability. 

 Landscape and countryside characterisation information. 

 Ecological information and designations. 

 Built/archaeological heritage characterisation. 

 Open space (or ‘green infrastructure’) provision and deficiencies. 

http://www.smartgrowthuk.org/
http://www.cpre.org.uk/what-we-do/countryside/tranquil-places
http://www.cpre.org.uk/what-we-do/countryside/dark-skies/in-depth


 Food webs mapping (see below for more information): 

http://www.cpre.org.uk/what-we-do/farming-and-food/local-foods 

 Identification of local environmental limits 

 Housing needs assessments (including Strategic Market Housing Assessment (SHMA) 

data) and their limitations (see below). 

HOW MUCH DEVELOPMENT DO WE NEED TO PLAN FOR? 

Housing numbers 

13. The issue of housing numbers is a difficult and sensitive issue. Local communities 

do not want to feel swamped by large numbers of new houses; yet, there is a need 

particularly for more affordable housing to be built. We have a few questions that 

we would like to be addressed by the JSP, including whether developers are 

actually able to build the number of houses required in this time frame, and if not, 

what other mechanisms will be employed to get houses built. We are particularly 

concerned about how the much higher proportions of affordable housing required 

will be delivered. We would like to know whether the extra housing numbers (over 

and above what is already allocated) make enough allowances for ‘windfall’ sites, 

which can contribute a significant proportion of new housing. We also want to 

know what measures are going to be put in place to account for empty properties. 

There needs to be measures to bring these back into use so they can be considered 

as part of the numbers of houses needed.  

Strategic Housing Market Assessment 

14. CPRE Avonside would have liked the opportunity to critique the SHMA before it was 

published. We believe that housing surveys that imply higher levels of new building 

should be given less weight if the figures in them have not been tested against 

relevant constraints, which include infrastructure as well as landscape 

considerations. CPRE’s new research has found that housing assessments (SHMAs) 

are often inaccurate, inflated and unreliable. The housing figures produced by 

SHMAs are not being balanced with sensible planning for infrastructure, 

consideration of environmental constraints, and realistic assessments of what 

housebuilders will be able to deliver (download the full research at: 

http://www.cpre.org.uk/resources/housing-and-planning/housing/item/4158-set-

up-to-fail-why-housing-targets-based-on-flawed-numbers-threaten-our-

countryside). 

Planning policy is not the cause of low levels of housing suppy 

15. Recent political rhetoric has suggested that an overly prescriptive planning system, 

which constrains the supply of land, is the key reason for low levels of housing 

supply. However, what the evidence suggests is that if the supply of land allocated 

for housing is increased (as is the incentive, to meet five year housing land supply 

targets), the result is more damaging and inappropriate sites being released for 

residential development, and crucially, housing being developed at exactly the 

same slow build-out rate. Recent research carried out by the Open University 

suggests that, even where there are many large greenfield sites allocated and 

http://www.cpre.org.uk/what-we-do/farming-and-food/local-foods
http://www.cpre.org.uk/resources/housing-and-planning/housing/item/4158-set-up-to-fail-why-housing-targets-based-on-flawed-numbers-threaten-our-countryside
http://www.cpre.org.uk/resources/housing-and-planning/housing/item/4158-set-up-to-fail-why-housing-targets-based-on-flawed-numbers-threaten-our-countryside
http://www.cpre.org.uk/resources/housing-and-planning/housing/item/4158-set-up-to-fail-why-housing-targets-based-on-flawed-numbers-threaten-our-countryside


granted permission for residential development, ‘actual housing delivery remains 

at build-out rates which guarantee maximum profits for development and this 

does not stop them purchasing more land, nor pushing for more land to be 

allocated for housing’ (CPRE, Getting Houses built, 2015).  

 

16. The structure of the house building sector and the business strategies of large 

house builders appear to perpetuate low levels of housing supply. To increase 

returns, developers will phase developments in order to ‘hold up prices by holding 

back demand. In this way prices are levered upwards even when supply is 

increased or demand is low’ (CPRE, Getting Houses Built, 2015). The result is a 

delay in supply to meet demand and developments that often take more than five 

years to complete. In the current planning regime, this creates problems as land 

still to be developed on a site is removed from the estimate of the housing land 

supply, increasing pressure for local authorities to grant permission for 

inappropriate development to comply with national planning policy. Large house 

builders generally prefer greenfield land for residential development as it carries 

less risk than brownfield. The implication is that once greenfield land is allocated 

for housing, development will go ahead quickly, which is not always the case. 

Greenfield development is generally unpopular amongst local communities, 

damaging to cherished landscapes and to agricultural land; it creates urban sprawl 

at the expense of developing suitable brownfield land. The JSP should first look to 

prioritise suitable brownfield development, and, second, ensure that residential 

developments granted planning permission on greenfield land are actually 

completed before local authorities are required to make more greenfield land 

available for more housing. 

 Affordable housing 

17. A key challenge of this process is how to ensure that a much higher proportion of 

affordable housing (including affordable rental) is delivered in sustainable 

locations. We would like to see a clear definition of affordable housing that 

includes truly affordable, rental property, and measures to keep it affordable in 

perpetuity. The plan needs to set out how to substantially increase the proportion 

affordable housing delivered over the plan period compared to the proportion to 

date. We are way behind even the (relatively low) national average on affordable 

housing delivery with too many schemes being allowed with a low or even no 

affordable housing percentage. The housing market in this area is booming, and it 

is difficult to believe that profit margins would not allow for at least the full 30% 

affordable. The challenge is now to deliver a far higher proportion of affordable 

housing (including ‘real’ affordable housing), where people most need them (in 

urban areas, and a smaller number in rural towns and villages).  We question 

whether developers have the capacity or the inclination to deliver the proportion 

of affordable housing to meet local needs. We would like the JSP to consider 

alternative means to delivering housing need. 

 

18. It would be unacceptable to increase the overall housing numbers in order to 

achieve the desired amount of affordable housing. This will risk swallowing up sites 



with the most profitable housing, marginalising and under-delivering on affordable, 

accessible housing.  

Economic development 

19. We welcome the vision for the JSP that ‘The area’s rich and diverse environmental 

character will be integral to health and economic prosperity’. We would like the 

JSP to make clear that the planning system is not in itself is a block on economic 

growth. CPRE has published research with other NGOs on this issue, in a report 

titled, Inexpensive Progress? (2012) (http://www.cpre.org.uk/resources/housing-

and-planning/planning/item/2731-inexpensive-progress).  The report states that, 

‘We all recognise the pressing need to revitalise the national and global economy 

but it would be foolish to do this – and potentially costly in the long term – by 

restricting the ability of the planning system to manage associated development 

pressures’. 

 

20. It is noticeable that the JSP is very housing led rather than employment led. We 

would like to see the economic objectives for the area clearly set out, and how and 

where they will support the large number of new houses proposed. If the vision of 

integrating existing communities is to be achieved then we should also consider 

employment opportunities in those communities with high car usage and/or where 

an imbalance of workers over jobs occurs. In the past we have seen development 

of large scale housing that is reliant on residents commuting by car to find 

employment. The conversion of land from industrial use to residential use can also 

promoting commuting and dependency on the car. Where we build houses we also 

need to consider economic opportunities and access to jobs, as well as the 

provision of accessibly shops and services. 

 

21. We would welcome the opportunity to comment on the economic objectives for 

the West of England that will go hand in hand with the demand for new housing. 

We are not aware that Strategic Economic Plan has been offered up for 

consultation or community involvement, and therefore we have not independent 

means of judging how realistic or resilient it is. We would like to contribute to this 

process, particularly as we do not have representation on the Local Economic 

Partnership. There is of course a question as to how current projected housing 

numbers could be affected by possible changes to the Strategic Economic Plan.  

Support for local food and rural economies 

22. The West of England also contains rural economies that require some specific 

consideration. We would like to know how the JSP plans to consider specific 

infrastructure that may be required for farm businesses. CPRE has undertaken 

research on the importance of small food production, processing and retail business 

networks to retaining the diversity, character and individuality of cities, town 

centres and neighbourhoods. This supports the viability of small and medium sized 

farmers, rural land management, landscapes and communities. Local food webs 

connect communities with the countryside through farmers' markets and education 

schemes. By reducing 'food miles' local food webs tackle a major source of carbon 

http://www.cpre.org.uk/resources/housing-and-planning/planning/item/2731-inexpensive-progress
http://www.cpre.org.uk/resources/housing-and-planning/planning/item/2731-inexpensive-progress


emissions, while the smaller farmers who supply food webs often take greater care 

of the landscape.  

 

23. It is vital that the JSP considers local food systems, alongside housing, employment 

and transport. These are the very things that make the West of England such 

special and attractive place to live and work. It is important therefore to ensure 

the JSP is working to protect smaller ‘town centres’ and retail diversity. This in 

itself helps ensure ‘smart growth’ and walkable neighbourhoods. Areas with strong 

local food webs have better access to fresh food and retain a distinctive local 

character.  Indeed, as this is one of the West of England’s Duty to Co-operate 

Schedule: to protect and enhance the resilience of the food system, it seems 

entirely appropriate that food should be considered, taking into account the 

specific Local Food Strategies that have already been produced in Bristol and Bath 

(Bristol Good Food Plan/BANES Local Food Strategy). These both recognise the long 

term benefit of local food systems to local economies, local soils and ecosystems 

and the social, mental and physical health of local people.  

 

24. Local food is a huge growth area in Bristol and Bath, with every other café and 

restaurant that opens ‘sourcing locally’. It is important that this market is 

sustained by a good supply. In transportation terms, strategic work is needed to 

consolidate delivery of food to urban centres to reduce congestion. We need 

variety and resilience in our food supply, and cannot rely on a few large 

supermarkets. Even these giants of retail have shown they are not infallible in 

recent months. If we can consider food supply on a strategic level we can make 

simple mistakes avoidable. We were very disappointed, for example, by the 

decision to site a MetroBus bus only exit off the M32 on grade 1 agricultural land 

that has such significant growing potential. The loss of this important resource is 

not justified by the miniscule benefit to the MetroBus route.  To support this, there 

is also an urgent need for evidence that relates to the use of land for agriculture 

and food production. This could be in the form of a CPRE Food Webs map that 

would set out the food production and distribution routes in the West of England 

and could help to plan strategically for current and future food production. There 

is more information at http://www.cpre.org.uk/what-we-do/farming-and-

food/local-foods 

Economic development that supports city and town centres 

25. There is currently a strong emphasis on economic development and growth in the 

West of England, supported by the LEP and the NPPF. In many cases development 

will be welcome, well located and properly planned. In other cases it will be 

misused to promote poor quality development that is not needed or wrongly 

located. In particular, greenfield development could risk undermining urban 

regeneration sites or local town and city centres. We would like to see the JSS 

looking to promote necessary economic development which: 

 in the right place and in the right form to contribute effectively to sustainable 

development and long term economic growth; and  

 is not contributing to job growth in one sector or geographic area which is at the 

expense of more sustainable job retention or growth elsewhere. 

http://www.cpre.org.uk/what-we-do/farming-and-food/local-foods
http://www.cpre.org.uk/what-we-do/farming-and-food/local-foods


 

26. This is particularly the case in respect of town centres, where the continued threat 

of car based shopping, combined with poor economic conditions and the growth in 

internet shopping means that traditional centres will struggle to compete.  The JSS 

offers an opportunity to plan development on a strategic basis, focusing on 

improving and recovering exiting centres rather than diluting them with out of 

centre development, or resorting to inter-centre competition. This approach is 

particularly counterproductive because it can waste resources, diluting 

infrastructure investment and disadvantaging less economically favoured locations. 

It may also encourage unsustainable travel that does not benefit a wide range of 

communities. This joint authority co-operation is particularly important when 

considering the potential expansion of out of centre shopping, such as Cribs 

Causeway, expansion of which could risk the success of city centre shopping and 

generate more unsustainable transport patterns. 

MAXIMISING THE POTENTIAL OF OUR URBAN AREAS 

Brownfield first 

27. We are encouraged that the JSP, in line with the NPPF, emphasises the reuse of 

suitable brownfield land. We believe that the JSP should enable new development 

to happen on previously developed land, and sites with existing planning 

permission, before  new greenfield sites are allocated. The Government has been 

vocal in its support for increased brownfield development, as it makes social, 

environmental and economic sense for most new development to occur in built-up 

areas, where infrastructure and services are already in place, or can easily be 

provided, rather than in the countryside. Brownfield development is essential for 

urban regeneration, bringing homes, jobs and services closer together, reducing 

car dependence and enhancing communities. However, not all previously 

developed sites should be considered suitable for development. Land important for 

wildlife, historically significant or that provides valuable open space (particularly 

in the Green Belt) should be safeguarded from inappropriate development. 

 

28. It is not enough to simple encourage the reuse of previously developed land. We 

believe strongly that the JSP, with the support of the LEP and Local Authorities, 

should be working to bring brownfield sites back into use before green field land is 

used for development. George Osborne’s Mansion House speech in 2014 said, ‘If we 

want to limit development on important green spaces, we have to remove all the 

obstacles that remain to development on brownfield sites’. Although the NPPF 

states that a benefit of brownfield development is ‘promoting the vitality of our 

main urban areas’, there has been a significant increase in the proportion of 

housing permitted and delivered on greenfield and Green Belt land since the its 

adoption. Despite its widespread availability, the proportion of housing delivered 

on brownfield land has been falling and high levels of development are still taking 

place on less sustainable greenfield sites. Often brownfield sites are not being 

redeveloped even where there is planning permission and developers are targeting 

greenfield sites as the development process typically carries less cost and 



therefore less risk. This partly because there are still significant obstacles that 

prevent the development of brownfield sites, including:  

 

 high risks, costs and complexity associated with its development, such as the cost 

of remediating contaminated land and the reliance on developers to remediate; 

 complex ownership structures make purchase difficult and prevent the delivery of 

a significant amount of housing;  

 planning policy which does not contain a sequential approach to land allocation 

prioritising brownfield development, and 

 planning policy that does not allocate enough small scale brownfield sites which 

have the capacity to deliver a significant amount of housing 

 

29. CPRE Avonside would like to see more detail in the JSP that shows how the 

individual local authorities will be able overcome these barriers and ensure that 

suitable brownfield land is developed before green field sites. There are a 

number of ways of achieving this. Regional Development Agencies, for example, 

through investment programmes often prioritised brownfield development which 

allowed for economic development, but ensuring appropriate location and social 

and environmental balance. Without their long term actions brownfield sites such 

as i54 in Staffordshire would not have been promoted and the investment there by 

Jaguar would have either not happened or gone to a competing greenfield site.  

 

30. We believe that each authority should be enabled to take a ‘brownfield first’ 

approach to new development and be able to specify the order in which sites are 

released (‘phasing’). This ‘smart growth’ approach is the best way of 

accommodating necessary development while protecting the vital asset that is our 

countryside. This ensures that we use suitable brownfield sites in urban areas, well 

linked to public services and infrastructure such as transport, before allowing 

greenfield sites to be built on. Our urban areas benefit from the subsequent 

regeneration and the new householders benefit from accommodation that is well 

connected to services and communities. 

 

31. In order to ensure all opportunities for building on suitable brownfield sites are 

explored, CPRE Avonside would like to see more information is available as to their 

local availability and condition. This would allow the use of, for example, a 

‘brownfield indexing’ scheme to establish the most appropriate use, development 

mix and design for individual brownfield sites. The added understanding allows 

local authorities to take a proactive role in enabling better quality development on 

brownfield land, better than the current system of speculative development. The 

low level of analysis of the condition and status of brownfield sites in England 

compared with best practice in other countries is hindering their reuse. A register 

of sites is particularly important in the development of small-scale brownfield sites 

to make the most of their potential. Brownfield sites of under 2ha are often 

excluded from local authorities planning site allocation documents, despite often 

being suitable for residential development, regularly becoming available, and 

having the capacity to supply large numbers of housing in urban areas. High quality 



information, relating to both an individual brownfield site and its surrounding area, 

is needed to derive the most appropriate use and development mix for sites. 

 

32. Nationally, CPRE have run a simple crowdsourcing campaign to map brownfield 

sites across England. We asked people to nominate brownfield sites near them that 

they felt should be used for housing in their area, and had an excellent response. 

We also commissioned research with the University of the West of England that 

demonstrated an excellent supply of brownfield sites (CPRE/UWE, From Wasted 

Spaces to Living Spaces, 2014). It also showed that brownfield land is a renewable 

resource, hence the importance of keeping up to date information on its 

availability. Collation of the information at a West of England level would ensure 

that data is more accessible to policy and decision makers. CPRE Avonside would 

like to see the JSP include the following requirements: 

 

 an obligation to register all brownfield sites and empty homes; 

 data collection methods that prioritise development of the most appropriate sites; 

 local authorities to identify, map and assess land they own to encourage 

redevelopment; 

 a multi-variable measure of density to suit different locations (eg. inner city, outer 

city, towns and villages); 

 consideration of mixed development, as brownfield land is unlikely to be suitable 

for just housing, thus avoiding unsustainable, monotype development; 

 local authorities to access all funding streams available to them to enable 

development on suitable sites; and 

 consider provision of Local Development Orders (LDOs) on brownfield land that is 

suitable for housing with the aim of facilitating development (as promoted by 

central Government in June 2014).  

Better brownfield 

33. While we are keen to see JSS policy focus on enabling brownfield development, we 

are equally concerned this development should be of high quality design and meets 

the housing needs of local communities and the local area. Pressure to deliver high 

levels of market housing quickly carries a risk that there will little consideration of 

local needs or the quality or location of that development. This can lead to ‘town 

cramming, with inadequate public space and amenities, too much pressure put on 

existing services and transport, and design out of keeping with the character of 

neighbourhoods. We would like to know how the figure of 12,000 units to be 

accounted for by urban intensification has been calculated. It is generally not the 

level of housing density that is the problem (desirable Victorian terraces are built 

at very high densities) but that the development is well planned and matches local 

needs. Units that are aimed at the investment market can lead to less design 

quality or size of the final product, which does not necessarily meet the 

requirements of local communities. High densities are very possible but they must 

be planned well. Criticism of some policies to promote brownfield development 

include:  



 Concern about poor quality design of some residential developments, including the 

integration of public transport facilities and local services.  

 The lack of a mix of housing units to meet local need (for example, family homes, 

retirement properties, wheelchair friendly access). 

 Single measurements of density that are out of character of the areas in which they 

are built. Densities must be matched to different areas and can be far higher in 

many urban areas if they are designed well to include provision of amenities. 

Increasing the role of small builders and self-builders 

34. The planning system currently puts pressure on local authorities to release large 

sites for development. Despite the widespread availability of small, nearly always 

brownfield, sites in urban areas, just 8% of all planning permissions between 2007 

and 2013 were granted to schemes of fewer than 10 units. Yet, these small sites 

are essential to accelerating housing build-out rates, and local authorities can take 

steps to improve site identification. (CPRE, Getting Houses Built, 2015). The 

Government is keen to promote custom- and self-build housing and improve the 

representation of smaller house builders. Considering different models of 

residential development could deliver multiple objectives with regard to housing 

development, rebalancing the house-building sector and regenerating brownfield 

sites. (CPRE, Better brownfield, 2015) 

  

35. The UK currently has the lowest level of custom and self-build housing completions 

in Europe, and the lack of diversity in the house building sector is part of the 

reason for low construction rates in England. For example, Vauban in Germany has 

a housing mix which has successfully responded to the needs of the community. A 

key reason for success was the model of housing development used. Risk-averse 

volume developers were ‘unwilling to invest’ in residential development that set 

high environmental standards and did not provide car parking. In response, Forum 

Vauban set up building co-operatives formed of ‘architects, builders, residents and 

financiers’ with each being sold small plots of land on which to build housing 

consistent with the densities and minimum energy standards set out in the master 

plan. These co-operatives were successful, with this model of development 

accounting for the majority of the residential and mixed-use buildings developed in 

the district. (CPRE, Better Brownfield, 2015). 

Promoting community involvement  

36. If we are to encourage higher quality development on strategic brownfield sites in 

the West of England, local government and developers need to play a more active 

role in engaging communities throughout the development process. For example, 

citizens associations, like Forum Vauban, can give a coherent and representative 

community vision for the development of a site. This can also inform best practice 

in neighbourhood planning techniques, which can provide the opportunity to go 

further than just facilitating citizen participation towards truly collaborative 

planning with residents working in partnership with developers and service 

providers (CPRE, Better Brownfield, 2015)  

Restricting Green Belt and greenfield development 



37. We welcome the commitment in the objectives of the JSS to the protection of the 

Green Belt and greenfield sites. However, we are concerned that this objective will 

not be achieved unless measures are taken to prioritise development on brownfield 

sites before sites in the Green Belt and on green fields are identified (as discussed 

earlier). Most forms of development are classed as ‘inappropriate’ in the Green 

Belt, where development should generally be restricted, and the NPPF 

‘presumption in favour of sustainable development’ does not apply to the Green 

Belt. (NPPF paragraph 14 and footnote 9). This policy has been reinforced, with 

specific reference to housing development, by a written statement to Parliament 

on 1 July 2013 by Government Minister Brandon Lewis MP (also reproduced in the 

Planning Practice Guidance) which said: ‘The single issue of unmet demand, 

whether for traveller sites or for conventional housing, is unlikely to outweigh 

harm to the green belt and other harm to constitute the “very special 

circumstances” justifying inappropriate development in the green belt.’  

 

38. In March 2014, Planning Minister Nick Boles stated that Green Belt boundary 

reviews should only take place if the relevant local authority has chosen to do so. 

Bath and North East Somerset, for example, through their Core Strategy process 

have already come to the conclusion that there is no need for a Green Belt review. 

We would like the JSS to ensure that it takes proper account of the policies 

contained in the four existing Core Strategies. These have been subject to a 

democratic process as well as examination by an independent inspector.  

Transport Opportunities 

39. The JSS and the related Transport Study is a great opportunity to plan and 

implement the most sustainable transport options which are easy for people to 

access. How we travel and plan transport impacts on the environment and our 

quality of life. More roads can scar the landscape and the increase in flights is 

shattering tranquillity. The JSS must be approached in tandem (or after) transport 

planning that puts new housing, jobs, shops and services close to public transport 

or within easy walking or cycling distance. Concentrating new development on 

brownfield sites in our towns and cities not only contributes to their economic 

health and regeneration, but is likely to be the most sustainable outcome in terms 

of transport choice. 

 

40. Development designed to discourage car use can only work where there are 

accessible and viable alternatives. These need to be planned in at the earliest 

possible stage. The example from Vauban, Germany, shows that a ‘carrot and 

stick’ approach that penalises the use of cars and provides alternative measures of 

transport can be successful in reducing car ownership (CPRE, Better Brownfield. 

2015). We will consider this issue in greater detail in our response to the Transport 

Study. 

 

 

 



Summary of CPRE Avonside’s core objectives for the JSP: 

 Recognise that a high quality environment is conducive to our quality of life and 

economic success and should seek to value and protect it as a resource. 

 

 Set out how the individual local authorities will be able to ensure that suitable 

brownfield land is developed before green field sites. 

 

 Have clear policies that enable individual local authorities to ensure that 

current sites with planning permission are developed before new green field 

sites are released. 

 

 Set out how the significantly increased levels of affordable housing needed are 

to be achieved, including looking at alternative means of delivering housing. 

 

 Ensure that housing numbers are matched with realistic economic growth, and 

that SHMAs are available for independent assessment and consultation, to 

ensure numbers are accurate and achievable. 

 

 Ensure that all new housing is accessible by regular and reliable public 

transport. 

 

 Ensure all neighbourhoods and villages have accessible shops and essential 

services. 

 

 Set out policies to protect land used to grow food, and outline key 

infrastructure needed to facilitate its local processing and delivery. 

 

 Consider health as a key component of its plan, ensuring that all decisions 

facilitate the opportunity to live a health and sustainable life, with access to 

green space, local countryside and tranquillity. 

 
Sophie Spencer 
Director 
CPRE Avonside 
Registered Charity 1078047 
 
January 2016 
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